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SECTION 1: SCOPE

This plan provides guidelines for maintaining the performance of the building exterior and hardscape at the project name located at Location Address. This plan covers the entire building exterior and hardscape at the project site. 


SECTION 2: GOALS

· To minimize the impact of site management practices on the local ecosystem 
· To reduce the exposure of building occupants and maintenance personnel to potentially hazardous chemical, biological, and particle contaminants. 

The Plan addresses environmental best practices for: 
· Maintenance equipment
· Snow and ice removal
· Cleaning of building exterior
· Paints and sealants used on the building exterior
· Cleaning of sidewalks, pavement and other hardscapes.


SECTION 3: RESPONSIBLE PARTIES 

The Property Manager, name, and Chief Engineer, name, along with support from the vendors listed below, are responsible for developing and managing the implementation of the Building Exterior and Hardscape Management Plan. Contractors involved with various elements of the Plan shall carry out their tasks according to their contracts and report all relevant activities to the aforementioned parties. On occasion, several contractors may be engaged simultaneously in various elements of the plan at the building and grounds. To ensure an effective and coordinated effort, the building staff responsible for overseeing the Plan shall review all proposed activities before implementation.

Building exterior and hardscape management strategies for the entire property shall include actions performed by the following contractors:

	Function
	Company Name
	Primary Contact
	Phone

	Window Washing
	Company name
	Name
	Number

	Hardscape Power Washing



Snow Removal
	Company Name

Company Name

Company Name

	Name

Name

Name
	Number

Numbe

Number




SECTION 4: QUALITY CONTROL PROCESS

The responsible parties shall periodically evaluate the success of the Plan. This evaluation may include producing and providing a report on an annual basis to senior management. Whenever possible, the annual report shall include an evaluation of the performance, safety, cost and environmental and public health benefits achieved as a result of its implementation. 

Prior to implementation, service providers involved in the building exterior and hardscape management program shall submit all proposed activities to the responsible parties listed in Section 3, either through detailed contractual language or addenda that establish protocols and products that will be used onsite. Contract language shall reflect the service providers’ duties as they relate to this Plan. Environmental best practices described below are incorporated into vendor contracts and SOP language as appropriate. Upon reviewing proposed activities, the responsible parties shall determine if the activities meet the criteria of the Plan and shall approve or deny action. 

The responsible parties listed in Section 3, shall regularly communicate with all service providers, and conduct regular site inspections and evaluations to ensure that the Plan is in place and functioning as intended. In addition to ongoing quality control measures, the responsible parties will review all practices and products prior to contract renewal (typically annually) to identify opportunities for improvement and expansion of environmentally friendly practices. 


SECTION 5: MAINTENANCE EQUIPMENT 

Generally, manual methods of grounds management, electric equipment, or equipment with noise and emission controls shall be used in lieu of fossil-fuel-powered machinery, whenever possible, to reduce soil compaction, and noise and air pollution produced by gas-powered equipment. 

PERFORMANCE METRICS & GOALS
The goal for environmentally preferred practices for maintenance equipment is as follows. When less than complete adoption occurs, the performance metric indicated will be used to gauge performance against the implementation target. 


	Maintenance Equipment

	Goal 
	Performance Metric

	
	60% implementation
	Run-Time Hours of equipment used





PRACTICES TO OPTIMIZE SITE MAINTENANCE EQUIPMENT

· When power equipment must be used, electric equipment (battery or corded) and propane equipment instead of conventional gas-powered equipment, shall be used wherever practical. This measure will reduce the emissions produced by conventional equipment.
· Mulching mowers are preferred and shall be used on turf areas and shall return clippings back into the lawn to recycle nutrients whenever possible. 
· Turf areas shall be hand-weeded.
· During the annual site cleanup in the spring, maintenance personnel shall manually prune winter-killed plants. Manual landscape maintenance reduces the need for powered machinery and the demand for fossil fuels.
· Weekly, the shrub and tree beds shall be hand-weeded. 
· Shrubs and ornamental trees shall be manually pruned. 
· All mowers shall receive new blades annually, and belts, bearings, and bushings shall be inspected on a yearly basis and changed as needed. Regular maintenance enhances the efficiency of equipment, thereby conserving energy and fuel and minimizing entire equipment replacements.



SECTION 6: SNOW REMOVAL

Some chemicals used for snow and ice removal, such as calcium chloride and sodium chloride, can be toxic to vegetation and local aquatic ecosystems. PROJECT NAME shall implement snow and ice removal practices that minimize the amount of chemicals used and prevent ecological damage.

PERFORMANCE METRICS
The goal for environmentally preferred practices for deicer chemicals is as follows. When less than complete adoption occurs, the performance metric indicated will be used to gauge performance against the implementation target. 


	Deicer Chemicals

	Goal
	Performance Metric

	
	100% implementation
	Cost of deicing chemicals used




PRACTICES TO OPTIMIZE SNOW REMOVAL

· Deicing chemicals shall be used on parking lots and roadways only as necessary. To protect vegetation and receiving waterways, the minimum amount of deicer that is effective shall be used. Application rates shall be tailored to match actual conditions based on pavement temperature, precipitation, and beginning concentrations of the deicer.
· Environmentally preferred deicing products shall be used for routine applications. Pre-approved products include those primarily comprised of:
· potassium acetate
· potassium chloride
· magnesium chloride.
· Deicing agents other than those listed above shall be submitted for review and approval by the Chief Engineer prior to use.
· Sodium chloride and calcium chloride deicing products shall not be used unless The Chief Engineer grants written permission prior to application. 
· Sidewalks and parking lots shall always be plowed prior to the application of deicing agents—to limit the amount of chemicals needed and reduce the potential for harmful runoff.
· When possible, anti-icing measures (preemptively applying deicer before a storm) shall be performed, thereby significantly reducing the overall need for deicing chemicals. 


SECTION 7: HARDSCAPE MAINTENANCE

Hardscape maintenance shall be performed in a manner that minimizes the environmental impact of cleaning chemicals.

PERFORMANCE METRICS
The goal for environmentally preferred practices for hardscape maintenance is as follows. When less than complete adoption occurs, the performance metric indicated will be used to gauge performance against the implementation target. 


	Hardscape Maintenance Cleaning Chemicals

	Goal
	Performance Metric

	
	100% implementation
	Cost of hardscape cleaning chemicals used




PRACTICES TO OPTIMIZE HARDSCAPE MAINTENACE

· Chemical use for hardscape maintenance shall be minimal and, when necessary, should be based on products or practices that conserve water and utilize biodegradable, low-impact cleaning products. Environmentally safe cleaners prevent harmful chemical runoff and water pollution.
· When applicable, the minimum amount of cleaning product that is effective shall be used on the hardscape and shall meet the requirements of IEQc3.4–3.6: Green Cleaning, Sustainable Cleaning Products and Materials.


SECTION 8: BUILDING EXTERIOR CLEANING

Exterior building cleaning and maintenance activities shall be performed to minimize the environmental impact of chemical pollutants. Toxic exterior maintenance products shall be eliminated and replaced with eco-friendly cleaners.

PERFORMANCE METRICS
The goal for environmentally preferred practices for building exterior cleaning is as follows. When less than complete adoption occurs, the performance metric indicated will be used to gauge performance against the implementation target. 

	Building Exterior Cleaning Chemicals

	Goal 
	Performance Metric

	
	100% implementation
	Cost of exterior cleaning chemicals used




PRACTICES TO OPTIMIZE BUILDING EXTERIOR CLEANING

· Suppliers shall provide Material Safety Data Sheets (MSDS) and Technical Bulletins for all exterior maintenance products. In case of emergency, each MSDS shall be easily accessible for reference.
· Prior to use onsite, all products shall be submitted to PROJECT NAME for review and approval. 
· Window washing shall be performed with a Green Seal–certified glass and window cleaning product or an Environmental Choice Ecologo–certified dishwashing liquid soap. Other cleaning products used onsite shall qualify as “low environmental impact” products and shall comply with applicable Green Seal or Environmental Choice standards.
· Product types not covered by Green Seal or Environmental Choice shall comply with the California Code of Regulations maximum allowable VOC levels for the appropriate cleaning product category. This requirement will limit the opportunities for environmental exposure to harmful chemicals.
· Cleaning and maintenance personnel shall be properly trained in the use, maintenance, and disposal of exterior cleaning chemicals and equipment.
· Graffiti removal shall be performed with a Green Seal–certified product or product compliant with the California Code of Regulations maximum allowable VOC levels for graffiti removers. 


SECTION 9: PAINTS AND SEALANTS

All exterior paints and sealants shall be low-VOC, environmentally friendly products. 

PERFORMANCE METRICS
This Plan shall govern all components of exterior painting and sealing at the project building. The practices identified in this Plan shall be adopted according to the below:


	Paints and Sealants

	Goal
	Performance Metric

	
	100% implementation
	Cost of exterior paints and sealants used






PRACTICES TO OPTIMIZE THE USE OF ENVIRONMENTALLY PREFERRED PAINTS AND SEALANTS
· Paints and sealants must comply with the VOC content limits of South Coast Air Quality Management District (SCAQMD) Rule #1168 and GS-11, listed in the table below.
· PROJECT NAME shall incorporate VOC limits for paints and sealants in contractor bid documents to ensure that external entities working onsite follow the requirements.
· All sealants, including those used as filler, must meet or exceed the Bay Area Air Quality Management District Regulation 8, Rule 51, based on the application type. 
	Architectural Applications 
	VOC Limit 
[g/L less water]
	Specialty Applications 
	VOC Limit 
[g/L less water]

	Indoor carpet adhesives 
	  50 
	PVC welding 
	510 

	Carpet pad adhesives 
	  50 
	CPVC welding 
	490 

	Wood flooring Adhesives 
	100 
	ABS welding 
	325 

	Rubber floor adhesives 
	  60 
	Plastic cement welding 
	250 

	Subfloor adhesives 
	  50 
	Adhesive primer for plastic 
	550

	Ceramic tile adhesives 
	  65 
	Contact adhesive 
	  80 

	VCT and asphalt   adhesives 
	  50 
	Special purpose contact adhesive
	250 

	Drywall and panel adhesives
	  50
	Structural wood member adhesive
	140 

	Cove base adhesives 
	  50 
	Sheet applied rubber lining operations 
	850 

	Multipurpose construction adhesives
	  70 
	Top and trim adhesive 
	250 

	Structural glazing adhesives
	100 
	
	

	

	Substrate Specific Applications
	VOC Limit 
[g/L less water]
	Sealants 
	VOC Limit 
[g/L less water]

	Metal-to-metal 
	30 
	Architectural 
	250 

	Plastic foams 
	50 
	Non-membrane roof 
	300 

	Porous materials (except wood)
	50 
	Roadway 
	250 

	Wood 
	30 
	Single-ply roof membrane 
	450 

	Fiberglass 
	80 
	Other 
	420 

	

	Sealant Primers
	VOC Limit [g/L less water]

	Architectural non-porous
	250 

	Architectural porous
	775 

	Other
	750 



	

	Paints
	VOC Limit [g/L]



	Exterior nonflat
	200

	Exterior flat
	100





SECTION 10: ENVIRONMENTAL BENEFITS OF IMPLEMENTED BEST PRACTICES


	Topics
	Best Management Practices
	Environmental Benefit Compared to Standard Practice

	
MAINTENANCE EQUIPMENT
	When power machinery must be used, the contractor shall use electric equipment (battery or corded) or propane equipment wherever practical instead of conventional gas powered equipment. 
	This measure reduces the fossil fuel use and green house gas emissions produced by conventional equipment. 



	
	Mulching mowers shall be used whenever practical on turf areas and shall return clippings back into the lawn and turf areas shall be hand weeded for crabgrass, dandelion and plantain broadleaf weeds.
	Using mowers that return clippings into the lawn returns nutrients to the soil, minimizing the need for fertilizer. Hand-weeding reduces the use of herbicides and power equipment that emit harmful chemicals into the air and water.

	
	During the annual site cleanup in the spring, maintenance personnel shall manually prune winter killed plants. 
	Manual landscape maintenance reduces the need for pesticides, powered machinery and the demand for fossil fuels.

	
	Weekly, the shrub and tree beds shall be hand-weeded.  
	Manual landscape maintenance reduces the need for herbicides, powered machinery and the demand for fossil fuels.

	
	Shrubs and ornamental trees shall be manually pruned. 
	Manual landscape maintenance reduces the need for herbicides, powered machinery and the demand for fossil fuels.

	
	All mowers shall receive new blades annually and belts, bearings and bushings shall be inspected on a yearly basis and changed as needed. 
	Regular maintenance enhances the efficiency of equipment, thereby conserving energy and fuel and minimizing the need for entire equipment replacements.

	SNOW REMOVAL
	Environmentally preferred deicing products shall be used for routine applications. Pre-approved products include those primarily comprised of:
· potassium acetate
· potassium chloride
· magnesium chloride 

Deicing agents other than those listed above shall be submitted for review and approval by the Chief Engineer prior to use.

Sodium chloride and calcium chloride deicing products SHALL NOT be used unless the Chief Engineer grants written permission prior to application. Permission to use sodium chloride and/or calcium chloride would only be granted by PROJECT NAME personnel in the event of an emergency. An emergency situation for the purposes of applying sodium chloride and/or calcium chloride, would be defined as a prolonged period of extreme weather events (i.e. combination of snow and ice causing extreme cycles of thawing and freezing), sustained temperatures below -25F°, and/or a situation where environmentally preferred deicing products have been ineffective and have created a surface where injury to building occupants on the surface in question is eminent.
	Standard chemicals used for snow and ice removal, such as calcium chloride and sodium chloride, are toxic to vegetation and local aquatic ecosystems. Minimizing that application of deicers and using environmentally preferred products prevents ecological damage to plants and receiving water bodies.


	
	Deicing chemicals shall be used on parking lots and roadways only as necessary. Application rates shall be tailored to match actual conditions based on pavement temperature, precipitation, and beginning concentrations of the deicer.
	Applying the minimum amount of deicer that is effective protects vegetation and receiving waterways.

	
	Sidewalks and parking lots shall always be plowed prior to the application of deicing agents. 
	This practice limits the amount of chemicals needed and reduces the potential for harmful runoff. 

	
	When possible, the contractor shall perform anti-icing measures – preemptively applying deicer before a storm
	This practice significantly reducing the overall need for deicing chemicals, minimizing the risk of harmful chemical runoff into ground water and local waterways.

	HARDSCAPE MAINTENANCE
	Chemicals are rarely used on site and when necessary, the vendor shall conserve water and utilize biodegradable and low-impact cleaning products whenever possible. 
	Environmentally-safe cleaners prevent harmful chemical runoff and water pollution. Water conserving equipment reduces the strain on finite water supplies.

	
	When applicable, the minimum amount of cleaning products that is effective shall be used on the hardscape and shall meet the requirements of Indoor Environmental Quality Credit 3.3: Green Cleaning, Sustainable Cleaning Products and materials.
	Limiting the amount of chemicals used on site protects vegetation and receiving waterways. Additionally, environmentally-safe cleaners prevent harmful chemical runoff and water pollution.

	
BUILDING EXTERIOR CLEANING
	Prior to use on the site, all products shall be submitted to the Chief Engineer for review and approval. 

The window-washing vendor shall use Green Seal certified products only. Other cleaning products used on site shall qualify as low environmental impact products and shall comply with applicable Green Seal or Environmental Choice standards.

Product types not covered by Green Seal or Environmental Choice shall comply with the California Code of Regulations maximum allowable VOC levels for the appropriate cleaning product category. 
	These requirements will limit the opportunities for environmental exposure to harmful chemicals.


	
	Cleaning and maintenance personnel shall be properly trained in the use, maintenance and disposal of exterior cleaning chemicals and equipment.
	This measure ensures that In case of emergency, the MSDSs will be easily accessible for reference. This reduces the risk of harmful exposure to chemicals.

	
PAINTS AND SEALANTS
	Only low-VOC paints and sealants shall be applied to the building exterior. Paints and sealants must comply with the VOC content limits of South Coast Air Quality Management District (SCAQMD) Rule #1168. 
	This measure will limit the opportunities for environmental exposure to harmful chemicals. VOCs contribute to the formation smog as well as directly affecting the respiratory health of people. Selecting low-VOC products reduces or eliminates air pollutants.




