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EPA ENERGY STAR Recognition for Efficient Office Tenant Spaces – Design & Construction


Under the Energy Efficiency Improvement Act of 2015, the U.S. Environmental Protection Agency (EPA) is assessing the opportunity to recognize efficient design and construction of tenant spaces in commercial buildings (a.k.a. “Tenant Star”).[footnoteRef:1]  This document provides background on the potential value of such recognition, and outlines a proposed recognition structure and criteria for recognition of tenants and other stakeholders in office spaces.  EPA is developing this recognition as part of the ENERGY STAR® program. [1: The Energy Efficiency Improvement Act of 2015 (https://www.gpo.gov/fdsys/pkg/PLAW-114publ11/pdf/PLAW-114publ11.pdf) states that EPA “may develop a voluntary program to recognize commercial building owners and tenants that use high-performance energy efficiency measures in the design and construction of separate spaces.” It also directs EPA to develop occupancy-based recognition for efficient tenant spaces, which requires data that is not yet available. The Energy Information Administration will begin collecting tenant energy data as part of the next Commercial Building Energy Consumption Survey, with publication expected after 2020.] 


When implemented, the ENERGY STAR recognition for efficient design and construction of tenant spaces aims to address the following objectives:
1) Stimulate greater market adoption of energy efficiency technologies and practices specific to tenant spaces.
2) Provide a mechanism to recognize tenants that voluntarily pursue high levels of energy efficiency in their spaces.
3) Create opportunities for greater tenant-landlord engagement around energy efficiency.
Input from tenants, landlords, and other commercial office building stakeholders is critical as EPA explores development of this recognition.[footnoteRef:2] EPA will accept comments on the proposed structure and criteria for this new recognition – outlined below -- until November 14, 2016. You are welcome to comment on any aspect of the proposal; please note, however, that your responses to the specific questions in the Proposed Criteria section (questions are listed after the description of each criterion) and the Additional Key Questions section will be especially helpful to EPA. Please submit comments electronically to: tenantrecognition@energystar.gov. [2:  EPA is exploring recognition for efficient design and construction of office spaces only at this time, but envisions future expansion to other types of tenants in multi-tenanted buildings, such as retail stores in a shopping center and warehouse spaces.] 

Depending on the input received, EPA may finalize the structure and criteria for the recognition by the end of 2016, and make the recognition available in the market by the end of 2017.

why energy star tenant recognition?
As a precursor to EPA’s development of recognition, the Energy Efficiency Improvement Act of 2015 (“the Act”) directed the Department of Energy to publish a study “on the feasibility of significantly improving energy efficiency in commercial buildings through the design and construction… of separate spaces with high-performance energy efficiency measures; and encouraging owners and tenants to implement” the measures. The study[footnoteRef:3] concludes that “greater levels of energy efficiency in tenant spaces is feasible through the use of technologies that exist in the market today,” but several challenges prevent widespread adoption: [3:  http://energy.gov/sites/prod/files/2016/04/f30/DOE%20-%20Energy%20Efficiency%20in%20Separate%20Tenant%20Spaces%20-%20Exec%20Summary_0.pdf ] 


· The timing and process of leasing, offering infrequent opportunities for improvements
· Lack of awareness of the financial benefits and opportunities
· The fact that most tenants are small, disparate, and hard to reach
· The ‘split-incentive’ problem, whereby a landlord may not be willing to invest in upgrades when the tenant reaps the financial benefit (or vice-versa)
· Lack of energy data for tenant spaces to measure the impact of improvements

One of the study’s recommendations for overcoming these challenges is the “creation of a federal tenant space recognition system.” Such a recognition system, the study contends, would “provide the market with greater insight to evaluate building performance… [and] help owners, tenants, and brokers to broadcast the value of energy efficiency measures.”

The Environmental Protection Agency’s successful ENERGY STAR program, mentioned as a model for tenant recognition in the Act, demonstrates that recognition for achieving an objective measure of top efficiency motivates change. This objective measure has become standard practice, with over 40 billion square feet of commercial space using ENERGY STAR Portfolio Manager. In the commercial building market, critical attributes of ENERGY STAR include:

· A focus on whole building benchmarking, recognizing that energy performance reflects the interaction of building systems
· A way to connect energy efficiency building design with in-use performance, through Designed to Earn the ENERGY STAR recognition
· ENERGY STAR Certification for whole building in-use superior energy performance

These hallmarks of the program have helped to move the market to greater efficiency. Nevertheless, in multi-tenant buildings, barriers remain that limit engagement between tenants and landlords, and prevent even greater market transformation. These barriers not only prevent tenants from improving their own efficiency, but also keep landlords from achieving and demonstrating whole building efficiency. In exploring tenant recognition, EPA is seeking to enhance the existing ENERGY STAR strategy – for example, by encouraging tenants to work with building owners and managers to improve efficiency, and share data to enable whole-building benchmarking – without jeopardizing the importance of whole building energy performance.

EPA is looking to the existing ENERGY STAR recognition framework, whereby design intent can be linked to in-operation performance. Importantly, however, without robust data on energy use in occupied tenant spaces, there is currently no way to benchmark estimated energy use at design relative to in-operation energy performance of similar spaces nationwide. Under the Energy Efficiency Improvement Act of 2015, EPA will establish an in-operation energy benchmark for tenant spaces once sufficient data becomes available.[footnoteRef:4] [4:  To allow EPA to explore a recognition metric for efficient tenant spaces in operation, the Energy Information Administration will begin collecting tenant energy data as part of the next Commercial Building Energy Consumption Survey, with publication expected after 2020.
] 



Proposed Structure for awarding recognition
Who Can Apply
EPA anticipates awarding the recognition to tenants, with the option for landlords, designers, and possibly others involved in design, construction, and/or management of the space to be recognized along with the tenant.
Eligible Space Types 
In this initial phase, tenants of a separate office space within a multi-tenanted building would be eligible to apply for recognition. Tenants leasing an entire building would not be eligible for this new recognition.[footnoteRef:5] EPA envisions future expansion to other types of tenants in multi-tenanted buildings, such as retail stores in a shopping center and warehouse spaces. [5:  Tenants leasing a whole building should consider applying for the existing ENERGY STAR certification for top performing buildings.] 

Length of Time that Recognition Is Valid

EPA intends to date stamp the recognition according to the year of award, with no end date specified. 


Proposed Criteria
EPA proposes that tenants must meet the following 5 criteria to be eligible for the recognition: 

	1. Estimate Energy Use
	2. Meter
	3. Light Efficiently
	4. Share Data
	5. Purchase Efficient Equipment

	Provide an estimate of the total energy use intensity of the space, through an energy model or technical analysis.
	Document that appropriate metering is in place that enables accurate monitoring and tracking of the tenant’s contribution to total building energy use.
	Option One: Document that the projected lighting energy use intensity for the tenant space is below a specified level. 
Option Two: Document that all installed lighting within the space consists of LED technology.
	Document, through the executed lease or other authorization that the tenant agrees to share monthly (or more frequent) utility consumption data with the landlord upon request. 
	Demonstrate that all eligible installed equipment will be/is ENERGY STAR certified, including computers, laptops, printers, and kitchen appliances. This requirement also applies to ENERGY STAR eligible HVAC and data center equipment if installed or replaced by the tenant.



1. Estimate Energy Use
An important step in designing an efficient space is estimating the amount of energy that the tenant expects to use when the space is fully occupied. Developing this estimate requires the design team to think about the energy impact of their design choices, and allows them to gauge the impact of different choices before construction or fit out. For this process to be useful, estimates must be based on actual expected operating conditions, e.g., the number of workers and hours of operation.
An estimate of energy use would be even more valuable if the ultimate operational performance could be benchmarked relative to other similar tenant spaces. Unfortunately, there is not yet enough energy data from which to develop such a benchmark. However, EPA anticipates creating a tenant space benchmark once sufficient data becomes available. At that point, EPA will have a basis for gauging the efficiency of the tenant space design, similar to the way that whole building estimates for the Designed to Earn the ENERGY STAR recognition are compared to the 1-100 ENERGY STAR score in Portfolio Manager.
Proposed Criterion: Submit a comprehensive estimate of total energy consumption (all sources, all fuels) and energy use intensity (kBtu/ft2) using energy modeling or another accepted estimation approach. Neither the energy consumption nor the energy use intensity have to be below a specific level to meet this criterion.
Questions for Public Comment:
1) Should EPA specify the types of modeling platforms/procedures and other analytical approaches that applicants may use to demonstrate compliance with this program element? If so, please provide information on the recommended types. 
2) Would it be reasonable for EPA to require that applicants include a breakdown of their estimated energy use by major load, e.g. lighting, HVAC, and plug load/miscellaneous? This would enable comparison of actual system-level meter data to the estimate.
3) Are there other requirements EPA should include for meeting this criterion?

2. Meter
Metering of energy using systems in the tenant space is critical for a couple of reasons. First, it will allow the tenant to measure their energy use once in operation, and determine if they are achieving the design levels. Second, it will provide a basis for tenants to measure progress from improvements and behavior change. If the metered data is tied into a dashboard or otherwise shared with occupants, it can be a great motivator for improvement.
Proposed Criterion: Document that appropriate metering is in place to enable accurate monitoring and tracking of tenant contributions to total building energy use, on a monthly basis at minimum. 
Appropriate metering is defined as any commercially available energy meter(s) or submeter(s) that accurately measure(s) energy use of at least lighting and plug loads in the tenant space, as well as supplemental HVAC if controlled and used only by the tenant (e.g., rooftop units). Installed meters or submeters for this component are not required to be utility grade. 
Questions for Public Comment:
1) Is there a portion of HVAC energy use that could be cost-effectively metered or sub-metered for buildings with central heating and cooling?
2) Should EPA require that lighting and plug loads be metered separately? Similarly, should EPA require that plug loads be measured at a more granular level (e.g. separate meters for kitchen plus load, copy room plug load, etc)?
3) Should EPA provide specifications for the type of meters that are acceptable?
4) Because energy used in data centers is often a major contributor to total energy consumption, EPA is considering an addition to the metering criterion that would require energy meters be placed at the output of all UPS in a data center. This is recommended for data center management, and would provide the IT energy use information needed to benchmark the building accurately in EPA’s ENERGY STAR Portfolio Manager tool. EPA welcomes your input and suggestions on this proposed addition. 
5) Are there other requirements EPA should include for meeting this criterion?

3. Light Efficiently
The choice of lighting and controls can make a significant difference in total energy use, with highly efficient options widely available in the market. EPA is proposing that applicants could choose one of two options to demonstrate that they have met this criterion. Note that EPA will provide more detailed information and seek comment separately on Option One prior to implementing the tenant recognition.
Proposed Criterion Option One:  Document that the total lighting energy use intensity (kWh/square foot) will be below a level specified by EPA. Use the tool provided by EPA to calculate projected lighting energy use intensity (EUI), based on square feet of leased area and anticipated hours of occupancy.
In coordination with the U.S. Department of Energy and the Pacific Northwest National Laboratory, EPA is developing a lighting EUI metric and a tool that will allow applicants to calculate the lighting EUI of their designs. 
Proposed Criterion Option Two:  Document that all installed lighting within the space consists of or will consist of LED technology.
Questions for Public Comment:
1) Should EPA offer the alternate compliance pathway Option Two as shown, e.g., all installed lighting (bulbs/fixtures for general, task, and specialty lighting applications) is LED technology? If so:
· Is a requirement for 100% LED technology feasible?
· Are there applications for which readily available LED alternatives do not currently exist, and which would therefore require an exception?
· Should EPA add a requirement for permanently installed controls, or is use of LED technology even without controls sufficient to achieve top energy performance in operation?
2) Are there other requirements EPA should include for meeting this criterion?
 
4. Share Data
One of the biggest barriers to improving whole building energy efficiency of multi-tenanted buildings is the lack of data on total energy use of the building. Landlords often do not have access to data for those spaces for which the tenants pay their energy bills directly to the utility. Asking tenants to commit to sharing their data with the landlord for this ENERGY STAR recognition can help overcome this barrier. Further, sharing the data helps set the stage for positive tenant-landlord engagement around energy efficiency.
Proposed Criterion: Provide documentation that commits the tenant to sharing its energy consumption data with the landlord, at minimum on a monthly basis. This includes IT energy data for tenant spaces in which a data center space exists. Documentation may take the form of an excerpt from an executed lease, a signed copy of a utility authorization form, or a letter of agreement signed by both the tenant and the landlord. 
Questions for Public Comment:
1) Is there another form of documentation that would satisfy this requirement other than a lease, utility authorization form, or letter of agreement?
2) Are there other requirements EPA should include for meeting this criterion?
5. Purchase Efficient Equipment
Plug load reduction through the choice of ENERGY STAR certified equipment is another powerful savings strategy; a recent study[footnoteRef:6] attributed savings of 0.76 kWh/ft2/year to ENERGY STAR equipment upgrades in typical commercial office spaces. [6:  http://aceee.org/files/proceedings/2012/data/papers/0193-000277.pdf ] 


Proposed Criterion: Demonstrate that all eligible installed equipment is ENERGY STAR certified, including computers, printers, televisions, water coolers, kitchen appliances, and any other equipment for which ENERGY STAR certified models are available. This requirement also applies to ENERGY STAR eligible HVAC and data center equipment if installed or replaced by the tenant. For a full list of eligible product categories and models, visit energystar.gov/products.
Documentation may be provided through an executed lease agreement or other document that stipulates ENERGY STAR certified products.
Questions for Public Comment:
1) Is 100% of eligible products too high a threshold? If EPA should consider a lower threshold for this requirement, what is realistic?
2) Are there other requirements EPA should include for meeting this criterion?

Additional Key Questions
1) A tenant in an existing lease may be able to satisfy all of the proposed criteria, though some modification to the criteria would be needed (e.g., submission of metered, rather than projected, energy use; actual, rather than projected, lighting EUI). Should EPA make the recognition available to tenants in existing leases?
2) Selecting a high performing building – with good systems and management that focuses on achieving and maintaining efficiency – sets the stage for efficient tenant spaces. Should this recognition be available only for tenant spaces in ENERGY STAR certified buildings? 
3) Tenants who do not directly pay the utility for their energy use may have less incentive to maintain high performance and/or make upgrades. Should EPA make this recognition available only to tenants that pay directly for their energy use?
4) What form of award do you suggest that EPA provide for tenants and other stakeholders who submit successful applications, e.g. a physical award to display (such as a plaque), a decal for the door of the tenant suite, a certificate, listing on the ENERGY STAR website, etc.? Would this recognition cause confusion if it is advertised in a building that also has achieved ENERGY STAR certification?
5) [bookmark: _GoBack]To take advantage of the existing program framework, infrastructure, and public awareness, EPA will offer the recognition through the ENERGY STAR program. Calling it “Tenant Star” would be confusing. What should be the focus of the new recognition? That is, should it refer to ENERGY STAR tenants, tenant spaces, efficient build-out, efficient equipment, or something else? 
6) Should there be a minimum size (square feet) for a tenant space to be eligible?
Please submit comments electronically to: tenantrecognition@energystar.gov.
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