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Part I:  Initiative

Institute a rigorous program that measures and reviews all aspects of building operations that affect the building’s physical performance.  The program would recommend changes in operating practice, control systems management, tenant behavior and optimize the systems operations with integrated tools; as well as recommend capital investments to achieve further performance improvement.
Part II:  Discussion/Justification

Background:

In the past, GSA has used various energy audit mechanisms to aid in reducing energy consumption by improving building performance.  The most common is the energy audit, often performed by a third party, usually a utility.  The second most common is a savings-based form of contract (ESPCs and UESCs) both which commit a firm to deliver a level of energy consumption reduction, often from the investment (by the ESPC or UESC contractor) of capital in energy efficient building systems or retrofits.  These contracts, however are are not part of this initiative for two reasons:  first,—at least at present—these contracts do not affect the budget; second, a large number of buildings in GSA’s inventory are inappropriate for either form of contract because the vendors are not interested in the work/risk profile of the building.  The third, used least frequently to date, is retro-commissioning.
A more detailed description of the two techniques under consideration is available.  However, this initiative is to combine the effective features of both to create a comprehensive program of building performance improvement.  The industry trend is increasingly relying on features of retro-commissioning because of two factors not typically addressed in facility energy audits:  (1) comprehensive building operations, and (2) systems integration.  This initiative will be a set of tools, based on the best practice of both types of building performance audit, used to evaluate the operating parameters, methodologies and characteristics; mechanical systems; electrical systems; building envelope condition; consideration of specific tenant requirements; and other areas that affect building physical performance, and energy use, in the facility being studied.  There will be a strong focus on low-cost/no-cost improvements, and identification of needed capital investment projects.  This program will (based on GSA’s and other commercial and government entities’ experience) target operational improvements that will significantly reduce energy and water consumption or increase efficient systems performance with no further capital investment.  Often this can be accomplished through optimization of mechanical equipment, lighting, refrigeration and related controls.  The program addresses problems that lead to high energy and maintenance costs, high water use, occupant dissatisfaction, poor indoor environmental quality, and premature equipment failure.  
The program addresses the frequent operating changes caused by tenant required work in the buildings (such as through RWAs), changes in tenant operations requirements (longer or different working hours) and the effect these changes have on building and control systems.
On average, the process can save 5-20% percent of total building energy costs, with many of the improvements having a simple payback of less than one year.

Plan Description:
The GSA shall audit approximately 20 percent of its facilities each year.  This would target 200 buildings and approximately 30 million square feet.  Previously, regions accomplished limited energy audits primarily through their local serving utilities or Energy Service Companies (ESCos) as part of their marketing efforts for Energy Savings Performance Contracts (ESPCs); approximately 10 percent of the inventory would have been addressed in any recent year.  The market has changed over the recent past, with utilities and ESCos hesitant to invest significant resources without a commitment from the Government.  
This new program provides the uniformity needed to effectively manage a large portfolio of buildings.  After 5 years, every GSA facility would have been through a systematic review and either have the resources provided—through a combination of capital and operational budgets—and knowledge to continue to optimize facility operations.  We will work with Facility managers must to implement measures identified during the investigation that have a simple payback of one year or less within 12 months of project start (a cap for required expenditures will be set at the project start for implementing these measures).  Of course, this information will aid in the building assessments required by the Public Buildings Act of 1959.
The program will be based on the guidelines published by the Oak Ridge Laboratories, with additional information on best practice from the Department of Energy, EPA, ASHRAE and the Energy Institute.  (The California Energy Commission has already analyzed many of these sources for the individual parts that will have the greatest effectiveness for PBS.)
The recommendations will be analyzed using Building Life Cycle Costing Analysis; regions will submit cost effective capital projects as audits are completed; the best (from an energy consumption reduction or ROI performance will be selected for BA55 funding.

As part of the data collection and performance evaluation process, a pre and post project energy benchmark is established using the EPA's ENERGY STAR® Portfolio Manager Program.  Each facility receives a rating based on a scale of 1-100.  The initial rating serves as an indicator of how the building is currently performing, while the post-project rating can show over time how the implemented measures impact overall building energy performance.  

Contracting for the individual building reviews will occur at the regional level, while the PBS National Office establishs BPAs or other expedited contracting methods for achieving the audits using existing resources (including anticipated contract-specialist resources).

PBS Long-Term Goal Supported:  
The program directly aligns with the President's Management Agenda to advance real property asset management.  A system of continuous improvement of operational practices ensures the highest performance of building assets.  

The program specifically targets several goals established in Executive Order 13423, which accomplish those in the Energy Policy Act of 2005.
The program positions PBS to meet many of the ambitious targets being considered for new legislation.
Performance Goal Supported: 
This initiative supports each of GSA's primary goals and will directly impact GSA's goals to achieve responsible asset management and operate efficiently and effectively.  This systematic process to optimize building performance will improve the value of GSA building assets; 
improve the quality of work environments for customers, and save money through reduced energy costs.  
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Projected annual energy savings:
$5 Million for first budget year






$27 Million by FY 2013
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