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WHY
● Existing residential emissions

● Comprehensive Plan Climate Element

● Thurston Climate Mitigation Plan

● Affordable Housing
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Existing Residential Emissions
● Reduce communitywide greenhouse 

gas emissions to net-zero by 2050 
(2022 baseline) via implementation 
of the Climate Element of the 
Tumwater 2025 Comprehensive 
Plan and Thurston Climate 
Mitigation Plan (Resolution No. 
R2026-001).

Source: Thurston County 2022 
Greenhouse Gas Emission Analysis 
by Department of Commerce 4



Comprehensive Plan and TCMP
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HES supports affordable housing.
Affordable Housing (RCW 43.185A.010)

“….requires payment of monthly housing costs, including utilities other 
than telephone, of no more than thirty percent of the household’s 
income.”
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HES supports affordable housing.
● Energy costs are estimated to be the second-highest cost of owning a 

home, ahead of taxes and insurance*

● Transparency in costs means buyers can choose more efficient 
homes and/or make informed purchasing decisions

● Enables buyers to consider the total cost of ownership

● Provides access to lower mortgage rates via Energy Spark Loans

● Higher HES ratings result in lower mortgage default rates**

* Grace, Molly. 2023. “Must-Know Costs of Owning a Home, Explained.” Rocket Home. Dec. 2.

** Pigman et al. 2022. "How Does Home Energy Score Affect Home Value and Mortgage Performance? 
" https://emp.lbl.gov/publications/how-does-home-energy-score-affect
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WHAT
● Home Energy Score

● Certified Home Energy Score Assessors

● Home Energy Score Assessment Report

8



Home Energy Score
● Developed by the U.S. Department of Energy and its national 

laboratories

● Based on a standard assessment of energy-related assets to easily 
compare energy use across the housing market

● Launched in 2012 

● Takes about 1 hour to complete

● Market prices vary but range from $150 - $350 in cost per 
assessment, paid to a certified HES assessor (private sector)
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Home Energy Score
● A Home Energy Score rates energy 

efficiency on a scale of 1 – 10, with 
10 indicating the most efficient 
homes. Home Energy Score uses 
about 50 different data inputs, like 
insulation levels and window 
characteristics, to estimate how 
much energy a home is expected to 
use.
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Home Energy Score
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Asset Rating
● Asset Rating provides an “apples to 

apples” comparison tool because it 
compares houses to one another 
based on their assets, not how 
occupants operate the houses.

● Uses 50 data points into the US DOE 
Model including but not limited to:

○ House orientation

○ Insulation R-values

○ Window type

○ Appliance types (HVAC, water heating, 
etc.)
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Certified HES Assessor
● Thurston County will need 6 – 8 Full 

time HES Assessors to meet demand 
if all four jurisdictions adopt

● HES Assessors are NOT associated 
with the property appraiser’s office

● Home Inspection field is in decline –
this can help locally.

Steps to become a HES Assessor

1. Hold a Relevant Credential

2. Work with a Home Energy Score 
Partner (mentor)

3. Complete the simulation training 
and test

4. Score a home with a mentor

5. Start scoring homes

6. Meet ongoing expectations 
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Example HES Report
● Score

● Estimated energy use (by fuel)

● Estimated energy cost (by fuel)

● Recommendations (10-year simple payback)

○ Repair, including estimated cost savings per item

○ Replace, including estimated cost savings per item

○ Other specific recommendations determined  by jurisdiction goals

● Other content added by jurisdiction(s)
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HOW
● Timeline

● Model Ordinance Details

● Support, Challenges, and Concerns
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How we got here…

2018 - 2021
Thurston 
Climate 

Mitigation 
Plan drafting 
and approval 

process

June 2023
TCMC 

Regional 
Initiative 
Selection

March 2024
ILA executed 

to draft model 
HES ordinance 
and consider 

adoption

2024
Policy 

Research & 
Stakeholder 

Engagement*

Jan. 2025
TCMC 

Executive 
Committee 

recommended 
approval of 

model 
ordinance

2025/2026
City Council 
and BoCC 

Work Sessions

Dec. 2025
Tumwater  

adopts 
Climate 

Element of 
Comprehensiv

e Plan

Jan/Feb 2026
Additional 

Outreach & 
Engagement 

led by 
Thurston 
County

???
Jurisdictions 

consider 
ordinance 
adoption

*2024 engagement included:
• Real estate and home financing professionals
• Builders/contractors
• Energy service providers and program managers
• Low-income service providers
• Affordable housing nonprofit
• Code enforcement staff
• TCMC Community Advisory Workgroup and Executive Committee
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The Proposed Home Energy Score Ordinance
● Requires a HES assessment be completed and publicly disclosed when a 

home is listed for sale

● Does NOT require any energy upgrades be made

● Subject Buildings: single-family detached dwellings, duplexes, triplexes, 
quadplexes, cottage housing, townhouses, and attached ADUs

● New Construction: May generate the HES from design specifications or 
onsite inspection; report may be replicated for identical buildings

● Exemptions: Federal and Tribal land, transfer of real property per RCW 
64.06.010, cases of undue hardship for the seller

● Subsidies: Jurisdictions must fully subsidize HES for low-income 
households, or exempt them if no funding is available
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“Subject Buildings”
● Does not include stacked multifamily and/or manufactured homes 

○ This is because the US DOE Model can’t score them currently, but they’re working on 
it (see below)
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Purpose of Time of Listing HES Policy
● Provides reliable, standardized information about homes’ estimated 

energy usage

● Early disclosure at the time of listing:

○ Enables buyers to compare homes

○ Allows access to Energy Spark loans and other energy efficiency loan products

○ Does not slow down the real estate transaction

● Encourages energy investments to lower utility bills, reduce 
emissions, and make the home more comfortable
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But can’t I just ask for the PSE bills?
● The seller can request this data from 

PSE but it might not arrive to a buyer 
in time to be useful for decision 
making

● Yes, that will give you data on the 
home’s energy use – but not some 
useful details including:

○ How much the home’s assets and 
construction contribute to the energy 
bill vs occupant behavior

○ What you can do to lower the bills

○ Incentives/programs that you can use 
to help make energy efficiency 
improvements
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Cost & Subsidies
● HES Audits cost between $150 - $350 

● Tumwater allocated funding to subsidize 
the cost of HES audits for income-qualified 
sellers in 2025 and 2026 in its adopted 
budget
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Mandatory VS Voluntary
● Voluntary programs generally achieve significantly lower levels of 

market adoption than mandatory policies and require significant 
incentives, subsidies, and marketing to drive demand.

● Mandatory programs achieve much higher levels of market adoption 
and better support market transformation by making home energy 
information widely available. 

● Mandatory programs are also typically less expensive to administer if 
customers pay for the cost of the energy audit.
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Potential Regional Impacts – Updated from Memo 

Designed 
Mandatory 

Program
Voluntary Program Year 1 Results 

3,806 50Homes Rated 

8 1 Minimum Energy Raters Required 

335 4 Homes Retrofitted 

3,880 51 Energy Savings (MmBtu) 

$93,278 $1,227 Energy Cost Savings 

173 2 Carbon Reduction (mtCO2) 

$6,943,601 $91,363 Increased Real Estate Value 
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Voluntary vs Mandatory Program Costs for TCMC jurisdictions

Voluntary
● $83,000 for first year, including start up 

costs and ongoing

○ Plus any advertising/marketing budget to 
promote the program (not estimated)

● $20,000 ongoing per year

● First year $:CO2e = $41,500 spent per 
estimated ton of carbon avoided

● Ongoing years $:CO2e = $10,000 spent 
per estimated ton of carbon avoided

Mandatory
● $97,000 for first year, including start up 

costs and ongoing

● $20,000 ongoing per year

● First year $:CO2e = $560 spent per 
estimated ton of carbon avoided

● Ongoing years $:CO2e = $115 spent per 
estimated ton of carbon avoided 
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Support and Challenges

Support
● Multiple community members have made 

public testimony in favor of this policy.

● Formal statement in support from the 
Thurston-Lewis-Mason Central Labor 
Council

● The 2026 Sustainability Work Plan 
(approved by City Council) included staff 
time to work on the adoption process and 
program development for HES.

● TCMC ILA signed by the Tumwater Mayor 
in 2024 included a step to “consider 
adoption” of the HES ordinance  as part of 
the agreed upon scope.

Challenge
● The Thurston County Realtor’s Association 

has formally asked for the work on a HES 
ordinance to pause.

● Tumwater City Attorney concerns about 
enforcement and prefers for the state to 
lead this charge, rather than the City.

● Undetermined issue with Real Estate 
Excise Tax (REET) in RCW regarding time-
of-listing requirements
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Concerns – Addressed Part 1

Concerns Expressed

1. There is no evidence that lower-income households 
systematically receive lower HES scores. HES may 
devalue older homes if they are less efficient than new 
homes, but devaluation is subjective to the buyer who 
considers many factors to determine the value of the 
home.

2. Available evidence indicates that low ratings do not 
hurt the sale of inefficient homes. (ACEE, 2025)

3. HES is not the same as a home inspection and is not 
performed by the County Assessors Office. (US DOE)

4. Costs are consistently $150 - $350 per audit. (Source: 
Communication from Earth Advantage and jurisdictions 
with HES programs/ordinances)

5. Staff have been clear and consistent about the number of 
HES assessors needed to launch a mandatory program (6-
8) and the process to get certified. In other jurisdictions 
with HES ordinances, the market for these jobs responded 
quickly. 

Responses

1. HES will disproportionately impact older homes and 
lower-income households

2. Risks reducing marketability or sales proceeds 
without clear consumer benefit

3. Stand-alone HES inspections duplicate existing home 
inspection process

4. No clarity on cost of HES assessments

5. No clarity on quantity, availability, and qualifications of 
HES assessors
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Concerns – Addressed Part 2

Concerns Expressed
1. No clarity on timelines, transaction 

delays, or enforcement

2. No clear mechanism on HES oversight 
or enforceability.

Responses
1. Timelines of adoption are up to the 

jurisdictions. The average wait time for 
a HES assessment is ~3 days. 
Enforcement strategies and penalties 
are up to the jurisdictions. (Source: 
Written Communication from Earth 
Advantage)

2. NW MLS shared a strategy and 
examples for how to increase 
enforceability upon listing in MLS. 
Additional enforcement will occur on a 
complaint basis, like other codes.
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Concerns Addressed Part 3

Concern Expressed
1. Low-income and private sales are 

exempt from this ordinance even 
though they are equal, if not greater, 
contributors of carbon emissions

Response
1. People with lower incomes do not 

contribute greater carbon emissions 
than higher income folks. The inverse 
has actually been found to be true 
(Diffenbaugh & Burke, 2019). For sale 
by owner and low-income households 
are not exempt from the model 
ordinance; sales included in RCW 
64.06.010 are exempt. Portland has not 
seen an increase in for sale by owner 
and private sales due to HES. 
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Concerns Addressed Part 4

Concerns Expressed
1. The ordinance requires scoring, not 

improvements.

2. No evidence that mandatory disclosure 
alone meaningfully reduces emissions.

Responses
1. Yes, that is correct. However, the Energy 

Trust of Oregon recently assessed 
improvement rates of scored homes and 
found that 8.8% of homes scored received 
energy efficiency rebates primarily for 
measures recommended in the inspection 
report. The Energy Trust found that 
rebates were 10 times higher for homes 
that received HES reports compared to 
unscored homes.

2. Meaningfully is a subjective term. We are 
in a climate crisis and analysis has shown 
that this policy is poised to reduce 
emissions from one of the highest 
emitting sectors in Thurston County.
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Concerns Addressed Part 5

Concerns Expressed
1. Voluntary and incentive-based 

programs may achieve a greater 
impact.

Responses
● A 2025 report from ACEE summarizes 

research on the impact of voluntary 
energy rating programs, finding very low 
participation ranging from 0.5% to 13% 
of homes participating. Voluntary 
programs are much more expensive for 
jurisdictions to administer because they 
require substantial incentives, subsidies, 
and marketing to drive demand.
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Concerns Addressed Part 6

Concerns Expressed
1. Appraisers and lenders were not meaningfully 

engaged.

2. Unclear how low scores may affect valuation or 
financing.

Responses
1. TCMC staff included lenders as a target group 

in the focus groups and reached out to a 
number of mortgage lenders requesting 
participation. Ultimately, only the WA State 
Housing Finance Commission chose to attend. 
Not including appraisers is something we’re 
trying to correct.

2. In markets with required HES disclosure, 
appraisers may consider energy information as 
one of many inputs, but it has not emerged as a 
dominant or determinative factor in 
valuation. Impacts on sale price from a 1-point 
change in HES average about 0.5%, or roughly 
$2,000 on a median-priced U.S. home. This 
suggests buyers and appraisers value the 
information, but at a relatively modest level 
compared to factors like location, square 
footage, or bedroom count.
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Thurston County REALTORS association encourages…

Encouragements
1. Pause mandatory HES adoption

2. Expand voluntary programs (e.g. Energize 
Thurston)

3. Offer incentives for energy upgrades

4. Leverage existing building codes for new 
construction

5. Convene REALTORS, appraisers, lenders, 
inspectors, and housing stakeholders 
before advancing policy.

Responses
1. Formal adoption for a HES ordinance is 

not yet on a City of Tumwater agenda.

2. We continue to pursue this alongside 
other efforts. Energize Thurston has 
received grant funding for a 2026 
campaign and we continue to seek 
funding.

3. Puget Sound Energy, as our local energy 
utility, does this on an ongoing basis.

4. New construction’s use of new energy 
codes does not help us reduce emissions 
in existing residential buildings.

5. Staff hope for ample participation.
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Concerns – Not yet addressed

Concerns Expressed
● Unclear how low scores may affect 

mortgage insurance rates of insurability

● State law RCW 82.46.037 (REET) 
restricts local governments that improve 
point-of-sale requirements.

Responses
● Staff intend to look into both of these 

before moving any potential ordinance 
forward 
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To state it simply…
● More direction from Council and revisions from the City Attorney are 

needed to get the HES Ordinance fully ready for City Council 
consideration

○ We need to work out a solution for enforcement that everyone is comfortable with

○ We need to clarify REET RCW impacts

○ We need to discuss the proposal with the mortgage insurance and assessment 
industries to identify any unanticipated impacts
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Other jurisdictions
● Thurston County held a public hearing on the HES Ordinance 

February 17, 2026.

● The City of Olympia has already held study sessions on the HES 
Ordinance and will tentatively consider HES at a March 17 City 
Council meeting.

● The City of Lacey has determined they will not consider adopting 
HES in 2026.
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Decision Options (in order of Climate staff preference/recommendation)

1. Continue discussion on the HES Ordinance so that 
City Council may formally consider adoption.

2. Do not continue discussion on an HES Ordinance 
and stop work on this effort.

3. Support the development of a voluntary program 
only.

4. Something else…
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Questions?
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ajoneswood@ci.Tumwater.wa.us



Other ways to reduce existing residential emissions

We are Already Doing
● Electrification incentives (heat pumps, 

induction stoves, heat-pump water 
heaters) – Energize Thurston

● Solar PV incentives and streamlined 
permitting – We’re a SolSmart Silver 
city

● Provide educational resources –
Wa.Switchison.org 

We Aren’t Doing 
● Weatherization – Community Action 

Council is our local Weatherization 
provider

● Incentives for insulation, air sealing, and 
efficient windows

● Restrictions on new gas infrastructure 
upon replacement

43


