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• Clean Buildings Performance Standard requirements summary

• Overview and intent of the Clean Buildings Energy Management Plan (EMP) & Operations 
and Maintenance (O&M) program requirements

• Responsible parties

• What is an EMP and O&M 

• What makes an effective EMP and O&M program

• EMP and O&M objectives

• Best practices

• Tools and resources

• Examples

• Reporting requirements

• Resources and support
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• Based on ASHRAE Standard 100-2018

• WAC 194-50 – Rules for compliance and 
administrative requirements. 

• Amendment to Standard 100

Commerce charged with: 

• Rulemaking

• Notifying building owners

• Administering incentives

• Supporting mandatory compliance

Visit the Clean Buildings webpages for more information and resources at 
www.commerce.wa.gov/buildings or email buildings@commerce.wa.gov

http://www.commerce.wa.gov/buildings
mailto:buildings@commerce.wa.gov


WASHINGTON STATE DEPARTMENT OF COMMERCE 5

Structure:

• Sections 1, 2 and 3 – Purpose, Scope and Definitions

• Section 4 – Compliance Requirements

• Section 5 – Energy Management Plan 

• Section 6 – Operations and Maintenance Requirements

• Section 7 – Building Energy Use Intensity Target (EUIt) setting

• Section 8 – Energy Audit Requirements

• Section 9 – Implementation and Verification

• Normative Annex L: Operations and Maintenance Implementation

• Annex X – Investment Criteria

• Annex Y- Tier 2 Administrative Procedures

• Annex Z – Administrative Procedures
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Benchmarking

Operations & Maintenance Program

Energy Management Plan

• Energy use intensity target met, or

• Energy Audit and implementation of cost effective energy 
efficiency measures

Performance Metric
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Start

Building Benchmarking 
& Determine Target EUI

Can an EUI be 
measured?

Yes
Is there a target 
for the building 

type?

Yes

Investment 
Criteria 

Path

Meet EUIt  
Path

Develop and Implement
Operations & Maintenance Program*  

Energy Management Plan

 Conditional 
Compliance

Apply 180 days 
prior

Apply for an 
Exemption 
Certificate

Compliance

No

*O&M program shall  be implemented 
12 months prior to the compliance 

date

Can meet 
the EUIt?

Yes Yes

No No

Tier 1 Flowchart



WASHINGTON STATE DEPARTMENT OF COMMERCE 8

Benchmarking

Operations & Maintenance Program

Energy Management Plan

• Energy use intensity target met, or

• Energy Audit and implementation of cost effective energy 
efficiency measures

Performance Metric
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Compliance and Reporting Schedule 
A building owner of a tier 1 building must meet the following reporting schedule for complying with the 
standard and every five years thereafter:

Tier 1- Buildings more than 90,000 – less than 220,001 gross sq. ft, June 1, 2027

Tier 1- Buildings more than 220,000 gross sq. ft, June 1, 2026

Tier 1- Buildings more than 50,000 – less than 90,001 gross sq. ft,  June 1, 2028

Tier 2- Buildings more than 20,000 – less than 50,000 gross sq. ft, July 1, 2027
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• The EMP is a living document that describes the building’s energy 
performance: 

1. Building energy metering and reporting 

2. Energy-Use Intensity (EUI) reporting 

3. Energy Efficiency Measure (EEM) implementation 

4. Operations and maintenance considerations for Energy Managers 

5. Communication responsibilities

• The EMP shall be updated annually, provided to occupants and 
stakeholders, and reviewed and signed by the building owner annually.

Shall be implemented a minimum of 12 months prior to compliance date
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EMP Responsible Parties
Energy Manager (EM):  The individual, identified by the 
building owner who has responsibility for ensuring that the 
energy use in the building is minimized without 
compromising the indoor environmental quality (
building indoor air quality, thermal comfort, visual acuity 
and comfort, sound quality).  The EM may be the building 
owner, a tenant, an employee of the owner or tenant, or a 
contractor retained by the owner or tenant.

Building Manager:  The person responsible for maintaining 
the building, its envelope, and its energy-using systems.  The 
building manager may also be the person responsible for 
expending funds on capital improvements to the building.

Graphic source: ASHRAE Std 100 Users’ Guide
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EMP – Metering and Reporting 
(Benchmarking)

Establish and Energy Star Portfolio Manager Account
• Required energy accounting system of the standard
• Used to document energy meters and create EUI/WNEUI

• Some buildings cannot create EUI/WNEUI

Establish Energy Use Intensity Target 
• Regional average EUI target for your building

• Some buildings will not have targets (Industrial)
• Document and compare to EUI/WNEUI annually

Document changes in building occupancy and 
operations
• Supports annual comparison of building energy 

performance 
Graphic: EMP Reporting Tool
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EMP – Energy Audit Reporting

Energy Audits are required when pursuing 
compliance through the Investment Criteria or 
conditional compliance.
• Form D (Energy Audit Form) is required when 

documenting compliance through conditional 
compliance or the Investment Criteria

When audits are conducted, audit reports shall 
be included in the energy management plan and 
shall include any implemented EEMs 
• Form D can be used to meet audit 

documentation requirements of the EMP

Graphic: Clean Building Form D (Audit Template)
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EMP – Capital Management Plan

Shall include phased implementation when applicable

Graphic: EMP Reporting Tool
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EMP – Lighting

Lighting Schedule and Survey:
https://www.smartbuildingscenter.org/wp-content/uploads/2023/06/Lighting-Survey-Table_Published-V02-2.xlsb

https://www.smartbuildingscenter.org/wp-content/uploads/2023/06/Lighting-Survey-Table_Published-V02-2.xlsb


WASHINGTON STATE DEPARTMENT OF COMMERCE 16

EMP – Education

Graphic: EMP Reporting Tool
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EMP – Operations and Maintenance Program

The Operations and Maintenance Program (O&M) is a requirement of the 
EMP 
• 5.1.2.14: Operations and maintenance (O&M) program developed in 

accordance with Section 6 and implemented as specified in Normative 
Annex L. 
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EMP – Communication & Execution
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• Sumbmit EMP Reporting Tool 
provided by Commerce to the 
Clean Buildings Portal

• Upload complete EMP to the 
Clean Buildings Portal  
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Intent – Operations and Maintenance Program 
(O&M)

Established and implemented in order that the building energy-using 
systems achieve their intended energy efficiency throughout their service 
life. 

This program documents the O&M objectives, establishes the criteria for 
evaluation, and commits the building operator and maintenance personnel 
to basic goals of performance, such as: 

• minimizing equipment failures 
• ensuring ongoing efficient operation
• performing identified maintenance requirements
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Better 
understand 

your building’s 
energy use

How will this 
benefit you?

Reduce 
energy use 
and save 
money Improve 

facility and 
systems 

performance

Reduce 
performance 
drift over time

More resilient 
buildings 

Support future 
regulatory 

compliance 
efforts
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O&M Responsible Parties

Energy Manager (EM):  The individual, identified by the building owner who 
has responsibility for ensuring that the energy use in the building is minimized 
without compromising the indoor environmental quality (building indoor air 
quality, thermal comfort, visual acuity and comfort, sound quality).  The EM 
may be the building owner, a tenant, an employee of the owner or tenant, or 
a contractor retained by the owner or tenant.

Building Manager:  The person responsible for maintaining the 

building, its envelope, and its energy-using systems.  The building manager 
may also be the person responsible for expending funds on capital 
improvements to the building.

Building Operator:  The person or persons who have responsibility to 
inspect, operate, and maintain the building systems and components 
that fall within the scope of the this standard.  The building operator 
may be an employee of the building owner, the building manager, or 
a contractor.

Graphic source: ASHRAE Std 100 Users’ Guide
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• Create in house
• Utilize existing building management 

software
• Model after existing resources

• ASHRAE Std 180
• Future templates provided by 

Commerce
• Participate in energy utilities Accellerator

Programs
• Contract with local firms providing Clean 

Buildings compliance services Graphic source: ASHRAE Std 180
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Graphic: O&M Reporting Tool
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Graphic: O&M Reporting Tool
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Graphic: O&M Reporting Tool
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Shall be implemented a minimum of 12 months prior to compliance date

Graphic: O&M Reporting Tool
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O&M – Ref. Material (ASHRAE 100 Users’ Guide)

ASHRAE 100 Users’ Guide
Available for download on our website:
https://www.commerce.wa.gov/growing-the-economy/energy/buildings/support-and-resources/

https://neea.org/resources/ashrae-100-users-guide
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https://www.energy.gov/femp/articles/operations-and-maintenance-best-
practices-guide-achieving-operational-efficiency

https://www.energy.gov/femp/articles/operations-and-maintenance-best-practices-guide-achieving-operational-efficiency
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L2.2 Maintenance Plan Development: The maintenance plan was written 
and developed specifically to meet the size, design, scope, and complexity 
of the systems serving our facility. The plan describes required tasks, 
identifies the parties responsible for performing these tasks, specifies the 
authorizing party, documents completion of required tasks, and 
subsequently monitors the results. The plan includes all of the following 
information
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Graphic source: ASHRAE Std 100 Users’ Guide
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O&M – Inspection and Maintenance Tasks

Graphic source: ASHRAE Std 180
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• Based on manufacturer recommendations and other 
industry resources

• adjust as needed considering age and condition of 
equipment or system

• Refer to Informative Annex D 

Graphic source: ASHRAE Std 100
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Graphic source: ASHRAE Std 180
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Graphic source: FEMP
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Graphic: O&M Reporting Tool
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• Sumbmit O&M Reporting Tool to 
the Clean Buildings Portal

• Upload complete EMP & O&M 
program to the Clean Buildings 
Portal  
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• Clean Buildings Performance Standard Informative Annex D
• Smart Building Center Clean Buildings Lighting Schedule and Survey
• ASHRAE Standard 180 – Standard Practice for Inspection and 

Maintenance of Commercial Building HVAC Systems
• ASHRAE 100 Users’ Guide
• Federal Energy Management Program (FEMP)

• Best Practice Guidelines
• Small Building O&M Checklist

• WSU RCM Webinar: Energy Management Plans for Clean Buildings
• WSU RCM Webinar: Operations and Maintenance for Clean Buildings
• Future Templates from Commerce and the Clean Buildings Team

https://www.smartbuildingscenter.org/wp-content/uploads/2023/06/Lighting-Survey-Table_Published-V02-2.xlsb
https://www.commerce.wa.gov/growing-the-economy/energy/buildings/support-and-resources/
https://www.energy.gov/femp/articles/operations-and-maintenance-best-practices-guide-achieving-operational-efficiency
https://www.pnnl.gov/projects/om-best-practices/small-building-om-checklist
http://energy.wsu.edu/videos/rcm-webinar-20210519/
http://energy.wsu.edu/videos/rcm-webinar-20210609/
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State Campus District Energy 
Systems 

Campus District Energy Systems 

• Mandatory

• Five or more buildings

• Over 100,000 combined square feet of floor area 

• Owned By:

• State of Washington owns district system 

and connected buildings

• Public-Private partnership: Including one 

public buildings owner and one private 

entity

• Optional – approach to compliance

• Three or more buildings 

• Over 100,000 combined square feet of floor area

• Owned By:

• A Single Entity;
• A public-private partnership: private owner 

of district system; public owner of buildings
• Two private entities: private owner of 

district system; private owner of buildings
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Section 2(2)(a): Decarbonization Plan 
Requirements

The decarbonization plan must include all of the following:
• Mechanisms to replace fossil fuels in the heating plants, including a schedule for 

replacement;

• An evaluation of possible options to partner with nearby sources and uses of waste 
heat and cooling;

• An examination of opportunities to add buildings or other facilities to the system 
once it is decarbonized, a strategy to incentivize growth of a decarbonized system, 
and requirements for facilities joining the system; and

• An evaluation, prioritization, and scheduled plan of reducing energy use through 
conservation efforts both at the central plant and in the buildings connected to 
district energy systems that results in meeting the campus energy use intensity 
target (EUIt).



WASHINGTON STATE DEPARTMENT OF COMMERCE 45

Section 2(2)(b): Decarbonization Plan 
Recommendations

• The following recommended considerations are encouraged, but not 
required in the decarbonization plan:

• Distribution network upgrades;

• On-site energy storage facilities;

• Space cooling for residential facilities

• Labor and workforce, including state-registered apprenticeship utilization

• Options for public-private partnerships;

• Incorporation of industrial symbiosis projects or networks as described in chapter 
308, Laws of 2021.

• Waste heat recovery from domestic sewage
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Clean Buildings Performance Standard(CBPS) 
Compliance and the Decarbonization Plan

Approved decarbonization plans can be a pathway to CBPS compliance if 
the following conditions are met:

• The energy use intensity target is met at the time the decarbonization plan is fully 
implemented 

• Campuses unable to comply by meeting the EUIt can apply through an alternative path where an energy 
audit shows the energy saved from the decarb plan is greater than that required by energy efficiency 
measures identified for the campus.

• The Energy Management Plan (EMP) and the Operations and Maintenance Program 
(O&M) shall be implemented in accordance with the standard on all buildings connected 
to the district energy system.

• One per campus

• Phased implementation may be included in the decarb plan
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• Include all buildings connected to 
district energy system

• Targets shall be an area 
weighted average of targets 
developed at the building level

• Spaces/buildings without targets 
shall be submetered and not 
included in target or pursue 
compliance through the 
investment criteria

• Exempt buildings shall be 
submetered and not included in 
target
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• Include all energy sources imported into  buildings connected to 
district energy system

• District energy system heating plant energy shall be measured 
where imported into the plant

• Waste heat exported from the campus to be utilized in other 
buildings can be deducted

• Excess renewable energy produced on the campus and exported 
from the campus can be deducted 
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Campus that Meets the EUIt
through the Decarbonization Plan

Campus that Meets the 
Investment Criteria through the 

Decarbonization Plan
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Submit by June 30, 2024

• For campus:
• State agency name or Organization name
• Mailing address- New addition!
• Campus name
• Campus owner name
• Main point of contact: name, email, phone

• For each building connected to the district energy 
system:

• Building name/identifier and associated gross floor 
area (GFA)

• Address
• Parcel number
• Commerce building ID – where applicable
• State Property Use Code – Deleted!
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• Wake Forest University- System Performance Best Practices

• District Energy Decarbonization, Addendum to California 
Building Electrification Workforce Needs and 
Recommendations. Luskin Center for Innovation, University of 
California, Los Angeles 

• University of Colorado Energy Master Plan

https://higherlogicdownload.s3.amazonaws.com/DISTRICTENERGY/e135e415-0fc8-41b5-999c-fc340cf7414a/UploadedImages/DOE_microsite/Wake_Forest_1_16_23.pdf
https://innovation.luskin.ucla.edu/wp-content/uploads/2019/11/California_Building_Decarbonization-Addendum.pdf
https://www.colorado.edu/masterplan/sites/default/files/attached-files/cub-empappendices_2022-0214.pdf
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• International District Energy Association
• Best practices, case studies, connect with experts, events

• DOE’s Better Climate Challenge
• Offers opportunities for peer exchange and technical assistance

https://www.districtenergy.org/doebestpractices/home
https://betterbuildingssolutioncenter.energy.gov/climate-challenge
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 Clean Buildings Team 

o Technical Assistance

 Utility Providers

o Accelerator Programs

 Smart Building Center/NEEC 

o Help Desk

 Energy Star Portfolio Manager

o Customer Support

o Live and recorded training session
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• How to Comply

• Frequently Asked Questions

• Guidance Document Library

• Customer Support and Resources

• Early Adopter Incentive Program

• Clean Buildings Portal

• Customer Support Form

Website: https://www.commerce.wa.gov/buildings/

https://www.commerce.wa.gov/growing-the-economy/energy/buildings/
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• View and verify parcel/building information

• Manage roles and authorized users to work on parcel/building profile

• Submit applications

• Submit compliance forms

• Track compliance requirements

• Check on the status of applications

• Make changes to account information
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• Clean Energy Fund Building Electrification Program $10 million

• Clean Buildings Incentive $75 million Tier 1, $150 million Tier 2

• Weatherization $35 million

• Community Energy Efficiency Program $5 million

• Energy Retrofits for Public Buildings

• Energy Efficiency Grants $4 million

• Solar Grants $1 million

• State Project Improvement Grants $4.5 million

• High Efficiency Electric Equipment $80 million plus federal funds

• Energy Audits for Public Buildings $20 million

https://www.commerce.wa.gov/growing-the-economy/energy/clean-energy-fund/
https://www.commerce.wa.gov/growing-the-economy/energy/buildings/early-adopter-incentive-program/
https://www.commerce.wa.gov/growing-the-economy/energy/weatherization-and-energy-efficiency/
https://www.energy.wsu.edu/BuildingEfficiency/CommunityEEProgram.aspx#:~:text=The%20Community%20Energy%20Efficiency%20Program,manages%20these%20community%2Dbased%20programs.
https://www.commerce.wa.gov/growing-the-economy/energy/energy-retrofits-for-public-buildings/
https://www.commerce.wa.gov/growing-the-economy/energy/energy-efficiency/
https://www.commerce.wa.gov/growing-the-economy/energy/solar-grants/
https://www.commerce.wa.gov/growing-the-economy/energy/state-project-improvement-grants/


Visit the Clean Buildings webpages for more information and resources at 
www.commerce.wa.gov/buildings or email buildings@commerce.wa.gov

http://www.commerce.wa.gov/buildings
mailto:buildings@commerce.wa.gov


www.commerce.wa.gov

buildings@commerce.wa.gov

360-725-3105

www.commerce.wa.gov/buildings

https://twitter.com/WaStateCommerce
https://www.facebook.com/WAStateCommerce/
https://www.linkedin.com/company/893804
https://www.commerce.wa.gov/
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