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Goals of a Home Energy Score Ordinance
● Increase transparency about home energy performance at the point 

of listing

● Reduce energy cost burden

● Increase the efficiency of the existing housing in Tumwater

● Support climate goals by driving measurable reductions in 
residential energy use and emissions.
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Recap from February 24, 2026 Work Session
● Staff presented the concept of a Home Energy Score

● All council members shared that they would like to continue 
discussion on this topic

● Staff was directed to address remaining community concerns at the 
next work session
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Since the February 24, 2026 Work Session…
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Thurston County passed 
the Home Energy Score 
ordinance on March 17, 

2026

Olympia passed the Home 
Energy Score ordinance 

on April 14, 2026 

Staff reached out to home 
insurance, mortgage 

insurance, assessors, and 
appraisers on the topic of 

Home Energy Score

Community members 
have started to 

proactively work towards 
attaining their Home 

Energy Score Assessor 
certification

Thurston County and 
Olympia started the 

process with NWMLS 

The City Administrator 
and the Sustainability 

Manager met with a small 
workgroup of the 
Thurston County 

REALTORS Association



Mortgage Insurance and Insurance

Mortgage Insurance
● Tumwater Staff reached out to eleven 

mortgage lenders/agents using 
recommended contacts from Thurston 
County REALTORS Association and the 
WA Housing Finance Commission 
Partner list

○ Three responded

● Agreement from all that responded:

○ No negative impacts anticipated

○ Potential to have a positive impact by 
making new mortgage products 
accessible

Homeowners Insurance
● Tumwater Staff reached out to eight 

local insurance agents, including 
recommended contacts from the 
Thurston County REALTORS Association

○ Six responded

● Agreement from all that responded:

○ a home energy score wouldn’t be factored 
into rates/quotes/policies, 

○ nor would it have an impact on 
insurability
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Assessors and Appraisers

Assessors
● Thurston County staff met with the 

Assessor’s Office and they discussed 
current and anticipated impacts:

○ The public is reaching out to them to ask 
questions, which impacts workload. 

○ Anticipated long-term impact of people coming 
to the Board of Equalization to argue HES scores 
affect their property valuation (this is based on 
recent experience with HCP).

○ Staff do not know whether HES is going to affect 
market values, and they won’t be able to know 
until they have sufficient years which will take 
multiple years of implementation.

Appraisers
● Olympia staff had a call with Vicky Carr, 

local appraiser from Prestige Appraisals 

○ Impacts to value would not be measurable. 
“most appraisers don’t assign any contribution 
to value for having solar panels or being a green 
home. We don’t check because it doesn’t impact 
market value”

○ Not all homes receive an appraisal and even 
fewer receive an interior walk through

● There is a new uniform appraisal form 
(UAD 3.6) that now makes appraisers 
required to evaluate energy efficiency and 
green certifications as part of the appraisal 
process. 
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5/5/26 Work Session with Thurston County REALTORS 
(TCRA)

● City staff listened to concerns raised by the TCRA:
○ Real Estate Listing Language

 Staff requested TCRA draft an alternative definition to consider

○ Compliance and Oversight
 Very useful insight provided to staff that will help with MLS integration and enforcement

○ Jurisdictional Budgetary Constraints
 Useful industry-specific numbers shared; questions on long-term staff capacity and funding

○ Consumer/Market Impact
 Discussed timelines, integrity, and hardships

● TC REALTORs proposed an alternative to a mandatory HES
○ Staff requested that TC REALTORs Association investigate anticipated results of their 

proposal (participation and greenhouse gas emission reductions) for it to be 
considered.
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NW MLS
● ~90% of homes are listed 

through NW MLS

● Once an ordinance passes (if it 
does), we report it to MRSC per 
RCW 64.06.080.

● Then NWMLS would create 
forms and/or revisions to 
NWMLS based on the 
requirements of the ordinance

● Staff would need “member 
access” to NWMLS to effectively 
enforce the listings there
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What enforcement could look like for NWMLS
There are many options, all of which would be determined by NW MLS’s level 
of willingness to share data/access, which they will not discuss until an 
ordinance has been passed.

The options include:

● NW MLS provides reports on a monthly/weekly basis of all listings in 
Tumwater and staff identify from that report non-compliant listings

● NW MLS provides staff access to NW MLS for real-time ability to identify 
non-compliant listings 

● The TCMC uses their contract with a third party HES National Service 
provider to carry out the first steps of enforcement (identify non-compliant 
listings and issue a standard warning letter or notice of violation)
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For Sale By Owner
● To be equitable and fair, enforcement must also happen for homes 

listed outside of NW MLS

● One Realtor suggested that Zillow, Redfin, and Trulia are the areas 
where those kinds of sales are most commonly listed.
○ Staff could hire a professional to develop computer programming code to review 

Tumwater listings on those websites to monitor and alert for instances of non-
compliance. Staff would then investigate those alerts and pursue compliance. 

○ Or for all enforcement, it could be complaint-based, including NW MLS listings.

10



In any case of enforcement
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The goal is compliance. 

Staff will provide education and if the household qualifies, the city subsidy, 
to get the listing into compliance.

In cases of non-compliance where the seller and/or their designated agent 
is knowingly and repetitively not complying with the ordinance, fines may 
be issued.

Since the Ordinance is a time-of-listing requirement, non-compliance will 
not stop a sale



Questions from Council (1/3)
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• Yes, so long as it would increase the efficiency of the home according to the HES 
report.

If someone would want to upgrade a home they’re 
buying to have a heat pump, would they be able to 

roll that into the Energy Spark Loan?

• No. You simply just need to have a HES report.Does a home have to have a high HES rating to 
qualify for the Energy Spark Loan?

• The city could regulate a price-cap for the private sector work. In all other 
examples, competition has driven prices to remain stable.

If this becomes a requirement, how do we make 
sure those costs don’t rise? Is there a way for us to 

control that because the auditors can charge 
whatever they want.

• In Oregon, the cost of HES assessments rarely exceed $300. The price of the 
assessment is based on the home size, travel for the assessor, scheduling urgency, 
and the local market.

The $150 -$350 prices are nationwide? Most 
things are more expensive in the PNW.

• No, you have to be a HES assessor to provide the mentoring aspect of the workforce 
development. PacMountain could be a partner to help recruit interested folks to get 
trained. 

PacMountian would be the lead for the HES 
training? 

• Yes. It is a national curriculum.The training already exists?



Questions from Council (2/3)
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How much does it cost to become a certified HES Assessor?
• The DOE HES training and exam are free. 
• Some prerequisite credentials cost money, others do not.
• The TCMC jurisdictions intend to cover the cost of mentorship for ~8 assessors. After those 8, there 

would be costs to someone seeking accreditation to get mentorship. 

How long can the HES score be used for? 20 years?
• Olympia and Thurston County’s ordinances allow for up to 10 years.

No apartments? No detached ADUs?
• The US DOE model currently cannot be used for stacked multifamily, manufactured homes. Attached 

ADUs would be part of one assessment. 

Are the scores for each unit or the building as a whole? For things like duplexes.
• Each unit would get its own score if they have separate meters, HVAC, etc. 

If I make the improvements, do I need to pay another $350 for another score? 
• Only if you are trying to sell your house.



Questions from Council (3/3)
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The whole purpose of the HES is to get a uniform 
energy score that new and older homes can use it. In 

the past 12 months, PSE has increased rates. It 
makes you wonder if you have any appliances that 

could save the money. The bills go up even when you 
make those changes on a home. At the end of the day 
you tell people to do X, but the rates increase, that is 

not necessarily true. 

• True, rates can increase within the 10 year period 
in which a HES report is valid and become 
misleading as the reports age. We could reduce the 
number of years a HES score is good for to help 
counteract that, as well as ensure that the model 
uses local data on utility rates rather than national 
averages. 

How would we enforce this? What mechanism? 

• We would need to pass an ordinance requiring HES 
at time of listing before we can carry out any 
enforcement. 

• See earlier slides about enforcement options.



Subsidy
● Intended to cover the full cost of the HES assessment for folks who 

qualify. 
○ Work with a third-party to contract out the assessment, so no out-of-pocket costs 

for the homeowner. 

● Olympia’s passed HES ordinances refer the subsidy for 80% or less 
than 80% the area median income as defined by HUD

● Thurston County’s passed ordinance includes 80% AMI by HUD but 
also includes any household that has been deemed eligible to 
participate in a low-income assistance program offered by the county 
or other governmental entity

● We can follow either jurisdictions lead, or name our own thresholds 
so long as they are not a gift of public funds
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Subsidy Continued
● The Oregon HES programs generally see 1% of home listings utilizing 

their subsidy program

● In Tumwater, that would be ~3 homes subsidized per year (288 
active listings in Tumwater in spring ‘24 – spring ‘25)

● Currently, $4,000 per year is budgeted for the subsidy, which could 
cover 16 households (5.5% of home listings)
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Cost Burdened Homeowners
● There are ~6,830 owner occupied households in Tumwater

● 22-28% of owner households are cost burdened in WA similar sized cities

● Reasonable estimate that there are ~1,500 – 1,900 cost burdened 
homeowner households in Tumwater

● Given 288 local home listings last year in Tumwater, roughly 22%-28% of 
those would be between 60-80 sales per year.

● At $250 per subsidy, that would be up to $20,000 per year to subsidize all 
estimated cost-burdened homeowners seeking to sell their homes

● Options to tier a subsidy and develop it more fully

○ The subsidy details do not need to be finalized for the ordinance to be considered, and 
can be worked out in the 365 days between passing and effective date.
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Impact on price of housing

18

Utility costs are the second highest housing cost. 

PSE has proposed a three-year rate case to the UTC that could increase residential electric 
rates by ~30% and natural gas rates ~20%.

The cost of housing and living is rising in all areas. 

This program can help people make informed decisions about what they can truly afford by 
considering the second highest housing cost – utilities. 

With out without a HES requirement, homes that have improvements of any kind, generally 
appreciate in value. This is not a unique concern for just efficiency improvements.



Access to Mortgage Products

Energy Spark Loan requires a HES score assessment and list of 
recommended upgrades. Buyers can include costs for upgrades into 
the mortgage and secure the mortgage at a 0.25% discounted rate.
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If/when we adopt the Home Energy Score ordinance…
● Effective Date could be 365 days after adoption OR we could align it with 

the effective date of Thurston County and Olympia (Spring 2027)

● During that time we would, with the TCMC:

○ Work to develop administrative forms, workflows, and procedures (NW MLS 
integration, code enforcement process, subsidy, exemptions, Assessor verification and 
registration, etc.)

○ Contract with a National Service Provider for QA/QC and reporting to U.S. DOE

○ Stakeholder engagement for program development (OMB, PSE, TCRA, Open House, etc.)

○ Education/outreach/public communication

○ Workforce development and training

○ Develop monitoring plan
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Options
1. Bring forward the regional model ordinance for City Council review

2. Bring forward a revised version of the regional model ordinance for 
City Council review 

3. Develop a voluntary program, or

4. Take no action and cease conversations about this topic

If options 1 or  2 are recommended by Council, it will also add state 
advocacy for Home Energy Score disclosure to the city Legislative 
Agenda. 
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Questions?
ajoneswood@ci.Tumwater.wa.us
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