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Introduction to the Life Cycle Cost Tool 
Life Cycle Cost Analysis (LCCA) is a complex but important analytical technique capable of comparing the 
present value of upfront capital cost to future operational costs. LCCA helps decision makers determine 
which project designs are likely to deliver the lowest total Life Cycle Cost (LCC).  

The Office of Financial Management (OFM) capital project Pre-Design Manual, RCW 39.35, EO 12-06 and 
EO 13-03 strongly encourage LCCA analysis and require that a LCCA examining a baseline and three 
alternative scenarios is completed for State building projects over $5,000,000 or 5,000 sq.ft.   

While Washington State has required LCCA for public projects, in particular public schools, the 
methodology and standards have not been well defined. Without a standard methodology and set of 
assumptions LCCA completed by different parties generally yield incomparable results and there exists 
significant opportunity for gaming. To improve the application of LCCA, The Department of Commerce 
revisited the standardized approach to LCCA developed for federal building projects and laid out in NIST 
Handbook-135. 

In August 2013 EO 13-03 directed OFM, who has the authority to standardize LCCA assumption and 
methodology within the capital budget, to develop a tool to assist with Washington State LCCA. OFM 
collaborated with The Department of Commerce, Department of Enterprise Services and other stake 
holders to develop a set of Washington State standards for LCCA which generally follows NIST 
Handbook-135 and its associated annual publication of Energy Price Indices and Discount Factors.  

The two primary differences from the NIST standards are: 

1. A Longer Study Life to better align with EO 12-06 and EO 13-03 which states LCCA should 
consider the life of the building. 

2. The use of a Washington specific Real Discount Rate which is routinely estimated by the 
Washington State Treasurer. The discount rate for state projects was defined by RCW 39.35.03-
(9) as “the current rate for borrowing public funds” 
 

Standardization and correct application of LCCA methodology are critical to achieving comparable 
results but LCCA can be very difficult and time consuming for those unfamiliar with the NIST 
methodology. For this reason OFM contracted the Department of Commerce to develop an excel based 
Washington State Life Cycle Cost Tool (WA LCCT) which aims to simplify the process for users. 

The WA LCCT takes basic inputs like the installed cost and the useful life of a component and 
automatically applies the NIST methodology calculating how often it needs to be replaced, and what 
residual value remains at the end of the study life. Additionally, the WA LCCT standardizes the key LCCA 
assumptions including: Building Life, Discount Rate, and Fuel Escalation Rates to increase the 
comparability between results. The WA LCCT both simplifies the process for users, and produces an easy 
to read executive report allowing reviewers to quickly identify the modeled design with the lowest total 
Life Cycle Cost (LCC) or greatest Net Present Savings (NPS) compared to a baseline scenario. 
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While the OFM standardized key variables are required for final submission the WA LCCT is also a very 
flexible tool allowing the user to customize assumptions as well as produce completely custom year by 
year LCCA. Custom scenarios make the tool applicable to unexpected or unique scenarios, and make it a 
powerful tool for sensitivity analysis. While this functionality is important any customization performed 
by the user results in a prominent flag being presented on the Executive Report so the reviewer knows 
he or she may be no longer reviewing LCCA which conforms to consistent key variable and methodology 
assumptions. 

The most useful output from the WA LCCT is the Executive Report which summarizes which analyzed 
option is likely to deliver lowest total LCC and the greatest NPS compared to the baseline. In addition to 
the Executive Report, the WA LCCT allows produces detailed reports for each different scenario as well 
as side by side cash flow reports.  

To increase consistency in building component descriptions and encourage complete building LCCA the 
WA LCCT uses the most current version of Uniformat II Elemental Classification for Buildings as the basis 
for the building component list. 

The WA LCCT is an excel based workbook made up of a number of different input and report pages each 
located on separate worksheet tabs within the workbook. These separate worksheets can be access by 
clicking the labeled tabs located at the bottom of the excel work screen. 

The WA LCCT PRO is a large excel file that performs calculations on over a million individual cells. The 
Standard WA LCCT is a much smaller and faster file but has less lines for custom components and only 
examines 2 instead of three alternative scenarios. If the program is operating slower than you would like 
you can turn off Auto Calculations in Excel 2010 by: 

1. Clicking File Menu 
2. Selecting Options 
3. Clicking the Formulas Tab 
4. Selecting “Manual” under workbook calculations section 

Now entries will be very quick, but you will need to tap F9 any time you want the WA LCCT to calculate 
the results of your entries. Additionally you will need to tap F9 after using any of the special selection 
tools prior to re-filtering the page. Saving and Auto-Saving can still be time consuming. To increase the 
speed associated with auto-saving and filtering the WA LCCT is saved as a binary file .xlsb. Binary files 
are lighter and faster. However binary files will only work with Microsoft excel. If you are trying to use 
another database program you will need to obtain an .xlsx version of the WA LCCT. 

Definitions, Abbreviations & Color Labels 

Definitions 
Component – An existing or proposed building part. Examples: Furnace, Flooring, Toilet, Insulation, 
Windows, Daylighting Control, Foundation, etc. 
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Study Period – The scope of the study in years 

Building Life – The assumed remaining life for the building being analyzed 

Useful Life – The estimated life of a component before it needs replacement 

Residual Value – Dollar value assigned to a component which still has a Useful Life at the end of the 
Study Period. (Based on the NIST standard of straight-line depreciation) 

Present Value – The dollar value of a future Cashflow today. This is calculated by discounting constant 
future dollars, using the real discount rate. 

Baseline –  

For existing buildings, this is the current condition of the building, including current energy, 
operating, maintenance, and replacement costs.      

For new construction, this is a minimum cost building designed to meet the current building 
codes of the State of Washington.  

Alternative – A different building design which is compared to the baseline scenario. 

Abbreviations 
LCCA -Life Cycle Cost Analysis: A standardized methodology for cumulating construction, financing, and 
operational costs over a specified period of time while taking into consideration the time value of 
money. 

LCC – Life Cycle Cost: The present value of all construction, design, operational and replacement costs. 

NPS – Net Present Savings: The present value of the construction and operational savings created by 
choosing a specific alternative instead of the baseline scenario. 

WA LCCT – Washington State Life Cycle Cost Tool:  Excel based tool developed to streamline and 
standardized the LCCA process for Washington state building projects. 

OFM – Washington State Office of Financial Management 

COM – Washington State Department of Commerce 

DES – Washington State Department of Enterprise Services 

NIST – Refers to the National Institute of Standards and Technology Handbook 135 - Life-Cycle Costing 
Manual for the Federal Energy Management Program. This Handbook establishes the core methodology 
powering the WA LCCT.  

CCF – 100 Cubic Feet 

KWH – 1000 Watt Hours (Kilowatt Hour) 
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KBTU – 1000 British Thermal Units 

Color Labels 
 

General Info Page 
Upon opening the WA LCCT.xlsx file the first page you will see is the quick start guide. After reading 
through the quick start guide click on the General Info tab. The General Info Page is where you enter all 
the general information about the project, building, and user. It is important that all information cells on 
this page are completed so the reviewer has all the required project and contact information available 
to them during the review process. 

Key Variables 
LCCA results are sensitive to these key variables. In an effort to achieve more consistent and comparable 
results OFM, in coordination with the Washington State Treasurer, has established standard values for 
these key variables which are updated regularly. The version year displayed in the upper left hand 
corner of each page corresponds to the last OFM update of key assumptions.  

OFM standard values for Key Variables must be used when submitting a final version of your WA LCCT to 
the reviewing agency. OFM values will be used so long as the option button next to “OFM” is selected. 
The user option is for custom or sensitivity analysis described in more detail within the Custom Analysis 
section of these instructions. 

 

Timing Variables  
The user inputted timing variables are important for establishing the base year for constant dollar 
calculations and fuel escalation calculations as well as establishing when the building first goes into 
operation.  

                        

The Base Year - should be set to the year for which the LCCA study is being initiated. This is generally the 
current calendar year.  
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Note: The base year cannot be set to a value more than one year before the version year unless using a 
custom user defined fuel escalation table with an earlier starting year.  

Construction Years - should be set to Zero if the project is expected to be operational at the beginning 
of the following year.  If construction will take one complete year in addition to the time remaining in 
the base year this value should be set to one, and so on. Partial years of construction should not be 
counted. 

The WA LCCT is performing full not partial year LCCA for buildings. If the construction year is set to zero 
the Construction costs will be applied at the end of the base year. Operation in regard to consumption 
of useful life and operational costs will begin at the beginning of the following year. All year end totals 
will be discounted to present value. If a construction period is entered the capital costs will be applied to 
the end of the middle year of the construction period, rounded up for odd construction periods. 

The WA LCCT assumes that the building study will last the specified Building Life for all scenarios. 
Scenarios which have longer construction periods than others have a correspondingly longer study 
period. 

Financing Variables 
Generic financing assumptions can be applied to the construction costs associated with any of the 
scenarios being analyzed by checking and unchecking the boxes next to the scenario title. If the 
financing check box is marked the user adjustable financing options below it will be applied to the 
associated scenario. The financing calculations assume that two annual payments are made towards the 
loan every six months. Unlike the real discount rate the interest rate is entered on a nominal basis. Bank 
rates are normally posted on a nominal basis. 

𝑅𝑒𝑎𝑙 𝐼𝑛𝑡𝑒𝑟𝑒𝑠𝑡 % = �
1 + 𝑁𝑜𝑚𝑖𝑛𝑎𝑙 %

1 + 𝐺𝑒𝑛𝑒𝑟𝑎𝑙 𝐼𝑛𝑓𝑙𝑎𝑡𝑖𝑜𝑛
� − 1 

 

When analyzing design options financing options should always be set to equivalent values. Once a 
design scenario has been selected it can be analyzed under various financing scenarios to determine the 
final plan for acquisition. The WA LCCT applies financing to the first construction costs only and does not 
apply it to any component replacements. 

Define the Scope and Level of Detail 
When you begin the analysis, the first task is defining the project scope and level of detail for the 
analysis. When using the WA LCCT, the scope and level of detail are defined by creating a list of building 
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components to be analyzed. This section describes the WA LCCT features which assist with the creation 
of a user specified component list.  

The Primary Filter 
In the upper left hand corner of all scenario input and report pages is a small Primary Filter button.   

The Primary Filter is probably the most helpful tool for you to understand.  

The combination of the extensive Uniformat II Elemental list and the customizable “Other” categories 
combine to create over 1,600 lines available for building component entries within the WA LCCT PRO. 
This level of detail may be needed for some projects, but many other projects will only require one or 
two lines. The filter and some of the special selections tools will help you easily navigate and display just 
the rows you are interested in. 

Clicking on the Primary filter button will open a control box that allows you to turn on and off different 
levels of detail. For the WA LCCT to display and filter properly the level 1 box must always be checked. 
Turning off level 1 will hide all labels on the screen except the label for the Primary filter. Additional 
levels of detail can be added or subtracted with the other checkboxes in the control box followed by 
clicking OK. 

 

The best place to start is by defining the level of Uniformat II detail for your LCCA. The Uniformat II list 
has 4 levels of detail each more specific than the level of lower numerical value. These levels of detail 
can be turned on or off by selecting the corresponding checkboxes: 2, 3, & 4 in addition to Level 1.  
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When searching for a specific building component it is recommended that you move the parent 
category to the top of the screen using the scroll wheel on your mouse prior to turning on the next 
higher level of detail on.  

To add building elements not defined by Uniformat II you need to set the filter to include “other” 
rows.  In addition to the 4 levels of prescribed Uniformat II component descriptions the WA LCCT also 
has two levels of “other” building component categories which can be customized by the user. By 
selecting Other 1 the WA LCCT will add one “other” line at the bottom of every Uniformat II level 3 
parent category. Selecting Other 2 will add a 2nd “other” line. If more customizable fields are needed 
than two, the WA LCCT PRO version can be obtained from OFM. The WA LCCT PRO file allows 9 custom 
fields for every level 3 Uniformat II category. 

The description field for these “other” components can be re-titled on the baseline input page to allow 
analysis of any components not included in the Uniformat II list. It is requested that the prescribed 
Uniformat II titles are used whenever possible for increased comparability. However, a completely 
customizable list of components can easily be created by turning on Level 1 and Other 1 

Show all rows: The Select All box at the top of the filter control box can be clicked once to select all 
levels of detail, or clicked again to remove all levels of detail. This can be useful for viewing all 
component rows, or for returning the filter to viewing only level 1. When only level 1 is turned on the 
WA LCCT will display the labels at the top of the screen, Uniformat II Level 1 categories, and any 
specially selected rows. There are two ways to specially select a specific building component row for 
display even when only Level 1 detail is selected by the Primary Filter.  

Special Selection Methods 
To lock the display of any row, put an X in the “SHOW” box.  Any line within the Uniformat II list can be 
manually added to level 1+ filtered lists by adding an X or any other character in “SHOW” box located on 
the far left side of the component line.  

 

After an X has been added the page must be re-filtered by clicking on the primary filter control box, 
selecting a minimum of Level 1 detail, and clicking OK.  
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Manually including specific components can be a very useful tool for Project Managers or other users 
that want to build a customized list of components to be considered during the LCCA. Deleting the 
character from the “SHOW” Box will remove the manual special selection. This feature is available on all 
input and report pages but primarily used on the Baseline Input page and transferred to other pages 
using the automatic special selection methods described below. 

Baseline Input and Report Page Options 
When you first open the Baseline Input page in the non Pro version of the WA LCCT the page will be set 
up to display two comment boxes. Reading through these comments and following the filter instruction 
will display additional comment boxes. Reading each of these comment boxes is a good way to get 
introduced to the different elements of the Input Pages.  

The Comment boxes can be turned On and Off by clicking on the Review tab at the top of the excel page 
and clicking on “Show All Comments” option. Once the Comments are turned off and the filter has been 
set to a minimum of level 1 the page will display normally. The comments can still be read one at a time 
by rolling the cursor over the red arrows in the tagged cells. 

Display Active Rows Only:  After you have entered the required data for different building components, 
you may now filter by active rows only.  At the top and center of the Baseline Input Page there is a 
checkbox titled “Show All Entered Units”.  

 

By selecting this checkbox and re-filtering, the page will now display any components which have one or 
more number of units assigned to it. This special selection can be completed with following these steps: 

Step 1. Check the box “Show All Entered Units” 

Step 2. If you have turned OFF Automatic Calculations to increase input speed you must now tap 
F9 to update all calculations within the workbook. 

Step 3. Select the filter button 

Step 4. Select only level 1 from the hierarchy  
(unless rows from other detail levels are desired to be displayed) 

Step 5. OK. 
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Alternative Input Page Options 
At the top and center of each alternate analysis worksheet there are three special selection options. 
The use of any of these options requires a re-filter, as described above, prior to affecting the display. 
Special Selection Tools are generally used while the filter is set to display only level 1 detail. 

 

Manual Special Selection Only: This option makes the filter display only the selected levels of detail and 
any rows that have been manually selected using the “SHOW” box 

Show Baseline Fields and Entered Units: This option displays all rows which have been manually 
selected on either the Baseline Input Page or the Alternative Input Page as well as any rows which have 
been assigned 1 Unit, or more on the Alternative Input Page. Components which have been assigned 1 
unit or more on the Baseline Input Page will also be displayed if the “Show All Entered Units” box is 
checked on the Baseline Input Page. This is the recommended selection option for most users.  

Show Differences Between Alternative and Baseline:  This selection option combined with only a level 1 
filter sets the display to only include alternative input rows which contain different values than the 
corresponding row on the Baseline Input Page. This option will not include any manually selected rows 
unless the values inputted on that row are different from the baseline.  

Report Page Options 
Alternate Report Filters: At the top and center of each Alternative Report page there are also three 
option buttons. The top and bottom options have the same title and functionality as the Alternative 
Input Page. The 2nd option “Show Values and Parent Categories” makes the page display all components 
that have an entered number of units greater than one as well as any of its associated the parent 
categories. A component entered at level 3 will also display the level 2 and level 1 parent categories 
when this option is selected. Because categories are totaled on the report page this option should 
generally be selected to produce a read-able and print-able report. 

 

For normal use it is advised that the “Show All Entered Units” checkbox is selected on the Baseline 
pages, “Show Baseline Fields and Entered Units” option is selected on all the alternative input pages, and 
“Show Values and Parent Categories” option is selected on all report pages. This will transfer the 
manually selected custom report built on the baseline input page to all input pages and produce read-
able report pages. You will however need to re-filter each Input Page after building the custom 
component list on the Baseline Page. You will also need to re-filter each Report Page after entering all 
the data on the Input Pages. 
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Baseline and Alternative Input Pages 

Baseline Input Page 
The most important part of any LCCA is the baseline scenario. This is the base-case to which all 
alternative designs will be compared to. When analyzing the construction of a new building the baseline 
scenario should represent the lowest capital cost building that can be constructed to meet all the 
current Washington State code requirements. 

If immediate replacement of an existing but no longer functioning component is being analyzed the 
base-case should represent the lowest capital cost replacement option that meets the current code 
requirements. However, if the LCCA is considering replacing an existing component that has not yet 
reached the end of its useful-life the base-case should represent using the existing component until the 
end of its useful-life and then replacing it with an identical component as many times as needed to 
reach the end of the study period. This can be done by entering all the component information normally 
on the Input Page but then entering the number of remaining years the existing component has before 
it reaches the end of its useful-life in column AB on the Baseline Input Page and column AE on the 
Alternative Input Pages 

The Baseline Input Page is where you will define the characteristics of each individual component 
examined by the baseline scenario. It is preferable to make the baseline as detailed as possible and 
input data regarding every group or individual building component within the building as well as the 
total utility costs. A perfectly complete baseline report will show reviewers the total Life Cycle Cost (LCC) 
of constructing and operating the baseline building.  

However, if the purpose of the LCCA is not to determine the total Life Cycle Cost (LCC) of the various 
scenarios but only to determine which alternative will create the greatest Net Present Savings (NPS) 
over the baseline a much simpler approach can be employed. If total LCC is not desired only a 
determination of which design will yield the lowest total LCC the baseline only needs to include every 
group or individual building components that will be removed, replaced, or altered by any of the 
alternative scenarios being considered. Components that are identical for all scenarios can be ignored. 

Using Input Pages 
On each scenario’s Input Page entries can be made on every row associated with the building 
component list. It does not matter what level of Uniformat II detail it is associated with. This means 
entries affecting a Standard Foundation can be entered on the Level 3 “Standard Foundation” row or 
made on the Level 1 “Substructure” row and the same result will be achieved. There is no summing to a 
lower level of detail on the Input Page, that characteristic is performed on the detailed report pages. Do 
not make the same entry on multiple rows in an attempt to make a component appear at each 
different level of detail on the Input Page. 

It is recommended that you start by creating a customized list of building components on the baseline 
input page by placing an X in all of the “SHOW” boxes associated with the components that will be 
examined in any of the alternatives considered. Once the Building Component List has been customized 
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to display just the components being analyzed it is time to start entering the required information for 
each building component. 

 

Building Component List – “Other” fields in the baseline Component List are unlocked and can be over-
written to any user defined description.  “Other” building components can only be re-titled on the 
baseline input page. The description entered on the Baseline Input page is automatically transferred to 
all alternative scenario input and report pages. 

REF – This is an optional field which can be used to assign a reference number to a specific component 
row which can later be referenced in the narrative report turned in with the completed WA LCCT. 

# of Units – This is a very important entry. This value must be set to a value of 1 or greater or all other 
entries on that row will be ignored. The number of units could be set to represent 10,000 sq.ft of 
roofing, or 1 roofing package.  

Useful Life - The number of years until the building component needs to be replaced.  This entry impacts 
when replacement cost are assigned to the LCCA and the residual value at the end of the study period.  

Components expected to last the Life of the building should be assigned a useful life equal to the 
Building Life value displayed on the General Info Page. 

Useful life values should be supported by reliable references. For example, the Department of Enterprise 
Services has included equipment life tables from ASHRAE Systems Handbook as a reference for 
equipment life. References should be included in the narrative turned in with the final WA LCCT 
describing what sources you used to develop all of your Useful-Life values.  

Installed Cost – This is the cost of purchasing and installing one unit of the specified building 
component. It is important to match all component specific dollar entries to the number of units 
specified. A 10,000 sq.ft roof could be entered as 1 roof costing $50,000, or as 10,000 units of roofing 
costing $5 per installed unit. 

1st Year Maint. Cost – This is the 1st year annual cost of maintaining one unit of the specified building 
component. This value escalates above and beyond inflation based on the OFM assigned escalation rate 
and the age of the component. When a component is replaced it resets the annual maintenance cost to 
the 1st year value. 
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Utility Consumption and Cost - The easiest way to enter Water and Energy consumption data into the 
WA LCCT is on a total building basis. For existing buildings, the baseline utility consumption and cost will 
likely be based on historical billing data. For large new building projects energy use and costs will likely 
come from engineering estimates created with energy models. Retrofit projects frequently use energy 
use per unit estimates provided by utilities.  There are a variety of methods to be considered. The one 
selected should be in common use in the building and utility industry and described in the Narrative 
turned in with the final WA LCCT. A report of the key modeling assumptions and the energy modeling 
report for each scenario should be turned in with the final WA LCCT if applicable. 

 

Annual Utility Bill – This is the cost for one year of utility service. It includes all customer charges, 
demand charges, block rate charges and taxes. Some building designs may reduce demand or block rate 
charges while still consuming the same quantity of energy. For this reason it is important to take into 
consideration the local utility’s rate structure when a estimating the “Annual Utility Bill.” A copy of the 
local Utility Rate structure used for analysis should be turned in with the completed WA LCCT. 

Annual Utility Consumption Not Entered Below – This field can be used to enter the whole building 
utility consumption or just the quantity of utility consumption that is not part of the entries made on a 
component by component basis. If overlapping energy consumption has been allocated to individual 
components a negative number may need to be entered here to get the Total Annual Utility 
Consumption value to match the integrated energy model. Make sure to use the units for water and 
energy that are specified in the column heading when entering utility consumption data.  For assistance 
converting common energy units the Energy Star Thermal Conversion sheet may be helpful. 

Sum of Annual Utility Consumption Below – Is the sum of all units of water or energy that are entered 
below on component by component basis.  

Total Annual Utility Consumption - Total Annual Utility Consumption is the sum of “Annual Utility 
Consumption Not Entered Below” + “Sum of Utility Consumption Below.”   

Detailed Utility Use Inputs: For more detailed analysis utility consumption can be entered into the WA 
LCCT on a component by component basis as shown in the table below. The grey area is used to enter 
utility consumption data specific to an individual building component. This is most useful for attributing 
changes in energy consumption directly to a specific building component that will be replaced or 
modified. This value is multiplied by the # of units specified for the building component.    
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Component specific utility consumption inputs may be positive or negative numbers. Entering a 
negative number within the component energy consumption fields is one way you can assign an energy 
savings to a specific component. This can be done by entering the same total building energy 
consumption value in the “Annual Utility Consumption Not Entered Below” field on both the Baseline 
and the Alternative Input Page. Now an individual component on the Alternative Input Page which is 
assigned a negative energy consumption value will reduce the “Total Annual Utility Consumption” 
accordingly while assigning the economic savings to the specific component. 

This same effect can be achieved by entering the actual component utility consumption on both the 
Baseline Input Page and the Alternative Input Page and the WA LCCT. If the Alternative component 
consumes less utilities the WA LCCT will recognize the savings and assign them to that component. 

Additional Inputs: On the far right of the input page there are three other fields that may be useful. 

 

1st Year Maintenance – This applies a maintenance cost to the entire building that will escalate every 
year based on the standard maintenance escalation rate. This is in contrast to the individual component 
maintenance costs which escalates annually but resets every time a component is replaced.  

Remaining Life of Existing Component – This field is used to model a scenario that considers 
maintaining an existing component vs. replacing it with an alternative component prior to the end of its 
useful life. For example, if a 20 year component has been installed in a building for 15 years and is being 
considered for replacement, on the Baseline Input page 5 years should be entered for the remaining life 
of the existing component.  
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User Notes – This is series of unlocked fields where the user can enter notes or make calculations. This 
can be helpful for describing different types of the same building component or describing the changes 
which were made to an alternative component or page. 

Z categories:  At the bottom of the Building Component List you will find the Z category for which many 
input boxes have been blacked out. The Z category is separate from the component list and allows two 
different types of entries for non-component related costs. 

One Time, Upfront Soft Costs – These rows are for one-time non-reoccurring costs that are assigned to 
the project at the point of construction. The WA LCCT automatically assumes that these costs are a life 
of building investment. Many of these Z category rows have customizable descriptions on the baseline 
input page which can be viewed by setting the filter to display Uniformat II Level 3, Other 1 and Other 2 
levels of detail.  

Re-Occurring Annual Cost – These rows are for re-occurring annual costs which are only expected to 
keep pace with inflation. This is where maintenance or other costs which are not expected to escalate 
based on the building or component age, above and beyond inflation, should be entered. Window 
washing for example may be a non-escalating annual cost.  Entries for these rows can only be made in 
the 1st Year Maintenance Cost column and the WA LCCT automatically assumes that this cost will occur 
every year during the study period. 

 

Alternative Input Pages 
The WA LCCT is set up to be able to compare two different alternative design scenarios to the baseline 
scenario. The WA LCCT PRO is set up to compare three different design scenarios to the baseline 
scenario. The individual design characteristics of each of these alternatives can be set using the three 
different Alternative Input Pages.  

Begin by Replicating the Baseline Input Display. When you first open an Alternative Input Page it is 
advised that you select the special selection option “Show Baseline Fields and Entered Units” and re-
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filter the page to display only Level 1. This action will cause the page to display all components manually 
selected on the Baseline Input Page.  In addition, if the “Show All Entered Units” box is currently checked 
on the Baseline all components which are assigned one unit or more on the Baseline Input Page will also 
be displayed on the Alternative Input Page, regardless of manual selection. 

 

If the Alternative Input Page has not been modified it will automatically be populated to match all of the 
individual component entries made on the Baseline Input Page. This eliminates the need to duplicate 
inputs for each alternative.  Users should now overwrite any of the automatically populated data in the 
Alternative Input page that needs to change to accurately model the alternative scenario. Don’t forget 
to update the Total Building Annual Utility Analysis box with the new annual utility bills and 
consumption data that correspond with the alternative scenario. 

Complete the same procedure on each Alternative Input Page to develop two alternatives to the 
baseline scenario. Each alternative should be unique with respect to the life cycle cost of constructing 
and operating the building.   

After over-writing component data on the Alternative Input Pages the WA LCCT will no longer auto-
populate that field. If you plan to use this workbook again for another LCCA or just want to restart the 
analysis using the baseline assumptions you can re-populate the input page using the following steps. 

1. Set Primary Filter to Select All 
2. Select Cells O14:S14 and drag copy to the start of the Z Group (Black Line) 
3. Copy and paste an “Installed Cost” cell into R1592 and drag copy to the black line 
4. Copy and paste a “1st Year Maintenance Cost” cell into S1631 and drag copy to S1633 
5. Select Cells U14:AE14 and Drag copy to the start of the Z Group (Black Line) 
6. Manually match cells within the “Total Building Annual Utility Analysis” box if desired 

Reports 

Executive Report 
The Executive Report is the primary output from the WA LCCT. It provides reviewers with a quick 
summary of which modeled scenario produced the lowest Total Life Cycle Cost and/or Net Present 
Savings compared to the baseline scenario. Additionally this page summarizes the present value of each 
scenario’s Capital Costs, Maintenance Cost and Utility Costs as well as the general project information. 
Again, cash flows associated with financing are grouped with Capital Costs. 

Using consistent assumptions is of paramount importance for creating comparable LCCA results and for 
this reason the Executive Report creates flags to warn the reviewer if any non-standard assumptions or 
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custom entries have been made. These flags which appear below the Net Present Savings Calculations 
can also be useful for a user as they will tell you if, and where, any major data errors exist. If an error or 
custom entry is flagged on the executive report more details regarding that flag can be found 
underneath the page title on the specified Input Page.  

   

The executive report also displays two charts. The first is a graphical representation of the Total Life 
Cycle Cost, and the second is a line chart showing the cumulative expenditures spent on each scenario. 
The point in time when two scenario’s cumulative cash flow lines cross is when they reach an economic 
break-even point. 

At the bottom of the Executive report there are three open fields which can be used to provide a brief 
description to the reviewer of each different scenario being examined by the WA LCCT. A more detailed 
narrative describing the baseline and alternative scenarios must be turned in with the final WA LCCT.  

Expenditure Reports 
The two left most tables show side by side comparisons of the Annual Expenditure Flows and the 
Cumulative Expenditure Flows for each scenario.  To the right of these summary tables are separate 
tables showing detailed expenditure reports for each different alternative. Loans taken, and payments 
made, appear within the Capital column of these reports. These expenditure reports are presented on a 
constant dollar basis so all values match the value of the dollar in the base year.  

For each alternative expenditure report there are two additional columns of data showing both the 
annual and cumulative savings compared to the Baseline. At the far right of the Expenditure Report Page 
are two graphs which graphically show each scenario’s Cumulative and Annual Expenditures. The point 
in time where the cumulative cash flows lines of two scenarios cross is when they reach a break-even 
point. 

Detailed Reports  
Each different scenario has a detailed report page associated with it. The Report Pages utilizes the same 
Primary filter as the input pages. In most instances it is advisable to use the special selection “Show 
Values and Parent Categories” option and re-filter the page to only level 1. This will display all 
components rows for which one or more units have been assigned as well as the parent Uniformat II 
category. 
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At the top of the detailed Report Page there are two charts. The Chart on the left shows a graphical 
representation of expenditures over time in constant dollars. It is important to recognize expenditures 
are being represented as positive numbers and revenue represented as negative numbers. To the right 
of this chart is a similar time-line but on this chart all future value are being displayed based on their 
present value in the base year. This chart gives a visual representation of the impact the real discount 
rate, and time, has on the LCCA. 

Unlike the Input page, on the detailed report page values Sum up to their associated parent level of 
detail. All level 4 entries sum up to the level 3 parent category plus any entry that may have been made 
directly to the level 3 component line. This sum up procedure continues all the way up to level 1.  

You will see that the Detailed Report Pages have a new Level 1 category which displays the Whole 
Building Entries. This row cumulates the Present Value of the whole building utility analysis, any whole 
building maintenance costs as well as the Present Value of the financing which is displayed in the 
“Present Value of Capital Costs” field. A new level 1 category for Custom entries is also displayed which 
cumulates any custom line by line entries made for this scenario.  

The Detailed Report Pages can be useful for examining the present value of: capital, maintenance, and 
utility costs for an individual or group of components. It also displays the Savings to Investment Ratio 
(SIR) for each individual and group of components. The SIR is powerful design tool that can help 
engineers pick and choose how to best allocate limited funds to the most cost effective 
components. 

𝑆𝐼𝑅 =
𝑃𝑉 𝑂𝑝𝑒𝑟𝑎𝑡𝑖𝑜𝑛 𝐶𝑜𝑠𝑡𝑠𝐵𝑎𝑠𝑒𝑙𝑖𝑛𝑒–  𝑃𝑉 𝑂𝑝𝑒𝑟𝑎𝑡𝑖𝑜𝑛 𝐶𝑜𝑠𝑡𝑠𝐴𝑙𝑡𝑒𝑟𝑛𝑎𝑡𝑖𝑣𝑒

(𝑃𝑉 𝐶𝑎𝑝𝑖𝑡𝑎𝑙 𝐶𝑜𝑠𝑡𝑠𝐴𝑙𝑡𝑒𝑟𝑛𝑎𝑡𝑖𝑣𝑒 − 𝑃𝑉 𝐶𝑎𝑝𝑖𝑡𝑎𝑙 𝐶𝑜𝑠𝑡𝑏𝑎𝑠𝑒𝑙𝑖𝑛𝑒)
 

Because the SIR can often lead to negative values, and divided by zero errors, the WA LCCT is programed 
to only display the SIR if the group, or individual, alternative component costs more in terms of capital 
expenditures, and saves money on annual basis compared to the baseline. 

Fuel Escalation Page 
The Fuel Escalation Page displays the assumptions that are used to escalate fuel prices, above and 
beyond inflation, during the study period. The escalation assumptions, Version Year, and Version # are 
updated annually by OFM on this page. The first 30 years of the study period is currently set to match 
the annually released NIST federal Energy Price Indices and Discount Factors. 

Beyond the first 30 years OFM has the option of assigning either a linear or exponential extrapolation 
based on the last 5 years of the NIST Energy Price Indices and Discount Factors. 

Escalation rates are factors which are multiplied by the price of energy in the base year to calculate the 
price of energy in the future. For internal, or sensitivity analysis, users can create their own escalation 
rates in the “User Input” box as described in the Custom Analysis section.  
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Custom Analysis 
While the primary goal of the WA LCCT is to standardize the assumptions and methodology for LCCA for 
State projects the WA LCCT is also a very flexible tool capable of handling unique situations as well as 
allowing users to produce sensitivity analysis. This flexibility can be unlocked with many custom analysis 
features hidden within the WA LCCT. All custom analysis performed should be referenced, and 
described, within the narrative turned in with the completed WA LCCT. Users should be aware that 
performing custom analysis will create a flag on the Executive summary.  

Key Variables 
To allow flexibility for sensitivity, and other internal analysis, the user can customize the key variables 
found on the User Input Page by selecting the “User” option button and manually changing the key 
variables below it.  

 

Building Life – Establishes the life of the building being studied. The Building Life plus the Construction 
Years establishes the Study Period. 

Real Discount Rate – Set the rate at which future cash flows will be discounted into present dollars. A 
real discount rate includes general inflation and is applied to constant dollars amounts matched to the 
value of a dollar in the base year.  

General Inflation – This value is not actually used by the WA LCCT but is an important variable for users 
to know when they are creating constant dollar cash flows for custom year by year analysis or 
calculating the Real interest rates to attach to a financing option. 

Standard Maintenance Escalation – This is the rate that the 1st year maintenance costs escalate, above 
and beyond inflation, per year. Individual component maintenance rates are reset to the 1st year value 
every time they are replaced. 

Fuel Escalation 
The WA LCCT fuel escalation rates are currently based on the annually released NIST Energy Price Indices 
and Discount Factors; a supplement to NIST Handbook-135. Users can choose to model their own 
energy escalation rates by selecting the User option located at the top of the Fuel Escalation Page. 
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After selecting the User options the WA LCCT will use all the escalation rates located in the User Input 
box for fuel price calculations. The fuel escalation page is establishes the multiplication factor for each 
year in the future which is applied to the original Utility cost in the base year. These utility price factors 
can be manually adjusted on a year by year basis. The average utility price per unit includes: taxes, 
block, customer and demand charges and is calculated based on the Utility values entered on each 
scenarios input page. 

 

The User can also change the base year that fuel prices escalation begins by changing the date in the 
upper left field of the User Input box. To perform a study of an existing building including a historical 
point of construction both this field and the base year located on the General Info Page need to be 
adjusted to the beginning of historical study. Additionally, all dollar values must be entered in inflation 
adjusted dollars that match the historical base year of the LCCA.   

Hidden Custom Input Entries 
On each scenario input page located just to the left of the User Notes column there are two hidden 
columns. By selecting the “User Notes” and “Remaining Life of Existing Component” column and right 
clicking you will open a control box. At the bottom of the control box select Unhide. Now two hidden 
columns will appear. 
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Custom Construction – This field can be used to make this scenario have a different construction period 
in years than all other scenarios which are defined by the value inputted on the User Input Page. This 
can be used for designs which are expected to have significantly shorter or longer construction periods 
than the on the scenarios. 

Custom Annual Maintenance Escalation Rate – This column applies a custom escalation rate to a 
specific building component that is different than the value inputted on the General Info Page. This can 
be useful for analyzing building components whose maintenance costs are expected to change over time 
at a significantly different rate than the Standard Maintenance Escalation rate. 

Eliminate Residual $ By Entering 1 Below – Entering the number 1 in this column will automatically set 
the residual value of the specified component to zero. This can be useful for analyzing projects 
scheduled for future demolition where no residual value is expected for specific components regardless 
of their remaining useful life.  

Custom Year by Year Entries 
To allow complete flexibility the WA LCCT is also capable of accepting year by year expenditure and 
revenue entries. Users using this feature should be familiar with the NIST methodology for LCCA and 
follow the general methodology rules. Namely, replace components at the end of their useful life, and 
calculate a residual value at the end of the study period for all components based on a linear 
depreciation of the asset. 

 

On each different scenario’s input page the custom year by year entries can be viewed by clicking the 
primary filter and turning on the “Other 2” level of detail and clicking OK. After doing so five rows of 
Custom Capital, Custom Maintenance and Custom Utility lines plus one line of Custom financing will 
appear at the very bottom of the building component list.  

All custom entries rows with entries should be manually selected for display by placing a character in the 
“SHOW” box on the Input Page. All Custom entries should be assigned a reference number using the 
“REF” box and described in the narrative turned in with the completed WA LCCT. Using year by year 
entries allows for total flexibility but requires much more external calculations by the user to make the 
LCCA properly match the prescribed NIST methodology.  

When entering cash flow figures on a year by year basis all expenditures should be entered as positive 
numbers and all revenues should be entered as negative numbers. It is also important that all values are 
entered in constant dollar values. This means that inflation is factored into the time value of money 
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calculations completed by the LCCT and should not be included in your entries. All dollar values should 
be entered in dollar values equal to the value of a dollar in the specified base year. If you are analyzing a 
current dollar stream, typical of bank loans, care must be taken to use the OFM specified inflation rate 
to convert all current dollars into constant dollars. 
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