BRUCE ROSS ASSOCIATES INC.

ENERGY & GREEN BUILDING

REAL ESTATE WEEKLY

WEDNESDAY, FEBRUARY 23, 2011 €1

Monitoring-based commissioning enhances sustainability

By TiIMOTHY ANGERAME,
Director, UTiLiVisor

The application of LEED
certification in property de-
velopment has taken off dra-
matically in recent years,
driven by the desire to create
a differential advantage in a
competitive real estate mar-
ket and the need to keep oper-
ating expenses in check.

LEED certified buildings
often are said to have the
ability to save water and use
less electricity while improv-
ing occupant comfort and
well-being through improved
indoor air quality.

This may well be true,
though it has been difficult
to verify. More worrisome is
the fact that no stipulations
are in place to ensure that a
LEED certified building op-
erates in an energy-efficient
manner once it is occupied.
In other words, once granted,

LEED certifica-
tion requires little
documentation of
post-occupancy
results to remain
valid.

Yet it is com-
mon knowledge
that buildings
rarely perform as
intended. That’s
why monitoring-
based commissioning (MBCx)
is beginning to emerge as an
important new- approach to
keep buildings operating at
maximum energy-efficiency.

Complementing other en-
ergy savings strategies, it
refers to the “soft” process of
verifying performance and
design intent and correcting
deficiencies through a contin-
uous web-based monitoring
program. MBCx incorporates
three components: permanent
energy information systems

and diagnostic tools
at the whole-build-
ing and sub-system
level; retro-commis-
sioning based on the
data this generates;
and on-going com-
missioning that en-
sures efficient build-
ing operations and
measurement-based
savings accounting.
Traditional commissioning
is a process designed to en-
sure that all building systems
perform interactively accord-
ing to the design intent and the
owner’s operational needs.
It involves the participa-
tion of an owner’s representa-
tive, architect and engineer of
record as well as independent
third-party commissioning
specialist.
- The commissioning spe-
cialist works with the entire
project team to verify that

design, construction and start-
up of all equipment results
in a facility that is achieving
the owner'’s stated project
requirements upon initial oc-
cupancy.

Here's where monitoring
based commissioning takes
over. Even LEED gold build-
ings will experience equip-
ment variables that result in
diminished energy efficiency.
The reasons why buildings
typically do not perform as
planned might include poor
control of chilled water dis-
tribution to air handlers, un-
necessary chiller operation, or
poor VAV zone control

Requiring minimal capital
investment, a comprehensive
MBCx program can bring
about substantial and con-
sistent energy savings. For
example, utiliVisor provides
a web-based, networked so-
lution, built on open stan-

dards, that works in real time
and defined timeframe incre-
ments to collect and format
data, monitor operations and
equipment errors, and deliver
oversight via web-based alerts
and alarms.

Based on the data it pro-
vides, engineers are able to
track performance and remedy
any malfunctions that would
otherwise create operational
inefficiencies. The ability to
optimize the complete energy
system results in lower energy
Costs.

Already there is plenty
of anecdotal evidence out
there showing the value of
monitoring-based commis-
sioning in identifying savings
opportunities that would not
otherwise have been found.

tory stated: “on a portfolio
basis we find MBCx to be a
highly cost-effective means
of obtaining significant port-
folio/program-level energy
savings across a variety of
building types. MBCx helped
identify a very wide range of
deficiencies.

Anecdotal evidence shows
the value of monitoring in
identifying savings opportu-
nities that would not other-
wise have been identified.”

For building owners and
managers who have made a
significant investment in sus-
tainable practices and LEED
certification, MBCx offers
a viable way to protect that
investment over the life cycle
of a building.

It is an important risk-

A recent study prepared
for the California Energy
Commission by Lawrence
Berkeley National Labora-

t strategy lead-
ing to verifiable and durable
energy demand reductions for
any property.




