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GULF POHER CQMPANX 

Before the Florida Public Service Commission 
Direct Testimony of 

Ernest c. Conner, Jr. 
In Support ot Rate Relief 

Docket No: 891345-EI 
Date ot Filing: Decemb~r 15, 1989 

Please state your naae, address and occupation. 

My name is Ernest c. Conner, Jr., and my businesa 

addreaa is 500 Bayfront Parkway, Pensacola, Florida 

32501. I am Manager of General Services ot Gulf Power 

Company. 

Please describe your educational and business back-

9round. 

I graduated from Auburn University, Auburn, Alabama, 

in 1973 with a Bachelor ot Science degree in Building 

Construction. In 1985, I completed a Master of 

Science degree in Management from Troy State 

Univaraity, Florida Reqion, Penaacola, Florida. 

Following co•pletion of ay Master'• deqree, I aerved 

as an adjunct instructor at the University of West 

Florida from 1986 tbrough 1988 teaching a senior level 

course in construction adainiatration. From June ot 

1973 until April of 1982, I worked tor two general 

contra~ing tiraa in Auburn, Alabaaa, aanaqing various 

co-ercial and in4uatrial construction projects. In 

Or.cu~pr .. ·uv:t-:·-" • -= lJ -'1. •- Ul"\1 -
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April of 1982, I joined Gulf Power Company ae 

supervieor of General Plant Servicee. I n Pebruary of 

1984, I became Supervieor of Buildinge. My title was 

chanqed to Manager of Building• in January ot 1989. I 

became Manaqer of General Service• i n June of 1989. 

Q. Bave you prepared aD eahibit tbat OODtaiDa iDforaatioD 

to which you will refer iD your teetiaoDy? 

A. Yee. Thie exhi bit wae prepared under ay aupervi aion 

and direction. 

Counsel : We ask that Mr . Conner's Ex.hibit 

be aarked for identification 

as Exhibit_ (ECC- 1). 

Q. What are your area• of reepoDeibility witbiD Gulf 

Power coapuy? 

A. I have responsibility for pr oviding budgeting, 

planning, deaiqn, conetruction, operations, 

mai ntenance , and adminietrative aupport to all Company 

buildinqe eupportinq Division operations and the 

corporate Off ice. 

Q. What is the purpose of your testiaoDy iD this 

prooeediDCJ? 
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A. The purpoae of ay teatiaony ia to provide information 

relating to the Corporate Headquarter• project and the 

Graceville and Bonifay buildinga. 

Q. can you auaaari•• the aeed for t•• aew corporate 

Office Bnil4iaq? 

A. The deci aiona aade to build a new office building were 

based upon a long-tera proceaa of careful review of 

all factor• affecting the COapany'a apace requirements 

and their coat impacta. A aumaary of this process 

beqins with the 1958 decision to conatruct Gulf 

Power's General Office building at 75 North Pace 

Boulevard to aupport ita 89,860 cuatomera. 

The four atory Pace Boulevard atructure oriqihally 

housed not only General Office functions, but also 

the administrative, engineering, aarketing, customer 

aervice, and appliance aalea operation• of the Western 

Divisi on. OVer the years, cuatoaer growth and 

increasing governaental regulation brought the need 

tor increaaea in the nuaber of .. ploy•••· By the aid-

1970a, available apace in the building vaa not 

adequate to ... t the eo.pany'a requir ... nta of 

supporting 174,000 cuatoaera. 

Consideration vas given to alternative• tor 

facility expanaion. conatructinq a second four-atory 
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buildinq northwest ot and adjacent to the existing 

Pace Boulevard building waa one alternative. 

OVercrowding at the Pace aite and the opportunity to 

provide a •ore centralized location tor W•stern 

Division line service wor k led to the decision in 1976 

to purchase land at Pine Forest near Interstate 10 tor 

the construction o f support facil ities tor the 

functions of the w .. tern Division. The Pine Forest 

facility waa constructed to houae the Western 

Division's engineering, line aervice, and garage 

functions. The old line aervice and garage building 

which was vacated behind the 75 N. Pace Boulevard 

building was then renovated to allow relocati on ot the 

Western Division's administrative, custo~dr service, 

marketing, and appliance sales functions from the 75 

N. Pace building. This relocation project was 

completed in 1979. 

With the construction ot the Pine Forest project 

completed and the relocation of other Western Division 

functions in process, work vas begun in 1979 to 

provide tor apace needs within the General Office. By 

renovating the existing 75 N. Pace buil ding and 

iapleaenting an open office concept, available space 

vas used t o acco..adate aore eaployees in the 

building. Remodeling took place on a floor by floor 
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baais and waa completed in 1981. 

By 1982, employ•• qrowth had resulted in the 

building once again being fill~d to capacity. Gulf's 

management commissi oned a study, titled "Corpor ate and 

Western Diviaion survey," which in April, 1982, fou.-;~ 

that this aituation vaa brought on in l arge part by 

the Company'• hiring of 60 new .. ploy••• to meet 

the expanding needs brought on by increa••• in 

regulatory activity. Theae new employee• were in 

addition to thoae that had been included in the 

planning for remodeling which was completed in 1981. 

The 1982 atudy also found that existing employees had 

been crowded i nto unproductive , below average work 

~paces in order to accoJIUiodate as auc.h growth withi n 

the existing building as posaible. The atudy 

identified the net reault of this new growth as a 

combined deficiency of 30,000 aquare feet of 

office space tor the Genera l Office and Western 

Diviaion functions. 

The 1982 study evaluated several alternatives in 

reaponae t o the space probleaa identified: 

ALTEBNATIVE I 

Maintain both tbe Western Diviaion and 

Genera l Of fice functions at the Pace 

Boulevard site. This alternative involved 
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existing buildings. 

ALTERHATIVE I I 

Page 6 

Conatruct a new Weatern Division Headquarters 

Building on a different site and aaintain 

the General Office function• at Pace 

Boulevard. Thi• alternative would not have 

avoided construction additions to the 75 N. 

Pace building. 

ALTEBNATIVE III 

Conatruct a nev Corporate Headquarters 

Building at a new aite to bouae the General 

Office functions and relocate Weatern 

Diviaion peraonnel to the 75 N. Pace 

building. This a l ternative eliainated the 

need for office conatruction additions on 

the Pace Boulevard site. 

Alternative III waa approved by the Coapany aa being 

the moat coat effective solution for .. eting the 

Company's apace needs. This decision i .. ediately 

produced tvo needs tor action. Recognizing that the 

planning and construction of a new building would take 

years to accoapliah , the co.pany began planning to 

aeet ita short tera apace needs throuqh providinq 

temporary office apace relief. Also , the Company 
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began the proceaa ot deteraining the beat site tor the 

new Corporate Office building. 

A spin-ott troa the 1982 apace requirements atudy 

waa the recognition ot the coapany'a deficiencies in 

providing adequate facilitiea to meet ita training 

needs. A 1983 traininq atudy, titled "Gulf Power 

Company Training Center,• evaluated several alterna-

tives. Recognizing the plan had already begun to 

provide apace for the General Office function• and -che 

Western Division, the training study recommended 

utilizing the Chaac Street building at the Pace 

Boulevard aite aa the Coapany'a training center. This 

use would be achieved after the Weatern Division 

relocated from thia building to the 75 N. Pace 

building. Theae three project• were all 

interdependent requiring tiaely coordination and 

scheduling. 

Another factor affected theae three projects. 

Along with the growth ot office apace needs over the 

years, other function• on the Pace Boulevard site were 

alao experiencing the reaponae to the coapany'a 

increased requireaenta which coaea with cuatomer 

qrowth. The General Warehouse, General Repair 

Shop, and Coaaunicationa Shop were all located at the 

Pace Boulevard site and were all qrowing and further 
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impacting the site. An autoaotive rebuild center and 

general garage were also planned for the site to con­

solidate all company-vide industrial functions at one 

location. Resulting additional land purchases were 

mad6 to aupport the present and future needs of these 

Company functions. The land parcels purchased 

contained a mix of open land and residential 

structures. 

The temporary office apace needs of the Company 

were addressed in a 1982 study titled "Space 

Allocation Plan.• This study identified the need to 

secure 62,000 square teet of temporary office space 

and recommended that the apace be obtained as leased 

office space in the Pensacola market. In order to 

hold the line on coats for such a temporary measure, 

the Company's budget committee rejected this 

alternative. Employees were asked to endure crowded 

substandard office apace conditions until the ne~ 

Corporate Headquarters building could be constructed. 

As an alternative to the leased apace study 

recommendation, the decision vas made to take the 

residences located on land recently purchased at the 

Pace Boulevard site for the qrovth needs of the 

industrial function• and convert th .. into temporary 

office apace. In all, 15 such structures were 
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used together with the lease of two other buildings to 

provide approxi•ately 40,000 aquare feet of teaporary 

space relief. While inadequate in aany reapect as 

office apace, and thua not an appropriate long term 

aolution, the overall coata to the Co.pany for thia 

tw~porary •eana of providing office apace were 

aiqnificantly leaa than leaaing available office apace 

to fully •eet the Coapany'a needa in Pensacola. 

While te•porary office apace probl ... were being 

resolved, Daniela Realty conducted a atudy in 1982 to 

examine feaaible aites for the new Corporate 

Headquarters building. Their study evaluated two 

sites: the Hawkahaw aite located in do~town Pensacola 

and a aite in the Univeraity Mall area outaide the 

city. Location criteria were deter.ined by 

addressing the function of the Corporate Office work 

and analyzing aitea againat cost conaiderationa. The 

need to locate the new building in, or very near, 

downtown Pensacola qrev out of the co~ined exiatence 

of land use requlationa, a aubatantial tranaportation 

network ayat-., adequate aupportift9 utilitiea, 

proxt.ity to the central buaineaa diatrict, and 

adequate fire and police protection. Culf'a ownerabip 

of a 1.2 acre foraer aubatation aite in the 

underdeveloped Bavkahaw area of the city, c~ined 
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with below average land pri ces in the surrounding 

area, •ade the Havkabaw area an ideal location tor the 

building. Because this location ia within the City ot 

Pensacola's newly established Gateway Redevelopment 

District, created to provide a positive image tor 

Pensacola at the eastern entrance into the city, 

the Company waa also provided with the opportunity t o 

be a leading corporate citizen in the community. By 

designing ita building in full coapliance with the 

developing quidelinea tor construction in the area, 

Gulf haa helped aet the stage tor the city's 

revitalization of the underdeveloped area of 

Pensacola. In addition to all of these advantages , 

land costa in the Hawkahaw area were comparable to 

acquisition costa at the current Pace Boulevard site 

and the northeast section ot Pensacola. 

Upon evaluating the Daniela study, Gulf Power 

approved the Hawkshaw site and beqan acquisition ot 

additional property in 1982. In 1984, Marshall 

Associates, Inc., an independent appraisal consultant, 

waa employed to reevaluate the chosen Bawkshaw 

location prior to the initiation of final building 

deaiqn. This atudy reviewed the actual costa incurred 

versus current coats tor land in other locations 

considered previoualy in the Daniela atudy. The 

--- ---
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conclusions were that the Hawkahav site vas still the 

beat alternative since it could be obtained at cost 

comparable with the other prospective locations, and 

it provided the ideal corporat site. 

The new building •oat economically meets the 

needs ot the Ca.pany and the 285,000 customers we 

now serve through providing adequate apace tor the 

Company's eaployeea to work productively. Efficient 

operations were also once again achieved by combining 

under one root, corporate functions which had been 

spread out to 17 different locations. The new 

Corporate Office building represents Gulf Power's 

atronq commitment to the City ot Pensacola in aiding 

ita revitalization efforts. This leadership role 

helps to aet the tone and pace of the future 

redevelopment ot the Pensacola Gateway District, 

helping to enhance the largest community we serve 

through wise iaple•entation of our Corporate Office 

inveataent. 

What were the total lDYeataeat ooata of buil4iaq, 

furDlahiaq, aa4 aoYiag iato the aev Corporate Office 

buil4iag? 

The total coata for the building, deaiqn tees, aite 

work, plant-in-aervice land, building equip•ent, 
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1 overheads, and furniahinga were $31,645,000. 

2 

3 Q. Bow baa tbe co.panJ prOYi4e4 for future aee4a ia tbe 

4 corporate Bea4quartera? 

5 A. Gulf developed a phaaed approach to the building. 

6 Phase I included conatruction of the present five-

7 atory atructure, providing ita growth apace both in 

8 vacant workatation apace• on the first, second, 

9 fourth, and fifth floors, and through a future 

10 duplicate of the fourth floor layout on the third 

11 floor. The third floor waa left unfinished in orde r 

12 that it could be uaed aa a maintenance and storage 

13 area until needed by Gulf for office space. This 

14 approach poatponed the need for construction of a 

15 warehouse to house building storage needs and a 

16 building maintenance ahop to support the needs ot the 

17 Company. Exhibit ECC-1 details the present use of the 

18 building. 

19 

20 Q. Baa tbe co .. iaaioa ataff r .. iewe4 Gulf'• aee4 for and 

21 uae of tbe corporate Office bull4iaq aa4 aaaociate4 

22 land? 

23 A. Yea. The co .. iaaion ataff thoroughly reviewed these 

24 aspects of the building and land reaulting in the 

25 document entitled •Pinal Report on Corporate Office 
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1 Building, Gulf Power Coapany Project PE-872 (3336) AW 

2 408 951 (E-84-14).• Thia report ia dated Kay 23, 

3 1989. In virtually all raapecta, thia report is 

4 aupportive of ay taati.ony. 

5 

6 Q. abou14 tlaa total coat of tba lkuaifaJ u4 oraoa•illa 

7 officaa be allowed iD rate baaa? 

8 A. Yea. The total coat of the Bonifay and Gr~ceviLle 

9 office• ahould ba allowed in tba rata baaa . Tba coat 

10 par aquara foot adjuataant aada in the 1984 r ate case 

11 decision did not rapraaant a valid •athod for 

12 determining a reasonable coat tor these small 

13 buildings. 

14 Both of these buildings ware competitivel y bid. 

15 The resulting contract costa for construction 

16 represent the true aarkat value t or construction of 

17 the building in the given aarkat and economic 

18 conditions, given aconoaiaa of acala for auch ••all 

19 commercial construction, 9aoqrapbic location, and 

20 functional naada of the facility aa reflected in the 

21 building daaiqn. Tba 1984 adjuat.ent did not consider 

22 thaae relevant facta. 

23 

24 Q. C&D JOU aVPPariaa JGUr taatt.oDJ? 

25 A. Yea. Gulf Power Co•pany'a aanag-ant philosophy is to 
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provide adequate facilities to ... t the needs ot our 

custo•ers and to provide a productive work environment 

tor our .. ployeea. The Co.pany utilizes long range 

planning to prudently acquire the neceaaary property 

to support needed facilities. Such property additions 

help to ensure that our facilities provide long term 

solutions to our Coapany and cuato.er needs. concern 

tor our customers is also exhibited through wisely 

implementing our facility investaenta in a method 

which enhances the communities that we aerve. Great 

pride is taken in the contribution aade in helping to 

revitalize downtown Pensacola through our Corporate 

Office building. On a auch smaller scale , but no less 

important, the local otfic .. in Bonifay and Graceville 

also serve to enhance those co .. unities . Long range 

planning together with a facility design which 

enhances the co .. unity at reasonable costs all combine 

for an effective facilities planning program. 

Does this coDclude your testiaoDJ? 

Yea. 



STATE OP PLOBIDA ) 

COUNTY OP ESCAMBIA ) 

Al'PIDAVIT 

Befo~• ae the unde~ei9ned autho~ity pe~eooally appea~ed 

!. c. Conner. Jr. vho firet being duly avorn. aaya that be 1• 

the vito••• naaed in the teetiaony to vbich tbe Affidavit ie 

attached: that he p~epared aaid teatiaony and any exhibits 

included therein on behalf of Gulf Power Coapaoy in auppo~t 

ot ita petition fo~ an increaee in ratea and char9•• in 

Florida Public Se~vice co-ieeion Docket •o. 1913t5- EI: and 

that the aatt•~• and thin9e ••t fo~tb be~ein are true to the 

beet of bia knovled9e and beliet . . .. 
Dated at Penaacola , Florida tbia Jl- of Deceaber. 1989 . 

sworn toh'nd eubacribed before •• 
thia ll~ay of Deceabe~ . 1989. 

• 
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SPACE AIJQGATIQN§ 

BQILQING FLOQR AREAS: 

Floor 

B6aement 
Firat Floor 
second Floor 
Third Ploor 
Fourth Floor 
Fifth Floor 
Root Equipment Room 

Total 

Alloccate4 
SPaCt 

54,889 
43,531 
39,794 
49,395 
49,395 
49,395 

6.664 

293,063 

ALLOCATED SPACE BREAKDOWN: 

1st Floor 

Security 
Economic Development 
Government Affairs 
General Service• 

•comaon Area (include• Lobby) 
Public Relation• 
Ready Room 
Test Rooms 
Recorda 
Cafeteria 

Total 

Groll 
ABA 

57,057 
46,094 
41,962 
51,563 
51,563 
51,563 
8.832 

308,634 

Square 
Footage 

1,548 
1,423 

634 
9,327 

12,609 
3,911 
3,266 

242 
2,206 
8.365 

43,531 

*Includea Area Adjacent to Maintenance f155 ' Porta storage 1156 

2n4 Floor 

AuditoriUII 
caaon Area (includta Lobby) 

•Power Delivery 
Electrical Operation services 
customer Accounting 
Inforaation Service• 

Total 

*Inclu4ea Rooaa f212 thru 1216 

1 

Square 
footage 

3,764 
8,084 
3,941 
4,457 
4,308 

15.240 

39,794 
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3r4 Floor 

Furniture storage 
Building storage 
Maintenance Shop 
Departmental Storage 

Total 

4th Floor 

Purchasing ' General Service• 
controller 
common Area 
Corporate Secretary 
Marketing ' Load Manageaent 
Rat•• ' Regulatory Mattera 
Internal Accounting control• 
Trea•ury 
Corporate Planning 

Total 

5th Floor 

Power Delivery 
Electric Operation service• 
common Area 
Power Generation 
Employee Relation• 
Executive Office• 

Total 

Florida Public service commission 
Docket No. 891345-EI 
GULP POWER COMPANY 
Witne••= Conner 
Exhibit No. (ECC-1) 
PaCJ• 2 

mrm•r• 
r 00taqe 

25,100 
3,968 

10,640 
2.687 

49,395 

srmare 
roptaqe 

9,627 
9,357 
2,778 
2,810 
7,644 
2,172 
2,029 
1,814 
4.094 

49,395 

square 
Pootaa• 

9,205 
8,329 
9,478 
4,847 
7,7016 
9.830 

49,395 
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