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Introduction

Frontier Associates and Austin Energy have been awarded funding from the California Public Utilities Commission to implement a Green Building Technical Support Program. The program’s objective is to transfer green building technical expertise and resources to participating local governments. Part of the program activities will focus specifically on the affordable housing sector. We will work with interested Bay Area cities, counties, and private-sector and nonprofit service providers to help them adopt and promote sustainable construction practices for affordable housing.

Local governments are logical agents for promoting Green Building design and construction practices in the affordable housing arena. They already work closely with construction project developers to help obtain project funding and ensure that the resulting building will satisfy societal criteria for health and safety and will be consistent with community values for building design and land use. Private-sector and nonprofit service providers are also key participants. Their perspective is critical during the program design phase to ensure that government initiatives to promote green affordable housing are well-designed to achieve their objectives in the field. As the actual deliverers of affordable housing, their active support during program implementation phase is equally critical.

Program Objectives

The affordable housing initiative has three key objectives:

1. Establish a permanent organizational structure that facilitates communication and coordination between public-sector and private-sector affordable housing stakeholders throughout the Bay Area.

2. Develop a detailed implementation plan that will serve as a blueprint for coordinated regional-level action for years to come, as well as a basis for obtaining dedicated funding from outside sources

3. Develop practical program tools to help local governments and housing developers improve the quality of affordable housing

Cost to Participate

Participation is free to participating local governments. Of course, to extract maximum program benefits, participants should expect to devote some in-house staff time and resources to green building program development and implementation.

Program Funding

This program is funded by California ratepayers through the California Public Utilities Commission. Funding covers only staff consulting services of Frontier Associates and Austin Energy.

About Frontier Associates

Frontier Associates’ senior management combines for more than 65 years of experience providing energy efficiency-related services to energy utilities and their customers. Frontier has become a leading energy efficiency consultant to investor-owned utilities throughout the nation. The Green Building program manager has worked with all the major investor-owned utilities in California and served for five years in local government in the East Bay.

About Austin Energy

The Austin Energy Green Building Program is nationally known for expertise in "green" residential and commercial construction. A pioneering program established in 1990, the Green Building Program has won numerous awards for establishing precedent-setting guidelines, ordinances, and market strategies. The Program has been recognized as a top "success story" by the U.S. Department of Energy.

For More Information

The program proposal and implementation plan can be downloaded at http://www.frontierassoc.com/GreenBuilding.shtml. For more information about Austin Energy’s Green Building Program, visit http://www.ci.austin.tx.us/greenbuilder/.

Go to http://www.usgbc.org/programs/leed.htm#ratingsystem for guidelines to green buildings in the nonresidential sector. For residential construction, visit http://www.stopwaste.org/fsbuild.html for an excellent guide from Alameda County Waste Management Authority.

Global Green has developed a number of resources through its Greening Affordable Housing Initiative. The report Blueprint for Greening Affordable Housing is available at http://www.globalgreen.org/programs/rescue.html#GAHI. 

Contact Bruce Mast at 510-271-4785 or bmast@frontierassoc.com to discuss your program development needs.

Program Design and Delivery

Program Concept and Philosophy

A Green Building Program promotes the use of construction materials and practices that protect people and the planet . The program's goal is to accelerate the integration of sus​tainable building practices into mainstream building through education and outreach. Green buildings 

· conserve energy and water;

· use resource-efficient materials;

· have good indoor air quality;

· are durable and easily maintained; and

· are integrated to the site and region. 

Typically, the building industry is slow to incorporate new trends and influences into its produc​tion. The general rule of thumb is that it takes 19 years for a new product, design or concept to become an established practice of the building industry. Environmental, economic, and health concerns motivate us to accelerate the adoption of more sustainable development practices.

Conceptually, Green Building looks at a building as an inte​grated system where different parts of the building have an in​fluence on the other parts. The initiative will promote the ecological concept that nothing happens in isolation. The program will consider the following aspects of sustainability: conserving natural re​sources, preserving health of people and the environment, strengthening the local economy, and improving the local quality of life. 

The initiative objectives are to:

1. Establish a permanent organizational structure that facilitates communication and coordination between public-sector and private-sector affordable housing stakeholders throughout the Bay Area.

2. Develop a detailed implementation plan that will serve as a blueprint for coordinated regional-level action for years to come, as well as a basis for obtaining dedicated funding from outside sources

3. Develop practical program tools to help local governments and housing developers improve the quality of affordable housing

By collaborating at the regional level, members of the initiative will accrue multiple benefits.

1. The initiative offers a permanent organizational structure that will create an opportunity for positive communication, coordination and cross learning between the jurisdictions and affordable housing providers throughout the Bay Area

2. Membership in the initiative should significantly reduce the workload on individual jurisdictions or firms for creating their own practical resources and tools to help them improve the quality of affordable housing

3. It will create a unified set of useful guidelines which government agencies can use to promote green affordable housing in their jurisdiction, and which affordable housing developers throughout the Bay Area could use to improve their proposals and projects.

4. Although the group will develop resources and guidelines applicable Bay-Area wide, each jurisdiction or organization will still have freedom to form its own policies on how to use those resources for local affordable housing projects.

Within the affordable housing arena, we want to capture Green Building benefits for (in descending order of priority)

1. Tenants (reduced utility bills, improved health and safety, improved indoor air quality, improved comfort)

2. Property owners (minimized life-cycle cost of building operation, liability and maintenance)

3. Local and regional community (reduced demand on infrastructure for energy, water, waste water, and solid waste disposal; improved interactions between government and the building industry; improved building safety; reduced strain on the local environment; strengthened local economy and quality of life)

4. Building Professionals (market differentiation by building green, reduced construction defect liability, and improved quality of construction)

5. Global environment (reduced resource consumption and pollution of all types)

In capturing the above-listed benefits, we will adhere to the following general principles:

1. Housing should be resource efficient (energy, water, materials) to construct and maintain.

2. Housing should promote good health for workers who build the buildings and the occupants  (e.g., good indoor-air quality, minimal use of toxic materials, maximum use of natural daylighting)

3. Incorporating green building features should enhance life-cycle affordability; construction alternatives should be evaluated using full life-cycle cost-benefit criteria

4. Developers should use an integrated whole-building approach to planning, design, and construction.

5. Housing affordability is a regional problem. Affordable housing developers often operate at the regional level. Therefore, a Green Building initiative should be coordinated at the regional level.

6. A Green Building initiative should maximize cooperation and partnerships with organizations that are already addressing Green Building in the affordable housing arena.

7. The value of green building needs to be highlighted to the marketplace.

8. Incorporating green building features should enhance access to funding sources.

2003 Program Components

Through the initiative, FA/AE will work with interested Bay Area cities, counties, and private-sector and nonprofit service providers to help them adopt and promote sustainable construction practices for affordable housing. Planning and program development will occur at the regional level, while implementation may occur at the local or regional level, as appropriate. 

Our general strategy in helping local governments develop Green Affordable Housing Programs will be to look for opportunities at every point of local government involvement in the project. 

A key step in mainstreaming Green Building into the affordable housing arena is to define what we mean by “Green Affordable Housing.” Toward that end, we will develop a set of resources for green affordable housing that will be applicable Bay Area-wide. Early stage activities will include exchanging any appropriate resources used by the members as well as nationally researching existing green affordable housing resources and determining their usefulness for the initiative. A basis for some of the quality resources already exists or is under development by the Alameda County Waste Management Authority (www.stopwaste.org), as well as Global Green’s Blueprint for Greening Affordable Housing (www.globalgreen.org/publications/index.html). Links to these and other resources will be provided on the initiative’s web site. The next step will be to determine what additional resources will be needed by the members and then to make plans for developing them. Such resources will probably include model RFP language, model policies, model guidelines, model checklists, a model rating system and resource lists. With good resources at their disposal, governments will have the tools to assist them in motivating developers to build green by linking direct financial participation (e.g., bond revenues, CDBG funds, HOME Program funds, Redevelopment Agency funds) to Green Building. 

The initiative will provide a forum for affordable housing stakeholders to share information and experiences concerning local program design options. FA/AE will focus its work on creating the initiative and in assisting the initiative in creating a Bay Area-wide green affordable housing toolkit. FA/AE may be able to provide some limited technical support to individual jurisdictions on local program development issues but support will be constrained by budget and time considerations.

Specifically, through December of 2003, FA/AE expects to provide 800 hours of consulting time in:

· program design consulting in organizing the initiative

· implementation plan development

· administrative support for the initiative

· developing and maintaining a web site for the initiative

· technical assistance in locating regional and national green building tools such as books, web sites, case studies, fact sheets, resource lists, training curriculums, green guidelines, and analysis tools.

· technical assistance in developing new green building tools such as model RFP language, guidelines, model policies, checklists, rating systems, case studies, fact sheets, resource lists, training curriculums, and analysis tools.

· establishing a system for tracking program activities, accomplishments, and impacts

· contributing to education and outreach efforts to inform people about the availability of green products and materials

Member local governments or affordable housing developers will be expected to participate in the initiative by:

· attending and actively participating in monthly steering committee meetings and bi-monthly general membership meetings

· actively participating in initiative e-mail or listserv communications

· offering existing green building resources for the purpose of sharing among the entire initiative membership

· in a timely manner, responding to FA/AE and steering committee requests for information and requests for editing/reviewing the Toolkit materials developed by the general membership, the steering committee or FA/AE

· using the resources accessed through the initiative to improve green building efforts in their local jurisdiction or firm and providing feedback to the initiative in order to improve those resources

· encouraging other government agencies or developers to join the initiative

Active participation by members in the initiative will only serve to maximize the benefits accrued to the member and the initiative as a whole.

In addition to the participation in the initiative proper, local governments should review General Plan, land use ordinances, zone regulations, parking regulations, and building codes for opportunities to encourage green affordable housing (e.g., density bonuses, parking bonuses, adaptive reuse, mixed-use, transit-oriented development, second units, and air rights development). Governments may also wish to explore options such as:

· In-lieu fees for developers who do not build green

· Fee waivers

· Business tax credits for for-profit developers

· Expedited plan check or design review

· Financing (loans or rebates) for renewable energy, energy efficiency, and other revenue generating or cost-saving measures

·  More prominent and supportive local government role in community participation process

· Ombudsman to steer project through local approval process

In addition to the participation in the initiative proper, affordable housing developers should: 

· review their building design and construction process and specifications and investigate where it is possible to make “green” improvements 

· communicate to their architects, engineers, and other trade subcontractors the desire to deliver “green” affordable housing and work with them to make changes towards that goal

· investigate green developments which practice adaptive reuse, mixed-use, transit-oriented development, and second units.

Governance Issues

One of the first things to be done is to establish the organizational structure for the initiative. A typical Green Building Program is housed within a government jurisdiction, utility, or non-profit organization. It would typically organize a development committee made up of staff and a few interested and members of the private sector building community. This team typically would be responsible for developing the program’s design, tools, and implementation strategies and for implementing the daily “nuts and bolts” operation of the program.

The initiative faces a significant governance issue since it is not housed within any specific government agency, utility, or non-profit organization. At the basic level of the initiative, there are member organizations such as government agencies, housing authorities, private sector affordable housing providers who seek to participate and benefit from initiative membership via receiving educational resources (technical and strategic consulting), developing new resources, and participating in a professional network and clearinghouse. To support that need, Frontier Associates / Austin Energy have staff time available for technical, programmatic, and administrative duties through Dec 2003, at which point that staff support ends. Due to the short-term nature of their PUC funding, FA/AE should not act as lead organizers for the initiative.

For 2003, FA/AE proposes the following organizational structure:

· The initiative membership will be made up of affordable housing representatives from Bay Area cities/counties and for-profit and not-for-profit affordable housing developers, and other agencies that address affordable housing. This network will meet bi-monthly.

· The initiative membership will select a chairperson to serve at least through the end of 2003.

· The initiative membership will appoint a five-member steering committee, which will meet at least monthly to handle organization business and develop or review draft deliverables prior to presentation to the full group. The initiative chair will also chair the steering committee. The steering committee will guide the planning and development process and facilitate communication between participating public- and private-sector interests.

· Frontier Associates / Austin Energy will set up and host a web site and listserv for the group as an initial medium for information exchange.

Over the long term, the network membership may choose to adopt a more formal organizational structure that would give it a degree of independent decision-making authority and permit it to seek funding from outside sources. Ideas that could prove valuable in establishing long-term, independent authority and governance for the initiative could be as follows:

· Member organizations form a 501c(3) or Joint Powers Authority for the purpose of soliciting ongoing grant funding for market development and education.

· Member organizations agree to solicit an appropriate, local, existing 501c(3) which would agree to sponsor the initiative.

· Member organizations each contribute a small amount of money per year to fund a paid staff person (part time) to provide ongoing programmatic and administrative support. A member could also contribute in-kind services such as staff time, office space, web site organization/maintenance, or printing in lieu of money. (Some staffing to be provided free of charge by the Frontier Associates / Austin Energy team for the duration of the PUC/PG&E grant through December, 2003. It is recommended that the aforementioned initiative staff be brought on during 2003 in order for Frontier Associates / Austin Energy to properly train this staff person.)

· Member organizations agree to work cooperatively to add to the pool of funding via developing grant proposals for and acquiring grant funding.

To assist in evaluating the long-term organizational options, FA/AE will review the experience of others such as the Local Government Commission (LGC), which has received a PUC grant to establish multi-jurisdictional Regional Energy Authorities in Humboldt and Ventura counties. These initiatives may serve as useful models for the affordable housing initiative.

Green Building Program Work Plan

(Note: Time of completion for tasks may overlap significantly. Some tasks may be accelerated due to adoption of elements from existing resources such as the Alameda County and Global Green Guidelines. Some tasks may be impeded due to political and logistical obstacles. Additional tasks not outlined below may also become necessary.)

1. Determine the need for the initiative.

Actions and Responsibilities:

· Call an initial organizing meeting with interested Cities and Counties within the Bay Area to determine support for such an initiative. (completed October 2002)

2. Adopt a work plan for the initiative through December 2003. (by end of January 2003)

Actions and Responsibilities:

· FA/AE presents scope of work and conceptual plan draft to general membership of the initiative. (Responsibility: FA/AE)

· Improve the scope of work and conceptual plan with input from the general membership. (Responsibility: FA/AE and general membership)

3. Determine the organizational structure of the initiative. (by end of January 2003) 
Actions and Responsibilities:

· FA/AE meets with interested members to discuss the options for structure. (Responsibility: FA/AE)

· initiative members select a Chairperson and appoint a steering committee

· FA/AE develop communication infrastructure (website, listserv, etc.)

4. Develop the implementation plan for the program. (by end of March 2003)

Actions and Responsibilities:

· The steering committee and general membership will write an implementation plan for the initiative outlining goals, areas of activity, proposed pathways, budget, chains of responsibility, and descriptions of all elements of the Green Building program design. The implementation plan will serve as the blueprint for action beyond 2003. Action items may include establishing a more permanent organizational structure and obtaining outside sources of program funding. (Responsibility: steering committee, general membership and FA/AE)

· FA/AE assists the steering committee and general membership via technical consultation, administrative and programmatic assistance. The steering committee, the web site and the listserv become the locus of contact for the initiative. (Responsibility: steering committee, general membership and FA/AE)

· The steering committee, general membership and FA/AE continue to organize, develop, and distribute resources as they become available. (Responsibility: steering committee, general membership and FA/AE)

5. Develop program tools for the program. (January-December 2003)

Actions and Responsibilities:

· The steering committee, general membership and FA/AE will take the implementation plan and continue to develop the tools needed to fulfill the needs of the general membership. Tools will include model RFPs and RFQs, resource lists, guidelines, a rating system, case studies, and a Sourcebook. Tool may also include such things as fact sheets, brochures, a building professionals educational curriculum, tracking and monitoring methods, miscellaneous forms, a resource center, trade show displays, etc. (Responsibility: steering committee, general membership and FA/AE)

6. Develop an Education and Outreach Plan (1 month)

Actions and Responsibilities:

· The steering committee, general membership and FA/AE will take the implementation plan and write an accompanying education and outreach plan that details the goals, pathways and tools needed to effectively transfer Green Building knowledge to building professionals and tenants or buyers of affordable housing in the Bay Area. (Responsibility: The steering committee, general membership and FA/AE)

7. Implement the initiative’s Implementation and Education/Outreach Plans
Actions and Responsibilities:

· Program implementation duties include training of stakeholders, education and outreach to government agencies, private sector professionals and tenants and buyers of affordable housing units. Training will familiarize them with the initiative, basic green building concepts, and how it will relate to them. Implementation also includes developing program partnerships, responding to requests for information, monitoring and evaluation of program effects, and continuous improvement of program policy and program tools (Responsibility: steering committee, general and FA/AE)

· Functions of and membership in the steering committee and general membership will evolve as the initiative matures and interests of members vary.

8. Determine the long-term organizational structure of the initiative. (by end of December 2003) 
Actions and Responsibilities:

· FA/AE meets with interested members to discuss the options for structure. (Responsibility: FA/AE)

Member Roles and Responsibilities

The development of the initiative is a self-supporting effort and will require constant input from a diverse group of responsible professionals (both public and private sectors) throughout the Bay Area. The general membership must work together to develop the initiative by creating the organization, policy, and tools required for a successful program. This group will seek to develop a program that satisfies the goals of the stakeholders and the program’s technical goals such as energy efficiency, water conservation and preservation of water quality, material and resource efficiency, good indoor air quality, lower operating costs, and generally higher quality affordable buildings. The program will also include less tangible goals such as creating favorable public relations with the design and construction industry and consumers, and marketing the program and its benefits to create demand for green affordable homes and buildings.

The benefits of participating in the initiative include:

· The opportunity to benefit from and participate in the development of an initiative that will impact the future of affordable housing in the Bay Area. Members will save a significant amount of staff time and consulting fees and receive valuable green affordable housing resources by participating in this group process, which is well funded by CPUC/PG&E and the utility ratepayers.

· The opportunity to learn first hand about green building and set your agency, company or organization apart in the marketplace as well as achieving green building benefits in your buildings.

· The ability to have a strong voice in establishing the goals and operational procedures of the initiative. This will help ensure that your agency, company, or organization’s needs are recognized during the development of the initiative.

· The recognition that comes from participating in an initiative that will benefit needy citizens of the Bay Area. 

· The satisfaction from helping to develop an initiative that will put the Bay Area ahead of any other region in the United States for implementing green affordable housing policies to improve the quality of their building stock and the lives of their citizens.

The responsibilities of participating in the initiative are to:

· Have management authority to dedicate some time and effort to developing program goals, policies and tools and delivering work in a timely manner.

· Be committed to completing personal or group work assignments and to producing tangible, enduring results by working on a very diverse team effort with unified goals.

· Attend meetings regularly (usually every month or two)

· Share technical information concerning the current standards and practices employed by your organization as they pertain to baseline models, goals or guidelines
· Use the resources accessed through the initiative to improve green building efforts in their local jurisdiction or firm and providing feedback to the initiative in order to improve those resources
· Encourage other government agencies or developers to join the initiative
Appendix A: Green Building Program Development

What is Green Building?

Green buildings (sometimes referred to as "sustainable building") are buildings that meet present needs without compromising the ability of future generations to meet their needs. They use environmental resources wisely, reduce the depletion or degradation of non-renewable resources, and encourage beneficial innovations, like recycling and pollution reduction. Specifically, Green buildings 

· conserve energy and water;

· use resource-efficient materials;

· have good indoor air quality; and

· are integrated to the site and region. 

The value expected in individual projects includes not only appropriate levels of performance at the best price, but also avoidance of future private and public costs from toxic by-products, pollution and greenhouse gas emissions, excessive energy and water consumption, and unnecessary waste in manufacturing, transporting, using, and maintaining building systems and components. The value expected to a community is landfill space, water quality, air quality, reduced traffic congestion, personal health, and a stimulated economy.

By rethinking the way buildings are designed, constructed, operated, and maintained, building professionals and their clients can slow damage to the environment. The potential for reduced environmental damage is significant because buildings account for a large part of the problem: useful materials are discarded as waste; large amounts of raw materials and natural resources are consumed; and, in the United States, building construction, operation, and maintenance consumes over 40 percent of all our raw materials, over 40 percent of our energy, and over 60 percent of our electricity.

A Green Building Program will not single-handedly al​ter the culture. However, it will put key informa​tion in the hands of the mainstream building industry that will enable people to make the choices to improve the quality of their lives. This, in turn, will drive a change in the industry that will create and sustain a healthy, viable community. Readily accessible, quality choices abound, from building design to materials to maintenance. Passive solar design can be easily incorporated into conventional plans; “engineered” wood products save wood resources; low-offgassing materials improve indoor air quality; mass transit and telecommuting save energy and keep cars off the streets at rush hour.

Benefits of Green Building 

Affordable housing projects designed, constructed, operated, and maintained using Green Building principles can be more comfortable, more efficient, more healthy, higher quality and more economical than a conventionally designed structure. Comfort and well being will be at optimal levels, while negative impact on people and environmental resources will be diminished. Operating costs will be reduced. Also, significant indirect costs such as sick building syndrome should be reduced because the building should provide a healthier and more pleasant atmosphere. 

Green Building’s Benefits to Building Occupants and Owners

Lower bills: Green buildings require less energy to light, heat, and cool and require less water for personal use and landscaping. The energy and water savings mean lower utility bills. Green Building practices also promote greater attention to overall construction quality, which tends to minimize maintenance efforts and costs over time.

Improved indoor air quality: The program's emphasis on ecologically friendly building materi​als not only addresses 'up-stream' resource consumption (for instance fewer toxins used in product manufacturing) but addresses an es​sential to a key program result: improved indoor air quality. As many building materials outgas volatile organic compounds and known or suspected carcinogens, Green Building provides an alternative by creating healthier spaces, an impor​tant feature given the increasing concerns about indoor air pollution. Greater attention to overall construction quality in Green Buildings tends to minimize moisture intrusion and associated mold and mildew problems.

Better lighting: Green Buildings often make prominent use of daylighting strategies. In the home, daylighting saves energy and creates a more inviting living environment and promotes good mental health. In a commercial building, daylighting saves energy, but has also been shown to improve worker productivity and to reduce absenteeism.

Increased overall comfort: Green Buildings offer more precise control of building temperature and humidity, which means greater occupant comfort.

Green Building’s Benefits to Builders and Developers

Increased building valuation: By reducing utility bills, Green affordable housing may be eligible for lower utility allowances, which translate into higher net rental income and thus higher building valuation.

Market differentiation: A Green Building rating from a well-known, credible, objective source gives a green builder or developer a means of distinguishing himself or herself from the competition.

Streamlined construction budgets: Some Green Building measures actually reduce construction costs. For example, recycling construction waste reduces dumping fees. Installing tight ducts means a smaller HVAC system can be installed. Working from the start as an integrated design team offers systems integration opportunities and reduces change orders.

Reduced liability: Improved indoor air quality and reduced mold and mildew problems means fewer lawsuits. By promoting greater attention to overall construction quality and more thorough documentation, Green Building practices help builders and developers demonstrate due diligence in the event of a lawsuit.

Green Building’s Societal Benefits

Because the goal of the program is to align new construction practices with sustainability, there are nu​merous and broad environmental benefits associated with the program. Given the all-encompassing nature of sustainability, Green Building's environmental benefits range from short-term and well defined to multi-generational and hard-to-quantify.

Energy Conservation: Green Buildings conserve energy, which has many benefits for many groups. Reducing a building’s energy use saves money for the owner. Conserving energy use reduces “peak demand” for the local utility, which allows for a more efficient use of power plant capacity and reduces the need to build new power plants. Austin Energy’s Green Building Program delivers peak demand savings at a program cost of $175-$250 per kW of peak demand, which is significantly less than the cost of building new production at $450-$700 per kW. Saving energy also reduces pollution and greenhouse gas emissions caused by energy production, which benefits all citizens, plants, and animals. To the extent that energy conservation reduces our dependence on foreign energy sources, Green Buildings contribute to national security and improved foreign trade balances.

Avoided Emissions: Green Buildings minimize emissions by reducing requirements for electricity production required for producing the building materials and for operating the building over its lifespan. Typical emissions include CO, CO2, SO2, NOx, and total suspended particulates (TSP). Reduced generation emissions translate into lower smog levels, improved public health, and reduced problems from acid rain. Green Buildings also reduce greenhouse gas emissions that contribute to global warming. Finally, Green Buildings incorporate materials that offgas fewer volatile organic compounds, which reduces the contribution of those compounds to low-level smog. The City of Austin has determined that the Austin Green Building Program results in over $50,000 worth of an​nual environmental savings from avoided emissions, approximately one-fifth the cost of the administering the program in that year.
 

Water conservation: Green Buildings use less water for both interior and exterior uses. This reduces stress on water delivery and discharge systems. In California, this benefit is particularly important since most existing water sources are fully allocated or even over-subscribed, while water flows are increasingly inadequate for fish, wildlife, and agriculture.

Materials conservation: Green Building programs emphasize the use of recycled materials and materials from rapidly renewable sources. This emphasis reduces harvesting pressure on forests, reduces the impacts of oil and mineral extraction, slows the depletion of non-renewable resources, and increases the marketplace for recycled materials.

Waste reduction: The program's holistic orientation encompasses waste reduction, from choice of materials (such as engineered lumber and recycled composite lumber) to construction recycling, to building dismantling rather than demolishing, to establishing recycling and composting centers in homes. Naturally, such an emphasis will alleviate pressure on local landfills and provide valuable resources to the economy.

Pollution Prevention: Besides all of the pollution prevention issues stated above, Green Buildings reduce pollution by promoting better land use and water quality concepts through integrated pest management, use of native plants, storm water filtration via wet ponds and pervious paving methods.

Green Building’s Local Economic Benefits

A Green Building program saves building owners money on their utility and maintenance bills. It will also reduce liability from future indoor air quality and water pollution litigation. Local economic development also benefits from:

New business activities: A Green Building program fosters an increase in a host of new business activities from selling green products—such as insulated concrete forms, composite lumber, structural insulated panels, aerated autoclaved concrete, and no-VOC paints—to advanced construction techniques such as xeriscaping, building testing and commissioning, and rainwater harvesting systems. A program will also allow existing building professionals to expand and/or specialize in sustainable practices in such traditional areas as architecture, construction, engineering, and real estate.

Supports local products: The program's empha​sis on sustainability is supported by the notion that local devel​opment should be built with local resources. This creates a shift towards maximizing use of local products and services, which stimulates the local economy and keeps locally generated wealth within the community.

Green Building’s Benefits to Local Government

Fosters good interdepartmental cooperation: A Green Building program’s holistic approach combines and integrates the goals of many other civic departments (such as environmental, water, energy, planning, inspection, flood control, storm water control, health, parks, economic development, and public works) offering positive areas of cooperation due to shared goals.
Fosters good constituent relations: The Green Building program is a high-visibility campaign that offers cost-effective benefits for local residents, businesses, and the environment. The City of Austin has found that its Green Building program has helped improve overall voter satisfaction with their local government.

Enhances the City’s reputation: Elected officials in Austin have found that their colleagues in other jurisdictions often form their attitudes and perceptions of Austin based on the Green Building program. The program has helped cement the City’s reputation as both innovative and pragmatic. It has also attracted outside investors to consider locating new businesses in the region. In some cases, that reputation has even opened doors to policy makers in Congress and elsewhere.

Program Development Considerations for this initiative

A Green Building program is a time-consuming, all-encompassing effort that will only pay off over time. A universal need in establishing any Green Building program is raising awareness and gaining the organizational and financial support of distinct constituents: elected officials, government staff, nonprofit and for-profit housing developers, building professionals, homebuyers, renters, and multifamily building owners. An additional need is having experienced, qualified technical knowledge to deliver that education in an effective manner.

Pick qualified staff: Other than funding, the staff chosen to work on the initiative is probably the most important decision that can affect its success. Each participating local government should have on staff at least one specialist knowledgeable in resource conserving building methods. This person should have solid field experience in construction. This person also needs to be a dedicated change agent, with passion and vision, while also keeping solid footing on the realities of what it takes to conduct a solid, long-term market transformation program. Other typical support staff includes an engineer, a marketing specialist, and administrative assistance.

Gain political support: Experience has shown thus far that a successful Green Building program requires complete cooperation and support of community leaders. Without the endorsement of the local government officials and commu​nity leaders, such programs will never get the support they need to take root and grow strong.

Plan with the building community: While building political support for green building, the entire building industry must be primed with the green building concept and its potential. The initiative must maintain a close work​ing relationship with regional building professionals through​out the program, including program design and modifications and even in coordinating seminars and presentations. The initiative needs to respond to how well it is being accepted, adding or removing complexity according to participants’ needs. Rather than fueling conflict between environmentalists and building professionals, the initiative must nurture a coop​erative relationship so that common ground between the two can be reached and the program goal of sustainability can be effectively meshed with professionals' need to earn a livelihood.

Consider product availability and contractor capability: Some new products or practices may be met with resis​tance by local contractors and building officials. Accompanying the hesitancy of the building industry to adopt new products and prac​tices, new products may be unavailable or the trades may lack experience in using them. In some cases, new services and products may need to be introduced to the market, and building codes may need to be revised. Part of the initiative’s charge will be to encourage local suppliers to carry these products and provide these new services, while also working with the building officials on code issues.

Develop technical resources: The initiative should produce a marketable information packet, which will be used as a reference for building professionals and an educational tool for the public. This packet typically contains a number of different resources. The centerpiece is typically a Sourcebook that educates the reader about green building in general, teaches specific tactics and materials used to design and build green, offers a list of resources to purchase services and materials, and directs the reader to additional information sources. Other program resources may include a professionals directory, a rating system, rating certifications, case studies, short consumer or professional-oriented fact sheets, a web site, technical seminars, trade show booths, brochures, and marketing advertisements.

A Sourcebook is typically organized by resource categories beginning with a list of the Green Building measures for that resource. The technical application for those measures is dis​cussed by section for the architect/builder's reference. Each application section provides the specific information the builder will need in order to include Green Building options in his project. The Sourcebook also provides definitions for relevant terms and presents pertinent considerations for each option. Guidelines for implementation of all measures are also included. Finally, references pertaining to professional assistance, materials and systems, and general information are listed at the end of each section.

Develop communication channels: Effective communication will be a key ingredient if the initiative is to succeed at the regional level. The initiative will facilitate information exchange through:

· Periodic meetings, involving key public- and private-sector stakeholders

· Email listserv

· Dedicated website to post files for participants to download

· Training sessions and workshops

Develop or adopt rating system: A Green Building rating system synthesizes all of the complexity of the Green Building guidelines into an easy-to-understand measuring system. Typically, rating systems organize green building measures into packages containing options from methods suggested in the guidelines. These packages provide a menu or spreadsheet of mea​sures that need to be installed or implemented in order to earn a particular rating.

The building options all have a point value and are assigned to the various rating levels based on their impact, costs, availability, and other relevant concerns. For example, a One-Star rating includes measures that are most basic, least cost, require little engineering, and are easily available. As the ratings progress to Four- and Five-Star levels, the degree of cost and difficulty of the mea​sures increases along with the environmental, economic, and health benefits.
Track program impacts: Careful tracking of program impacts and accomplishments is critical. The information is often necessary to justify funding requests from third-party sources and to cultivate or maintain political and community support. Internally, a good tracking system helps staff determine which implementation strategies work and which do not. The tracking system should track a number of parameters related to program goals. Parameters should document both outcomes (e.g., direct financial and environmental savings in a building, volume of participating buildings, new green building firms or products formed) and processes (such as professional participation rates, educational outreach, number of presentations, web site hits, articles printed, and information packets distributed).

Be patient: Communities do not establish Green Building programs overnight. Instead, the political and professional infra​structures that are needed to support Green Building programs take time to establish. Typically, transformation in the construction business takes 19 years. A Green Building program substantially speeds up this transformation period, but nonetheless, these long-term components make patience and dedication essential to the list of attributes necessary for a suc​cessful program.







� Weighing the dollar value of these impacts is a highly customized process. While the value of an avoided ton of carbon dioxide has been assigned dollar values by various experts ranging from $5 to $30, the City of Austin, TX has selected $20 for its calculations, what it consid�ers a suitable mid-range value to ascertain the dollar value of its programs' environmental benefit.






