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To be effective, 
County commitment 
must be sustained and 
not subject to election 
or budget cycles. 
 
Actual energy saving 
achievements will not 
be gained 
immediately, but 
rather over the longer 
term……. 
 
as attitudes and 
preferences evolve, 
with more of the 
County’s residents and 
businesses adjusting to 
an altered economic 
reality. 
 
 
 
 
 
 
 
 
 
 
 
 

A SNOHOMISH COUNTY  
ENERGY EFFICIENCY FRAMEWORK  

FOR SUSTAINED ACTION 
 
The title for this report has been chosen purposefully. A 
“Framework” means the creation and implementation of a 
flexible set of relationships within which the roles and 
responsibilities, assets, limitations and motivations of a 
broad range of interests are understood. Within this 
framework, initiatives are recognized as having a far 
stronger potential to be effective when employed in 
combination and in the correct sequence. 
 
This framework goes well beyond the implementation of 
certain recommendations from the Snohomish County 
Green Ribbon Panel1 on ways the County can meet a 
greenhouse reduction goal of 20% below 2000 levels by the 
year 2020.  It addresses a broader scope then that defined 
by the County Council action on May 27, 2009, which 
created an Energy Efficient Development Advisory 
Working Group2. Since the majority of energy efficiency 
opportunities reside in existing development, we have 
addressed actions applicable not just to new development 
but also existing commercial buildings. Although this report 
concentrates on energy efficiency, its recommendations are 
applicable to other element of sustainability. 
 
More efficient use of our energy resources will require 
nothing less than a shift in priorities and attitudes long held 
by many of the County’s residents, businesses and 
investors, as well as a profound change in how daily and 
long term decisions are evaluated and made. It will 
ultimately require a cultural transformation within many 
institutions and organizations, both pubic and private. This 
is a process, which once begun, may take time to yield 
lasting results. 
 
Budget and election cycles cannot set the calendar for 
commitment. “Sustained Action” will demand investment in 
an infrastructure built on new ways for exchanging 
information and knowledge, employing new tools gauge if 
resources have been wisely allocated, the enhancement 
County interaction with its private sector customers and the 
cities within its boundaries, establishment new forms of 
institutions which in partnership leverage public and private 
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Programs and actions, 
particularly when they 
just started, cannot 
succeed without strong 
leadership. 
 
Leadership that 
recognizes the 
essential linkage 
between energy 
efficiency and 
economic and social 
growth ….. 
 
that maintains and 
enriches the County’s 
quality of life. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

sector resources; and the adoption of processes that 
nurture economic development by accelerating the growth 
of “clean tech” local businesses. 
 
There is no substitute for leadership, and this leadership 
must come not just from those that guide the course of 
affairs for the County and its cities, but also from the many 
individuals engaged in businesses, lending, industry and 
citizen associations who have the capacity to mobilize the 
resources of our communities as a whole.  
 
The County’s elected leadership can chose to be passive 
and be left behind or assume a true leadership role to 
activate our many resources, to confront barriers to 
progress, to establish models that can be followed by other 
cities and counties and to demonstrate, through strong 
support and participation, a long term and continuing 
commitment to realize a vision and mission by which: 
 
The County will achieve a new level of energy stability, 
diversity and robustness, to enable a higher quality of life 
for County residents and workers by adopting the means to 
create and use energy and invite economic, social and 
physical growth in new ways that can be sustained over 
time.  
 
The recommendations in this report constitute “five pillars” 
which, when taken together, are the major supports for an 
Energy Efficient County Infrastructure - A Framework 
for Sustained Action: 
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One-time actions are 
not sufficient. Rather, 
actions must be guided 
by a broader strategy, 
which calls for the 
investment of funds, 
time and expertise 
drawn from the 
diverse public and 
private resources of 
the County. 
 
The foundation for this 
strategy is a 
Framework built on 
five essential pillars: 
1. Information  
2. Enhancement of 
Development Review  
3. Energy and Land 
Use Targets   
4. Public-Private 
Partnerships  
5. Clean Tech 
Accelerator 
 
Taken together, each 
element of this 
Framework can 
reinforce one another, 
enabling more 
effective use of 
existing and potential 
assets. 
 
 
 
 
 
 
 
 
 
 

1) Integrated Energy Efficient Project Information 
System - Participate as one of select local 
governments to evolve a highly effective on-line 
Energy Portal by enhancing the capabilities of 
ecitygov.net. This would provide project energy 
specific information to a broader range of users than 
would be possible by any or local government within 
the Puget Sound region 

 
2) Energy and County Development Review - 

Enhance the existing County Procedures for 
development review, permitting and inspections by 
the design and integration of tools enabling the 
exchange of energy and building related information. 
This would include expert assistance to project 
owners, tenants, their builders and consultants. 

 
3) Sub-Area Energy Use Targets - Demonstration of 

methods for establishing quantitative energy use 
levels for selected County sub-areas which enable 
the tracking of actual energy savings. 

 
4) Local Energy Development Districts - Serving as 

the public sector participant in both the establishment 
and functioning of a public private partnership. This 
will enable the leveraging of their respective 
resources and capabilities.  It would accelerate to a 
greater degree than would otherwise be achievable 
the attainment and increased adoption of energy 
efficient measures including renewable sources for 
energy supply. 

 
5) Clean Tech Economic Development - Support the 

creation and successful operation of a facility, 
located in Everett, which will functions as a catalyst 
by providing a range of professional support services 
to emerging “green” businesses including the access 
to investment capital and financing.  

 
The planning for the creation of elements of this framework 
must not substitute for or delay near-term actions. The 
near-term smaller-scale accomplishments must proceed 
together with overarching and longer-term elements.  
 
More immediate term actions provide an opportunity to fine 
tune and modify the broader elements. The framework in its 
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The impacts from the 
current severe 
economic conditions 
must be recognized.  
 
However, this should 
not limit or postpone 
action but rather 
encourage the creation 
of new possibilities. 
 
New approaches that 
establish public-
private sector 
partnerships based 
upon common self 
interest. 
 
This cooperation can 
lead to joint initiatives 
that can be financially 
and organizationally 
self-sustaining and not 
dependent on 
continuing public 
funding. 
 
 
 
 
 
 
 
 
 
 
 
 

entirety supplies the means to evaluate, prioritize and guide 
subsequent initiatives. A range of these nearer term actions 
are suggested through energy technical assistance and 
energy efficiency incentives, particularly as they support 
and relate to the infrastructure elements. 
 
The realities facing the County, other public sector 
agencies, the business community and residents must be 
recognized. Households, companies, builders and 
developers, may in all likelihood face a period of severe 
financial constraint and uncertainty. Shifts in the procedures 
long employed by those investing and lending, who are also 
the primary enablers of economic growth, have been 
altered, perhaps for the long term. In response, the design 
of the framework elements has been shaped by four 
principles: 
 

1) Leverage any public investment, be it from local or 
from State or Federal sources, in order to achieve 
the widest distribution and application of positive 
outcomes. 
 

2) Realize structures for public private sector 
cooperation to take advantage of the asset base 
residing and evolving within the County. 

 
3) Recognize the need for accountability, to 

measure, evaluate and justify the investment of 
knowledge, time and money in all initiatives. 

 
4) Concentrate on courses of action that will result 

in self-sustaining systems and on organizations 
that will not rely solely on public investment for 
continuity. 

 
Investment in energy efficiency in County facilities and 
operations and activities of public information should be 
undertaken as a matter of course. 
 

INTEGRATED ENERGY EFFICIENT PROJECT 
INFORMATION SYSTEM 

 
THE GOAL 

 
To accelerate the rate of adoption and implementation of 
energy conserving measures within new and existing 
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Credible, relevant 
information, easy to 
understand and access, 
is essential in order to 
achieve increased 
energy efficiency in 
new and existing 
developments. 
 
Building and business 
owners need to be 
aware of tax credits, 
rebates and other 
incentives as 
motivation to act.  
 
Those offering these 
incentives and energy 
related services and 
products must have a 
way to identify and 
contact potential 
customers before 
design and financial 
decisions have been 
made. 
 
 
 
 
 
 
 
 
 
 
 
 
 

buildings in Puget Sound communities, Snohomish County 
included by providing Web based information that is 
organized and accessible in ways that will significantly 
increase knowledge and awareness by the widest range of 
actors including the general public, the building and 
development community, those providing investment and 
loans, local units of government and energy providers. 
 

 
THE OPPORTUNITY 

 
The County, municipalities, utilities, private companies and 
non-governmental groups maintain data bases which store 
relevant project information; however, the data maintained 
is limited, containing only content required for any given 
user.  
 
Utilities present a prime example. Without early knowledge 
of new or renovated building project proposals, utility 
conservation staff can often only begin to interact with 
project proponents and their consultants at the later stages 
of project design and planning. This is often too late to alter 
designs in order to accommodate energy efficient 
construction approaches, HVAC equipment, fixtures or 
appliance. By this time, project owners have already 
committed to the majority of their consultant and permit 
fees.  
 
Appraisers will not acknowledge energy efficiency within the 
official documentation submitted to lenders if they lack 
access to comparable energy efficient projects, 
documentation of actual first and operating cost savings 
and verification of savings by a credible body. As a 
consequence, lenders are resistant to offer any benefits 
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Actual energy and 
operating cost savings 
must be established by 
credible bodies before 
building owners and 
tenants can be 
expected to invest in 
energy efficiency…. 
 
and leasing and sales 
agents can become 
advocates to 
prospective tenants or 
buyers for buildings 
that have made such 
investments.   
 
Only an energy 
efficient project 
information system, 
that is multi-
jurisdictional, could 
provide the level of 
service necessary to 
meet the needs of such 
a diverse set of users. 
 
 
 
 
 
 
 
 
 
 
 

with regard to loan fees, loan amounts or equity 
requirements that could significantly affect the decision 
making of project owners and developers. 
 
Commercial leasing agents, property management firms 
and sales brokerages are the crucial intermediaries 
between owners, tenants and buyers.  Without a basis for 
understanding the actual operating cost benefits of an 
energy efficient project, they cannot advertise or 
communicate these advantages through multiple listings 
and lease negotiations.  
 
A prerequisite to a significant increase in the adoption of 
energy efficiency in new and existing land development and 
building projects is the design and implementation of the 
Energy Efficient Project Information System.  
 
This system would be readily accessible to the broadest 
range of users offering the following benefits: 
 

¥ The effective leveraging of the extensive existing and 
emerging sources of energy efficiency related 
information and data available from a broad range of 
national, state and local sources; 
 

¥ The enhancement of the procedures used by the 
region’s local governments to review, permit, and 
inspect new projects and renovations in order to 
create tools that apply workable approaches for the 
exchange of energy related information;  

 
¥ The evolution of uniform energy efficiency building 

profiles based on actual projects, accomplished 
through the effective utilization of existing local 
government project permit data bases.  

 
¥ The design of well organized and easy to use web 

based links to relevant providers of energy efficiency 
certification programs, equipment vendors and 
installers, those offering incentives and tax benefits, 
non-governmental and governmental bodies 
facilitating access to these resources; 

 
¥ The avoidance of unnecessary duplication of effort 

and the waste of resources through the creation and 
use of a single consistent multi-jurisdictional system 
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The eCityGov.net 
Alliance has the 
capability to 
implement, with the 
cooperation of the 
Puget Sound region 
utilities, governments 
and private bodies, a 
web-based energy 
portal. 
 
The County has the 
opportunity to 
participate in the first 
stages implementing 
this energy efficient 
project information 
system by inclusion in 
the current project 
planning as one of the 
demonstration local 
governments. 
 
 
 
 
 
 
 
 
 
 
 
 
 

for gathering, organizing, storing and disseminating 
energy efficiency related project information. 

 
Given the lack of staff, technical expertise and fiscal 
resources, It is not reasonable to expect the County to 
establish an energy efficient project information base as 
part of any existing permitting data systems. 
 
The eCityGov.net Alliance3 has developed a unique model 
by creating online portals that are branded by service area 
and deployed as cross-jurisdictional web services. These 
services provide the opportunity to establish a multi-
jurisdictional Energy Efficient Project Information System 
through development of an Energy Portal or its integration 
into the existing MyBuildingPermit.gov4 the structure of 
which builds upon the web-based services currently 
provided by the Alliance. Snohomish county is currently a 
member of the Alliance. 
 

ROLE OF SNOHOMISH COUNTY 
 
The County will participate, as one of four initial 
demonstration jurisdictions within Snohomish and King 
Counties, in the proposed multi-jurisdictional project with 
ecitygov.net. This will entail making the County’s IT staff 
available for consultation, the testing and integration of 
energy related enhancements with existing procedures for 
intake, review, permitting and inspection of new projects, 
retrofits and tenant improvements.  
 

ENERGY & SNOHOMISH COUNTY DEVELOPMENT 
REVIEW 

 
THE GOAL 

 
To enhance the existing County development review 
procedures with a minimum of additional project submittal 
requirements for project intake, review, permitting and 
inspection for new land and building development projects, 
tenant improvements and renovations. This will be 
accomplished through incorporation of formats for 
information exchange and the provision of technical 
assistance, which will result in increased in the awareness 
and adoption of opportunities for energy efficiency.  
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The effective 
exchange of project 
energy related 
information can be 
accomplished through 
the County’s review, 
permitting and 
inspection procedures. 
 
This is the only time 
when those proposing 
new projects, 
renovations or tenant 
improvements must 
interact with the 
county. 
 
This can readily be 
accomplished by 
applying 
enhancements to these 
procedures, which 
define opportunities, 
apply energy expertise 
and record builders’ 
and owners’ 
responses. 
 
 
 
 
 
 
 
 
 
 
 

 
THE OPPORTUNITY 

 
One of the most significant barriers to widespread adoption 
of energy efficiency measures is the lack of simple and 
effective methods within the processes used by local 
governments, such as Snohomish County, to review, permit 
and inspect projects. 
 
Meaningful participation of utility conservation program staff 
is not part of the pre-submission or intake procedures for 
proposed projects nor do the formats provided to utilities by 
project proponents to verify service availability contain 
information useful to this staff or to their program managers. 
 
Cities and counties attempting to take a proactive role in 
encouraging greater response from builders and developers 
regarding energy use, lack examples of successful projects 
for which the benefits from investments in energy efficiency 
have been documented. These jurisdictions have no way to 
identify which projects have implemented measures 
resulting in energy and operating cost savings. 
 
The process by which new projects, renovations and tenant 
improvements are reviewed is the only occasion when 
various parties involved in the development process must 
be present and comply with a range of requirements. It is 
this process which offers opportunity for the widest 
exchange of energy efficiency information among those 
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These enhancements 
can be achieved at 
minimal cost without 
mandated changes to 
submittal 
requirements. 
 
 
In order to define 
meaningful objectives 
for energy savings, 
there needs to be a 
measurement approach 
by which energy use 
can be related to land 
use, not just on the 
basis of a single 
building but also for a 
larger geographic area. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

proposing and designing projects and those offering 
services products and incentives. 
 

THE ROLE OF SNOHOMISH COUNTY 
 
Allocate a portion of the stimulus grant made to Snohomish 
County from the State’s Department of Commerce Stimulus 
grant to fund the preparation of a set of tools, including the 
Energy Opportunity and Impact Statements5. It would 
provide for the participation of Snohomish County PUD and 
PSE Conservation programs staff, Washington State 
Energy Extension Service6, students enrolled at Edmond’s 
Community College energy auditor program7, and energy 
professionals and equipment having a vested interest to 
gain early access to potential “customers” functioning as 
Energy Advisors on a demonstration project basis. 
 

SUB-AREA ENERGY USE TARGETS 
 

THE GOAL 
 
To refine and apply a method for setting energy use targets 
related to specific priority sub-areas within the County. 
These targets will function as a basis for measuring, over 
time, actual energy savings in new and renovated projects 
within these sub-areas in order to substantiate the value of 
these savings in terms of avoided or delayed investment in 
energy supply  infrastructure such as substations. 
 

THE OPPORTUNITY 
 

There is presently no method in use to establish energy use 
targets for areas substantially larger than individual 
projects. Without these area-wide targets there is no way to 
relate the energy performance of constructed or renovated 
buildings to any overall energy reduction achievement. As a 
consequence, there is no means to determine the impact on 
deferred or reduced energy supply infrastructure 
investments. Without such metrics, there is also no basis to 
justifying the County’s priority access to additional energy 
related governmental funding. 
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A technique is 
necessary which can 
be used to define 
expected energy use, 
based upon historical 
data for buildings and 
conformance with the 
requirements of the 
State’s energy code. 
  
“Energy Zoning” is an 
existing projective 
measurement 
technique. 
 
Its use can be most 
effective when applied 
to a defined sub-area 
in the County and 
when…… 
 
combined with the 
monitoring of actual 
building energy use. 
 
 
 
 
 
 
 
 
 
 
 

 
 
A methodology for establishing targets, Energy Zoning, 
has already been developed. This method can be used to 
illustrate existing and desired future levels of energy 
demand related to areas of land, by fuel type and function 
for specific building types.  
 
Base case energy use in compliance with the State’s 
energy code can be identified for the typical building types 
within a designated area. This energy use can then be 
mapped for specific parcels as a base case employing a 
measurement system termed Power Density (defined as 
energy use/area of land). 
 
Potential energy use for the building types, based upon 
compliance with higher levels of energy efficiency such as 
LEED or Built Green, could then be defined. These 
projections could then be set as energy efficiency targets 
and mapped for the designated area. The establishment of 
these targets would allow for measuring, over time, the 
levels of actual reduction in energy use. 
 

THE ROLE OF SNOHOMISH COUNTY 
 

As part of the County’s long range planning activities, 
identify and apply the Energy Zoning methodology to set 
energy use targets to select demonstration areas.  
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Areas within the 
County designated for 
higher density mixed 
use development or 
candidates for 
significant re-
development should be 
considered for such 
test sub-areas. 
 
There are significant 
technical, market, 
financial and 
organizational barriers 
to achieve faster more 
widespread energy 
efficient retrofit and 
new development. 
 
Public, non-
governmental and 
private bodies, acting 
independently, cannot 
adequately address or 
overcome many of 
these constraints. 
 
 
 
 
 
 
 
 
 
 
 

For example, the County is presently considering 
replacement of the urban center demonstration ordinance 
with an urban center zoning designation to be applied to 
particular properties. The proposed northern extension of 
the light rail line represents a corridor for future new 
development including the renovation or replacement of 
existing buildings. Either of these would be candidates for 
the application of Energy Zoning. 
 
This application of energy zoning would incorporate 
coordination with Snohomish County PUD and Puget 
Sound Energy regarding the selection and application of 
procedures for monitoring the actual energy use of 
representative new and existing building within a 
demonstration area. 
 

LOCAL ENERGY DEVELOPMENT DISTRICT 
 

THE GOAL 
 

To accelerate the attainment of higher levels of energy 
efficiency in existing buildings and new development in the 
County, then would otherwise be accomplished, through  
the establishment and operation of a public-private 
partnership. 
 

THE OPPORTUNITY 
 

The actions that can be undertaken by cities, counties and 
special service districts are often limited by such factors as 
enabling legislation, tenure of elected leadership, 
conservative tendencies of public agencies and restrictions 
on the raising of capital for facilities, equipment or 
operational costs.  
 
Private sector initiative is often hampered by resistance 
from citizen groups, adversarial relationships with local 
regulatory bodies and requirements for short-term return on 
investments. 
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An innovative public-
private partnership, a 
“Local Energy 
Development 
District,” can exploit 
the assets of both 
sectors. 
 
It can use a service 
delivery structure that 
enables informed 
decisions to be made 
by building owners, 
managers and tenants. 
 
While implementing 
new working 
relationships with 
electric and gas 
utilities. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
A public private partnership could utilize the advantages 
from the resources of both parties while lessening or 
overcoming the limitations on effective action. It can 
function, over a sustained period of time, with lessened 
vulnerability to changing political and popular priorities and 
dependence upon public sector funding cycles. 
 

 
 
One form for this public-private partnership is the Local 
Energy Development District. The services offered 
through a District include: 
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A District can 
purposefully view a 
building as a whole 
system, addressing 
energy saving 
measures that are often 
overlooked or not 
implemented together. 
 
Providing assistance to 
assure that equipment 
is maintained and 
operated correctly. 
 
Helping to guide the 
structuring of leases 
which benefit both 
building owners and 
their tenants. 
 
It can access 
innovative and lower 
cost sources for funds, 
thereby altering the 
economic 
attractiveness of 
higher cost energy 
efficiency measures. 
 
 
 
 
 
 
 
 
 
 

Information Exchange: The provision of relevant and clearly 
presented information. This includes data gathered through 
and updating of a “Community Energy Profile” which 
establishes a “base case” of existing energy and fuel form 
use; profiles of “best practices” for new and retrofit building 
envelope, mechanical equipment, fixtures, appliances and 
control system approaches. It also includes a listing of 
recommended energy professionals, equipment vendors 
and installers. 
 
Energy Assessment: An understanding of specific 
opportunities for energy efficiency is essential for informed 
investment decisions to be made. These opportunities can 
be identified through energy audits conducted by the District 
or by referred qualified companies. 
  
Lease Negotiation: Many owners and tenants lack the 
means to implement workable arrangements to achieve 
investment in energy efficiency. Negotiation assistance, 
together with creative model lease terms, are necessary in 
order to define equitable sharing of investment costs and 
potential benefits. “Negotiation assistance” includes “Green 
Lease” policies and criteria applicable to a variety of 
conditions and building types as well as simplified Model 
Green Lease8 terms. 
 
Implementation: The participation of qualified contractors, 
equipment vendors and those responsible for equipment 
installation is requisite to achieving energy and cost saving 
potentials and to establishing credibility among the County’s 
businesses, developers, building owners, tenants and 
lenders.  
 
District implementation services could include the provision 
of assistance in issuing requests for proposals and the 
subsequent evaluation of bid validity; access to financial 
incentives; and for post installation inspection and quality 
control. 
 
Operations and Maintenance: Achievement of projected 
energy savings can only be assured with proper 
maintenance and operation of equipment, lighting and 
controls. District services could include: identification of 
bodies providing operations training including BOMA9, 
industry organizations and utilities; referrals to credible 
companies providing maintenance services; and energy use 
monitoring.  
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Local energy districts 
have a long history in 
both this Country and 
abroad. 
 
The current national 
and regional emphasis 
upon energy efficiency 
is an opportunity for 
expansion of their 
typical functions 
beyond just energy 
supply. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Investment and Financing: One of the most significant and 
persistent barriers to more widespread investment in energy 
efficiency is the perception that first costs cannot be 
recovered within an acceptable payback period.  In addition, 
in many rental situations, the expenses for operations and 
maintenance are passed on from building owners to their 
tenants in what are termed the Common Area 
Maintenance (CAM) charges10.  
 
The District can also provide assistance through the 
preparation of lender packages for building owners and 
tenants, which in particular, document energy cost savings. 
It can also submit applications for low cost grants and/or 
loans from State and Federal governments especially for 
measures that cannot presently be financially justified yet 
generate substantial energy savings. The District can also 
own equipment and enter to leaseback arrangements for 
equipment, thereby reducing first costs to building owners. 
 
Energy Districts have a long history in both North America 
and Europe11. Almost exclusively these have been 
associated with energy supply, most often, involving some 
form of co-generation systems. New approaches are being 
investigated including initiatives by the Berkeley, California 
FIRST initiative12 and the Cambridge, Massachusetts 
Energy Alliance13. Both of these, to some degree, attempt 
to implement a formal structure for public-and private sector 
cooperation. 
 

THE ROLE OF SNOHOMISH COUNTY 
 
Identify a potential demonstration area having significant 
retrofit potential and define the potential benefits of 
establishing a Local Energy Development District including 
its ability to gain additional Federal or State funding.  
 
Participate in the formation of a District or other suitable 
public-private partnership which involves one or more 
private sector entity. This relationship would be structured 
to facilitate access to public and private sector resources 
with the maximum feasible leverage of their capabilities.  
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Both federal and State 
policies are 
emphasizing the 
potential for job 
creation associated 
with the “Green 
economy.” 
 
Nurturing the vibrant 
“clean tech” 
entrepreneurial talent 
in the Puget Sound 
Region is essential to 
begin to realize this 
potential. 
 
The “clean tech 
accelerator” is a 
proven vehicle that 
can significantly 
improve the chances 
of success for its 
participant businesses. 
 
 
 
 
 
 
 
 
 
 
 
 
 

ECONOMIC DEVELOPMENT:  
A CLEAN TECH ACCELERATOR 

 
THE GOAL 

 
To contribute to economic development and job creation in 
Snohomish County and the wider Puget Sound region 
through the support an organization which fosters the 
emergence and growth of Clean Technology businesses. 
 

 
THE OPPORTUNITY 

 
A Clean Tech Accelerator is a membership organization 
that fosters the growth of clean tech businesses in a quality 
setting through its provision of a suite of commercialization 
support services, including access to capital and 
managerial expertise. 
 
The accelerator concentrates on emerging businesses that 
have developed a preliminary business plan which contains 
the identifications of customers for their services or 
products and it has gained some partial capitalization. The 
accelerator is a variation on the business incubator. It 
differs in that through the placement of its investor 
resources, it also becomes an owner in selected enterprises 
while providing continuing managerial and other support to 
help assure growth.  
 
Clean Tech embraces a variety of technologies, services 
and products that aim to improve operational efficiency in 
the use of resources (energy or water for example) while 
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The accelerator’s 
capability to create 
permanent local jobs is 
significant.  
 
The success of 
participating 
businesses is enhanced 
by providing essential 
guidance through 
mentoring, business 
planning, strategic 
consulting, 
management and 
marketing support and 
access to capital. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

lessening negative environmental impacts. Examples are 
web-based systems for controlling heating and ventilation 
systems, approaches for the reuse of storm water or 
techniques for biomass energy production. 
 
A 2009 Federal Economic Development Administration14 
study, found that the number of jobs created in business 
incubation is 3.6 per $10,000 invested from either public or 
private sources. Additionally, a 1997 National Business 
Incubation Association15 report concluded that 
approximately 84% percent of business incubator 
“graduate” firms ultimately locate within twenty miles of the 
incubator facility. The success rate of businesses that have 
participated in an incubator is estimated at 70% over three 
years. 
  
The Pacific Northwest has long been recognized as a fertile 
environment for entrepreneurial talent, notably in software 
and bio-medical research and more recently in clean 
technology. It is estimated there are conservatively over 
500 entrepreneurs in the Puget Sound Region16 who 
identify themselves as clean technology business 
innovators.  
 
An accelerator provides its services in three modes: to 
those that are tenants within a facility, through periodic on-
site consultations for businesses in other locations and 
remotely via computer links. Accelerator services include, 
for example: 
 

¥ Mentoring - providing access to professionals with 
well established executive, management, marketing 
or other business experience;  

 
¥ Business Planning - establishing in establishing a 

realistic assessment of product or service potential 
market success, possible barriers and financial 
needs and management structure; 
 

¥ Strategic Consulting - creating intermediate plans 
which identify goals, financial and other objectives 
that guide near term operational decisions; 
 

¥ Management Support - assistance in hiring, 
accounting, tax planning and commercialization  
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A Clean Tech 
accelerator is being 
planned for Everett in 
cooperation with other 
similar organizations 
in the State and their 
advocacy group. 
 
The County should 
support the planned 
Everett accelerator by 
promoting its 
activities, endorsing 
grant applications and 
encouraging the 
participation of local 
business talent. 
 
 
 
 
 
 
 
 
 
 
 
 
 

¥ Marketing - advocacy within the Puget Sound and 
national markets for emerging businesses and the, 
identification of competitive position and branding; 
 

¥ Capital Access - establishment of and access to an 
investment pool that can provide both initial funding 
as well as on-going support (including conventional 
financing). 

 
There is a long history of business incubation throughout 
the State, with established incubators at various locations, 
including Tacoma17 and Spokane18. Renewed interest has 
helped to create expanded statewide advocacy through the 
Washington Clean Tech Alliance and the Washington 
Association of Small Business Incubation. Steps are 
underway, including the identification and design of a 
facility, to establish a clean Tech accelerator to be located 
in Everett as part of a Puget Sound region incubator-
accelerator network.   
 

THE ROLE OF SNOHOMISH COUNTY 
 

Provide support in the creation of a clean tech accelerator 
to be located in Everett. This support could take the form of 
recognizing and promoting its activities and member 
enterprises, potential participation in its governance, 
assistance in identifying and applying for federal and State 
funding and advocacy to the Snohomish County PUD and 
Puget Sound Energy and other private and non-
governmental bodies for support of the accelerator. 
 

EXTENDING THE FRAMEWORK 
BY ENERGY TECHNICAL ASSISTANCE 

 
In response to the requirements of growth management, the 
need of municipalities to enlarge their tax bases and other 
factors, the majority of urban areas within the County to be 
annexed to its cities. As a consequence, Snohomish County 
will need to expand its role in providing services that are of 
value to those cities and their constituents.  
 
It is unreasonable to assume that staff from each of the 
County’s cities will have the time, interest and expertise to 
add competence in energy efficiency to the responsibilities 
and tasks that they typically are required to perform.  
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Every Snohomish 
County community is 
faced with similar 
barriers to and 
opportunities for 
realizing greater 
energy efficiency. 
 
Particularly as these 
relate to private 
businesses, building 
owners and real estate 
developers.  
 
Without 
knowledgeable 
assistance, together 
with its effective   
application, the ability 
to address these 
barriers is difficult if 
not impossible. 
 
 
 
 
 
 
 
 
 
 
 

 
Energy technical assistance provided by the County can 
consist of multiple functions, including: (1) provision of 
energy expertise; (2) the enabling of coordinated and 
consistent energy impact review for new projects and major 
renovations enabling the effective exchange of information; 
(3) design of model incentives which can then be made 
available for widespread and uniform application by the 
County’s cities; and (4) the brokering of relevant and 
credible energy information. 
 
In addition to its primary functions, effective and valued 
Energy Technical Assistance to County cities should:  
 

¥ Increase in city staff and their management an 
awareness and appreciation of the relationship for 
the beneficial impact of the assistance on their 
ongoing responsibilities; 

 
¥ Serve, over time, to evolve municipal capabilities “in-

house” to replace or complement energy technical 
assistance; 

 
¥ Establish consistency in how achievements in project 

energy efficiency are encouraged, reviewed and 
recognized within and between multiple jurisdictions. 
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The County is in a 
position to embrace 
energy technical 
assistance that can 
provide real value to 
its cities and non-
governmental 
organizations. 
 
Energy knowledgeable 
individuals can be 
made available to the 
County’s cities 
through  “Energy 
Technical Assistance” 
 
……through an 
Energy Advisor 
Program” 
 
These individuals and 
the organizations to 
which they belong, 
have strong self-
interest to participate 
in such a program. 
 
They provide the 
essential resource to 
help to define 
workable policies and 
actions, and perform 
building inspections 
that verify the 
installation of energy 
efficient measures. 
 
 
 

Energy Advisors: Energy Technical Assistance 
 

The core function of energy technical assistance is to make 
available to County municipalities individuals and 
organizations who have experience and knowledge of the 
relationships between energy efficiency, land development, 
building construction and systems. The implementation of 
an Energy Advisor resource has been described earlier in 
this report. Such advisors would complement and 
coordinate with the community outreach initiatives already 
underway by the Snohomish County Public Utility District, 
Puget Sound Energy and the Washington State University 
Energy Extension Service. 
 
The number and range of those with long standing energy 
related expertise and those completing some form of 
certified training has dramatically increased. Among these 
are utility conservation and renewable energy program staff, 
architects and engineers, vendors, installers and 
maintainers of equipment and control systems including 
energy service companies and those students trained at our 
community colleges.   
 
Potential energy advisors are motivated either by their 
defined mission or the desire to gain early access to 
potential customers.  
 
The efficient use of energy advisors is, in large part, 
dependent upon an organizational structure to dispatch and 
oversee the provision of their services together with a clear 
definition of the scope and consistency in the information 
they are to deliver.  
 
Energy Technical Assistance serves, for example, to: 
 

¥ Clarify and define the direct and indirect 
consequences of specific energy policies under 
consideration for adopted by community leadership;  

 
¥ Apply information exchange tools, to enable energy 

enhancements to existing municipal development 
review procedures; and  

 
¥ Supplement existing municipal building inspection 

procedures with those addressing compliance with 
current Washington State Energy Code requirements 
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There are means, other 
than regulations, to 
encourage private 
sector adoption of site 
and building energy 
efficiency measures. 
 
Incentives, which can 
be applied without 
delaying permits or 
creating complications 
to existing submittals 
or over burdening 
County staff. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

or other standards of energy efficiency including 
those for LEED or Built Green. 

 
To further the adoption of energy efficiency measures, the 
County could prepare model incentives (see below). The 
energy advisors would need to assist in their application in 
order to for them to be effectively used. This assistance 
would include conducting work sessions and presentations 
to city leadership, builders, developers and the citizenry, 
defining both incentive advantages and disadvantages.  
 

COUNTY ENERGY EFFICIENCY INCENTIVES 
 
Realistic expectations for private sector investment in or 
adoption of measures to achieve greater levels of energy 
efficiency encouraged by County incentives, must take into 
account factors that affect how the development community 
perceives risk. These factors include: 
 

¥ Certainty - that the requirements for obtaining site 
and building permits can be determined during .the 
earliest stages of project planning and that these 
requirements are consistent and not subject to 
indiscriminate application;  

 
¥ Simplicity - that additional submittal requirements 

are explicitly clear and can be fulfilled in a relatively 
straightforward manner; 

 
¥ Efficiency - that the process for obtaining site and 

building permits can be completed in a reasonable 
time, with rapid response to submittals, clearly stated 
review comments from knowledgeable agency staff 

 
¥ Project Cost - that project costs are not significantly 

increased as a result of County requirements 
particular as these affect costs prior the availability of 
construction funds 

 
¥ Competitive Advantage - the incorporation of 

energy efficiency measures in site, building design 
and construction provides a marketing advantage 
over competitive projects by reducing fill-up or sales 
time and achieving higher rental rates or sales prices 
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The most beneficial 
incentives would 
lessen the “up front” 
development costs 
required before 
construction financing 
is obtained… 
 
or would accelerate 
the time required to 
obtain site and 
building permits. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The granting of special privileges to a particular type of 
project must be derived from an explicitly defined priority 
established by County policy. The ordinance adopting the 
recommendations of the Green Ribbon Panel19 should 
serve as this enabling basis.  
 
The incentives that are presented do not only relate to 
reductions in energy use, but could readily be extended to 
address other environmental factors such as lessening 
storm water run-off or gray water reuse and recycling of 
construction materials.  
 
The energy enhanced procedures suggested for 
development review are the primary context within which 
County incentives could be applied. There are a relatively 
limited range of incentives that can be applied through 
modifications to zoning or the development fee structure, 
including those that: 
 

¥ Reduce, through priority processing, the amount of 
time to receive site, building and occupancy permit 
approvals; 

 
¥ Decrease the fees charged during project review and 

at the time when permits are received; 
 

¥ Decrease cost during construction for connection 
and area charges; 

 
¥ Provide marketing support and project recognition 

 
¥ Allow for density bonuses, reduced lot area 

requirements or increases in floor area ratios. 
 
These incentives, depending upon their timing and size, 
could help to lessen development risk by reducing the 
capital required prior to construction financing. They could 
decrease the per-unit cost for land (by density bonuses for 
example), while permitting resources to be directed to 
energy efficiency investment.  
 
Showcasing successful energy efficient demonstration 
projects, provided this information is supplied broadly to the 
real estate leasing or sales community, could help to 
position projects more favorably in their market. 
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Priority processing for 
energy qualify projects 
should be considered 
inclusive of reviews 
conducted by the 
State, transit 
authorities and 
utilities.  
 
A similar approach has 
been used by Issaquah 
and is being planned 
for Seattle 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
Priority Processing - Approaches to energy enhancements 
in the development review procedures would provide 
information necessary to define qualifying projects. Priority 
possessing could place such projects to a “next in line” 
position for plan check. 
 
Plat and commercial projects require distribution and review 
by other governmental agencies such as the Washington 
State Departments of Transportation and Ecology, water 
and sewer districts, electric and natural gas utilities.  
 
The County has little or no control over how rapidly these 
reviews are completed. Without aggressive intervention with 
these “outside” agencies, the expediting of county reviews 
may have no actual effect on the total time for obtaining 
permits. Priority processing for projects that have 
demonstrated a particular level of energy use must be 
accompanied by either a County staff or third party 
“expeditor”.  
 
Fees - The fees charged by the County impact not just 
overall project costs but also the capital required by a 
developer during early phases of project design and 
entitlement which take place prior to securing construction 
financing. Potential reductions could be made in plan check, 
permit, inspection and traffic mitigation fees which reduce 
this financial burden. 
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Incentives that enable 
reductions in plan 
check, permit and 
inspection fees should 
be considered. 
 
As well as those that 
allow for “density 
bonuses” or reductions 
in lot sizes.  
 
This is already being 
considered by County 
staff as part of the 
creation of an Urban 
center zoning 
category. 
 
The energy advisor 
program can offer 
informed guidance to 
project proponents and 
County staff necessary 
for incentives to be 
appreciated and 
applied effectively. 
 
 
 
 
 
 
 
 
 
 
 
 

Connection Charges - The County does not have direct 
control over the fees charged by providers of energy, water 
or sewer that may cover “area-wide” or system charges, 
connection and meter fees. With regard to electricity, this 
may also include review and engineering fees. Taken 
together, for any substantial project, these costs are 
significant. The County should take action to coordinate 
policy with these utilities, particularly if savings in water use 
are also considered. 
 
Yield Increases - In some cases, increasing the number of 
units, or square feet of commercial space permitted to be 
constructed on a specific property, may provide additional 
financial benefit. Certain “soft” costs for professional fees 
could therefore be spread over more units. In the case of 
single-family plats, this may involve lessening lot area 
requirements resulting in more residential units. For larger 
projects, one approach could involve “density bonuses” or 
increases in floor area ratios20.  
 
Marketing Support – Projects incorporating energy 
efficiency measures could be formally recognized by the 
County. This should be coordinated with the Master 
Builders to publicize Built Green Snohomish County 
projects and the US Green Building Council for LEED 
Buildings. 
 
There are several approaches that can be followed to 
establish qualification standards and the process by which 
incentives are applied. The most basic approach is to set 
the qualification standards based on compliance with one of 
the existing programs certifying energy performance. 
Examples are LEED (Leadership in Energy and 
Environmental Design) administered by the US Green 
Building Council; or Built Green, administered by the Master 
Builders Association of King and Snohomish Counties. 
 
A second, more complex approach would be to assign 
“points” for specific types of energy efficiency measures. 
The value of the points would be based on expected 
relative contributions to reductions in energy use. In either 
approach, the magnitude or type of incentives earned can 
be related to the relative level of expected energy savings. 
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The County should 
allocate a portion of 
recently awarded 
Department of 
Commerce’s funds to 
implement elements of 
the recommended 
Energy Efficiency 
Framework. 
 
Specifically to  
1. establish the 
“Energy Advisor” 
program  
2. assist in the  
incorporation of 
the recommended 
energy enhancements 
to the County’s 
development review 
procedures 
3. identify geographic 
areas that could be 
suitable for 
demonstration projects 
for the application of 
energy zoning and 
local energy 
development districts 
4. evaluate the 
potential costs and 
benefits resulting from 
the recommended 
incentives 
  
 
 
 
 
 
 
 
 

 
RECOMMENDED PRIORITIES FOR  COUNTY ACTION 

 
This relatively slow period of development activity within the 
County is the ideal time for investment in the 
implementation of the Energy Efficiency Framework. The 
following are recommended  priority actions: 
 

1. Authorize the County to participate in the 
eCityGov.net multi-jurisdictional energy efficiency 
project information system project; 

 
2. Identify specific ways that the County can support 

the proposed Clean Tech accelerator being planned 
for Everett; 

 
3. As part of the County’s land use and transportation 

planning process, including the designation of Urban 
Center zoned properties, identify a specific sub-area 
to function as a demonstration for a local energy 
development district that employs energy use targets 
(energy zoning) as metrics; 

 
4. Participate, with other jurisdictions and the region’s 

utilities, to implement the Energy Advisor Program 
and define the most effective means to integrate their 
services within the existing procedures for project 
review; 

 
5. Further define and evaluate the potential impacts of 

the incentives discussed in this report upon revenue 
including the project criteria upon which qualification 
for incentives would be a based. 

 
As presently structured, much of the cost associated with 
the review of development projects is supported by permit 
and other fees. Reducing this source of income, until such 
time that the magnitude of new projects submitted for 
review increases, may be difficult. 
 
The County has received funds from the State of 
Washington Department of Commerce’s Federal Stimulus 
Program, targeted at energy efficiency and job creation. A 
small portion of these funds should be used to implement 
certain recommended actions. 
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Other recommended 
priority actions require 
minimal staff or 
financial 
commitments. 
 
The County should 
become one of the 
communities included 
within the 
eCityGov.net 
Alliance’s energy 
information system 
project. 
 
The County should 
support the planned 
Clean Tech 
Accelerator as a means 
for job creation and 
economic 
development as well 
as a significant mans 
to help realize adopted 
County sustainability 
policies. 

  
Demonstrated support of the framework would also pre- 
position the County to access the significant Federal funds 
that are available through a wide range of programs. 
 
The recent report of the Pacific Northwest Power Planning 
Council explicitly identified energy conservation and 
renewable sources for supply as the primary means for our 
region to meet its future electricity needs. This 
concentration upon energy efficiency has been made 
necessary by the exhaustion of hydro-electric resources, 
the historic basis for our low cost power.  
 
Within this regional context, energy efficiency must be 
viewed as another source for energy supply. Energy supply 
that can be provided at lower cost than other alternatives 
and whose magnitude will be determined by individual 
decisions made by the County’s leadership, citizens, 
workers and businesses. 
 
Each of the elements of the framework has the significant 
potential to leverage initial investment, not just for the 
benefit of the County but also for its cities. When combined, 
they can create the focused opportunity to implement 
public-private partnerships to achieve common goals for 
sustained and vibrant Snohomish County economic growth. 
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1 Green Ribbon Climate Task Force report, available online: 
http://www.co.snohomish.wa.us/documents/County_Services/Climate_Energy/gr
nribtaskforcereport109web.pdf 
2 County Council Motion No. 09-182, Establishing an Energy Efficient 
Development Advisory Work Group. Passed 27th day of April, 2009. 
3 eCityGov.net – an online extension of several permitting, employment and other 
government services representing a cross-jurisdictional system. Information at 
www.ectiygov.net. 
4 mybuidingpermit.gov is a member service of eCityGov.net for contractors and 
developers. The permitting process is streamlined such that for any of the 
participating jurisdictions, the same permit forms and processes apply. 
5 Energy Intent Statement: A prepared checklist of energy efficiency measures 
for specific typical building types that could be considered in the earliest stages 
of planning and permitting. Measures could include building envelope, HVAC 
systems, lighting, appliances or controls. 
Energy Impact Statement: Description of energy efficiency measures to be 
implemented within a specific project, taken from the Intent Statement. 
6 Information on WSU’s programs: http://www.energy.wsu.edu/  
7 Edmonds Community College: http://www.edcc.edu/ 
8 For more complete information about the functioning and economics of green 
leases, visit the California Sustainability Alliance: 
http://www.sustainca.org/green_leases_toolkit 
9 Building Owners and Managers Association – boma.org 
10 Common Area Maintenance Charges (CAM): Monthly or annual expenses that 
are not billed to directly to tenants but are instead allocated according to tenant 
area for such items as street sweeping, janitorial and property taxes. 
11 Some of the best examples of North American district energy systems are in 
Canada. See the Canadian District Energy Association: http://www.cdea.ca/ 
12 Berkeley FIRST Solar Financing Program, part of the City of Berkeley: 
http://www.ci.berkeley.ca.us/ContentDisplay.aspx?id=26580 
13 Cambridge Energy Alliance: http://cambridgeenergyalliance.org/ 
14 Report .pdf online at: 
http://www.eda.gov/PDF/EDAConsImpactStudyVolume1FINAL.pdf 
15 NBIA.org, Business Incubation FAQ: 
http://www.nbia.org/resource_library/faq/index.php 
16 Based on conversations with current clean tech entrepreneurs and advocacy 
sites, like the Washington Clean Technology Alliance. 
17 William M. Factory Small Business Incubator: http://www.williamfactory.com/ 
18 SIRTI, formerly the Spokane Intercollegiate Research & Technology Institute: 
http://www.sirti.org/Home/AboutSirti/History/tabid/104/Default.aspx 
19 Snohomish County Council Motion 09-182 (see note 2 above) 
20 Density Bonuses: Allowing residential units and/or commercial square feet in 
an amount over that allowed by existing zoning. 


