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ABSTRACT!

Your! single! most! significant! impact! on! the! environment! is! your! home.! As! a! result,! the!

residential!sector!in!the!United!States!accounts!for!40%!of!our!carbon!footprint!and!68%!of!national!

energy!consumption.!But! if!energyOefficient!homes!have!a!smaller!environmental! impact!and!save!

residents! money! in! the! longOterm,! why! don’t! more! people! build! green! homes! or! retrofit! their!

existing!ones?!In!this!study,!we!explore!the!perceptions!and!behaviors!of!Saratoga!County!residents!

in! New! York! State.! Through! a! focus! group! with! homeowners! living! in! old,! inefficient! houses,! we!

found!that!barriers!to!green!building!and!retrofitting!are!perceptions!of!cost,!time!commitment,!and!

aesthetics.!From!interviewing!green!homeowners,!we!found!that!the!motivations!for!building!green!

and! retrofitting! include! longOterm! savings! and! investment,! reducing! reliance! on! fossil! fuels,! and!

health! and! accessibility.!Understanding! these! competing!perspectives,!we!planned! and!organized!

Saratoga’s! first! Green! Home! Tour! to! evaluate! whether! or! not! a! tour! would! change! people’s!

perceptions!and!resolve!this!dissonance.!It!did.!For!almost!fifty!participants,!the!tour!educated!them!

about!the!true!cost!of!retrofitting,!renewable!energy!systems,!and!green!building!design,!ultimately!

convincing! them!of! the! feasibility! and! importance!of! living! in!a! green!home.!Moving! forward,!we!

recommend!hosting!more!green!home!tours!and!incorporating!green!homes!into!traditional!home!

tours! that! occur! throughout! the! country,! as! well! as! implementing! local! and! federal! policies! that!

allow!green!construction!to!grow!and!flourish.!
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Your!home!is!the!most!important!environmental!decision!you!will!make!in!your!life:!40%!of!

your! carbon! footprint! comes! from! your! personal! use! of! energy! and! materials! consumed! in! your!

home.!67.9%!of!the!nation’s!electricity!consumption!occurs!within!homes!(Romano!2008).!In!2013,!

the!residential!sector!contributed!22%!of!the!total!energy!consumption,!21%!of!all!carbon!dioxide!

emissions,! and! 74%! of! all! water! usage! (LEED! for! Homes! Program! Pilot! Rating! System).! This!

consumption! isn’t! coming! in! the! form! of! renewable! energy:! for! heating,! cooling,! hot! water,! and!

electricity! in! 2009,! 61%! of! homes! used! natural! gas,! 43%! used! propane,! 12%! used! wood,! and!

only! .01%!of!homes!employed! solar!power! (US!Energy! Information!Administration).! If!we!are! to!

reduce!our!carbon!emissions!and!reliance!on!fossil! fuels!as!we!transition!to!a!sustainable!society,!

we!must!first!tackle!the!lowOhanging!fruit;!we!must!!reduce!resource!consumption!in!the!residential!

sector!by!changing!the!way!we!currently!build!and!develop!alternative!and!innovative!methods!for!

design!and!construction.!

!

DEFINING!GREEN!BUILDING!

Green!homes,!also!referred!to!as!sustainable!homes!or!high!performance!homes,!are!defined!

by! how! efficiently! they! use! energy,! resources,! land,! water,! and! materials,! but!  irtv grh g S gdh r g!h S!h … IU AI ’ V GsSglh S glhtCg h
tG t ts,!as!s
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from!scratch,!as!most!of!the!materials!and!embodied!energy!already!exist.!Retrofitting!encompasses!

a!wide!range!of!actions,!from!weatherOstripping!doors!to!installing!new!windows!to!insulating!the!

frame! of! the! house! to! replacing! heating,! cooling,! and! electricity! systems.! Like! new! green! homes,!

retrofits!seek!to!minimize!energy!consumption,!water!consumption,!input!materials,!and!pollutants,!

they! just!do!so!within! the!confines!of!a!preOexisting!structure!(REgreen!Program!2009).! In!a!case!

study! of! a! 1914! house! in! Massachusetts,! a! design! and! build! team! were! able! to! do! just! “the! easy!

things”!to!bring!a!house!that!was!using!about!20!percent!more!than!an!average!home!built!today!to!

reduce!its!energy!consumption!by!80!percent.!They!were!able!to!accomplish!this!goal!by!insulating!

the!outside!of!the!house,!screwing!in!new!windows!in!front!of!the!old!ones,!insulating!the!attic,!and!

installing!both!solar!electric!and!solar!thermal!for!electric
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affordable,! for! every! American! family,"! agreed! Michelle! Moore,! senior! vice! president! of! the! U.S.!

Green!Building!Council.!

To! assess! how! accessible! and! affordable! green! homes! currently! are,! organizations! have!

conducted!surveys!to! illuminate!what!motivates!homeowners!to!build!or!renovate!sustainably.! In!

2011,!McGrawO
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!!!!!!!!!!!!!!!A! University! of! Michigan! journal! study! suggests! that! the! barrier! to! building! green! goes!

beyond!technology!and!economics! into!social!and!psychological! reasonings.!Today’s! lifestyle!calls!

for! fast! solutions! with! simple! strategies,! a! term! called! cognitive! heuristics.! Although! these!

heuristics! are! frequently! useful! for! shortOterm! thinking,! they! can! lead! to! decisionOmaking! biases!

that!may!prevent! longOterm,! sustainable! thinking! (Bazerman!1998;!Hoffman,!Henn!2008).!One!of!

the!most!prevalent!biases! in!green!building! is! the!perception!of!cost.!On!average,!green!buildings!

were! thought! to! have! a! “higher! capital! or! construction! cost! than! conventional! buildings,! on! the!

order!of!2!percent,!or!$2! to!$5!per!square! foot”! (Bazerman!1998,!Kibert!2007,!Hoffman.,!&!Henn!

2008).!Many!people!believe!that!to!build!green,!you!need!a!large!budget!and!a!lot!of!time.!From!the!

McGraw!Hill!survey,!however,!56%,!of!those!surveyed!who!bought!a!green!home!earned!less!than!

$75,000!per!year;!29%!earned!less!than!$50,000.!More!recent!studies!have!shown!the!capital!cost!
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common!misconceptions!demonstrate! the! lack!of! accessible! information!about! the! costs!of! green!

building!options!and!technologies.!!

!! Another! one! of! these! misconceptions! revolves! around! the! concept! of! payback! period:!

“Respondents! feel! that! significant! economic! barriers! remain—particularly! in! terms! of! first! cost!

problems!and!perceptions,!as!well!as!the!lack!of!accounting!for!and!recovery!of!longOterm!savings”!

(Landman! 1999).! Homeowners! commonly! believe! that! a! long! payback! period! will! impede! on!

aspects!of!today’s!average!American!lifestyle,!like!mobility.!About!1!in!6!Americans!move!each!year,!

and!with!the!average!tenure!in!a!single!home!being!6!years,!consumers!often!assume!that!returns!

must!be!close!to!immediate!(Lautz!2008;!Hoffman,!Henn!2008).!The!economic!benefits!may!not!be!

realized!if!the!payback!period!is!longer!than!residents!are!planning!to!live!in!their!homes,!and!there!

is!even!more!resistance!to!invest!when!the!energy!saving!techniques!are!not!aesthetically!pleasing!

or!are!hidden.!Investing!capital!in!upgrades!that!are!hard!to!see!(extra!insulation,!tighter!windows,!

energyO
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A! final! reason! why! people! aren’t! building! green! is! because! the! industry! is! still! so! young.!

Green!homeowners!reported! that! they! ‘had! faced!numerous!challenges! in! their!efforts! to!become!

more! environmentally! responsible,! and! expressed! that! support! from! community,! government,!

corporations,! etc.! was! generally! inadequate! (Woodruff! et.! al! 319).! These! larger,! institutional!
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furnishings,! and! interior! and! exterior! design! (Saratoga! Builder’s! Association! 2012).! Modeled! off!

these!popular!events,!green!home!tours!are!recently!being!implemented!around!the!country!to!help!

raise!awareness!of!green!homes,!to!showcase!examples!of!existing!success!in!green!homes,!and!to!

provide! experiential! workshops! and! demonstrations! of! sustainable! home! features! for! the! public!

(Green! Home! TourONorthwest! Ecobuilding! Guild! 2012).! In! order! to! understand! the! potential!

success! of! sustainable! homes,! past! researchers! have! attended! green! tours! and! interviewed!

homeowners.! Woodruff! et.! al! found! that! sustainable! homeowners! routinely! give! tours! of! their!

homes! to! inform! the!public! about! its! features! (2008).!The!American!Solar!Energy!Society! (ASES)!

holds!an!annual!Solar!Tour,!showcasing!energyO
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!

THE!EDUCATIONAL!POTENTIAL!OF!A!GREEN!HOME!TOUR!IN!SARATOGA!SPRINGS!

Saratoga!Springs,!NY!is!a!historic!small!city!in!Upstate!New!York!that!has!recently!seen!the!

influx! of! a! booming! technological! industry,! bringing! in! a! diverse! group! of! residents! both! socioO

economically!and!politically.!The!population!is!growing,!increasing!the!demand!for!houses,!but!the!

history,!like!the!old!houses,!is!still!very!much!embedded!into!the!culture!of!the!town.!To!celebrate!

this!history,!there!are!many!annual!home!tours,!none!of!which!showcase!specifically!green!homes.!

Additionally,!because!of!the!proximity!to!the!Adirondacks,!the!strong!community!feel,!and!the!wellO

educated!residents,!there!is!a!lot!of!engagement!with!environmental!concerns!(Johnson!et.!al!2013).!

Thus,!Saratoga!Springs!is!the!perfect!place!to!study!the!barriers!to!building!green!and!retrofitting,!

the!specific!reasons!as!to!why!some!people!do!build!green,!and!to!study!the!effectiveness!of!how!a!

green!home!tour!can!resolve!the!dissonance!between!these!competing!perspectives.!!

For! the! purpose! of! this! study,! we! divided! our! research! into! three! main! methods! to!

understand!and!evaluate!the!different!reasons!for!green!building!in!Saratoga!Springs.!First,!we!held!

a! focus! group!of! traditional! homeowners!who! live! in! old,! energyOinefficient! homes! to! learn!what!

their!perceptions!are!of!retrofitting!and!the!barriers!that!prevent!them!from!doing!so.!Second,!we!
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to! invest! in! energyOefficient! and! costOeffective! retrofitting! techniques.! On! February! 15,! 2013,! we!

conducted! a! twoOandOaOhalf! hour! focus! group! session! with! nine! educated! women! homeowners!

between!the!ages!of!35!and!55,!who!currently!live!in!old,!“drafty”!homes!in!Saratoga!Springs,!New!

York.! We! interviewed! women! because! a! Lloyd! TSB! survey! showed! that! 52%! of! the! household!

economic! decisions,! like! future! savings! and! spending,! are! decided! by! the! head! female! (Marsden!

2012).!We!asked! them!questions!on! the! state!of! their! current!home,!how! they!heat! their!houses,!

different! home! improvement! projects! they’ve! completed,! their! knowledge! about! home! energy!

audits,!and!their!preOexisting!ideas!about!green!homes!and!technologies.!

!

RESULTS!!

One! of! the! first! things! we! discovered! was! that! most! of! the! focus! group! women! paid!

unnecessarily!high!heating!bills,!ranging!from!$600O800!dollars!during!the!winter!months.!Noting!

these!high!costs,!we!asked!the!homeowners!if!they!had!conducted!home!energy!audits!to!pinpoint!
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losses! occur,! and! thought! an! energy! audit! would! cost! them! money! to! tell! them! information! that!

they!already!know.!In!reality,!an!energy!audit!supplies!detailed!information!about!specific!locations!

of!home!energy! loss! and!provides! suggestions! for! improvements!with!effective! results! and!quick!

payback! periods.! The! $600O800! monthly! heating! bill! provides! proof! that! all! of! the! women! were!

somewhat!content!with!their!energy!losses!and!saw!it!as!constant!problem!that!they!didn’t!want!to!
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One!of!the!more!surprising!analyses!we!found!was!that!all!of!the!participants!plan!to!move!

out!of!their!current!houses!in!the!next!ten!years.!This!finding!correlates!well!with!the!fact!that!one!

in!every!six!Americans!move!every!year!(Hoffman!&!Henn!2008).!But!the!fact!that!all!of!the!women!

wanted! to! move! out! allowed! them! to! justify! their! reasonings! for! not! seeing! green! home!

improvements!as!financially!feasible;!visible!home!renovations!are!easier!to!sell!to!potential!buyers.!
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In! order! to! gain! an! understanding! of! why! homeowners! would! decide! to! build! a! green! or!

retrofit! a! house,! we! interviewed! green! homeowners! and! green! building! professionals.! We!

interviewed! Karen! Kellogg! and! Sean! Crotty,! two! homeowners! who! are! currently! building! in!

Greenfield,! and! Liz! Kormos,! who! is! almost! finished! building! her! home! in! Ballston! Spa.! These!

interviews! were! used! to! understand! the! current! process! of! building! a! green! home! and! the!

motivations! and! challenges! of! building! in! a! green! market.! Next,! we! spoke! to! green! homeowners!

Nancy!and!Don!White!and!Tom!Stock,!who!were!directly! involved! in!designing!and!building!their!
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repeated!trips!got!to!me!and!I!began!to!think!of!what!we!can!do!ourselves!to!show!what!is!possible,!

maybe!not!fiscally!responsible,!but!possible.”!Sean!takes!the!holistic!approach!to!building,!including!

the!use!of!sustainable!
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growing!up!among!seven!siblings,!where! frugality!was!drilled! into!his!head.!When!he!bought! the!

property!for!his!house!and!learned!that!he!would!have!to!pay!$70,000!to!install!a!new!power!line!to!

provide! energy! for!his!home,!he! chose! instead! to!pursue! alternative! and! cheaper! energy! sources!

such!as!wind,! solar,!and! thermal!mass.! In!response! to!why!he!chose! the! technologies! that!he!did,!

Tom!states,!“If!you!could!build!a!new!house,!and!you!could!build!it!anyway!you!want,!why!wouldn’t!

you!build!it!more!efficiently!and!cheaper!to!operate?”!!In!response!to!a!question!about!his!mission!

to!save!the!environment!through!his!minimal!energy!use,!“it!just!seemed!smart.”!Tom!encountered!
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to!live!in!their!house!for!the!rest!of!their!lives,!so!they!want!their!home!environment!to!complement!

their!aging!process;!they!used!terms!like!“aging!in!place”!and!“forever!homes”!to!describe!the!ability!
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perspective.! Additionally,! Justin! and! Susan! seem! to! be! more! motivated! by! the! environmental!

benefits! than! the! monetary! benefits.! They! expressed! that! they! were! interested! in! purchasing!
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These! interviews!and!experiences!show!that!building!green! in! this!political!and!economic!

climate!where!sustainability!is!not!yet!the!norm!is!quite!difficult.!The!industry!is!lacking!knowledge!

and!experience!in!the!field,!and!the!field!is!also!relatively!small.!At!the!moment,!consumer!demand!

for! these! technologies!and! innovations! is!not!high!enough! for!businesses! to!become!profitable!by!

offering! green! services,! So! all! of! the! homeowners! had! to! be! extremely! proactive! about! their!

processes;!they!did!most!of!the!research!themselves!and!even!helped!manually!build!their!houses.!

The!homeowners!were! inspiring! in! their!motivations!and!dedications! to!building,!however!many!
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received!a!preliminary!tour,!interviewed!them,!and!decided!on!what!they!would!be!discussing!the!
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secured!Student!Opportunity!Funds!to!pay!for! light!platters!featuring!local! food!from!the!Mouzon!

House.!

!!!!!!!!!!!!!!!In!order! to!assess!whether!or!not! the! tour!affected!people’s!perceptions!of!and!behaviors!

towards!green!building,!we!designed!before!and!after!surveys,!which!the!participants!filled!out.!We!
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were! only! planning! on! living! in! their! current! houses! another! 1O5! years,! while! only! 10%! were!

planning! on! living! in! their! homes! forever.! Finally,! before! the! tour,! our! qualitative! survey! data!

indicated! that! if! they! were! to! build! a! green! home! or! retrofit! their! existing! one,! people’s! main!

reasons! for! doing! so! would! be! to! save! money,! environmental! altruism,! and! to! save! energy,!

respectively.!!

During!the!tour,!we!noted!qualitative!data!in!the!form!of!questions!that!people!asked,!most!

of! which! related! to! cost,! measuring! heat! and! other! resources! more! specifically,! and! what! green!

building!professionals!can!do!to!expedite!the!process!of!building!or!retrofitting.!There!was!a$lot!of!

information!being!relayed!at!each!house,!yet! the!participants!asked!very!pointed!questions.!They!

wanted! to! know! specifics! about! how! much! certain! technologies! and! products! cost,! what! the!

payback! periods! of! solar! photovoltaic! and! solar! thermal! were,! and! how! well! the! houses! stayed!

warm.!These!findings!reflect!our!quantitative!data,!below.!

In!order!to!gauge!how!perceptions,!environmental!consciousness!in!the!home,!and!potential!

behavior!changed!because!of!
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Before! the! tour,! participants! also! had! a! different! perception! of! the! cost! of! many! proO

environmental! behaviors! in! the! home! (Figure! 5).! Before! the! tour,! people! thought! that! certain!

actions!would!cost!more!money!than!they!thought!they!would!after!the!tour.!Though!after!the!tour!

they!still!thought!that!solar!photovoltaic!and!solar!thermal!would!end!up!costing!them!money,!they!

thought! it!would!cost! them! less! than! they!previously!believed.!For! replacing!old!windows/!doors!

and!insulating/weatherizing,!they!originally!thought!that!they!would!save!money,!but!after!the!tour!

believed! they’d! save! more! money! than! originally! believed.! Finally,! they! originally! believed! that!

hiring! someone! to! conduct! a!home!energy! audit!would! cost! them!money,! but! after! the! tour! they!

believed!it’d!save!them!money.!

Qualitative!data!taken!during!the!reception!in!the!form!of!statements!we!overheard!or!that!

were!said!to!us!directly!reflect!the!change!in!perceptions!indicated!in!the!results!of!the!quantitative!

data.!When!discussing!how!the!tour!has!changed!her!behavior,!one!participant!noted,!“I!wish!more!

people!could!see!this.!It!makes!all!the!difference!in!person.!I!did!an!energy!audit!a!while!ago,!but!this!
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!

Hiring!someone!to!conduct!a!home!energy!

audit!

Insulating!and!weatherizing!

Replacing!old!windows/doors!

Installing!renewable!energy!systems!

(solar/wind)!

Installing!renewable!energy!system!for!

hot!water!(solar!thermal/geothermal)!

Before!Tour!
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!

DISCUSSION!
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more!of!the!easier!behaviors,!while!the!more!difficult!actions!were!performed!less!(eg.!Recycling!vs.!

offsetting! their! carbon! footprint).!These! results! indicate! that!our!participants!were!similar,! albeit!

slightly! more! likely! to! engage! in! proOenvironmental! behaviors! than! conventional! homeowners!

before!being!subjected!to!the!educational!tour.!

!!!!!!!!! The!data!we!collected!that!compared!the!results!of!three!questions!before!and!after!the!tour!

informed!both!how!the!participants!felt!before!the!tour,!and!how!effective!the!tour!was!in!changing!

some! of! their! perceptions.! In! general,! people! tended! to! disagree! with! the! popular! myths! we!

presented!about!green!building!before!the!tour,!but!they!disagreed!on!average!20%!more!after!the!

tour,!implying!that!the!tour!was!successful!in!changing!their!understanding!of!what!green!building!

looks!like,!what!it!entails!in!terms!of!process!and!logistics,!and!how!difficult/expensive!it!is!(Figure!

3).! One! of! the! most! compelling! pieces! of! evidence! we! found! was! not! just! that! their! perceptions!

changed,! but! their! values! did,! too.! Before! the! tour,! the! average! participant! somewhat! disagreed!

with!the!statement!“environmental!footprint!is!not!an!important!factor!for!choosing!a!home.”!!But!

after!merely! looking! at! green!homes! and! talking! to!homeowners! about! the!process! and! the! cost,!

they! disagreed! 27%! more! with! that! statement! ;! thus,! simply! looking! at! green! homes! changed!

people’s!idea!not!only!of!how!much!less!expensive!green!building!is,!but!what!a!home!itself!should!

actually!be!and!the!importance!of!the!environment!in!that!decision.!

!!!!!!!!! After!the!green!home!tour,!participants!were!11%!more!likely!to!hire!someone!to!conduct!a!

home! energy! audit! and! 11%! more! likely! to! purchase! energyOefficient! appliances! (Figure! 4).! The!

significance! of! these! changes! represents! how! well! the! green! home! tour! was! able! to! educate!

participants! of! the! environmental! and! economic! benefits! of! these! actions,! and! that! participants!
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participants! can! experience! things! in! person,! actually! walking! around! a! house! and! feeling! how!

comfortable! it! is,! seeing! solar! panels! in! a! backyard! and! assessing! their! reaction,! or! experiencing!

how! little! artificial! light! is!needed! to! illuminate!a! room.!These!physical! experiences!are!what!are!

really! effective,! and! thus! we! need! to! continue! investing! in! this! kind! of! experiential! education! in!

order!to!change!people’s!perceptions!and!behaviors!regarding!green!home!building!and!retrofitting.!

!
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Clearly,!the!Green!Home!Tour!was!an!effective!method!of!educating!tour!participants!about!

the! potentials! and! benefits! of! green! building! and! retrofitting.! Learning! took! place! through! the!

obvious! engagement!of! the! tour!participants,! their! excitement,! the!questions! they! asked,! and! the!

positive! feedback! we! received! after! the! tour.! Additionally,! our! qualitative! data! supported! our!

quantitative! findings! and! our! initial! hypothesis! that! a! tour! would! indeed! be! effective;! the! data!

visibly!showed! the!change! in! the!participants’!perceptions! towards!a!better!understanding!of! the!

benefits! of! sustainable! building! and! design! while! hinting! at! potential! behavior! changes! and!

implementation!of!what!participants!saw!on!the!tour.!!

While!the!tour!did!present!significant!change!in!the!participants’!perceptions,!there!still!are!

many!ways!in!which!the!tour!could!improve!to!further!resolve!the!dissonance!between!their!initial!

perceptions!and! the! realities!of! green!building.!The! tour!participants!were!very! interested! in! the!

costs!of!different!projects!that!the!homeowners!undertook,!and!the!biggest!criticism!of!our!tour!was!
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an!installed!renewable!energy!source!could!improve!the!tour!by!showing!participants!a!variety!of!

realistic!projects!for!their!own!homes.!

Ideally,!Saratoga’s!first!Green!Home!Tour!will!not!be!its!last.!Continuing!the!tour!would!not!

only! effectively! promote! learning! in! the! future,! but! would! also! serve! as! a! base! for! Saratoga!

community!members!to!get!more!involved!with!the!education!and!promotion!of!the!green!building!

industry.!One!outlet!to!continue!the!tour!could!be!through!Karen!Totino!of!Green!Conscience,!who!

could! use! the! tour! as! one! of! her! store’s! events.! Another! option! would! be! to! pass! the! tour!

information!down!to!next!year’s!Environmental!Studies!Capstone!students.!Perhaps!a!group!could!

build! upon! the! tour,! add! and! replace! houses,! and! organize! the! continual! and! more! frequent!

endurance!of! this! successful! event.! In! this!way,! the!Green!Home!Tour!would!continue! to!educate!

residents!and!promote!the!investment!in!green!homes!in!Saratoga.!



38 

most!sophisticated!home!tour!in!the!area,!and!has!the!potential!to!truly!influence!people’s!decisions!

throughout! the! building! and! design! process.! Not! only! should! this! Green! Home! Tour! continue! in!

Saratoga!County,!but!there!should!also!be!more!Green!Home!Tours!throughout!the!country.!If!these!

green!homes!were!to!be!incorporated!into!traditional!home!tours,!all!types!of!homeowners!would!

have! the! opportunity! to! learn! about! the! benefits! of! green! building! and! retrofitting,! especially!

conventional! homeowners! who! are! completely! uninformed! about! green! building! and! might! not!

want!to!go!on!a!home!tour!specifically!for!these!technologies.!By!incorporating!green!homes!into!a!

traditional! tour,!we! can! spread! the! awareness! of! green!building! and!move! the! perceptions! away!

from!a!niche!style!to!a!smart!and!economical!design.!

If!we!are!to!actually!reduce!the!40%!of!our!carbon!footprint!that!is!the!residential!sector,!we!

will! need! to! implement! these! educational! campaigns,! industry! standards,! and! government!

commitments!not!just!on!a!cityOwide!level,!but!a!national!one.!While!some!cities!are!implementing!

green!home!tours,!we!should!focus!on!making!these!events!permanent!features!of!the!annual!event!

calendars!of!many!cities!and!towns!across!the!country.!Again,!an!even!more!effective!tactic!might!be!

incorporating! green! homes! into! traditional! home! tours! while! focusing! on! education! at! these!

particular! houses.! If! the! Saratoga! Springs! community! is! any! representation! of! perceptions! about!

green!building!and!retrofitting!across!the!country,!there!is!a!lot!of!work!to!be!done!trying!to!resolve!

the!dissonance!between!the!cost!and!effort!perceptions!and!realities.!

But! education! is! not! enough.! From! the! interviews! with! green! homeowners,! we! also!

discovered!how!far!the!green!building!industry!still!has!to!come!in!order!to!meet!the!demand!that!
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mainstream!construction!will!have!to!adopt!green!building!and!design!techniques!and!make!it!part!

of!standard!practice.!

In! order! to! ensure! that! industry! starts! adopting! this! way! of! designing,! building,! and!

remodeling,!we’ll! need! to! implement! laws! and!ordinances.! In! fact,!many! states,! cities,! and! towns!

have!begun!to!do!this!already.!New!York!State,!for!example,!passed!a!mandatory!policy!in!2001!that!

requires! new! building! to! be! LEED! certified,! encourages! existing! structures! to! be! retrofitted,! and!

ensures!that!all!buildings!are!using!
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