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Operations and Maintenance (O&M) plans are required for all buildings affected by the Clean
Buildings Performance Standard. The plan(s) should encompass the building envelope, building
systems, and all equipment that directly or indirectly consumes energy. (CBPS July 2024,
Section 9.1.1).

As per Section 6.2 of the Standard, 4 formal operations and maintenance (O&M) program shall
be established and implemented in order that the building energy-using systems achieve their
intended energy efficiency throughout their service life. It 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, and performing identified maintenance requirements).

And Section L2, Each building system shall have an O&M program that, at a minimum,
preserves the condition of the system and its elements in a manner that enables the system to
provide the intended thermal and visual comfort, energy efficiency, and helps to achieve the
intended indoor environmental quality required for the building. At a minimum, the O&M
program shall contain an inventory of equipment, systems, and controls to be inspected and
maintained and a maintenance plan describing the goals, objectives, and execution of the
systems maintenance program.

Your O&M plan must include a comprehensive equipment inventory and will rely heavily upon
your asset management platform (presumably Direct Line). This plan will also overlap with and
serve as a basis for much of your Energy Management plan. So, consider cross-referencing
essential elements rather than repeating information that would then need to be updated in
multiple documents or locations.

One strategic approach would be to treat the O&M plan as a Standard Operating Procedure
(perhaps with chapters for specific buildings or systems) that directs your asset management,
maintenance, and operational practices, and then reference the details where they reside in Direct
Line.

The required and recommended scope of the O&M plan is detailed in Section 6, Informative
Annex D, and Normative Annex L of the Standard and outlined in the following checklist. Note
that the many details in Informative Annex D are provided as a guideline but are not necessary
for compliance (see the note on page 27 of the July 2024 integrated document). Per Section L1,
The building owner shall be responsible for meeting the requirements of this standard. The
owner may designate other parties that shall be authorized and contractually obligated to fulfill
the owner’s responsibility.



O&M Plan ChecKklist

Initial Tasks:
1. Define building/campus boundaries — building(s) & location
a. Identify all relevant energy consuming structural elements, systems, and
equipment.
b. Build out the applicable asset inventory.
2. Define responsible parties and delegated authority(s)

SCOPE OF THE PLAN

Section L2.2 — For any given facility, the maintenance plan shall be written and developed
specifically to meet the size, design, scope, and complexity of the systems serving that facility.
The plan shall describe required tasks, identify the party responsible for performing these tasks,
specify the authorizing party, document completion of required tasks, and subsequently monitor
the results.

Building/Campus Name:
Address:
Gross Square Feet:

Also note:
1. LOCATION, training, and accessibility for operations and maintenance staff.
2. That complementary documentation (such as inventories, OEM manuals, and others) are
indicated as such in this document, along with physical locations.

Implementation Responsibilities

Section L2.3 — Inspection and maintenance tasks shall be performed on an established frequency
or upon a documented observance of unacceptable condition. Whether authorized by written or
verbal instructions, execution of the task shall be documented and archived for future reference.

Designate Responsible Parties:
e Building Owner
e Building Manager and/or O&M Manager
e Energy Manager

Record of Revisions/Updates
Section L2.4 (also see Section 6.4.3) — The O&M program shall be reviewed, and revision
considered, in any of the following situations:
1. Modifications to the building that impact building system performance objectives have
occurred.
2. The building function or its use has changed in a way that impacts building system
performance objectives.
3. Building system component changes have occurred.
4. One or more systems are found to be incapable of achieving their performance
objectives.
5. Upon documented recommendation from the maintenance provider.
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Document revision history:

e Year

e Reason for Update

e Building or O&M Manager
e Owner

SAFETY AND ACCESSIBILITY
Section 6.4.2 — Safe and reasonable access shall be provided to all equipment covered by the
O&M program for inspection, maintenance, and repairs.

Provide an overview of safety and/or accessibility responsibilities and protocols, reference
existing safety programs (such as lock out/tag out and confined spaces) and security protocols.

PLAN ELEMENTS
Section L2.2.5 — A minimum inspection and maintenance documentation package shall consist of
the following items:
1. Listings of building systems and system components with associated performance criteria
pertinent to the facility.
2. Inspection and maintenance tasks and the method of tracking (automated or manual).
3. Identify building systems or components operating beyond their useful life.
4. Sufficient record detail and verification (written or electronic) to demonstrate
implementation of the maintenance plan.
5. The inspection and maintenance document directory shall provide easy access and be
well organized and clearly identified. Emergency information shall be immediately
available and shall include emergency staff and/or agency notification procedures.

Inventory of Items to be Inspected and Maintained.

Section L2.1 — Components of building systems that impact the building’s performance shall be
inventoried. This detailed list shall be used to establish unacceptable system condition
indicators, inspection frequencies, and maintenance tasks.

Section 6.4.1 — Maintenance for all equipment, components, and systems shall be in accordance
with applicable manufacturers’ requirements and shall also include tasks that minimize failures
and maintain energy consumption efficiency, such as those found in Informative Annex D for the
following building systems:

* Building envelope

* Domestic hot water

* Heating, ventilation, and air conditioning

* Refrigeration

 Lighting

* Controls

* Electric power distribution and on-site power generation

Assuming that the asset inventory is fully developed and current in Direct Line, you might

choose to only provide a categorical summary of the equipment/systems within that inventory in
your O&M plan and refer specifically to Direct Line for the details. Alternatively, Direct Line

Page 3 Washington State Board for Community and Technical Colleges // O&M Planning



includes reporting functions that allow you to pull equipment lists that could be inserted into this
section of the plan. Further guidance on Direct Line reports will be available separately.

Energy-using Equipment, Systems, and Controls Inventory should also include:
¢ Building energy meters and calibration records

District energy systems and components

Kitchen & Lab Equipment

Back-up Generators

On-site renewable energy generation

Large stationary appliances — kilns, foundry, welding, potentially others

Performance Objectives

Section L2.2.1 — Performance objectives shall incorporate thermal and visual comfort, energy
efficiency, and indoor environmental quality metrics. Performance objectives shall be based on
design intent and operational criteria specific to a particular system. The source of the
performance objectives shall be documented.

References may include any established Code, Campus or Program Standards applicable to
critical spaces, such as shops, labs, health care, etc.

v Thermal Comfort

v Visual Comfort

v’ Energy Efficiency

v" Indoor Environmental Quality

Performance Condition Indicators

Section L2.2.2 — Indicators of unacceptable system and equipment conditions shall be
established. These indicators are measurements or observations of conditions that could lead to
failure or performance degradation.

Possible key indicators (by system categories).
e Acceptable performance windows/ranges
e Unacceptable/Red Flag conditions
e Design and/or OEM standards by building system or type
e Parameters/indicators set within commissioning reports

Direct Line does not currently include fields for recording operational settings/parameters for
equipment. Those fields could be added if enough Colleges see value in doing so.

Inspection & Maintenance Tasks

Section L2.2.3 — Inspection and maintenance tasks for inventoried equipment, systems, and
controls shall be established. Inspection shall include the physical assessment of system
components and may include measurement of operating parameters and data provided by
sensors or a building management system (BMS). Maintenance tasks shall include adjustment,
service, or replacement of inventoried equipment and systems. Control systems settings,
including but not limited to set points, schedules, and sequence of operations, shall be inspected
and maintained. (ref. Informative Annex D and ASHRAE/ANSI/ACCA Standard 180-2018)
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A review of, or references to, PM protocols (potentially defined within your work order system):
Responsible, qualified team/crew members by assigned tasks

Checklist(s)

Reporting/documentation procedures

Monitoring responsibilities and process

Ref. to OEM maintenance manuals/requirements

Set points, schedules, operational criteria

Safety rules/procedures

Inspection and Maintenance Schedule

Section L2.2.4 - Frequency of inspection and maintenance tasks for inventoried equipment,
systems, and controls shall be established. If unacceptable condition indicators or unacceptable
performance is found during two consecutive inspections, the owner or owner’s designated
representative shall investigate and analyze possible causes.

Preventive Maintenance scheduling, as defined within your protocols or asset management
platform.

Tenant Improvements and Equipment Replacement

Section 6.5 calls for an energy management review of tenant improvements. This should be in
your Energy Management plan and could simply be referenced from the O&M plan.

Section 6.6 defines standards for replacing equipment and lighting. This process should also be
in your Energy Management plan.

Given the expectation that these plans should be living documents and active processes, you
might choose to reference the above requirements in only one plan, rather than specifying criteria
processes in multiple locations.

References:
WAC 194-50 (adopted Standard)
Commerce CBPS
CBPS Guidance Documents — see Document 023, Operations and Maintenance
Reporting Tool

Informative Annex D of the Standard contains a detailed overview of recommended operations
and maintenance tasks which cover the following building components and systems, by Section:
DI1. BUILDING ENVELOPE

D2. DOMESTIC HOT-WATER SYSTEMS

D3. HEATING, VENTILATING, AND AIR-CONDITIONING (HVAC) SYSTEMS

D4. REFRIGERATION SYSTEMS

D5. LIGHTING SYSTEMS

D6. CONTROLS SYSTEMS

D7. ELECTRIC POWER DISTRIBUTION AND ON-SITE GENERATION SYSTEMS
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https://app.leg.wa.gov/WAC/default.aspx?cite=194-50
https://www.commerce.wa.gov/cbps
https://www.commerce.wa.gov/cbps/cbps-documents/
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