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The CCIM Institute is pleased to offer a legislative update.  Within this document is a brief overview of 
legislative issues pertinent to commercial real estate in 2012.  The Public Policy section of CCIM’s website is 
updated on a regular basis.  For legislative updates visit: www.ccim.com/newscenter/public_policy 
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Labor and Employment 
Reports about the economic outlook are cautiously optimistic.  In most communities, economic stability comes from 
consistent employment.  Commercial real estate flourishes when businesses small or large succeed and expand.  
Therefore, these areas are interwoven: employment, economy, the market place and commercial real estate.  As a 
result, there are at least five areas that impact labor and employment: unemployment, pension reform, minimum wage 
rates, right to work laws and an employment outlook.  
 

Unemployment   

(See also exhibit A) 

 In January 2012, 45 state unemployment rates decreased according to the Bureau of Labor Statistics.  
The national unemployment rate was 8.3 (Jan. 2012). 

i. The largest over-the-month increase in employment occurred in Texas (+67,200), followed by 
New York (+44,600) and Ohio (+32,800).  

ii. The largest over-the-month decrease in employment occurred in Florida (-38,600), followed by 
Pennsylvania (-9,000) and the District of Columbia (-6,100).  1 

 
NOTE: NEXT UNEMPLOYMENT REPORT MARCH 30, 2012 

 

Pension Reform  

From 2009 to 2011 43 states made major changes to their state retirement plans.  Changes include: amount of 
employee contributions, higher age and service requirements for retirement, reduced commitment to post-
retirement benefit increases, changes in the formula for calculating benefits, etc.2  

 

M inimum Wage Rates  

 Summary as of January 2012 
i. 18 states and D.C. have minimum wages above the federal minimum wage of $7.25 

(Alaska, Arizona, California, Colorado, Connecticut, Florida, Illinois, Maine, Massachusetts, 
Michigan, Montana,  Nevada, New Mexico, Ohio, Oregon, Rhode Island, Vermont, and 
Washington) 

ii. 23 states and V.I. have minimum wages as the same as federal minimum wage  
(Delaware, Guam, Hawaii, Idaho, Indiana, Iowa, Kansas, Kentucky, Maryland, Missouri, 
Nebraska, New Jersey, New York, North Carolina, North Dakota, Oklahoma, Pennsylvania, South 
Dakota, Texas, Utah, Virginia, West Virginia, and Wisconsin) 

iii. 4 states and PR have minimum wages below the federal minimum wage (the federal minimum 
thus applies) 
(Arkansas, Georgia, Minnesota, and Wyoming) 

iv. 5 states have not established a state minimum wage 
(Alabama, Louisiana, Mississippi, New Hampshire, and South Carolina)3 
 

Right  to  Work Laws  

Right to work laws prevent mandatory union membership therefore a resident of right to work states cannot be 
forced directly or indirectly to join a union or pay union dues. 

                                                           
1
 Bureau of Labor Statistics: Economic News Release: Regional and State Employment and Unemployment Summary 

2
 NCSL: State Pension Reform 2009-2011 

3
 NCSL: State Minimum Wages as of January 1, 2012 



 Currently, there are 23 states with right to work laws: Alabama, Arizona, Arkansas, Florida, Georgia, 
Idaho, Indiana, Iowa, Kansas, Louisiana, Mississippi, Nebraska, Nevada, North Carolina, North Dakota, 
Oklahoma, South Carolina, South Dakota, Tennessee, Texas, Utah, Virginia, and Wyoming.  

 In 2012 Indiana became the latest state to pass right to work laws.  At least 18 other states have 
considered right to work measures.   

 Wisconsin and Ohio have received media spotlight in 2011 over battles about collective bargaining rights 
for public sector jobs.  At least 13 other states have considered legislation that would eliminate or 
restrict public sector collective bargaining.  At least 14 states have considered legislation that would ban 
public employers from deducting union dues from employees’ paychecks, thereby making it difficult for 
unions to finance their basic activities.4  
 

Employment  Out look  

 The Bureau of Labor Statistics reported that industries and occupations related to health care, personal 
care and social assistance, and construction are projected to have the fastest job growth between 2010 
and 2020 (Feb. 2012). 

i. Health care and social assistance sector is projected to gain the most jobs (5.6 million) 
ii. Professional and business services (3.8 million) 

iii. Construction (1.8 million) 

 Of the major occupational groups, registered nurses (712,000), retail salespersons (707,000), home 
health aides (706,000), and personal care aids (607,000).  All have large employment in 2010 and are 
expected to grow faster than the average of 14.3 percent. 

 Production occupation and office and administrative support occupations dominate the list of detailed 
occupations with largest projected employment declines.  However, farmers, ranchers, and other 
agricultural managers top the list, with a projected loss of 96,100 jobs. 

 

                                                           
4
 The Hill, The GOP’s assault on labor rights: What is happening in the states?  March 22, 2012 



 

Energy 
For 2012, energy policy in the mass media has focused on raising gas prices and the development of oil pipelines within 
our nation’s borders.  Commercial real estate practitioners are most likely interested in funding opportunities or tax 
credits for energy efficiency retrofits.   
 

Nat ional   

In 2011, CCIM Institute and IREM took energy efficiency to Capitol Hill in Washington, DC.  The Senate introduced 
legislation (S 1000), Energy Savings and Industrial Competitiveness Act of 2011, and similar bills were S. 389 
Implementation of National Consensus Appliance Agreements Act of 2011, and H.R. 3221 Job Creation and Energy 
Efficiency Act. 
 
Although these bills are under consideration, energy conservation has received less attention because the Bush-era tax 
rates are set to expire at the end of this year.  As of March 2012, it is unclear if Congress will move forward with energy 
efficiency legislation of interest for CCIM Institute this year.  Although we are uncertain with Congressional action, 
energy efficiency remains a priority.  CCIM Institute will continue to advocate for voluntary incentives instead of 
mandates from the federal government. 
 

State  and Local  Governments  

At least 12 states are considering legislation that would provide tax credits or funding assistance to building owners (see 
exhibit B).  A majority of the bills provide framework and authorization to state agencies or local governments to issue 
tax credits for businesses that retrofit or purchase energy efficient products for their buildings.  States with several bills 
under consideration are: California, Hawaii, Illinois, and New Jersey. 
 
Other energy related bills include: measures to implement green building codes, landlord-tenant information about 
energy efficiency, statewide water recycling programs, solar energy, etc. 
 
ENERGY STAR has compiled a list of “bold steps” state and local governments across the country are taking to reduce 
energy use in commercial buildings.  (See Exhibit C for full report)  
 

Policies 

 City of Austin, TX—requires that eligible commercial facilities calculate their energy performance rating not later 
than June 1, 2011, using a rating system approved by the director of the Austin Electric Utility. 
 

 District of Columbia—requires District-owned commercial buildings to be “Designed to achieve 75 points on the 
EPA national energy performance rating system as determined by the ENERGY STAR Target Finder tool” and 
benchmarked annually in EPA’s Portfolio Manager. 
 

 City of San Francisco—amendment to require owners of nonresidential buildings to file Annual Energy 
Benchmark Summaries for their buildings using EPA’s Portfolio Manager beginning April 1, 2011 
 

Campaigns and Incentive Programs 

 Central Florida Energy Efficiency Alliance (CFEEA)—encourages business to reduce energy consumption by 
benchmarking one or more building in EPA’s Portfolio Manager.  
 

 Arlington Green Games—competition for commercial property owners/manager and office tenants to realize 
the benefits of going green.   

 



 City of Louisville, KY and—participants will track and work to improve their building’s energy use in EPA’s 
Portfolio Manager.  The competition is open to owners and managers of all commercial buildings in the city.  
(Similar for Cities of Portland, OR and Seattle (and King County), WA 

Regulatory  

As of October 2011, all new federal buildings are required to be designed to achieve energy consumption levels that are 
at least 30 percent below ASHRAE and IECC standards.  Although the Department of Energy requires this for new 
construction of federal buildings, it is intended to serve as a model for use in the private sector. 
 
The EPA recently announced that greenhouse gas emission standards would remain at the same level for commercial 
buildings.  The largest emitters of CO2, such as coal-fired plants, will be treated differently.  More than likely this will 
have a huge impact on the future of U.S. power generation.   
 
 

 
 



  

State Budgets 
According to the Center on Budget and Policy Priorities, for fiscal year 2013, the fiscal year that begins July 1, 2012, 30 
states have projected or have addressed shortfalls totaling $49 billion. The $49 billion represents about 0.32% of gross 
domestic product (GDP). 
 

 This shortfall represents the major disconnect between states’ spending commitments and their revenue 
expectations 

 Budget gaps reflect major administrative inefficiencies within local governments; essentially overspending to 
perform certain tasks 

 The upside is that the states are learning - in recent months have seen stronger-than-expected revenue growth 
in several states 

 

Overv iew  of  State  Budget  Heal th  

States are still having budget issues, but these gaps are getting smaller and smaller 
According to the Rockefeller Institute of Government, at least 45 states saw their revenues increase over the past year.  
After a very rough four years following the recession, the word “surplus” is finally making a modest comeback in some 
state capitals. 

 10 states have reported new shortfalls totaling $3.7 billion opening in their budgets for the current year (fiscal 
year 2012). This is less than the mid-year shortfalls states faced last year (fiscal year 2011), and dramatically 
lower than in fiscal year 2009 and fiscal year 2010. 

 In some states with two-year budget cycles, projected shortfalls for fiscal year 2013 have already been closed 
through spending cuts and other measures scheduled to take effect in the next fiscal year, but in the majority of 
states they must be closed through legislative action in the coming months in order to meet balanced-budget 
requirements. 

 Overall, the main theme among most states in trouble is that they are slashing programs and services in order to 
better balance their budgets 

 Whether they slashed K-12 education during the budget crisis, closed state parks or cut doctors’ rates for 
treating poor patients, many states will start reversing the most painful of their recent cuts in 2012. 

 Despite the positive steps states have made, most of them have not caught back up to where they were before 
the recession 

 Now that the Stimulus aid from the American Recovery and Reinvestment Act has stopped, states are preparing 
budgets accordingly 

 Over 30 states have raised taxes to at least some degree, in some cases quite significantly 

 California has had to face some very serious spending cuts 
o California cut its appropriations for higher education by $1.5 billion, or 11.8 percent, in 2011-1 
o Faced spending cuts in public services of nearly $1 billion in late 2011 and early 2012 
o Governor Jerry Brown will continue spending cuts in the 2012-13 fiscal year 
o Cuts will include the University of California and California State University Systems, K-12 schools, in-

home supportive services – a program for the elderly to avoid going to a nursing home, libraries, public 
safety services, developmental disability programs, and a host of other public service programs.   

 New York is in a similar situation 
o In early 2012, Governor Andrew Cuomo proposed a budget that would significantly cut spending and 

would close the $3.5 billion budget gap 
o The Governor and state legislators are currently ironing out the details of this budget 

 Arizona made some very controversial, but successful moves to close the budget gap 
o Arizona sold office space in the state’s Capitol complex, which helped close the hole in one year’s 

budget 
o Arizona actually finished its last fiscal year with a surplus, which was a surprise to state financial 

forecasters 



 Colorado actually had roughly $149 million more than previously projected for next year's budget, therefore 
they may be able to reduce budget cuts 

 
 

Consequences of  Budget  Short fa l ls  

 According to the Center for Budget and Policy Priorities shortfalls have led to at least 46 states to reduce 
services for their residents, including some of their most vulnerable families and individuals 

 Cuts may continue for several years 

 Spending cuts are problematic during an economic downturn because they reduce overall demand and can 
make the downturn deeper.  

 Cuts result in the reduction in employees, canceling contracts with vendors, eliminating or lowering payments to 
businesses and nonprofit organizations that provide direct services, and cut benefit payments to individuals.  

 In all of these circumstances, the companies and organizations that would have received government payments 
have less money to spend on salaries and supplies, and individuals who would have received salaries or benefits 
have less money for consumption 

 Tax increases also remove demand from the economy by reducing the amount of money people have to spend 

 Twenty-nine states allocated less money to higher education in 2011-12 than they did in 2006-7 
 

Opportuni t ies  for  Economic Development  (what  are  states doing to  create  revenue)  

 
According to a Pew Research Center study, the public thinks the best way for states to deal with their budget problems 
is through a combination of spending cutbacks and increased state taxes.  

 About two-thirds (68%) say their state lawmakers should do a combination of cutting major programs and 
increasing taxes. 

 Many states are raising taxes across the board, including raising taxes on lower income families and individuals.  
Michigan has also scaled back tax credits for low-income workers, while cutting business taxes 

 California’s Governor has proposed to increase the sales tax and raise levies on upper incomes to help raise 
money for schools and balance the state's budget.  The governor hopes this issue will go on the November ballot 
64% of Californians surveyed support the tax hikes. 

 Politics plays a big part of increasing taxes and fees…especially in such a contentious election year 

 Maryland is in the midst of a battle over raising income taxes and shifting the cost of teacher pensions to the 
counties 

 

How Wi l l  Th is  Impact  YOU and YOUR BUSINESS?  

TAXES!  Higher taxes and an increase in fees that pertain to your business and employees 
 

 Higher medical insurance costs for your employees 

 Slower services – there have been talks about the US Postal Service downsizing, thus resulting in slower services 
 

How to  be prepared  

 You need to pay close attention to your finances, budget and balance sheet, every step of the way 

 Hire great talent at an affordable rate.  Many companies are starting to rehire and they have the upper hand in 
obtaining high quality, competent employees 

 Utilize new software technology – this can save a lot of money 

 Maintain the same high quality customer service so you retain clients and customers 

 Stay informed!  Take time out of your day to read up on the health of the US economy and abroad.  This is your 
best defense against future fiscal woes. 



Commercial Real Estate Market Health 

Things are looking up for the commercial real estate industry! 

 “Eighteen to 24 months ago, people were saying commercial real estate was the next shoe to drop,” says Bob 
Bach, senior vice-president and chief economist at commercial real estate firm Grubb & Ellis Co. “We've come a 
long way from there, where the worst seems to have passed.”  

 A Crain’s Chicago article said: “For landlords struggling to make mortgage payments, the latest real estate data 
suggest that finding new tenants and keeping old ones will get easier. For businesses, it's an end to bargain-
basement rents as the pendulum of power slowly swings back to landlords. For lenders, the figures show that 
the mountain of bad loans that piled up over the past two years is starting to shrink.” 

 BUT despite the positive outlook, there are still obstacles ahead.   
o With an estimated $1.4 trillion of commercial real estate loans maturing over the next few years, credit 

problems persist.  
o This number reflects the fact that many commercial real estate loans will not qualify for refinancing at 

maturity without significant equity infusions.  
o As such, “re-equitizing” the mountain of commercial real estate loans made during the boom remains a 

serious challenge. 

 The 2,300 page Dodd-Frank Wall Street Reform and Consumer Protection Act, signed into law in 2010 created a 
huge wave of new federal financial  rule-making – the largest in generations. 

o 11 federal agencies are involved in writing and implementing the new rules for 243 new regulatory 
changes 

o These rules, some unwritten, largely impact commercial real estate and create more obstacles in 
obtaining financing and refinancing 

 One of such proposals, the newly written risk retention rules, that would require more “skin in 
the game” or require banks who package loans to retain 5% of the credit risk on their balance 
sheets creates the potential to raise costs for borrowers and also limit the availability of credit. 

Around the Nat ion  

The Urban Land Institute's Real Estate Consensus Forecast stated that by the end of 2014, transaction volume for 
commercial real estate properties could increase by 50% while vacancy rates would likely drop by 1.2% to 3.7% for 
office, industrial and retail properties.  
 
Chicago 
Delinquencies in two key categories—commercial mortgage-backed securities (CMBS) loans and bank loans—have 
fallen in recent months after rising for more than two years.  

o In Chicago, the delinquency rate on CMBS loans, which are packaged and resold, declined to 6.75% in 
January, the fourth straight monthly decline from a peak of 7.60% in September, according to New York-
based research firm Trepp LLC. 

o Meanwhile, the national CMBS-loan delinquency rate continues to climb, hitting a fresh high of 9.31% in 
February. 

 Many property owners slipped into the danger zone during the credit crunch of 2008-09 as plunging property 
values and a lack of lending made it impossible to refinance maturing loans. 

o One of the biggest victims of the credit crunch was General Growth Properties Inc., the Chicago-based 
mall owner that emerged from Bankruptcy Court protection in November after defaulting on billions of 
dollars of debt. 

 Currently, commercial property owners are more likely and willing to invest their money to either restructure 
their loans at more favorable terms to the lender or offer more to the lender in a discounted loan payoff  

 
Denver—commercial real estate continues to improve  
Office submarket is leading the 1st quarter of 2012 with 285,000 square feet of positive absorption 

o Vacancy rate dropped to 17.9% from last year’s vacancy rate at this time of 19.3% 



o High demand for Class A space, this vacancy rate is down also.  Is currently at 15.1%, down from 17.1% a 
year ago. 

 
Tennessee 

 Available space in Tennessee’s office and industrial markets tightened in the first quarter this year 
o Proving that the local commercial real estate economy is strengthening 

 Cassidy Turley reported that Amazon added roughly 1 million square feet for “fulfillment centers” and 50,000 
square feet of office space 

 The office market’s vacancy rate was 10.3%, a steadily declining number well below its historical average of 12% 

 Moreover, the overall asking rate for office space in the Nashville area spiked about 17 percent over last year’s 
first quarter. It now stands at $23.31 per square foot -- another sign of better lease demand. 
Outlook Report 

 
In a new annual report titled, Expectations & Market Realities in Real Estate 2012—New Foundations in an Uncertain 
World, published jointly by Real Estate Research Corporation (RERC), Deloitte, and the National Association of 
REALTORS® (NAR) an outlook of commercial real estate was discussed. 

o Findings indicate that the economy remains sluggish, however slow growth is possible for 2012 with 
hopeful expectations beyond that point 

 
Kenneth Riggs, Jr., chairman and president of RERC said “Commercial real estate does not have the major swings that we 
have been seeing in the stock market, it is a tangible asset in this world of surprises, it has the needed income 
component, and still provides for upside once this world gets its act together. These dynamics translate into more 
stability, a sound footing, and less risk than what one experiences with other more volatile investments…” 
 
NAR Chief Economist, Lawrence Yun, said, “there is life out there, despite the uncertainty… commercial real estate was 
not overbuilt when we entered the recession, and absorption is positive for most sectors. We expect commercial real 
estate fundamentals to continue to improve with additional demand for space, assuming the economy continues to 
create jobs.”   

  

Apartment  M arket  is  St rong  

 A total of $22.9 billion of significant apartment properties were sold in the first half of 2011, representing a 
104% increase from the first half of 2010,  according to Real Capital Analytics   

 Second quarter 2011 sales were $13.9 billion, a level not seen since the first quarter of 2008 

 In terms of number of properties sold, apartment sales volume in the first half of 2011 increased 65 percent 
year-over-year 

 2011 apartment sales volume is still well off its peak set in 2007, it certainly appears to be an indication of 
investors’ sustained appetite for multi-family investments 

 Apartment market outlook will be mainly dependent on affordability, especially as home prices fall and rents 
rise 

Conclusion and Out look  

 NAR’s Commercial Real Estate Outlook, the estimate for GDP growth is +2.0% in 2012 

 Retail sales may chug right along at modest levels in 2012, if retailers continue to reposition their stores to take 
advantage of potentially favorable rental rates or expansion plans 

 Apartment sector is expected to have yet another positive year in 2012 and beyond 

 Overall, the commercial real estate outlook is positive and much better than what it was at in 2008 and 2009 
 
 
 



Exhibit A 

 
January 2012 Unemployment Rates 

 
 

Information obtained through National Conference of State Legislatures (NCSL) on March 23, 2012 



Exhibit B 

Energy Efficiency-State Legislative Database 

 

State Bill Number Status Summary/Title 

California A 724 Pending Clean Energy Jobs and Investment Act 

California A 1124 Pending Energy Efficiency 

California A 2131 Pending 

Authorizes the legislative body of a city, county, or city and county to invest up to 5% of 
the city, county, or city and county's aggregate investment funds in Property Assessed 
Clean Energy bonds or projects financed with such bonds. 

California S 555 Enacted Local Government: Community Facilities Districts 

California S 1130 Pending 

Requires the Alternative Energy and Advanced Transportation Financing Authority to 
establish the Commercial Building Energy Retrofit Financing Program to provide 
financial assistance, through the issuance of revenue bonds, to owners of eligible 
buildings for implementing energy efficiency retrofit measures for the buildings. 

California S 1268 Pending Energy Conservation Assistance 

Florida H 7117 To Governor Renewable Energy and Efficiency 

Hawaii H 1172 Pending 
Establishes a temporary tax credit for purchase and installation of light emitting diode 
lighting systems. 

Hawaii H 2055 Pending Establishes an income tax credit for the maintenance of solar water heaters. 

Hawaii H 2212 Pending Clean Energy Bond Loan Program 

Hawaii H 2417 Pending Renewable Energy Tax Credit 

Hawaii H 2758 Pending 

Establishes a temporary tax credit for purchase and installation of light-emitting diode 
and fluorescent lighting systems; repeals language pertaining to expired tax credits for 
solar and wind energy devices, heat pumps, and ice storage systems. 

Idaho H 485 Pending 

Amends existing law to revise the eligibility criteria for taking a state income tax 
deduction for installing energy efficiency upgrade measures within existing residences 
to qualify for a state income tax deduction 

Illinois H 28 Pending Green Energy Property Tax 

Illinois H 1124 Pending 

Creates the Green Energy Business Act; authorizes the Department of Commerce and 
Economic Opportunity to receive and approve the applications of qualified businesses 
seeking designation as Green Energy Businesses; amends the Income Tax Act, the 
Retailers' Occupation Tax Act, and the Public Utilities Act to provide that Green Energy 
Businesses are eligible for certain credits and exemptions under those Acts. 

Illinois H 2079 Pending 

Creates the Green Energy Business Act; authorizes the Department of Commerce and 
Economic Opportunity to receive and approve the applications of qualified businesses 
seeking designation as Green Energy Businesses; amends the Income Tax Act, the 
Retailers' Occupation Tax Act, and the Public Utilities Act to provide that Green Energy 
Businesses are eligible for certain credits and exemptions under those Acts. 



 
 

State 
 
Bill Number Status Summary/Title 

Illinois H 5095 Pending 

Creates the Green Energy Business Act; authorizes the Department of Commerce and 
Economic Opportunity to receive and approve the applications of qualified businesses 
seeking designation as Green Energy Businesses; amends the Income Tax Act, the 
Retailers' Occupation Tax Act, and the Public Utilities Act to provide that Green Energy 
Businesses are eligible for certain credits and exemptions under those Acts. 

Iowa H 635 Pending Geothermal Heat 

Iowa S 331 Pending Tax Credit on Personal and Corporate Income Tax 

Iowa SSB 1189 Pending 

Provides that a geothermal heating or cooling system constructed or installed on new 
or existing residential property will not increase the value of the property for purposes 
of property taxation for 10 full assessment years; directs the assessor to disregard any 
market value added by a geothermal heating or cooling system and, to the extent 
market value would be increased, to disregard mechanical, electrical, plumbing, 
ductwork, or other equipment, labor, and expenses included in or required for them. 

Iowa  S 516 Pending 

Provides tax credits for the construction and installation of solar energy systems and 
wind energy systems, as defined in the bill; provides that a solar energy system tax 
credit and a wind energy system tax credit shall be issued for the allowable costs, as 
determined by the Department of Revenue, incurred in the construction or installation 
of a solar energy system or a wind energy system; provides that the credits shall be 
equal to 30 percent of the cost of the construction or installation. 

Maine H 568 Enacted 

Provides rebates for cost-effective renewable energy technologies, including solar and 
wind technologies; allows for rebates for renewable energy technologies to be eligible 
for funding from the Renewable Resource Fund. 

Maryland H 995 Pending 

Authorizes the Maryland Energy Administration to create a Sustainable Energy 
Regulated Entity Financing Program to authorize sustainable energy regulated entities 
to provide residential renewable energy installations and residential energy efficiency 
measures to residential property owners under specified qualified contracts; states the 
intent of the General Assembly; requires the Administration to manage, supervise, and 
administer a specified program. 

Michigan S 328 Pending 
Revises exemption for personal property tax on alternative energy personal property 
and restricts classification of certain real property. 

Nebraska L 362 Pending 
Provides tax incentives for renewable energy projects under the Nebraska Advantage 
Act. 

Nebraska L 1033 Pending 

Provides tax incentives under the Nebraska Advantage Act for renewable energy 
projects; provides for a sales tax exemption for goods and services used for a qualified 
business engaged in renewable energy, specifically wind, solar, geothermal, 
hydroelectric, and biomass. 



State Bill Number Status Summary/Title 

New Jersey S 1406 Enacted 

Establishes New Jersey Property Assessment Clean Energy Municipal Financing Program 
to provide financing for municipalities that wish to facilitate the purchase of renewable 
energy systems and energy efficiency improvements by property owners within the 
municipality; provides for renewable energy and conservation bonds and investment 
from private capital sources. 

New Jersey A 713 Pending 

Establishes program to provide financial assistance towards installation of blue roofs 
and green roofs; authorizes use of Global Warming Solutions Fund for certain such 
purposes. 

New Jersey A 1586 Pending 
Provides tax credit against gross income tax for costs of certain property that conserves 
energy or promotes energy efficiency and for other energy efficiency measures. 

New Jersey A 1973 Pending Creates the Green Building Tax Credit Act. 

New York A 8624 Pending 

Establishes a tax credit for the installation of electrical outlets for charging electric cars 
in certain parking garages owned by condominium management associations or a 
cooperative housing corporation. 

 



Federal agencies and state and local governments across the country are taking bold steps to protect the environment and lower energy costs by  
adopting policies that leverage EPA’s ENERGY STAR tools to reduce energy use in commercial buildings, through both required policy measures and 
voluntary campaigns. This document provides a summary of federal, state, and local efforts that refer to ENERGY STAR tools.  Download an interactive  
copy at www.energystar.gov/government.

POLICIES LEVERAGING ENERGY STAR TOOLS

Jurisdiction Policy Summary

City of Alpharetta, GA Green Communities Ordinance

This comprehensive ordinance requires all new local government-owned buildings over 5,000 square 
feet to earn the ENERGY STAR or certification under the LEED-NC or Earth Light for Commercial 
Construction rating systems. It also grants expedited permitting, plan review, and processing, as well as 
building and site inspections, for all privately-owned new construction and major renovation projects 
that have earned the ENERGY STAR. Additionally, the ordinance sets forth policies for city employees to 
turn off lights, power down computers, and consolidate meetings when possible.

City of Seattle, WA Council Bill 116731

This bill requires owners of commercial buildings greater than 10,000 square feet and multifamily 
buildings with four or more units to benchmark energy performance in EPA’s Portfolio Manager, in 
accordance with a phased rollout beginning in 2011. Upon request, building owners subject to this 
ordinance will be required to provide a copy of the most current energy benchmarking report to current 
tenants, prospective tenants, prospective buyers, and potential lenders considering an application for 
financing or refinancing of the building.

City of New York, NY Local Law  0476

Local Law 0476, part of the Greener, Greater Buildings Plan requires public and private buildings in New 
York City to track energy and water consumption using EPA’s Portfolio Manager. City buildings more 
than 10,000 square feet will be required to benchmark energy and water use starting in 2010, and private 
buildings more than 50,000 square feet will be required to do so starting in 2011.  Performance metrics 
for eligible buildings will be published by the City on a publicly available online database. 

Borough of West 
Chester, PA  Borough Ordinance

This Ordinance requires new commercial construction to be Designed to Earn the ENERGY STAR and 
benchmarked annually in EPA’s Portfolio Manager.

City of Austin, TX ECAD Ordinance for Owners 
of Commercial Buildings

Austin’s Energy Conservation Audit and Disclosure Ordinance requires that eligible commercial 
facilities calculate their energy performance ratings not later than June 1, 2011, using a rating system 
approved by the director of the Austin Electric Utility. Facilities must disclose this information to a 
purchaser or prospective purchaser of the facility before the time of sale.  The City has defined EPA’s 
Portfolio Manager as the approved system for buildings with more than 5,000 square feet of space.

City of Denver, CO Executive Order 123
Executive Order 123 requires new construction and major renovations of existing and future city-owned and 
operated buildings to be Designed to Earn the ENERGY STAR and benchmarked in EPA’s Portfolio Manager.

District of Columbia

Green Building Act of 2006
 

Clean and Affordable Energy 
Act of 2008

The Green Building Act of 2006 requires District-owned commercial buildings to be “Designed to 
achieve 75 points on the EPA national energy performance rating system as determined by the ENERGY 
STAR Target Finder tool” and benchmarked annually in EPA’s Portfolio Manager. 

The Clean and Affordable Energy Act of 2008 requires that, beginning in 2010, eligible privately-owned 
commercial buildings be benchmarked using Portfolio Manager on an annual basis, and results will be 
published on a publicly available online database.

City of San Francisco, 
CA

Existing Commercial Buildings 
Energy Performance 
Ordinance

The Existing Commercial Building Energy Performance Ordinance amends the San Francisco 
Environment Code to require owners of nonresidential buildings to file Annual Energy Benchmark 
Summaries for their buildings using EPA’s Portfolio Manager beginning on April 1, 2011. The results of 
the Energy Benchmarking Summaries will be published on a publicly available online database.

FEDERAL, STATE, AND LOCAL GOVERNMENTS LEVERAGING ENERGY STAR

(UPDATED JANUARY 27, 2012)

LEARN MORE AT
energystar.gov

ENERGY STAR is a U.S. Enviromental Protection Agency program helping 
businesses and individuals fight global warming through superior energy efficiency.

http://www.energystar.gov/government
http://www.alpharetta.ga.us/files/docs/pdfs/Publications/Green City Program.pdf
http://clerk.ci.seattle.wa.us/~scripts/nph-brs.exe?s1=&s3=116731&s4=&s2=&s5=&Sect4=and&l=20&Sect2=THESON&Sect3=PLURON&Sect5=CBOR1&Sect6=HITOFF&d=CBOR&p=1&u=%2F~public%2Fcbor1.htm&r=1&f=G
http://legistar.council.nyc.gov/LegislationDetail.aspx?ID=451082&GUID=52AA7997-4F22-49E9-BDE2-A19FAA29E1C6
http://www.nyc.gov/html/planyc2030/html/plan/buildings_plan.shtml
http://www.ecode360.com/?custId=WE0442
http://www.austinenergy.com/About Us/Environmental Initiatives/ordinance/ordinance.pdf
http://www.austinenergy.com/About Us/Environmental Initiatives/ordinance/ordinance.pdf
http://www.austinenergy.com/About Us/Environmental Initiatives/ordinance/commercial.htm
http://www.greenprintdenver.org/docs/CCDXO123.pdf
http://rrc.dc.gov/green/lib/green/pdfs/GreenBuilding_act06.pdf
http://dcclims1.dccouncil.us/images/00001/20080819161530.pdf
http://dcclims1.dccouncil.us/images/00001/20080819161530.pdf
http://www.partneresi.com/Resources/Partner%20Energy%20Ref%20101105.pdf
http://www.partneresi.com/Resources/Partner%20Energy%20Ref%20101105.pdf
http://www.partneresi.com/Resources/Partner%20Energy%20Ref%20101105.pdf
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Jurisdiction Policy Summary

City of San Joaquin, 
CA Resolution No. 11-32

Resolution No. 11-32 commits the City to using EPA’s Portfolio Manager to benchmark its facilities’ 
energy data and identify opportunities for reducing energy consumption. The City resolves to promote 
energy reduction efforts citywide by providing ENERGY STAR tools and resources to its agencies and 
staff members and by encouraging other building managers to benchmark their energy use as well.

State of AL Executive Order 25

By December Fiscal Year 2015, all state departments and agencies will implement energy efficiency 
measures in order to achieve a 30% reduction in energy consumption relative to Fiscal Year 2005 
levels, using EPA’s Portfolio Manager to measure and report energy performance. The Department of 
Economic and Community Affairs-Energy Division shall provide training on the use of Portfolio Manager 
to, at minimum, one primary and one alternate individual in each department and agency.

State of CA AB 1103, 2007

Assembly Bill 1103 requires, as of January 1, 2009, electric and gas utilities to maintain and make 
available to building owners the energy consumption data of all nonresidential buildings in a format 
compatible with EPA’s Portfolio Manager.  It also requires, as of January 1, 2010, that a nonresidential 
building owner or operator disclose Portfolio Manager benchmarking data and ratings to prospective 
parties as part of a whole-building transaction.

State of CT SB 1243

SB 1243 creates the Department of Energy and Environmental Protection and tasks it with creating a 
plan, to reduce energy use in state-owned or leased buildings by at least 10% by January 1, 2013, and 
another 10% by July 1, 2018, in conjunction with the Department of Administrative Services. The bill also 
requires utility companies to make the energy consumption data of all non-residential buildings they serve 
publically available in a format compatible for uploading to Portfolio Manager.

State of HI House Bill 1464

By December 31, 2010, each state department with responsibilities for the design and construction of 
public buildings and facilities will benchmark every existing public building that is either larger than 
5,000 square feet or uses more than 8,000 kilowatt-hours of electricity or energy per year, using EPA’s 
Portfolio Manager or an equivalent tool. The energy resources coordinator shall provide training to 
affected departments on Portfolio Manager.

State of OH EO 2007-02
Executive Order 2007-02 establishes that the State of Ohio will use EPA’s Portfolio Manager as the 
benchmarking tool for state-owned facilities to establish building baselines and measure and track 
energy use and carbon emissions within the state.

State of WA SB 5854 - 2009-10

SB 5854 - 2009-10 requires qualifying utilities to maintain records of energy data of all nonresidential 
customers and qualifying public agency buildings in a format compatible with EPA’s Portfolio Manager. 
The State will use Portfolio Manager for state-owned facilities and make resulting energy performance 
metrics publicly available. Beginning in 2010, eligible privately-owned commercial buildings are 
required to be benchmarked using Portfolio Manager and resulting metrics will be disclosed to a 
prospective buyer, lessee, or lender. For new construction, the WA Department of Community, Trade, 
and Economic Development must determine the appropriate methodology to measure achievement of 
state energy code targets using EPA’s Target Finder or equivalent methodology.

Federal Agencies
Energy Independence and 
Security Act (EISA) of 2007, 
Section 435

According to Section 435 of EISA 2007, Federal agencies are required to lease space in buildings that 
have earned the ENERGY STAR. The rule applies to any new leases entered into on or after December 
19, 2010. The lessor’s building must have earned the ENERGY STAR on a date not more than 12 months 
prior to the lease award date. In instances where a lessor’s building is not eligible to earn the ENERGY 
STAR, Federal lessees will require the lessor to implement certain cost-effective energy efficiency 
upgrades to the building.

Federal Agencies

Energy Independence and 
Security Act (EISA) of 2007, 
Section 432

DOE April 2010 Benchmarking 
Guidance

EISA 2007 Section 432 required the U.S. Department of Energy (DOE) to select a building energy use 
benchmarking system, such as ENERGY STAR Portfolio Manager, and issue guidance for use of the 
system. The DOE Benchmarking Guidance issued in April 2010 requires that ENERGY STAR Portfolio 
Manager be used to benchmark metered buildings that are owned or leased by Federal agencies.

Federal Agencies

Executive Order 13514, “Federal 
Leadership in Environmental, 
Energy, and Economic 
Performance”

E.O. 13514 requires at least 15% of each agency’s facilities and building leases to meet the Guiding Principles 
by 2015. Agencies can track their progress with EPA’s Portfolio Manager’s Guiding Principles Checklist.

http://governor.alabama.gov/news/news_detail.aspx?ID=6012
http://info.sen.ca.gov/pub/07-08/bill/asm/ab_1101-1150/ab_1103_bill_20070907_amended_sen_v94.pdf
http://cga.ct.gov/2011/BA/2011SB-01243-R01-BA.htm
http://www.capitol.hawaii.gov/session2009/bills/HB1464_CD1_.HTM
http://www.greenenergyohio.org/page.cfm?pageID=1137
http://apps.leg.wa.gov/billinfo/summary.aspx?bill=5854&year=2009#history
http://energy.senate.gov/public/_files/RL342941.pdf
http://energy.senate.gov/public/_files/RL342941.pdf
http://energy.senate.gov/public/_files/RL342941.pdf
http://energy.senate.gov/public/_files/RL342941.pdf
http://energy.senate.gov/public/_files/RL342941.pdf
http://energy.senate.gov/public/_files/RL342941.pdf
http://www1.eere.energy.gov/femp/pdfs/eisa432_guidance.pdf
http://www1.eere.energy.gov/femp/pdfs/eisa432_guidance.pdf
http://www.whitehouse.gov/assets/documents/2009fedleader_eo_rel.pdf
http://www.whitehouse.gov/assets/documents/2009fedleader_eo_rel.pdf
http://www.whitehouse.gov/assets/documents/2009fedleader_eo_rel.pdf
http://www.whitehouse.gov/assets/documents/2009fedleader_eo_rel.pdf


CAMPAIGNS AND INCENTIVE PROGRAMS LEVERAGING ENERGY STAR TOOLS

Jurisdiction Program/Campaign Summary

Greater Minneapolis 
Building Owners & 
Managers Association 
(BOMA)

BOMA Greater Minneapolis 
Kilowatt Crackdown

The Greater Minneapolis Kilowatt Crackdown aims to challenge the real estate community to improve 
energy efficiency and reduce greenhouse gas emissions. All participants are receiving free assistance 
from Xcel Energy and BOMA to benchmark building energy use and water consumption using EPA’s 
Portfolio Manager and develop action plans to improve performance through 2011. Top performers 
will be awarded in the spring of 2012 based on three categories: highest performing buildings, most-
improved performance and most valuable tenant.

City and County of 
Denver, CO

Watts to Water

Participants in the Watts to Water program will benchmark energy and water consumption in EPA’s 
Portfolio Manager to measure reductions against the calendar year 2008 baseline. The competition 
will reward buildings with the greatest reductions in energy- and water-use intensity at the end of the 
contest period.

Building Owners and 
Managers Association 
(BOMA) of  
Phoenix, AZ

BOMA Phoenix Kilowatt 
Crackdown

As part of its 7-point Challenge to reduce building energy consumption by 30 percent by 2012, BOMA 
Phoenix launched the Kilowatt Crackdown to encourage members to benchmark their energy and 
water consumption using EPA’s Portfolio Manager. BOMA Phoenix will host a series of workshops 
on benchmarking building data and identifying trends in energy and water consumption for property 
managers, facility managers, maintenance staff, and building engineers.

Central Florida Energy 
Efficiency Alliance 
(CFEEA)

CFEEA Kilowatt Crackdown

The CFEEA Kilowatt Crackdown encourages business to reduce energy consumption by benchmarking 
one or more buildings in EPA’s Portfolio Manager. The program provides participants with free tracking 
tools, consulting, and marketing, and will compete for the CFEEA Energy Efficiency Community Awards 
in 2010. The campaign seeks to reduce commercial building energy use by 30 percent by June 30, 2012.

City of Albuquerque, 
NM

Green Path Program
This Program encourages and facilitates voluntary design and construction of energy-efficient 
buildings that meet measurable criteria, which includes earning Designed to Earn the ENERGY STAR 
through EPA’s Target Finder.  

Arlington County, VA Arlington Green Games

The Arlington Green Games is a competition for commercial property owners/managers and office 
tenants to realize the benefits of going green. The year-long competition compares participating 
buildings across a variety of sustainability categories. Each participating building is required to assess 
their energy and water use performance using EPA’s Portfolio Manager to benchmark and track 
improvements throughout the year.

City of Chicago, IL Chicago Green Office Challenge
Participants in the Chicago Green Office Challenge will use EPA’s Portfolio Manager to track energy 
and water use and compile results at the end of the contest period.  

City of Houston, TX
Houston Green Office 
Challenge

Participants in the Houston Green Office Challenge will use EPA’s Portfolio Manager to track energy 
and water use to establish baselines and compile results at the end of the contest period.

City of Louisville, KY Louisville Kilowatt Crackdown
Participants in the Louisville Kilowatt Crackdown will track and work to improve their building’s energy 
use in EPA’s Portfolio Manager. The competition is open to owners and managers of all commercial 
buildings in the city.

Cities of Portland, OR  
and Seattle (and King 
County), WA  

BOMA Energy Competitions
Participants in the Portland Energy Showdown and Seattle Kilowatt Crackdown will track and work to 
improve their building’s energy use in EPA’s Portfolio Manager. The competition is open to owners and 
managers of commercial offices.

City of San Francisco, 
CA 

Earth Hour 24x7 Energy  
Challenge

Participants in the San Francisco Earth Hour 24x7 Energy Challenge will track and work to improve their 
building’s energy use in EPA’s Portfolio Manager. The competition is open to owners and managers of 
office buildings, hotels, retail stores, hospitals, medical office buildings, supermarkets, and schools. 

http://www.bomampls.org/boma/kwcd/kilowattcrackdown.aspx
http://www.bomampls.org/boma/kwcd/kilowattcrackdown.aspx
http://www.wattstowater.org/
http://www.bomaphoenix.org/displaycommon.cfm?an=1&subarticlenbr=11
http://www.bomaphoenix.org/displaycommon.cfm?an=1&subarticlenbr=11
http://www.kwcrackdown.com/
http://www.cabq.gov/planning/bldgsafety/GreenPathProgram.html
http://www.arlingtongreengames.com/
http://www.chicagogreenofficechallenge.org/
http://www.greenhoustontx.gov/pressrelease20100916.html
http://www.greenhoustontx.gov/pressrelease20100916.html
http://www.louisvilleenergyalliance.com/kilowatt.html
http://kilowattcrackdown.betterbricks.com/
http://kilowattcrackdown.betterbricks.com/
http://www.sfenvironment.org/our_programs/interests.html?ssi=6&ti=14&ii=208#contestdetails
http://www.sfenvironment.org/our_programs/interests.html?ssi=6&ti=14&ii=208#contestdetails
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Jurisdiction Policy Summary

City of Pittsburgh, PA
Pittsburgh Green  
Workplace Challenge

Participants in the Pittsburgh Green Workplace Challenge will use EPA’s Portfolio Manager to track 
energy and water use to establish baselines and compile results at the end of the contest period.

Cities of Portland, OR  
and Seattle (and King 
County), WA  

BOMA Energy Competitions
Participants in the Portland Energy Showdown and Seattle Kilowatt Crackdown will track and work to 
improve their building’s energy use in EPA’s Portfolio Manager. The competition is open to owners and 
managers of commercial offices.

City of San Francisco, 
CA 

Earth Hour 24x7 Energy  
Challenge

Participants in the San Francisco Earth Hour 24x7 Energy Challenge will track and work to improve their 
building’s energy use in EPA’s Portfolio Manager. The competition is open to owners and managers of 
office buildings, hotels, retail stores, hospitals, medical office buildings, supermarkets, and schools. 

County of Westchester, 
NY  

Westchester Green Business 
Challenge

The Westchester Green Business Challenge is a friendly competition for all businesses. Buildings will 
be evaluated using an innovative Green Business Scorecard. Using EPA’s Portfolio Manager, buildings 
will establish energy and water usage baselines and develop reduction goals for the building’s overall 
energy and water consumption.

County of Winneshiek, 
IA  

Winneshiek Energy District 
Green Business Challenge

Participants in the Winneshiek Energy District Green Business Challenge will use EPA’s Portfolio 
Manager to track energy and water use to establish baselines and compile results at the end of the 
contest period.

City of Cincinnati, OH Cincinnati Kilowatt Crackdown

Participating Cincinnati office buildings compete to save the most energy by benchmarking their energy 
performance in EPA’s Portfolio Manager, developing action plans, and implementing energy efficiency 
strategies. Competitors are assigned a free “Energy Coach” and compete for prizes, gift certificates, 
and the Grand Prize trophy. 

County of Loudoun, VA Green Business Challenge
The Loudoun Green Business Challenge awards points to businesses of all sizes based on 
environmentally sustainable practices, including benchmarking energy consumption in Portfolio 
Manager. Winners are recognized at the fall Green Gala. 

State of GA 
Georgia State Building 
Competition

This contest challenges Georgia state agencies to reduce their buildings’ energy consumption. 
Contestants use EPA’s Portfolio Manager to calculate their facilities’ energy use intensity. Buildings are 
judged on their percent reduction in energy use intensity. 

State of NM
HB 534: Sustainable Building 
Tax Credits

To qualify for income tax credits, applicants must demonstrate that the commercial building is 50 
percent more efficient than an average building of the same type using EPA’s Target Finder.

State of NJ

NJ Pay for Performance 
Program 

 
NJ Local Government Energy 
Audit Program

Under the Pay for Performance program, commercial building owners are given technical assistance with 
developing and implementing an Energy Reduction Plan to reduce energy use by 15 percent or more. 

The Local Government Energy Audit Program provides local governments with cost-subsidized energy 
audits for publicly owned facilities to identify cost-justified energy efficiency measures. Both programs 
use EPA’s Portfolio Manager to measure progress.

New England EPA 
Region 1

EPA Region 1 Community 
Energy Challenge

This campaign challenges communities across New England to assess energy use, improve energy 
efficiency, and promote energy efficiency and renewable energy to local companies. Communities that 
take part in the New England Community Energy Challenge are provided with assistance, including 
Web-based training on EPA’s Portfolio Manager.

http://greenchallenge.c4spgh.org/
http://greenchallenge.c4spgh.org/
http://kilowattcrackdown.betterbricks.com/
http://kilowattcrackdown.betterbricks.com/
http://www.sfenvironment.org/our_programs/interests.html?ssi=6&ti=14&ii=208#contestdetails
http://www.sfenvironment.org/our_programs/interests.html?ssi=6&ti=14&ii=208#contestdetails
http://climatechange.westchestergov.com/index.php?option=com_content&task=view&id=2584&Itemid=4501
http://climatechange.westchestergov.com/index.php?option=com_content&task=view&id=2584&Itemid=4501
http://energydistrict.org/programs/challenge/
http://energydistrict.org/programs/challenge/
http://www.kwcd-cincinnati.com/
http://locogreenbiz.org/
http://www.gefa.org/Index.aspx?page=50&recordid=418&returnURL=%2fIndex.aspx%3fpage%3d1
http://www.gefa.org/Index.aspx?page=50&recordid=418&returnURL=%2fIndex.aspx%3fpage%3d1
http://www.emnrd.state.nm.us/ECMD/CleanEnergyTaxIncentives/sustainablebuildingtaxcredit.htm
http://www.emnrd.state.nm.us/ECMD/CleanEnergyTaxIncentives/sustainablebuildingtaxcredit.htm
http://www.njcleanenergy.com/commercial-industrial/programs/pay-performance
http://www.njcleanenergy.com/commercial-industrial/programs/pay-performance
http://www.njcleanenergy.com/commercial-industrial/programs/local-government-energy-audit/local-government-energy-audit
http://www.njcleanenergy.com/commercial-industrial/programs/local-government-energy-audit/local-government-energy-audit
http://www.epa.gov/NE/eco/energy/energy-challenge.html
http://www.epa.gov/NE/eco/energy/energy-challenge.html


Commonwealth of PA

Department of Education 
Planning and Construction 
Workbook (PlanCon)

  

PA Conservation Works!

PlanCon is a set of forms and procedures used to apply for Commonwealth reimbursement for school 
districts that undertake a major renovation or construction project. Beginning July 1, 2011, all projects 
initiating the PlanCon process are subject to the following:
1.  New District-Wide Facility Study requirements:                          

a. Facility benchmarking for each existing building, using EPA’S Portfolio Manager.
b. For each construction option, a predictive utility budget must be completed using  

EPA’s Target Finder.
2.  Comprehensive Energy Modeling requirements using EPA’s Target Finder.

With funding from DOE’s Energy Efficiency and Conservation Block Grant Program through the 
American Recovery and Reinvestment Act of 2009, Pennsylvania is offering one-time grants for 
motivated local governments and non-profit entities with shovel-ready projects that will save or 
conserve a minimum of 25 percent of all energy used. Applicants must use EPA’s Portfolio Manager to 
track their facility energy use.

State of WI
WI Lt. Governor ENERGY STAR 
School Challenge

This program challenges 100 new WI school districts to join as ENERGY STAR partners and reduce 
energy use by 10 percent or more across their building portfolios. Participating school districts agree 
to measure and track energy performance using EPA’s Portfolio Manager and set goals and plan 
improvements based on ENERGY STAR Guidelines for Energy Management.

CAMPAIGNS AND INCENTIVE PROGRAMS LEVERAGING ENERGY STAR TOOLS continued
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http://www.portal.state.pa.us/portal/server.pt/community/reimbursable_projects/7463#DESCRIPTION
http://www.portal.state.pa.us/portal/server.pt/community/reimbursable_projects/7463#DESCRIPTION
http://www.portal.state.pa.us/portal/server.pt/community/reimbursable_projects/7463#DESCRIPTION
http://www.portal.state.pa.us/portal/server.pt/gateway/PTARGS_0_458693_49969_5994_504951_43/http%3B/pubcontent.state.pa.us/publishedcontent/preview/marketingsites/recovery_pa_gov/content/announcements/announcements_list/conservation_works___7000_bk_dep4250.pdf
http://www.jeffersoncountywi.gov/UserFiles/Solid%20Waste/Air%20Quality%20(Clean%20Sweep)/files/Energy%20Star-Green%20%20Healthy%20Schools.pdf
http://www.jeffersoncountywi.gov/UserFiles/Solid%20Waste/Air%20Quality%20(Clean%20Sweep)/files/Energy%20Star-Green%20%20Healthy%20Schools.pdf

