
WATER RESOURCES & SUSTAINABILITY DEPARTMENT

STAFF REPORT 
Date: February 24, 2026 
To: City Council 
From: Alyssa Jones Wood, Sustainability Manager 

Home Energy Score Model Ordinance 

The Thurston Climate Mitigation Collaborative (TCMC) was formalized in December 2023 
through an Interlocal Agreement between Thurston County, City of Lacey, City of Olympia, and 
City of Tumwater to support regionally coordinated implementation of the Thurston Climate 
Mitigation Plan (TCMP). At the 2023 Annual Retreat, the TCMC identified three regional 
initiatives, one of which was the development of a residential energy performance rating and 
disclosure policy, hereafter referred to as the Home Energy Score Model Ordinance (HES 
Ordinance). In March 2024, the TCMC jurisdiction’s executed a second Interlocal Agreement to 
support the implementation of the 2024 TCMC Regional Initiatives, inclusive of the HES 
Ordinance. Throughout 2024 Tumwater staff, Alyssa Jones Wood, served as project co-manager 
with City of Lacey Staff, Linsey Fields, to develop this HES Ordinance.  

The intent of this agenda item before the City Council today is to discuss the concept of a HES 
and its potential application in Tumwater and the region.   

For in-depth background on HES and policy choices taken, see Attachment B. 
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1. Purpose and intended benefits
The HES is an education and outreach tool intended to help prospective homebuyers consider
the full cost of home ownership, including energy costs, and identify (but not require) ways to

A

https://s3.us-west-2.amazonaws.com/thurstoncountywa.gov.if-us-west-2/s3fs-public/2023-12/TCMP_2030_ILA_FINAL.pdf
https://thurstonclimatecollaborative.org/wp-content/uploads/2024/08/2024-TCMC-Regional-Initiatives-ILA-1.pdf
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increase the energy efficiency of the home. The proposed policy requires that a HES is 
completed and disclosed as part of the real estate listing for subject buildings.  

The benefits of having a HES at time of listing: 

• The prospective homebuyer is aware of and can
consider the estimated annual utility bill of the home
when making decisions about whether or not they can
afford the full cost of homeownership.

• The prospective homebuyer and seller has a list of cost-
effective (10-year payback) potential energy efficiency
upgrades. These can be small changes or large ones,
with their associated annual cost savings estimated.
Either the buyer or seller can use this information to
make improvements.

• The prospective homebuyer now has the required
documentation to qualify for a Washington State
Housing Finance Commission Energy Spark Loan, which
can save them ¼ percent on their interest rate, provide
downpayment assistance, and can allow them to add
the cost of making energy-efficient improvements to
their home mortgage. Having this upfront allows the
sale to move along without additional delay.

2. Stakeholder engagement
TCMC staff has engaged the public on HES Ordinance in general and regarding specifics multiple
times since it was selected as a 2024 Regional Initiative of the TCMC. That engagement
includes:

• Presented the HES Ordinance project plan to the TCMC Executive Committee meeting
on January 8, 2024;

• Presented the HES ordinance project plan to the TCMC Community Advisory
Workgroup (CAW) meeting on March 5, 2024;

• Presented a Policy memo and gained consensus of the TCMC CAW on policy choices at
the May 7 and June 4, 2024, TCMC CAW meetings;

• Convened four in-person focus group discussions with targeted stakeholder groups
between September 16-20, 2024 (details in Appendix A and B);

• Interviewed HES program managers at the federal, state, and local level between
September 16 and October 18, 2024;

• Presented a HES Ordinance program update to the TCMC Executive Committee on
October 28, 2024;

• Received public comments related to the HES Ordinance from the October 28, 2024,
TCMC Executive Committee meeting;

“I hadn’t heard of the HES at all, I 
love that idea of having a 
comprehensive idea of what 
you’re looking at when you look at 
the data. It’s not just climate, it 
also affects the affordability of 
low- and moderate-income people 
to buy those homes. They’re going 
to have to make decisions, and we 
want to empower that.” 

– focus group participant who is
active in affordable housing work

https://wshfc.org/EnergySpark/
https://wshfc.org/EnergySpark/
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• Published an article about the HES Ordinance in the public-facing Fall 2024 Tumwater
One Water Newsletter;

• Public meetings about Home Energy Score in south Thurston County in January 2026;
and

• HES Realtor Learning Session at the Thurston County Realtors Association on February
3, 2026.

• Public Hearing at Thurston County Board of County Commissioners on February 17,
2026.

3. Anticipated outcomes
While the proposed HES Ordinance does not require energy-efficiency improvements, the HES
report produced by a HES assessment provides information on cost-effective improvements
and the available federal, state, utility, and local rebates, incentives, and financing options to
facilitate those improvements. That information has proven to be empowering.

Using local data and the Rocky Mountain Institute and Earth Advantage Home Energy Labeling 
Impact Calculator, TCMC staff estimate up to 670 mtCo2e reduction in the first year of 
implementation of the HES Ordinance (Table 1). A 2024 analysis of nearby City of Portland’s 
HES Ordinance found that homes with HES in Portland are 10 times more likely to receive an 
energy efficiency measure initiative than homes without a HES in Portland. 8.8% of HES 
recipient households in Portland pursued at least one energy efficiency upgrade offered by the 
Energy Trust of Oregon as compared to 0.8% of homes without a HES in a three-year period. 

Table 1. Expected year 1 results of a regionally coordinated Thurston County HES Ordinance1. 

Estimated Value 

Year 1 Results Low Impact Moderate Impact High Impact 

Homes Rated 2,434 2,840 3,245 

Minimum Energy 
Raters Required  

6 7 8 

Homes Retrofitted 243 568 649 

Energy Savings 
(MmBtu)  

2,819 13,157 15,036 

1 Source: Values estimated using local data with the Home Energy Labeling Impact Calculator provided by Rocky Mountain
Institute and Earth Advantage. Calculator and sources available upon request.   
The estimated low impact scenario assumes a low retrofit rate (10%), a low energy savings rate (10%), a low value increase for 
retrofitted homes (4%), and low compliance with the regulation (60%).   
The estimated moderate impact scenario assumes a moderate retrofit rate (20%), a moderate energy savings rate (20%), a 
moderate value increase for retrofitted homes (5%), and moderate compliance with the regulation (70%).   
The estimated high impact scenario assumes a high retrofit rate (30%), a high energy savings rate (30%), a high value increase 
for retrofitted homes (6%), and high compliance with the regulation (80%).   
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Energy Cost Savings $67,787 $316,339 $361,530 

Carbon Reduction 
(mtCO2)  

126 586 670 

Increased Real Estate 
Value  

$4,965,173 $14,481,754 $19,860,691 

Not only is this HES Ordinance intended to help people make better choices, but it is likely to 
result in the existing building stock of Thurston County becoming more energy efficient.  

Additionally, the HES Ordinance is expected to create 8 new “green jobs” for the area by 
necessitating locally based HES Certified Assessors to meet demand created by the Ordinance. 
Becoming a HES Certified Assessor is a low-barrier, but well-paying, green job that does not 
require a four-year degree.  

4. Regional coordination
While all examples of HES Ordinances or similar policies in the U.S. are single-jurisdiction, staff
and stakeholders believe that this Ordinance would be most efficient and effective if
implemented across the Thurston region. In this, we may be the first in the nation to
intentionally build a regional HES program.

There are certain efficiencies achieved through implementing the HES Ordinance regionally: 

• One set of rules/requirements for the real estate industry to navigate;
• Streamlining business licensing; and
• Larger impact and more demand to support the development of Home Energy Score

Certified Assessor jobs.

5. Next steps if adopted
If and when the HES Ordinance is adopted in the TCMC jurisdictions, there will be multiple steps
necessary to take between adoption and the effective date in order to properly launch the
program. Those steps include, but are not limited to:

• Contract with a HES National Service Provider and/or the U.S. Department of Energy;
• Develop a regional HES Report template;
• Develop databases/IT systems to log HES assessments and conduct QA/QC;
• Develop low- and moderate-income subsidy program in each jurisdiction (this was

already budgeted for in Tumwater starting in 2025);
• Recruit and train up to 8 local HES assessors;
• Create and execute an ILA similar to the Transportation Network Company for HES

Assessor business license registration;
• Work with Northwest Multiple Listing Service to develop forms and fields; and
• Conduct education and outreach regarding the HES Ordinance including but not limited

to:
o Develop a webpage about the HES Ordinance;
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o Present at Thurston County Realtor’s Association Board meeting(s) about the
HES Ordinance; and

o Notify and engage Washington Realtors and Washington Department of
Licensing Real Estate Broker license division requesting they distribute
information about the HES Ordinance.

The responsible parties for each of these next steps would be identified once more is known 
about adoption in each of the four TCMC jurisdictions.   

6. Frequently asked questions

Question: Why doesn’t this proposed ordinance cover other dwelling types? 

Answer: The HES model can currently only be run on the subject buildings included within 
the draft HES Ordinance. The US DOE is working to expand the model’s 
applicability to stacked multifamily (like apartments) and manufactured homes, 
but that is not available yet. Staff anticipate updating the HES Ordinance in the 
future to expand the definition of subject buildings. 

Question: Why aren’t there fines included in the violation section? 

Answer: The TCMC is utilizing a model from Island County, WA where a mandatory noise 
disclosure ordinance triggered a required field and form on the Northwest 
Multiple Listing Service (NW MLS) for Island County real estate listings.  
Approximately 90-95% of home sales in Thurston County are listed using NW 
MLS, so this method forces the vast majority of home listings to comply. With a 
national service provider, the HES could be automatically added to any NW MLS 
required forms using an API. Some jurisdictions with more capacity may adopt 
the HES Ordinance with additional language allowing for fines and enforcement. 
Additionally, it is possible to add additional services to a contract with a national 
service provider to proactively “scrub” through real estate listings to identify 
non-compliant listings to report to code enforcement. 

Question:  Why doesn’t this proposed ordinance include time of application or lease for 
rental properties? 

Answer: Given that a great number of rental units in Thurston County are stacked 
multifamily apartments, which currently cannot be scored in the Home Energy 
Score model, staff have opted to delay expanding this Ordinance’s applicability 
to time of application or time of lease until that is available.  

Question: Why aren’t you requiring energy efficiency improvements? 

Answer: The jurisdictions do not currently have the funding to subsidize the cost of 
energy efficiency improvements on a recurring basis. Requiring energy efficiency 
improvements without providing subsidization for low-income households would 
be unfair and unkind. Furthermore, the City is restricted from doing this by RCW. 
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Appendix A – Stakeholder Engagement Participants  
Staff reached out to 40 stakeholders in the following sectors to participate in focus group 
discussions about the HES: 

• Building industry/contractor
o New Construction
o Olympia Master Builders
o Code Enforcement staff

• Low-Income service providers and programs
o Low-income housing providers
o Senior services

• Real estate
o Realtors (through Thurston County Realtors Association)

• Financing
o Credit union loan officers
o Washington State Housing Finance Commission

• Home Energy Service provider
o Home inspectors
o Weatherization program manager

• Energy Efficiency program managers/Community Partners
o Puget Sound Energy
o Physicians for Social Responsibility
o EarthAdvantage
o Washington Association of Counties/Washington Association of Cities
o MRSC

Five focus groups were held, with the intention of a sixth focus group focusing on voices that 
were identified by participants as “missing” from the conversation so far. Ultimately, focus 
group participants did not identify any “missing” voices when asked, and the sixth focus group 
was not held.  

Table 2. HES Focus Group participants 

Name Affiliation (if any) 

Anya Myer  Thurston County Realtors Association 

Ben Fransua  Habitat for Humanity  

Dietrich Schmitz WA First Time Homebuyer Program  

Doug Mah  Thurston Chamber of Commerce  
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Dwayne Boggs  Boggs Inspection Services  

Garen Thatcher  SwiftSure Energy Services  

Jessie Simmons  Olympia Master Builders  

Jordan Howden  Community Action Council  

Kevin Zwink  City of Lacey Code Compliance  

Kim Piper  Thurston County Realtors Association 

Kristine Rompa  Puget Sound Energy  

Mackenzie Winchel Earth Advantage  

Mark Shepherd  Rob Rice Homes  

Nate Kilby  Right Way Home Inspectors  

Nate Krebs  Community Action Council  

Patrick Long  City of Tumwater Code Compliance  

Polly Barber  Thurston County Realtors Association 

Thea LaCross  Thurston Housing Land Trust  

Table 3. Interview participants. 

Name Affiliation Reason 

Emily Alvarez BayREN Regional Home Energy Score 
Program Manager  

Jeannie Simpson Northwest Multiple Listing 
Service (NWMLS)  

Coordination with NWMLS for 
implementation  
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Ian Penn City of Eugene, Oregon Example voluntary program 

Roger Kainu Oregon Department of Energy  Statewide coordination of HES 
programs throughout Oregon 

Patrick Casper, Amit Sing, & 
John Davey  

Puget Sound Energy PSE program managers for 
home efficiency  

Appendix B – Focus Group Summaries 
Background:  
In September 2024, the TCMC team conducted a series of in-person focus groups focused on 
the TCMC and HES Model Ordinance Development. The TCMC team presented HES activities to 
key groups of industry professionals, and collected critical feedback for use in 
recommendations to finalize the HES policy. The following summaries of each focus group are 
provided for reference.  

Focus Group 1: Real Estate Transaction 
Date/Time:  9/17/2024, 3 -5 p.m.  

Attendees: Dwayne Boggs, Home Inspector, Boggs Inspection Services 
Polly Barber, Realtor, Homes by Polly Barber  
Anya Myer, Realtor, ReMax  
Kim Piper, Realtor, Thurston County Realtors Association  
Garen Thatcher, HES Provider, SwiftSure Energy Services  

Key Points: 

• General

o HES will not drive home sellers to do upgrades, but may educate and inform them
for future homes, and may provide a roadmap for buyer-financed improvements.
The HES is then informational and educational only.

o There is general confusion about the HES and the Home Energy Rating System
(HERS, used in new construction primarily).
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o The real estate transaction process is complicated, already overly bureaucratic and
time-constrained in its procedure, and highly emotional. The group felt that adding a
HES requirement without creating a simple, streamlined approach would add
additional burden and that home buyers and sellers would not be motivated to take
any action on HES results during the transaction process. They strongly suggested
that the HES at some other point in the process could be highly educational and
valuable to homeowners, but not during sale.

o Energy is currently part of the home inspection discussion, but not front and center
because there are so many other competing, higher-priority issues.

o This is more of an educational and informational opportunity than opportunity to
directly influence upgrades at time of listing.

o Thurston County doesn’t have low income purchasing, it’s too unaffordable.

• Administration of HES Program:

o Should be separate from real estate agents to create third party neutrality to
scoring. Real estate agents also do not want associated liability. Also note in the skill
set of real estate agents. Differentiation was noted in the training and licensing
requirements of Realtors versus real estate agents.

o Program administration (i.e. Energy Trust Oregon) can be income producing.

o There is concern about the quality of information generated by the HES versus a full
inspection using traditional test methods (i.e. blower door, duct blaster).

o Utility programs used to offer free energy “inspections” that could have been used
to provide HES free of charge to qualified utility customers. Now they are
online/consumer-implemented.

o Should target key neighborhoods for outreach where both income level and age of
buildings is optimal for improvements.

o Consensus was that if it’s not a mandatory program it’s not worth pursuing.
However, compliance became a large point of discussion and most felt that it was
not enforceable because of current understaffing and the necessary focus on health
and safety.
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o Tracking projects over time in a countywide database to see progress over time is
necessary and prudent.

• Valuation & Financing

o There is a disconnect between the cost of implementing energy upgrades and the
value realized in the appraisal process. There should be engagement with the
appraisal industry and some requirement for the use of Green Addendum (Appraisal
Institute).

o If a model like Energy Spark (Energy Efficient Mortgage lenders) could be promoted
and HES were a requirement by the County, it would allow more homeowners to
utilize an EEM.

• Workforce Development

o Mandatory program creates demand for service and demand for trained workforce.

Focus Group 2: Building Industry 

Date/Time: 9/18/2024, 9 -11 a.m. 

Attendees: Ben Francois, Habitat for Humanity   
Mark Shepherd, New Homebuilder Superintendent, Rob Rice Homes 
Jessie Simmons, New Homebuilder Owner  
Kevin Zwink, City of Lacey, Code Compliance Officer  
Nate Kilby, Right Way Home Inspections, Owner/Inspector  

Key Points: 

• General

o Contractors are not recommended directly as it can be seen as favoritism, but there
are often no consistent methods to vet contractors

o The idea of a new facet to hinder the already burdened transaction process
resurfaced, and that negative information might decrease the value of the home or
profit for the seller.
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o Anything that is a new requirement from the government will leave a bad taste in
people’s mouths.

o Passive House Institute was referenced as a good source of education. It was
suggested that a trifold brochure or other communications materials describing the
HES, with QR code to more information, would be helpful in transactions with
consumers.

o Write low-income subsidization of the cost of getting HES into all program rules and
processes.

• Compliance

o Jurisdictions have limited code compliance and inspection teams who are already
unable to complete caseloads, and are focused on life safety and health concerns
first. The likelihood that compliance can be supported by local government is next to
none.

o Potentially, if compliance was tied to mortgage signing, the fees could be taken out
of escrow at closing to pay and collect HES. There has to be a way to handle it
outside of municipal enforcement.

• New Construction

o Energy performance is driven by energy code, which is very stringent already. New
homes will inherently score very well with HES because of code requirements.

o A path needs to be provided to provide “equivalent” score on new homes meeting
energy codes – and other voluntary above-code programs – without adding cost or
process.

o Energy improvements raise costs that are then incurred by the homebuyers, and
that raises prices on other homes in the market.

o Meeting high levels of energy performance has increased cost.

• Existing Homes
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o Energy is not part of the conversation with sellers and buyers, just when noting
equipment or features (i.e. windows, no insulation, old equipment) that could need
to be updated and suggestion to talk with contractor.

o Appraisal process should be looked at – how would they calculate these
improvements into their values (Green Addendum, Appraisal Institute was again
referenced).

• Low-Income

o Low-income buyers should not be expected to handle the financial burden of
incurring rebates, they should be grant.

o Need to be cognizant that low HES could eventually equate to lower home value,
making older homes in low—income situations less desirable or valuable in the
market.

Focus Group 3: Mixed Industry Professional 

Date/Time:  9/18/2024, 12 – 2 p.m.  

Attendees: Jordan Howden, Weatherization Program Manager, Community Action Council 
Nate Krebs, Weatherization Superintendent, Community Action Council  
PK Long, Code Compliance Officer, City of Tumwater  
Doug Mah, Director of Public Policy, Thurston County Chamber of Commerce   
Dietrich Schmitz, Advanced Downpayment Assistance Program Manager, Washington State 
Housing Finance Commission  

Key Points: 

• General

o Energy Spark program (energy efficient mortgage) is available in Washington and
requires a HES. There is little awareness or uptake of the program, seemingly due to
low promotion and lack of HES at sale, transaction process timing limitations. There
were additional concerns raised about anything that complicates listing and sale of
houses, already very complex, arduous, expensive.
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o There is little awareness of the HES and high concern about additional government
intervention in private-sector processes.

o Programs must be mandatory or they are ineffective, at best.

o HES is very “watered down” compared to other home energy assessment models.

o Sellers and buyers can circumvent the required HES at listing by simply not listing the
house (i.e. for sale by owner). This needs to be remedied somewhere in the finance
process.

o This could be considered akin to septic system inspection and functionality
requirements at sale, where energy performance and carbon emissions are
considered (in future) to have some limitation at time of sale. Could also be
considered like wood stove replacement at time of sale or major upgrade (building
permit pull).

o Concerns were raised about future requirements for certain energy performance
levels at time of sale.

o PSE should participate significantly in providing assessments.

o Before requiring HES, there should be an education and outreach campaign leading
up to launch.

• Compliance

o There are significant barriers to cities and jurisdictions doing enforcement of
noncompliance of HES at listing, most related to funding and staffing issues that will
remain unresolved. Needs to be built into financing process to be effective, could
also be financially incentivized instead of fine-based.

Focus Group 4: Mixed Industry Professional 

Date/Time: 9/19/2024, 2:30 – 4:30 p.m. 

Attendees: Thea LaCross, Executive Director, Thurston Housing Land Trust 
Kristine Rompa, Senior Local Government Affairs Representative, PSE  
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Mackenzie Winchel, HES Program Manager, Earth Advantage 

Key Points: 

• General

o Land trusts are unique, and considered as developers not “homeowners” and 
cannot access some incentives. It is a confusing landscape for new initiatives like the 
Thurston County Land Trust to figure out how to improve home performance for 
their buyers pre-sale.

o There is question about renters and creating incentive for landlords.

o Transaction timing is a legitimate concern. Requirements should be put in place for 
those vendors agreeing to provide scores to conduct quick turnaround times, and 
contingencies should be in place in case timeline isn’t going to work.

o Workforce – need to create a training plan to ensure there is enough trained 
workforce 3-6 months ahead.

o PSE energy assessment and upgrade programs should be engaged to provide input 
and participation.

o In Portland, data shows that homes with HES are 10 times more likely to access 
utility rebates for improvements.

o The home sale process is already fraught with cost, bureaucracy, and emotion. This 
process needs to not add red tape, and be part of existing processes such that it’s an 
insignificant effort.

• Program Administration

o Starting with an education phase and moving into compliance is wise, rather than 
starting with "a hammer."

o Ensure administrative rules and processes are clear and simple.

o Oregon systems allow real estate agent to go into MLS and bring information from 
HES scoring tool into MLS. Need to think through this process in Thurston. May need 
to do outreach to assist in the process. Technology is important – what is being used 
to generate the score, store the score, and connect it to systems like MLS?
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