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“This report provides important and timely feedback on the perceptions of 
developers, design professionals, the construction industry and members 
of government within our local cities and counties.  The impact of the built 
environment is signi� cant, and this report outlines critical factors necessary 
for market transformation: namely education, incentives and a holistic and 
integrated approach to design and construction.  We have the opportunity 
to use this information to overcome barriers and establish common ground 
to create more sustainable buildings with lower lifecycle costs and healthier 
indoor environments that bene� t rather than burden our society.”

Sharon Patterson
Chair of the Board, USGBC Idaho Chapter,  LEED AP BD+C and Homes

“The report is a thorough overview of many issues confronting the green 
building market as it continues to grow and mature.  It clearly illustrates 
how the simple concept of sustainability has layers of complexity when the 
various stakeholders look at it from their own perspective.  The snapshot 
it presents provides guidance to anyone who is attempting to apply 
sustainable concepts to the built environment.”

Bruce Poe, AIA, LEED AP
Modus Architecture
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This report provides an understanding of why green building is important to 

our communities, a brief look at the emergence of green building standards, 

research evidence on the perceived pros and cons of green building, and original 

research on green building in the Pacifi c Northwest. The original research is 

an analysis of perspectives voiced in conversations, focus groups and surveys 

with both members of the construction industry and local government on the 

barriers and incentives to green building in their local communities.  As nearly 500 

construction industry members and just over 300 local governments participated 

in the research, this report encompasses, perhaps for 

the fi rst time, one of the largest examinations of the 

aggregated voices of both the public and private sector 

on factors that aff ect green building.  Green house gas 

emissions from commercial buildings are growing at a 

faster than average annual rate – 1.8% higher – than either 

transportation or residential emission rates. This trend  

alone provides strong justifi cation to take a close look at 

the factors that may help change this dynamic. 

Faculty and graduate students in the College 

of Social Sciences and Public Aff airs and 

the College of Engineering assembled this 

report. It consolidates information to provide a 

deeper understanding of green building issues 

and opportunities facing Pacifi c-Northwest 

communities. The report provides both municipalities and construction 

professionals information that may foster their green building goals.  

Members of both groups indicate they want to engage in green building, 

but in a fi nancially viable way.  This report is a starting point for formally 

identifying the next steps for making green building more likely. 

The authors gratefully acknowledge the generosity of the sponsors 
who made this research possible.

Paper used for the production of this report is FSC Certifi ed.
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33. I have a large social and professional network that includes people outside my local area. 

� I strongly 
disagree 

� I 
disagree 

� I somew hat 
disagree 

� I neither agree or 
disagree 

� I somew hat 
agree 

� I 
agree 

� I strongly 
agree 

� I don’t know  � I prefer not to say 
 

Section B: Demographics 
The follow ing demographic questions will help us better understand who has responded to our survey. We w ill combine your answ ers with those of 
everyone else to give us a big picture view of the professionals involved in the construction industry regarding green building practices. We w ill not 
identify individuals. If  there are any questions you do not w ish to answer you may leave them blank; how ever, it w ill aid in our analysis if  you would mark, 
“I prefer not to say,” on the survey. 
34. What is the highest degree either of your parents have earned: 
� High School 
� Associates Degree 
� Bachelors Degree 
� Technical Certif icate  
� Masters Degree 

� Doctoral Degree 
� Post-Graduate Certif ications  
 
� I don’t know . 
� I prefer not to say. 

 
35. I participate in professional and social organization functions: 
� Never � 1-2 times per year � 3-4 times per year � 5-6 times per year � 1-2 per month � 3-4 times per month � 5-6 times per month 

� I don’t know  � I prefer not to say 
 
36. I travel for professional purposes (e.g., business trips and conferences): 
� Never � 1-2 times per year � 3-4 times per year � 5-6 times per year � 1-2 per month � 3-4 times per month � 5-6 times per month 

� I don’t know  � I prefer not to say 
 
37. I have contact with outreach representatives of organizations promoting green building practices: 
� Never � 1-2 times per year � 3-4 times per year � 5-6 times per year � 1-2 per month � 3-4 times per month � 5-6 times per month 

� I don’t know  � I prefer not to say 
 
38. Highest Level of Education you have completed: 
� High School 
� Associates Degree 
� Bachelors Degree 
� Technical Certif icate 
� Post-Graduate Certif ications  

� Masters Degree 
� Doctoral Degree 
 
� I don’t know . 
� I prefer not to say. 

 
39. Mark the main media sources you use for information more than once a week, this would include both hardcopy and electronic sources: 
� Newspaper 
� Professional Blogs 
� Newsletters 
� Television 
� Podcasts 
� Internet video and radio 
� Books 
� Magazines  

� Trade Journals 
� Academic Journals 
� Webinars 
� Other ______________________ 
 
� I don’t know . 
� I prefer not to say. 

 
40. Mark the methods of communication you use multiple times during the week: 
� Email 
� Telephone 
� Cell Phone 
� Text Messaging 
� Social Netw orking Sites 
� Online Discussion Boards 
� Face-to-Face meetings 

� Teleconferencing 
� Video Conferencing 
� Other ______________________ 
 
� I don’t know . 
� I prefer not to say. 

  
42. Please estimate your annual income: 
� Less than $20,000 
� More than $20,000 but less than $30,000 
� More than $30,000 but less than $40,000 
� More than $40,000 but less than $50,000 
� More than $50,000 but less than $75,000 

� More than $75,000 but less than $100,000 
� $100,000 or more 
 
� I don’t know . 
� I prefer not to say. 

 

 



I don’t know

I don’t know

Curious: Aware but don’t yet have much information about green building 

I don’t know .

Curious: Aware but don’t yet have much information about LEED b I don’t know .

I don’t know

n’t know

I don’t kn

I don’t 

I don’t know

I don’t know

I don’
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disagree disagree disagree disagree agree agree agree 
� I don’t know  � I prefer not to say 

 



This report provides data from conversations, focus groups, and surveys with both 
members of the construction industry and local governments about their perspectives 
on the barriers and incentives for green building in their communities, primarily, in the 
Pacifi c Northwest.  Nearly 500 construction industry members and just over 300 local 
governments participated in the research, providing one of the largest — and perhaps 
the fi rst — studies of the aggregated voices for both the public and private sector on 
factors that aff ect green building.

Executive Summary

This report 

consolidates 

information 

to provide 

a deeper 

understanding 

of green 

building 

issues and 

opportunities 

facing Pacifi c-

Northwest 

communities.

Executive Summary

Marketability of “green” buildings I don’t know .

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know



Statement of the Problem
Greenhouse gas emissions from commercial buildings are accelerating at a faster average 
annual rate than either transportation or residential building emissions. States are 
grappling with making their communties more sustainable. In Idaho, one example of 
how communities  are tackling this problem is the Department of Veterans Aff airs (VA) 
Regional Offi  ce in Boise, which was recently awarded a “gold” rating by the independent 
U.S. Green Building Council for reducing environmental impact in the construction and 
design of its 25,000 square-foot facility

An automobile with gas mileage of 19-20 
miles per gallon generates about 1.5 metric  

tons of CO2   equivalent per year.

Buildings generate 
about 2 million metric 

tons of CO2 equivalent 
per  year.2Million

1.5

Figure 1

What does 
a ton of CO2

look like? 
Containing a 
metric ton of 
invisible CO2

(2,204 pounds) 
would require a 
cube container 

measuring 27 
feet by 27 feet 

by 27 feet, a 
total of 19,683 

cubic feet. 
Right: Ninth 

grade physics 
students built 
this model to 

scale.

Construction Industry Member Survey 
Section A: General Questions 
For the f irst set of questions, we are asking about green building practices in general. These practices could be any set of that you use in the course of 
your work such as LEED and Energy Star among others. There are some questions specific to the U.S. Green Building Council’s LEED certification 
standards; we have made sure to bold text specif ic to LEED to help you recognize these questions more easily. Towards the end of this section, there 
will be some questions about how you approach novel situations. 
If there are any questions you do not wish to answer you may leave them blank; how ever, it will aid in our analysis if  you would mark, “I prefer not to 
say,” on the survey. 
Please mark the response that best indicates your response. 
1. Green building is becoming more important for the competitive edge of my company. 

� I strongly 
disagree 

� I 
disagree 

� I somew hat 
disagree 

� I neither agree or 
disagree 

� I somew hat 
agree 

� I 
agree 

� I strongly 
agree 

� I don’t know  � I prefer not to say 
 
2. LEED certification is becoming more important for the competitive edge of my company. 

� I strongly 
disagree 

� I 
disagree 

� I somew hat 
disagree 

� I neither agree or 
disagree 

� I somew hat 
agree 

� I 
agree 

� I strongly 
agree 

� I don’t know  � I prefer not to say 
 
3. Please mark the five  most important barriers  to the use of green building practices in your work? 
� Confusion among green building programs  
� Availability of certif ied resources for green building 
� Cost to retrofit existing buildings  
� Resistance by industry and trade unions 
� Process uncertainty 
� Building code issues and interpretation of codes  
� Perceived costs  
� Cost (real) up front vs. Return on investment 
� Neighboring city did not adopt green building policies 
� Misrepresentation “green washing”  
� Lack of regulatory f lexibility  

� Bad economy 
� Lack of consumer education  
� Need for new suppliers  
� Learning Curve Costs 
� Complexity of certif ication 
� Lack of demand for green buildings 
� Other ______________________ 
 
� I don’t know . 
� I prefer not to say. 

 
4. Please mark the five  most important incentives  to the use of green building practices in your work? 
� Expedited reviews (of green projects) 
� Healthier buildings 
� Reduced impact fees 
� Bank promoting green loans and/or appraisals 
� Recognition for builders and developers 
� Citizens’ interest 
� Codes that encourage green building  
� Higher density/bonus and offsets for green building 
� Education resources (education materials and training) 
� Neighboring city did not adopt green building policies  
� High profile champions locally  
� Marketability of “green” buildings  
� Public outreach/education 

� Social Responsibility  
� Lower life-cycle costs  
� Increased longevity of buildings 
� Polit ical vision 
� Regulations that provide predictability (risk mitigation) 
� Trained staff w ith green building expertise  
� Financial payback 
� Reduce Carbon 
� Other___________________________ 
 
� I don’t know . 
� I prefer not to say. 

 
5. Please mark the five  most important barriers  to the use of LEED certification standards  for buildings in your work? 

� Confusion among green building programs  
� Availability of certif ied resources for green building 
� Paperw ork Load  
� Resistance by industry and trade unions 
� Process uncertainty 
� Building code issues and interpretation of codes  
� Perceived costs  
� Cost (real) up front vs. Return on investment 
� Misrepresentation “green washing”  
 

� Lack of regulatory f lexibility  
� Bad economy 
� Lack of consumer education  
� Need for new suppliers  
� Learning Curve Costs 
� Complexity of certif ication 
� Lack of demand for green buildings 
� Other ______________________ 
 
� I don’t know . 
� I prefer not to say. 

 
6. Please mark the five  most important incentives  to the use of LEED certification standards  for buildings in your work? 
� Expedited reviews (of green projects) 
� Healthier buildings 
� Reduced impact fees in general 
� Bank promoting green loans and/or appraisals 
� Recognition for builders and developers 
� Citizens’ interest 
� Codes that encourage green building  
� Higher density/bonus and offsets for green building 

� Social Responsibility  
� Lower life-cycle costs  
� Increased longevity of buildings 
� Polit ical vision 
� Regulations that provide predictability 
� LEED certif ication as a brand adds value 
� Trained Staff  
� Reduce Carbon 

Appendix B
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Statement of the Problem

16. What are the most important incentives that encourage the adoption of green building in the city? (PLEASE CHECK 
THE TOP FIVE) 

 � Expedited reviews (of green projects)    � High profile champions locally 
 � Healthier buildings       � Marketability of “green” buildings  
 � Reduced impact fees       � Public outreach/education 
 � Bank promoting green loans and/or appraisals   � Social Responsibility 
 � Recognition for builders and developers  � Lower life-cycle costs  
 � Citizens’ interest � Increased longevity of buildings  
 � Codes that encourage green building � Political vision 
 � Higher density/bonus and offsets for green building  � Regulations that provide predictability 
          (risk mitigation)   � Trained staff with green building expertise  
 � Education resources       � Financial payback 
 (Education materials and training)     � Reduce Carbon 
 � Neighboring city did not adopt green building policies   � Other___________________________ 
 
LEED Certification 
17. What are the most important barriers to LEED certified building in the city? (PLEASE CHECK THE TOP FIVE)  
 � Confusion among green building programs    � Misrepresentation “green washing”  
 � Availability of certified resources for green building   � Lack of regulatory flexibility  
 � Paperwork load  � Bad economy  
 � Resistance by industry and trade unions  � Lack of consumer education  
 � Process uncertainty        � Need for new suppliers  
 � Building code issues and interpretation of codes   � Learning curve costs 
 � Perceived costs       � Complexity of certification 
 � Cost (real) up front vs. Return on investment  � Lack of demand for green buildings  

� Other___________________________ 
   

18. What are the most important incentives that encourage the adoption of LEED certification in the city? (PLEASE 
CHECK THE TOP FIVE) 

 � Expedited reviews (of green projects)    � High profile champions locally 
 � Healthier buildings       � Marketability of “LEED” buildings  
 � Reduced fees in general       � Public outreach/education 
 � Bank promoting green loans and/or appraisals   � Social Responsibility 
 � Recognition for builders and developers  � Lower life-cycle costs  
 � Citizens’ Interest � Increased longevity of buildings  
 � Codes that encourage green building � Political vision 
 � Higher density/bonus and offsets for green building  � Regulations that provide predictability 
          (risk mitigation)   � LEED certification as a brand adds value 
 � Education resources       � Trained staff with green building expertise 
     (Education materials and training)        � Reduce Carbon 
 � Financial payback       � Other___________________________   
 
19. Are there any topics not treated in this questionnaire that you feel are important for understanding more about what 
makes green building practices more accepted by and accessible to cities, developers, planners and other stakeholders ?  
If so, please provide the information below or use additional sheets, if necessary.  



The Emergence of Green 
Building and Rating Systems
Almost every day, in every major news outlet, there is some mention of the achievements 
of a new green building. But there are still many people who are unsure of what really 
makes a building green. This section talks about the defi ning characteristics of green 
building design and construction, the origins of green design, and a brief history of how 
we have arrived at today’s standards and the LEED rating system. 

3,000 B.C. 1,200 A.D. 1930  A.D. 1970  A.D.

Green Building and Rating Systems 3,000  B.C. to 2009 A.D.

Pyramids to Cathedrals -- Master builders 

of antiquity were responsible for design 

and lifetime construction.

Forward-thinking 

architects, 

environmentalists, 

ecolgists begin 

questioning 

advisability of 

energy intensive 

building practices. Oil prices spike, calling 

attention to nation’s use of fossel fuels.

Glass-and-steel structures 

that could be heated 

and cooled with massive 

heating, ventilation, and air 

conditioning systems

9. Has your city established policies or guidelines governing green building? (PLEASE CHECK ONE)  
� No     
� Yes, informal/unwritten (e.g., given more leeway or consideration)   
� Yes, formal/written   (e.g., adopted as part of a comprehensive plan or functional plan)  
� Don’t Know/ Not sure   
 

10. How important are the following factors in terms of actually influencing policy on green building in your  
      city? Using the scale to the right, please indicate how much influence,  if at all, the following factors  
     have on green building policy in the city. (PLEASE CIRCLE THE BEST RESPONSE) 
 
 

 
 
 

 
 
 

 
 
 

 
 
 

 
 
 

 
11. Is there a lead office or personnel specifically responsible for green building projects or activities in the city? (PLEASE 

CHECK ONE) 
� Yes   
� No    
� Don’t Know/ Not sure   

12. How many public works personnel or planners work specifically for the city? (CIRCLE A NUMBER or 00 

      if you Don’t Know)                                                  Don’t Know 
0     1      2      3      4       5      6      7      8     9 10+     00 

 
13. How many support staff are there for the public works personnel or planners that work for the city? 
      (CIRCLE A NUMBER or 00 if you Don’t Know)                                        Don’t Know 

0     1      2      3      4       5      6      7      8     9 10+     00 
 

14. How many of the staff are accredited as a LEED AP? (CIRCLE A NUMBER or 00 if you Don’t Know) 
       Don’t Know 

0     1      2      3      4       5      6      7      8     9 10+     00 
 
15. What are the most important barriers to the use of green building practices in the city? (PLEASE CHECK THE TOP 

FIVE) 
 � Confusion among green building programs    � Misrepresentation “green washing”  
 � Availability of certified resources for green building   � Lack of regulatory flexibility  
 � Cost to retrofit existing buildings  � Bad economy  
 � Resistance by industry and trade unions  � Lack of consumer education  
 � Process uncertainty        � Need for new suppliers  
 � Building code issues and interpretation of codes   � Learning curve costs 
 � Perceived costs       � Complexity of certification 
 � Cost (real) up front vs. Return on investment  � Lack of demand for green buildings  
 � Neighboring city did not adopt green building policies  � Other___________________________  

-Please turn the page over and continue the survey- 

                                                                                                         No                     Very Strong    Don’t 
                                                                                                         Influence              Influence    Know 

a. Federal guidance on green building 1   2 3 4  5  0 
b. State guidance on green building  1  2 3 4  5  0 
c. International Code Council (ICC) or other code drafting body  1  2 3 4  5  0 
d. Other neighboring cities engaging in green building  1  2 3 4  5  0 
e. Other neighboring cities not engaging in green building  1   2  3 4   5  0 
f.  The championing of green building by local business leaders  1   2  3 4   5   0 
g. The support for green building by elected officials  1  2 3 4   5  0 
h. Risk associated with getting the new code standard wrong  1  2  3 4   5  0 
i.  Risk that the current technology is incorrect 1   2  3 4   5  0 
j.  Developer pushback (threat that they will take development  
    elsewhere to avoid new standards) 

 
1 

 
 2 

  
3 

 
4 

  
 5 

 
 0 

k.  Political pushback from developers (encouraging leaders not  
     to adopt new standards) 

 
1 

  
2 

  
3 

 
4 

   
5 

 
 0 

l. The implications of green building on global warming  1  2  3 4   5  0 
m.  The Cities for Climate Protection (CCP) Mayor’s agreement  1   2  3 4   5  0 

Appendix A



1993 A.D. 1998 A.D. 2009 A.D.

“Greening of the White House” 

by President Clinton.

U.S. Green Building Council 

members approve fi rst version of 

LEED certifi cation 

requireements.

Third version of LEED  (LEED 2009) 

retains fundamental structure of 

previous versions, but provides 

avenues for incorporating new tech 

and prioritizes energy use and CO2

emissions.

Perhaps 
the most 
powerful 
aspect of a green 
design in the built 
environment is 
that practitioners 
apply a holistic 
and integrated 
approach to 
design and 
construction

Th e Emergence of Green Building and Rating Systems

 

Section C. Economic Tools Use  
7. Has your city ever promoted green building or LEED certification? (PLEASE CHECK ONE)  

� No     (If no, SKIP to question 8)  
� Yes  

     

7a. Municipalities have a variety of educational and economic tools at their disposal. Using the scale to the 
right, please indicate how frequently, if at all, that your City uses the following tools to promote green 
building. (PLEASE CIRCLE THE BEST RESPONSE). 

 

Section D. Policy Considerations 
The following questions concern decision making resources for green building.  
8.  Has your city established green building as a goal or priority?   

� No     
� Yes, informal/unwritten   (e.g., resolution or stated priority) 
� Yes, formal/written  (e.g., created an ordinance or office of sustainable development)  
� Don’t Know/ Not sure   

-Please continue on the next page- 

                                                                                                                                           Frequ-     Don’t 
                                                                                                         Never                         ently      Know  

 
a. Tax Credits 

 
1 

 
  2 

  
3 

 
4 

  
 5 

 
 0 

b. Fee Reduction  (reduce/rebate fees for buildings that meet or 
exceed specified green standards) 

 
1 

  
 2 

  
3 

 
4 

  
 5 

 
 0 

 
c. Grants 

 
1 

 
  2 

 
 3 

  
4 

 
  5 

 
 0 

 
d. Infrastructure Improvement (e.g., sewer or water)  

 
1 

 
  2 

 
 3 

  
4 

 
  5  

 
 0 

 
e. Zoning (e.g., increased Floor Area Ratio for buildings that 
meet or exceed specified green building standards)  

 
1 

 
  2 

 
 3 

  
4 

 
  5 

 
 0 

 
f. Permitting Assistance (e.g., Fast-track or expedited review) 

 
1 

 
  2 

 
 3 

  
4 

 
  5 

 
 0 

 
g. Codes that require specific green building standards  

 
1 

 
  2 

 
 3 

  
4 

   
  5 

   
 0 

 
h. Low Cost Loans – by paying some of the interest 

 
1 

 
  2 

 
 3 

  
4 

   
  5 

   
 0 

 
i. Low Cost Loans – by covering a portion of the loan at  
   substantially reduced rate 

 
1 

 
  2 

 
 3 

  
4 

   
  5 

   
 0 

 
j. Tax Increment Financing 

 
1 

 
  2 

 
 3 

   
4 

 
  5 

 
 0 

 
k. Provide publicity for green buildings – (e.g., Mayoral praise,  
    ribbon cutting, general recognition) 

   
1 

 
 2 

 
 3 

  
4 

 
  5 

 
 0 

 
l.  Provide financial awards for green building  

   
1 

 
 2 

 
 3 

  
4 

 
  5 

 
 0 

 
m. Provide educational materials on green building. 

   
1 

 
 2 

 
 3 

  
4 

 
  5 

 
 0 

 
n. Provide financial reward once obtain LEED certification  

   
1 

 
 2 

 
 3 

  
4 

 
  5 

 
 0 

 
o. Provide training in green building technology  

   
1 

 
 2 

 
 3 

  
4 

 
  5 

 
 0 

 
p. Partner to conduct demonstration projects on green building  

   
1 

 
 2 

 
 3 

  
4 

 
  5 

 
 0 

 
q. Other_______________________________ 

   
1 

 
 2 

 
 3 

  
4 

 
  5 

 
 0 



Appendix A

Green Building Survey  
As our communities develop it is important to understand why some green building practices are more accepted by and 
accessible to cities, developers, planners and other stakeholders. Your responses to this questionnaire are important for 
understanding more about green building practices and standards which may affect the way our communities grow.   
 
As you complete the survey please keep in mind that green building is a term used to describe materials and methods 
that result in buildings that use less energy, water, and resources; generate less waste; have less impact on the building 
site; and offer healthier indoor environments for the occupants.   
 
Section A. General Questions 
The following are general questions about factors that may influence a city’s engagement in green building practices.   
1. Does your city Mayor support green building practices? (PLEASE CHECK ONE) 

 �         �                �    �          �            �  
        Does not             Somewhat           Neither supports       Somewhat     Supports          Don’t Know/  
          Support     does not              nor            supports                                 Not Sure  

   support    does not support        
 
2. How aware are most developers in your city with regard to green building practices in general?  
   (PLEASE CHECK ONE) 

� Unaware: Not yet aware of green building practices 
� Curious: Aware but don’t yet have much information about green building practices  
� Envisioning: knowledgeable but want to see them in action before they try them  
� Tryout: Ready to actively get training on green building so they can use it on the job   
� Using it: Already using it and want or need support to maintain its use 
� Don’t Know/ Not Sure  

 
3. How aware are most developers in your city with regard to using LEED certi fication standards  
    specifically? (PLEASE CHECK ONE) 

� Unaware: Not yet aware of LEED building practices 
� Curious: Aware but don’t yet have much information about LEED building practices 
� Envisioning: knowledgeable but want to see them in action before they try them  
� Tryout: Ready to actively get training on LEED building so they can use it on the job   
� Using it: Already using it and want or need support to maintain its use 
� Don’t Know/ Not Sure  

   
Section B. Community Factors 

The following questions are about local resources and information available that may influence green building practices.   
4. Is there a supplier of LEED certi fied materials such as wood within a 500 mile radius of your city? 
   (PLEASE CHECK ONE) 

� Yes   
� No    
� Don’t Know/ Not sure   

 
5. Is there a developer or architect in your city that is familiar with and promotes green building?  
    (PLEASE CHECK ONE) 

� Yes   
� No    
� Don’t Know/ Not sure  

 

6. Are there buildings in your city that are formally recognized as green buildings that are not LEED certified (e.g., Earth 
Advantage, EnergyStar, NetZero) in your city? (PLEASE CHECK ONE) 

� Yes   6a. (If yes, approximately how many)  ___________   
� No    
� Don’t Know/ Not sure   
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Pros and Cons of Green Building

What Is Really Known About the Pros 
and Cons of Green Building? – Research 
Evidence
What is really known about green building practices and more specifically, the effects 
of implementing LEED standards? There has been a great deal of discussion – and more 
than a small amount of hype – about green building. That discussion has coincided 
with growing awareness about the impact of human activity on the global climate 
and a growing urgency to conserve energy and curb emissions. Evidence and research 
substantiate some of the discussion, while other discussion areas fall into the categories 
of anecdote or hearsay. How does one separate fact from fiction? There is a large body 
of documented research available for LEED-certified buildings (as opposed to data on 
buildings designed and constructed using other green guidelines), so this section reviews 
that research to see what is currently known about the pros and cons of building green 
within the LEED framework.

Costs

First Costs



Longer-term Cost Savings and Profi tability

The U.S. 
developer in the 

public sector 
who owns and 

maintains a 
new building is 
in a position to 

realize the lower 
operating and 

maintenance 
costs that can 

result from 
building green. 

The California university’s main reason for adopting 
green building practices was to off set the projected future 

increases in electrical consumption and energy rates. References  

References



Pros and Cons of Green Building

Energy and water 
conservation 

measures not only 
paid for themselves 
but also resulted in 

savings of 2.5 times 
over the projected 

lifetime costs.

Provide Support for Current 
Users of Green Building and LEED 
Certification



Balancing Short- and Long-term Interests

Building Performance

Human Performance

While green 
building 
projects 

that include 
a focus 

on energy 
effi  ciency 

do provide 
energy 

savings, 
researchers 
continue to 

gather the 
evidence.

Policies and Processes to Support 
Financial Payback

Information, Demonstrations, and 
Training

Next Steps



There is relatively 
strong evidence 
that building 
characteristics 
and indoor 
environments 
signifi cantly 
infl uence the 
occurrence of 
communicable 
respiratory 
illness, allergy 
and asthma 
symptoms, 
sick building 
symptoms, 
and worker 
performance.

Pros and Cons of Green Building

Marketing to the Public

Next Steps
Based on the gaps and similarities in perspectives and capacities of cities  
and construction industry members discovered in this study, several  
best practices are identified that may be appropriate strategies for 
communities in the Pacific Northwest.



Performance 
Measurement

Progress in Adopting LEED 
Standards

“. . . adding 
sustainable 

building measures 
after the design 
direction of the 

project has been 
established is 

typically far more 
expensive than 

incorporating 
them from the 

outset”

Research Methods and Findings

In the end, 
increasing 
consumer 
demand is the 
only sure way to 
guarantee the 
return on the 
investment.



Community and Developer Incentives

A Summary of What the 
Research Tells Us

Pros and Cons of Green Building

Table 1: Summary of Main Points from Reviewed Research

Local Government and 
Construction Industry 
Members Survey 
Conclusions

Green 
building 

practitioners 
who are most 

successful 
tend to use 

an integrated 
design 

approach



Focus Groups 

Focus Group Questions

Focus Group Methodology

Focus Group Results

Research Methods and Findings
In conducting original research, focus groups and interviews were used to develop survey 
questions that would provide empirical evidence to better sort out the barriers and 
incentives that exist for green building and LEED initiatives.

To get an initial 
picture of 

the potential 
diff erences and 

commonalities of 
city professionals 

and building 
developers, four 

focus groups 
were conducted.

Table 2: Ranking Values for Focus Group Responses

Research Methods and Findings

Table 23: Construction Industry Members and Stage of Adoption



Table 3: City Planners and Public Works Professionals’ Ranking of 
Factors that Encourage Green Building

Table 4 : City Planners and Public Works Professionals’ Ranking of 
Incentives that Encourage Green Building

Research  Methods and Findings

Table 22: Adoption Level and Strategy



City planners and public 
works professionals   
perceived that fast 
tracking and approval 
of green projects was an 
important incentive to 
adoption. 

Table 5: City Planners and Public Works Professionals’ Ranking of 
Barriers to Green Buildings

Table 6: City Planners and Public Works Professionals’ Ranking of Tools 
that Encourage Green Building

Analysis

Research Methods and Findings

Table 21: Summary of Construction Industry Survey Data



Research  Methods and Findings

Table 8: Members of the Development Community’s Ranking of 
Incentives that Encourage Green Building

Members of the developer community perceive 
that consumer demand is driving the adoption 
of green building practices.

Table 7: Members of the Development Community’s Ranking of 
Factors that Encourage Green Building

Social Networks and Adoption of Green Building

Disseminating Information and Making 
Connections

Stage of Adoption

Demographics

“. . . green 
building needs 
to look at the 
measurable 
benefi ts and 
provide empirical 
data showing the 
energy savings 
and costs.“



Research Methods and Findings

Construction Industry 
Member Survey, 
Findings and Analysis

Findings
Incentives and Barriers 

Table 10: Members of the Development Community’s  Ranking of 
Tools that Encourage Green Building

Table 9: Members of the Development Community’s  Ranking 
Barriers to Green Building

Local government 
professionals felt strongly 
about the education of the 
public with regard to the 
value of green building.  

Return on investment and 
consumer demand were 
some of the most salient 
factors for construction 

professionals.



Research  Methods and Findings 

Focus Groups - Comparison

Table 11: Comparison of the Top Five Factors for City Professionals and 
the Development Community

Analysis



Research Methods and Findings



Survey Purpose, 
Audience and Method

Local Government Survey, Findings 
and Analysis

Architects and Construction Industry 
Members  Survey

Table 12: Local Government City and County Survey Response Rate by State

Photo featured (opposite page) is 
an example of an eco-community 
development in the UK.

Research  Methods and Findings 

Incentives and Barriers



Local Government Research Questions

Findings
Community Factors

Table 13: Construction Professionals Survey Response Rate by State

Table 14: Mayor/County Commissioner Support for Green Building Practices

Research Methods and Findings

Table 20: Staff  and LEED AP Accredited Staff  by City, County, and MSA

A signifi cant 
portion of cities, 
counties and 
MSAs did not 
know how many 
LEED AP staff  they 
may have.



Research Methods and Findings

41 percent 
of cities, 40 
percent of 
counties and 36 
percent of MSA 
respondents 
indicated they 
did not know if 
green building 
materials 
existed within 
a 500-mile 
radius of their 
community.

Table 16: Community Factors that Support Green Building

Table 15: Cities’ Perceptions of the Awareness of Green Building by Developers

Factors and their degree of infl uence on green building policy



Economic Tools

Policy Considerations

Although the majority of 
cities, counties and MSAs 

reported having promoted 
green building, using economic 

tools to foster green building 
was infrequent across cities, 

counties and MSAs

Table 18: Policy and Guidelines for Green Buildng

Table 17: Use of Economic Tools to Promote Green Building

Research Methods and FindingsResearch Methods and Findings



Economic Tools

Policy Considerations

Although the majority of 
cities, counties and MSAs 

reported having promoted 
green building, using economic 

tools to foster green building 
was infrequent across cities, 

counties and MSAs

Table 18: Policy and Guidelines for Green Buildng

Table 17: Use of Economic Tools to Promote Green Building

Research Methods and FindingsResearch Methods and Findings



Research Methods and Findings

41 percent 
of cities, 40 
percent of 
counties and 36 
percent of MSA 
respondents 
indicated they 
did not know if 
green building 
materials 
existed within 
a 500-mile 
radius of their 
community.

Table 16: Community Factors that Support Green Building

Table 15: Cities’ Perceptions of the Awareness of Green Building by Developers

Factors and their degree of infl uence on green building policy



Local Government Research Questions

Findings
Community Factors

Table 13: Construction Professionals Survey Response Rate by State

Table 14: Mayor/County Commissioner Support for Green Building Practices

Research Methods and Findings

Table 20: Staff  and LEED AP Accredited Staff  by City, County, and MSA

A signifi cant 
portion of cities, 
counties and 
MSAs did not 
know how many 
LEED AP staff  they 
may have.



Survey Purpose, 
Audience and Method

Local Government Survey, Findings 
and Analysis

Architects and Construction Industry 
Members  Survey

Table 12: Local Government City and County Survey Response Rate by State

Photo featured (opposite page) is 
an example of an eco-community 
development in the UK.

Research  Methods and Findings 

Incentives and Barriers



Research Methods and Findings



Research  Methods and Findings 

Focus Groups - Comparison

Table 11: Comparison of the Top Five Factors for City Professionals and 
the Development Community

Analysis



Research Methods and Findings

Construction Industry 
Member Survey, 
Findings and Analysis

Findings
Incentives and Barriers 

Table 10: Members of the Development Community’s  Ranking of 
Tools that Encourage Green Building

Table 9: Members of the Development Community’s  Ranking 
Barriers to Green Building

Local government 
professionals felt strongly 
about the education of the 
public with regard to the 
value of green building.  

Return on investment and 
consumer demand were 
some of the most salient 
factors for construction 

professionals.



Research  Methods and Findings

Table 8: Members of the Development Community’s Ranking of 
Incentives that Encourage Green Building

Members of the developer community perceive 
that consumer demand is driving the adoption 
of green building practices.

Table 7: Members of the Development Community’s Ranking of 
Factors that Encourage Green Building

Social Networks and Adoption of Green Building

Disseminating Information and Making 
Connections

Stage of Adoption

Demographics

“. . . green 
building needs 
to look at the 
measurable 
benefi ts and 
provide empirical 
data showing the 
energy savings 
and costs.“



City planners and public 
works professionals   
perceived that fast 
tracking and approval 
of green projects was an 
important incentive to 
adoption. 

Table 5: City Planners and Public Works Professionals’ Ranking of 
Barriers to Green Buildings

Table 6: City Planners and Public Works Professionals’ Ranking of Tools 
that Encourage Green Building

Analysis

Research Methods and Findings

Table 21: Summary of Construction Industry Survey Data



Table 3: City Planners and Public Works Professionals’ Ranking of 
Factors that Encourage Green Building

Table 4 : City Planners and Public Works Professionals’ Ranking of 
Incentives that Encourage Green Building

Research  Methods and Findings

Table 22: Adoption Level and Strategy



Focus Groups 

Focus Group Questions

Focus Group Methodology

Focus Group Results

Research Methods and Findings
In conducting original research, focus groups and interviews were used to develop survey 
questions that would provide empirical evidence to better sort out the barriers and 
incentives that exist for green building and LEED initiatives.

To get an initial 
picture of 

the potential 
diff erences and 

commonalities of 
city professionals 

and building 
developers, four 

focus groups 
were conducted.

Table 2: Ranking Values for Focus Group Responses

Research Methods and Findings

Table 23: Construction Industry Members and Stage of Adoption



Community and Developer Incentives

A Summary of What the 
Research Tells Us

Pros and Cons of Green Building

Table 1: Summary of Main Points from Reviewed Research

Local Government and 
Construction Industry 
Members Survey 
Conclusions

Green 
building 

practitioners 
who are most 

successful 
tend to use 

an integrated 
design 

approach



Performance 
Measurement

Progress in Adopting LEED 
Standards

“. . . adding 
sustainable 

building measures 
after the design 
direction of the 

project has been 
established is 

typically far more 
expensive than 

incorporating 
them from the 

outset”

Research Methods and Findings

In the end, 
increasing 
consumer 
demand is the 
only sure way to 
guarantee the 
return on the 
investment.



There is relatively 
strong evidence 
that building 
characteristics 
and indoor 
environments 
signifi cantly 
infl uence the 
occurrence of 
communicable 
respiratory 
illness, allergy 
and asthma 
symptoms, 
sick building 
symptoms, 
and worker 
performance.

Pros and Cons of Green Building

Marketing to the Public

Next Steps
Based on the gaps and similarities in perspectives and capacities of cities  
and construction industry members discovered in this study, several  
best practices are identified that may be appropriate strategies for 
communities in the Pacific Northwest.



Balancing Short- and Long-term Interests

Building Performance

Human Performance

While green 
building 
projects 

that include 
a focus 

on energy 
effi  ciency 

do provide 
energy 

savings, 
researchers 
continue to 

gather the 
evidence.

Policies and Processes to Support 
Financial Payback

Information, Demonstrations, and 
Training

Next Steps



Pros and Cons of Green Building

Energy and water 
conservation 

measures not only 
paid for themselves 
but also resulted in 

savings of 2.5 times 
over the projected 

lifetime costs.

Provide Support for Current 
Users of Green Building and LEED 
Certification



Longer-term Cost Savings and Profi tability

The U.S. 
developer in the 

public sector 
who owns and 

maintains a 
new building is 
in a position to 

realize the lower 
operating and 

maintenance 
costs that can 

result from 
building green. 

The California university’s main reason for adopting 
green building practices was to off set the projected future 

increases in electrical consumption and energy rates. References  
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Pros and Cons of Green Building

What Is Really Known About the Pros 
and Cons of Green Building? – Research 
Evidence
What is really known about green building practices and more specifically, the effects 
of implementing LEED standards? There has been a great deal of discussion – and more 
than a small amount of hype – about green building. That discussion has coincided 
with growing awareness about the impact of human activity on the global climate 
and a growing urgency to conserve energy and curb emissions. Evidence and research 
substantiate some of the discussion, while other discussion areas fall into the categories 
of anecdote or hearsay. How does one separate fact from fiction? There is a large body 
of documented research available for LEED-certified buildings (as opposed to data on 
buildings designed and constructed using other green guidelines), so this section reviews 
that research to see what is currently known about the pros and cons of building green 
within the LEED framework.

Costs

First Costs



Appendix A

Green Building Survey  
As our communities develop it is important to understand why some green building practices are more accepted by and 
accessible to cities, developers, planners and other stakeholders. Your responses to this questionnaire are important for 
understanding more about green building practices and standards which may affect the way our communities grow.   
 
As you complete the survey please keep in mind that green building is a term used to describe materials and methods 
that result in buildings that use less energy, water, and resources; generate less waste; have less impact on the building 
site; and offer healthier indoor environments for the occupants.   
 
Section A. General Questions 
The following are general questions about factors that may influence a city’s engagement in green building practices.   
1. Does your city Mayor support green building practices? (PLEASE CHECK ONE) 

 �         �                �    �          �            �  
        Does not             Somewhat           Neither supports       Somewhat     Supports          Don’t Know/  
          Support     does not              nor            supports                                 Not Sure  

   support    does not support        
 
2. How aware are most developers in your city with regard to green building practices in general?  
   (PLEASE CHECK ONE) 

� Unaware: Not yet aware of green building practices 
� Curious: Aware but don’t yet have much information about green building practices  
� Envisioning: knowledgeable but want to see them in action before they try them  
� Tryout: Ready to actively get training on green building so they can use it on the job   
� Using it: Already using it and want or need support to maintain its use 
� Don’t Know/ Not Sure  

 
3. How aware are most developers in your city with regard to using LEED certi fication standards  
    specifically? (PLEASE CHECK ONE) 

� Unaware: Not yet aware of LEED building practices 
� Curious: Aware but don’t yet have much information about LEED building practices 
� Envisioning: knowledgeable but want to see them in action before they try them  
� Tryout: Ready to actively get training on LEED building so they can use it on the job   
� Using it: Already using it and want or need support to maintain its use 
� Don’t Know/ Not Sure  

   
Section B. Community Factors 

The following questions are about local resources and information available that may influence green building practices.   
4. Is there a supplier of LEED certi fied materials such as wood within a 500 mile radius of your city? 
   (PLEASE CHECK ONE) 

� Yes   
� No    
� Don’t Know/ Not sure   

 
5. Is there a developer or architect in your city that is familiar with and promotes green building?  
    (PLEASE CHECK ONE) 

� Yes   
� No    
� Don’t Know/ Not sure  

 

6. Are there buildings in your city that are formally recognized as green buildings that are not LEED certified (e.g., Earth 
Advantage, EnergyStar, NetZero) in your city? (PLEASE CHECK ONE) 

� Yes   6a. (If yes, approximately how many)  ___________   
� No    
� Don’t Know/ Not sure   
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1993 A.D. 1998 A.D. 2009 A.D.

“Greening of the White House” 

by President Clinton.

U.S. Green Building Council 

members approve fi rst version of 

LEED certifi cation 

requireements.

Third version of LEED  (LEED 2009) 

retains fundamental structure of 

previous versions, but provides 

avenues for incorporating new tech 

and prioritizes energy use and CO2

emissions.

Perhaps 
the most 
powerful 
aspect of a green 
design in the built 
environment is 
that practitioners 
apply a holistic 
and integrated 
approach to 
design and 
construction

Th e Emergence of Green Building and Rating Systems

 

Section C. Economic Tools Use  
7. Has your city ever promoted green building or LEED certification? (PLEASE CHECK ONE)  

� No     (If no, SKIP to question 8)  
� Yes  

     

7a. Municipalities have a variety of educational and economic tools at their disposal. Using the scale to the 
right, please indicate how frequently, if at all, that your City uses the following tools to promote green 
building. (PLEASE CIRCLE THE BEST RESPONSE). 

 

Section D. Policy Considerations 
The following questions concern decision making resources for green building.  
8.  Has your city established green building as a goal or priority?   

� No     
� Yes, informal/unwritten   (e.g., resolution or stated priority) 
� Yes, formal/written  (e.g., created an ordinance or office of sustainable development)  
� Don’t Know/ Not sure   

-Please continue on the next page- 

                                                                                                                                           Frequ-     Don’t 
                                                                                                         Never                         ently      Know  

 
a. Tax Credits 

 
1 

 
  2 

  
3 

 
4 

  
 5 

 
 0 

b. Fee Reduction  (reduce/rebate fees for buildings that meet or 
exceed specified green standards) 

 
1 

  
 2 

  
3 

 
4 

  
 5 

 
 0 

 
c. Grants 

 
1 

 
  2 

 
 3 

  
4 

 
  5 

 
 0 

 
d. Infrastructure Improvement (e.g., sewer or water)  

 
1 

 
  2 

 
 3 

  
4 

 
  5  

 
 0 

 
e. Zoning (e.g., increased Floor Area Ratio for buildings that 
meet or exceed specified green building standards)  

 
1 

 
  2 

 
 3 

  
4 

 
  5 

 
 0 

 
f. Permitting Assistance (e.g., Fast-track or expedited review) 

 
1 

 
  2 

 
 3 

  
4 

 
  5 

 
 0 

 
g. Codes that require specific green building standards  

 
1 

 
  2 

 
 3 

  
4 

   
  5 

   
 0 

 
h. Low Cost Loans – by paying some of the interest 

 
1 

 
  2 

 
 3 

  
4 

   
  5 

   
 0 

 
i. Low Cost Loans – by covering a portion of the loan at  
   substantially reduced rate 

 
1 

 
  2 

 
 3 

  
4 

   
  5 

   
 0 

 
j. Tax Increment Financing 

 
1 

 
  2 

 
 3 

   
4 

 
  5 

 
 0 

 
k. Provide publicity for green buildings – (e.g., Mayoral praise,  
    ribbon cutting, general recognition) 

   
1 

 
 2 

 
 3 

  
4 

 
  5 

 
 0 

 
l.  Provide financial awards for green building  

   
1 

 
 2 

 
 3 

  
4 

 
  5 

 
 0 

 
m. Provide educational materials on green building. 

   
1 

 
 2 

 
 3 

  
4 

 
  5 

 
 0 

 
n. Provide financial reward once obtain LEED certification  

   
1 

 
 2 

 
 3 

  
4 

 
  5 

 
 0 

 
o. Provide training in green building technology  

   
1 

 
 2 

 
 3 

  
4 

 
  5 

 
 0 

 
p. Partner to conduct demonstration projects on green building  

   
1 

 
 2 

 
 3 

  
4 

 
  5 

 
 0 

 
q. Other_______________________________ 

   
1 

 
 2 

 
 3 

  
4 

 
  5 

 
 0 



The Emergence of Green 
Building and Rating Systems
Almost every day, in every major news outlet, there is some mention of the achievements 
of a new green building. But there are still many people who are unsure of what really 
makes a building green. This section talks about the defi ning characteristics of green 
building design and construction, the origins of green design, and a brief history of how 
we have arrived at today’s standards and the LEED rating system. 

3,000 B.C. 1,200 A.D. 1930  A.D. 1970  A.D.

Green Building and Rating Systems 3,000  B.C. to 2009 A.D.

Pyramids to Cathedrals -- Master builders 

of antiquity were responsible for design 

and lifetime construction.

Forward-thinking 

architects, 

environmentalists, 

ecolgists begin 

questioning 

advisability of 

energy intensive 

building practices. Oil prices spike, calling 

attention to nation’s use of fossel fuels.

Glass-and-steel structures 

that could be heated 

and cooled with massive 

heating, ventilation, and air 

conditioning systems

9. Has your city established policies or guidelines governing green building? (PLEASE CHECK ONE)  
� No     
� Yes, informal/unwritten (e.g., given more leeway or consideration)   
� Yes, formal/written   (e.g., adopted as part of a comprehensive plan or functional plan)  
� Don’t Know/ Not sure   
 

10. How important are the following factors in terms of actually influencing policy on green building in your  
      city? Using the scale to the right, please indicate how much influence,  if at all, the following factors  
     have on green building policy in the city. (PLEASE CIRCLE THE BEST RESPONSE) 
 
 

 
 
 

 
 
 

 
 
 

 
 
 

 
 
 

 
11. Is there a lead office or personnel specifically responsible for green building projects or activities in the city? (PLEASE 

CHECK ONE) 
� Yes   
� No    
� Don’t Know/ Not sure   

12. How many public works personnel or planners work specifically for the city? (CIRCLE A NUMBER or 00 

      if you Don’t Know)                                                  Don’t Know 
0     1      2      3      4       5      6      7      8     9 10+     00 

 
13. How many support staff are there for the public works personnel or planners that work for the city? 
      (CIRCLE A NUMBER or 00 if you Don’t Know)                                        Don’t Know 

0     1      2      3      4       5      6      7      8     9 10+     00 
 

14. How many of the staff are accredited as a LEED AP? (CIRCLE A NUMBER or 00 if you Don’t Know) 
       Don’t Know 

0     1      2      3      4       5      6      7      8     9 10+     00 
 
15. What are the most important barriers to the use of green building practices in the city? (PLEASE CHECK THE TOP 

FIVE) 
 � Confusion among green building programs    � Misrepresentation “green washing”  
 � Availability of certified resources for green building   � Lack of regulatory flexibility  
 � Cost to retrofit existing buildings  � Bad economy  
 � Resistance by industry and trade unions  � Lack of consumer education  
 � Process uncertainty        � Need for new suppliers  
 � Building code issues and interpretation of codes   � Learning curve costs 
 � Perceived costs       � Complexity of certification 
 � Cost (real) up front vs. Return on investment  � Lack of demand for green buildings  
 � Neighboring city did not adopt green building policies  � Other___________________________  

-Please turn the page over and continue the survey- 

                                                                                                         No                     Very Strong    Don’t 
                                                                                                         Influence              Influence    Know 

a. Federal guidance on green building 1   2 3 4  5  0 
b. State guidance on green building  1  2 3 4  5  0 
c. International Code Council (ICC) or other code drafting body  1  2 3 4  5  0 
d. Other neighboring cities engaging in green building  1  2 3 4  5  0 
e. Other neighboring cities not engaging in green building  1   2  3 4   5  0 
f.  The championing of green building by local business leaders  1   2  3 4   5   0 
g. The support for green building by elected officials  1  2 3 4   5  0 
h. Risk associated with getting the new code standard wrong  1  2  3 4   5  0 
i.  Risk that the current technology is incorrect 1   2  3 4   5  0 
j.  Developer pushback (threat that they will take development  
    elsewhere to avoid new standards) 

 
1 

 
 2 

  
3 

 
4 

  
 5 

 
 0 

k.  Political pushback from developers (encouraging leaders not  
     to adopt new standards) 

 
1 

  
2 

  
3 

 
4 

   
5 

 
 0 

l. The implications of green building on global warming  1  2  3 4   5  0 
m.  The Cities for Climate Protection (CCP) Mayor’s agreement  1   2  3 4   5  0 

Appendix A



Statement of the Problem

16. What are the most important incentives that encourage the adoption of green building in the city? (PLEASE CHECK 
THE TOP FIVE) 

 � Expedited reviews (of green projects)    � High profile champions locally 
 � Healthier buildings       � Marketability of “green” buildings  
 � Reduced impact fees       � Public outreach/education 
 � Bank promoting green loans and/or appraisals   � Social Responsibility 
 � Recognition for builders and developers  � Lower life-cycle costs  
 � Citizens’ interest � Increased longevity of buildings  
 � Codes that encourage green building � Political vision 
 � Higher density/bonus and offsets for green building  � Regulations that provide predictability 
          (risk mitigation)   � Trained staff with green building expertise  
 � Education resources       � Financial payback 
 (Education materials and training)     � Reduce Carbon 
 � Neighboring city did not adopt green building policies   � Other___________________________ 
 
LEED Certification 
17. What are the most important barriers to LEED certified building in the city? (PLEASE CHECK THE TOP FIVE)  
 � Confusion among green building programs    � Misrepresentation “green washing”  
 � Availability of certified resources for green building   � Lack of regulatory flexibility  
 � Paperwork load  � Bad economy  
 � Resistance by industry and trade unions  � Lack of consumer education  
 � Process uncertainty        � Need for new suppliers  
 � Building code issues and interpretation of codes   � Learning curve costs 
 � Perceived costs       � Complexity of certification 
 � Cost (real) up front vs. Return on investment  � Lack of demand for green buildings  

� Other___________________________ 
   

18. What are the most important incentives that encourage the adoption of LEED certification in the city? (PLEASE 
CHECK THE TOP FIVE) 

 � Expedited reviews (of green projects)    � High profile champions locally 
 � Healthier buildings       � Marketability of “LEED” buildings  
 � Reduced fees in general       � Public outreach/education 
 � Bank promoting green loans and/or appraisals   � Social Responsibility 
 � Recognition for builders and developers  � Lower life-cycle costs  
 � Citizens’ Interest � Increased longevity of buildings  
 � Codes that encourage green building � Political vision 
 � Higher density/bonus and offsets for green building  � Regulations that provide predictability 
          (risk mitigation)   � LEED certification as a brand adds value 
 � Education resources       � Trained staff with green building expertise 
     (Education materials and training)        � Reduce Carbon 
 � Financial payback       � Other___________________________   
 
19. Are there any topics not treated in this questionnaire that you feel are important for understanding more about what 
makes green building practices more accepted by and accessible to cities, developers, planners and other stakeholders ?  
If so, please provide the information below or use additional sheets, if necessary.  



Statement of the Problem
Greenhouse gas emissions from commercial buildings are accelerating at a faster average 
annual rate than either transportation or residential building emissions. States are 
grappling with making their communties more sustainable. In Idaho, one example of 
how communities  are tackling this problem is the Department of Veterans Aff airs (VA) 
Regional Offi  ce in Boise, which was recently awarded a “gold” rating by the independent 
U.S. Green Building Council for reducing environmental impact in the construction and 
design of its 25,000 square-foot facility

An automobile with gas mileage of 19-20 
miles per gallon generates about 1.5 metric  

tons of CO2   equivalent per year.

Buildings generate 
about 2 million metric 

tons of CO2 equivalent 
per  year.2Million

1.5

Figure 1

What does 
a ton of CO2

look like? 
Containing a 
metric ton of 
invisible CO2

(2,204 pounds) 
would require a 
cube container 

measuring 27 
feet by 27 feet 

by 27 feet, a 
total of 19,683 

cubic feet. 
Right: Ninth 

grade physics 
students built 
this model to 

scale.

Construction Industry Member Survey 
Section A: General Questions 
For the f irst set of questions, we are asking about green building practices in general. These practices could be any set of that you use in the course of 
your work such as LEED and Energy Star among others. There are some questions specific to the U.S. Green Building Council’s LEED certification 
standards; we have made sure to bold text specif ic to LEED to help you recognize these questions more easily. Towards the end of this section, there 
will be some questions about how you approach novel situations. 
If there are any questions you do not wish to answer you may leave them blank; how ever, it will aid in our analysis if  you would mark, “I prefer not to 
say,” on the survey. 
Please mark the response that best indicates your response. 
1. Green building is becoming more important for the competitive edge of my company. 

� I strongly 
disagree 

� I 
disagree 

� I somew hat 
disagree 

� I neither agree or 
disagree 

� I somew hat 
agree 

� I 
agree 

� I strongly 
agree 

� I don’t know  � I prefer not to say 
 
2. LEED certification is becoming more important for the competitive edge of my company. 

� I strongly 
disagree 

� I 
disagree 

� I somew hat 
disagree 

� I neither agree or 
disagree 

� I somew hat 
agree 

� I 
agree 

� I strongly 
agree 

� I don’t know  � I prefer not to say 
 
3. Please mark the five  most important barriers  to the use of green building practices in your work? 
� Confusion among green building programs  
� Availability of certif ied resources for green building 
� Cost to retrofit existing buildings  
� Resistance by industry and trade unions 
� Process uncertainty 
� Building code issues and interpretation of codes  
� Perceived costs  
� Cost (real) up front vs. Return on investment 
� Neighboring city did not adopt green building policies 
� Misrepresentation “green washing”  
� Lack of regulatory f lexibility  

� Bad economy 
� Lack of consumer education  
� Need for new suppliers  
� Learning Curve Costs 
� Complexity of certif ication 
� Lack of demand for green buildings 
� Other ______________________ 
 
� I don’t know . 
� I prefer not to say. 

 
4. Please mark the five  most important incentives  to the use of green building practices in your work? 
� Expedited reviews (of green projects) 
� Healthier buildings 
� Reduced impact fees 
� Bank promoting green loans and/or appraisals 
� Recognition for builders and developers 
� Citizens’ interest 
� Codes that encourage green building  
� Higher density/bonus and offsets for green building 
� Education resources (education materials and training) 
� Neighboring city did not adopt green building policies  
� High profile champions locally  
� Marketability of “green” buildings  
� Public outreach/education 

� Social Responsibility  
� Lower life-cycle costs  
� Increased longevity of buildings 
� Polit ical vision 
� Regulations that provide predictability (risk mitigation) 
� Trained staff w ith green building expertise  
� Financial payback 
� Reduce Carbon 
� Other___________________________ 
 
� I don’t know . 
� I prefer not to say. 

 
5. Please mark the five  most important barriers  to the use of LEED certification standards  for buildings in your work? 

� Confusion among green building programs  
� Availability of certif ied resources for green building 
� Paperw ork Load  
� Resistance by industry and trade unions 
� Process uncertainty 
� Building code issues and interpretation of codes  
� Perceived costs  
� Cost (real) up front vs. Return on investment 
� Misrepresentation “green washing”  
 

� Lack of regulatory f lexibility  
� Bad economy 
� Lack of consumer education  
� Need for new suppliers  
� Learning Curve Costs 
� Complexity of certif ication 
� Lack of demand for green buildings 
� Other ______________________ 
 
� I don’t know . 
� I prefer not to say. 

 
6. Please mark the five  most important incentives  to the use of LEED certification standards  for buildings in your work? 
� Expedited reviews (of green projects) 
� Healthier buildings 
� Reduced impact fees in general 
� Bank promoting green loans and/or appraisals 
� Recognition for builders and developers 
� Citizens’ interest 
� Codes that encourage green building  
� Higher density/bonus and offsets for green building 

� Social Responsibility  
� Lower life-cycle costs  
� Increased longevity of buildings 
� Polit ical vision 
� Regulations that provide predictability 
� LEED certif ication as a brand adds value 
� Trained Staff  
� Reduce Carbon 

Appendix B
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This report provides data from conversations, focus groups, and surveys with both 
members of the construction industry and local governments about their perspectives 
on the barriers and incentives for green building in their communities, primarily, in the 
Pacifi c Northwest.  Nearly 500 construction industry members and just over 300 local 
governments participated in the research, providing one of the largest — and perhaps 
the fi rst — studies of the aggregated voices for both the public and private sector on 
factors that aff ect green building.

Executive Summary

This report 

consolidates 

information 

to provide 

a deeper 

understanding 

of green 

building 

issues and 

opportunities 

facing Pacifi c-

Northwest 

communities.

Executive Summary

Marketability of “green” buildings I don’t know .

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know

I don’t know



I don’t know

I don’t know

Curious: Aware but don’t yet have much information about green building 

I don’t know .

Curious: Aware but don’t yet have much information about LEED b I don’t know .

I don’t know

n’t know

I don’t kn

I don’t 

I don’t know

I don’t know

I don’
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disagree disagree disagree disagree agree agree agree 
� I don’t know  � I prefer not to say 
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33. I have a large social and professional network that includes people outside my local area. 

� I strongly 
disagree 

� I 
disagree 

� I somew hat 
disagree 

� I neither agree or 
disagree 

� I somew hat 
agree 

� I 
agree 

� I strongly 
agree 

� I don’t know  � I prefer not to say 
 

Section B: Demographics 
The follow ing demographic questions will help us better understand who has responded to our survey. We w ill combine your answ ers with those of 
everyone else to give us a big picture view of the professionals involved in the construction industry regarding green building practices. We w ill not 
identify individuals. If  there are any questions you do not w ish to answer you may leave them blank; how ever, it w ill aid in our analysis if  you would mark, 
“I prefer not to say,” on the survey. 
34. What is the highest degree either of your parents have earned: 
� High School 
� Associates Degree 
� Bachelors Degree 
� Technical Certif icate  
� Masters Degree 

� Doctoral Degree 
� Post-Graduate Certif ications  
 
� I don’t know . 
� I prefer not to say. 

 
35. I participate in professional and social organization functions: 
� Never � 1-2 times per year � 3-4 times per year � 5-6 times per year � 1-2 per month � 3-4 times per month � 5-6 times per month 

� I don’t know  � I prefer not to say 
 
36. I travel for professional purposes (e.g., business trips and conferences): 
� Never � 1-2 times per year � 3-4 times per year � 5-6 times per year � 1-2 per month � 3-4 times per month � 5-6 times per month 

� I don’t know  � I prefer not to say 
 
37. I have contact with outreach representatives of organizations promoting green building practices: 
� Never � 1-2 times per year � 3-4 times per year � 5-6 times per year � 1-2 per month � 3-4 times per month � 5-6 times per month 

� I don’t know  � I prefer not to say 
 
38. Highest Level of Education you have completed: 
� High School 
� Associates Degree 
� Bachelors Degree 
� Technical Certif icate 
� Post-Graduate Certif ications  

� Masters Degree 
� Doctoral Degree 
 
� I don’t know . 
� I prefer not to say. 

 
39. Mark the main media sources you use for information more than once a week, this would include both hardcopy and electronic sources: 
� Newspaper 
� Professional Blogs 
� Newsletters 
� Television 
� Podcasts 
� Internet video and radio 
� Books 
� Magazines  

� Trade Journals 
� Academic Journals 
� Webinars 
� Other ______________________ 
 
� I don’t know . 
� I prefer not to say. 

 
40. Mark the methods of communication you use multiple times during the week: 
� Email 
� Telephone 
� Cell Phone 
� Text Messaging 
� Social Netw orking Sites 
� Online Discussion Boards 
� Face-to-Face meetings 

� Teleconferencing 
� Video Conferencing 
� Other ______________________ 
 
� I don’t know . 
� I prefer not to say. 

  
42. Please estimate your annual income: 
� Less than $20,000 
� More than $20,000 but less than $30,000 
� More than $30,000 but less than $40,000 
� More than $40,000 but less than $50,000 
� More than $50,000 but less than $75,000 

� More than $75,000 but less than $100,000 
� $100,000 or more 
 
� I don’t know . 
� I prefer not to say. 
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This report provides an understanding of why green building is important to 

our communities, a brief look at the emergence of green building standards, 

research evidence on the perceived pros and cons of green building, and original 

research on green building in the Pacifi c Northwest. The original research is 

an analysis of perspectives voiced in conversations, focus groups and surveys 

with both members of the construction industry and local government on the 

barriers and incentives to green building in their local communities.  As nearly 500 

construction industry members and just over 300 local governments participated 

in the research, this report encompasses, perhaps for 

the fi rst time, one of the largest examinations of the 

aggregated voices of both the public and private sector 

on factors that aff ect green building.  Green house gas 

emissions from commercial buildings are growing at a 

faster than average annual rate – 1.8% higher – than either 

transportation or residential emission rates. This trend  

alone provides strong justifi cation to take a close look at 

the factors that may help change this dynamic. 

Faculty and graduate students in the College 

of Social Sciences and Public Aff airs and 

the College of Engineering assembled this 

report. It consolidates information to provide a 

deeper understanding of green building issues 

and opportunities facing Pacifi c-Northwest 

communities. The report provides both municipalities and construction 

professionals information that may foster their green building goals.  

Members of both groups indicate they want to engage in green building, 

but in a fi nancially viable way.  This report is a starting point for formally 

identifying the next steps for making green building more likely. 

The authors gratefully acknowledge the generosity of the sponsors 
who made this research possible.
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“This report provides important and timely feedback on the perceptions of 
developers, design professionals, the construction industry and members 
of government within our local cities and counties.  The impact of the built 
environment is signi� cant, and this report outlines critical factors necessary 
for market transformation: namely education, incentives and a holistic and 
integrated approach to design and construction.  We have the opportunity 
to use this information to overcome barriers and establish common ground 
to create more sustainable buildings with lower lifecycle costs and healthier 
indoor environments that bene� t rather than burden our society.”

Sharon Patterson
Chair of the Board, USGBC Idaho Chapter,  LEED AP BD+C and Homes

“The report is a thorough overview of many issues confronting the green 
building market as it continues to grow and mature.  It clearly illustrates 
how the simple concept of sustainability has layers of complexity when the 
various stakeholders look at it from their own perspective.  The snapshot 
it presents provides guidance to anyone who is attempting to apply 
sustainable concepts to the built environment.”

Bruce Poe, AIA, LEED AP
Modus Architecture




