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Government Mandates, Incentives, and Funding to Increase Residential Energy Efficiency Have Skyrocketed, Presenting New Opportunities and Challenges
Housing consumes more than one-fifth of U.S. energy.
 The opportunities for significant household and societal benefits from residential energy efficiency measures are large
 yet difficult for many homeowners to realize on their own, particularly in low-income households. As a result, Congress, state legislatures, utilities, and local governments have launched a virtual cornucopia of mandatory and voluntary programs and policies. At the federal level, they include:
· The federal Weatherization Assistance Program;

· The Residential Energy Efficiency Tax Credit and Residential Renewable Energy Tax Credit (part of Energy Star’s numerous home-oriented programs);

· USDA loan guarantees and grants for retrofitting rural housing;
 and 

· Energy-efficient mortgages through FHA and the VA,
 among others.
At the state and local levels, they include:
· At least 53 energy-efficient building codes;
· At least 20 states that prioritize meeting or exceeding state energy codes in their low-income housing tax credit-qualified allocation plans;

· About 22 renewable portfolio standards, mandatory conservation standards, and system benefit charges imposed on electric utilities;
· At least 30 state personal tax, property tax, and sales tax credits for energy-efficiency measures; and
· Over 600 government and utility energy audit, rebate, loan, and grant programs. 

With the sharp rise in energy prices, the foreclosure crisis, the steep recession, and the high priority the Obama administration has placed on energy efficiency, Congress just appropriated an unprecedented $16 billion in new funds for energy efficiency and renewable energy projects, with an emphasis on home energy retrofits. That includes multi-billion dollar increases for the Low Income Home Energy Assistance Program, Weatherization Assistance, the State Energy Program, and new Energy Efficiency and Conservation Block Grants, as well as $1.25 billion for energy retrofits and green investments via the U.S. Department of Housing and Urban Development (HUD) Capital Housing Fund and Assisted Housing Stability Program.
 Estimates suggest that upwards of two million housing units will be made energy efficient in the next three to five years as a result. Additional support for home energy retrofits will be available should Congress pass further legislation
 to address two of President Obama’s highest policy priorities: climate change and energy supply and demand.
Done Correctly, Home Energy Efficiency Improves Occupant Health

Properly designed and executed, energy-efficient new homes have been shown to improve the general and respiratory health of occupants when compared to new homes built using traditional practices.
 Also, well-executed energy retrofits have resulted in improvements in self-rated health, a reduction in days off from school and work, and fewer visits to general health practitioners.
 An analysis of the Weatherization Assistance Program found that weatherized homes were at lower risk for fires, and their residents had less respiratory illnesses.
 
A high housing cost burden has been associated with lower general health status,
 high malnutrition,
 and more iron deficiency.
 Thus, the health benefits of energy efficiency to low-income families can be particularly significant because the income saved is often redirected to essential needs including food, medical insurance, and health care.
 Participants in the Weatherization Assistance Program not only save money on energy bills, but also gain an average of $900 from reduced water costs, shut off fees, transaction costs and lost wages, and increased property values.

The Problem: Many Home Energy Efficiency Efforts Risk Harming Residents’ Health by Failing to Incorporate Healthy Housing Best Practices
Well thought-out energy upgrades that reduce the production of contaminants (such as carbon monoxide, mold, and dust), improve ventilation, reduce moisture and condensation, increase safety, and improve thermal comfort, offer residents a healthier environment.
 Many conventional energy upgrades, unfortunately, can harm the occupants’ health risk, often unwittingly. For example, “tightening” a home without countermeasures for adequate outside air exchange can degrade indoor air quality and increase risk factors associated with asthma, allergies, and other respiratory ailments.
 Many energy retrofits even overlook simple, no-cost interventions like reducing the water heater temperature to 120 degrees, which saves energy and reduces the risk of scalding.
The first-ever Healthy Housing Manual issued by HUD and the CDC underscored the importance of a “whole house” approach to energy efficiency for human health: 
Improper use or installation of sealing and insulating materials may lead to moisture saturation or retention, encouraging the growth of mold, bacteria, and viruses. In addition, toxic chemicals may be created or contained within the living environment. These building errors may result in major health hazards. The major issues that must be balanced in using a systems approach to energy efficiency are energy cost and availability, long-term affordability and sustainability, comfort and efficiency, and health and safety.

While some of the health effects of sustainable design and energy retrofitting have not been fully studied, we do know that several health and safety interventions are vital to include in any energy retrofit, especially:
· Smoke and CO alarms;
· Repair of interior and exterior water leaks and elimination of standing water;
· Assurance of adequate ventilation for vented combustion appliances;
· Elimination of unvented combustion appliances

· Kitchen and bath fans that exhaust to the outside;
· Lead-safe practices in older homes and lead dust clearance testing of the work area;
· Working air conditioner in at least one room of hot climate homes;
· Pre- and post-retrofit radon testing; and 
· Properly sealing all leaks in ductwork, which are major pathways into the house for various contaminants and pests originating in basements, crawl spaces, and attics.

Some proven healthy home practices, moreover, are extremely low cost, including:

· Replacing lights or installing brighter ones in stairways, hallways, and walkways;
· Insulating water pipes to prevent condensation and mold; and

· Ensuring that the clothes dryer properly vents to the outside.
· Patching all exterior holes using pest-resistant materials.

Our Challenge: Agreeing on Policy Change We Might Pursue Collaboratively 

The challenges for us with such a strong stake in national healthy housing policy include:

· Getting a quick handle on the unprecedented “waves” of programs and investments in green housing and residential energy efficiency rolling across the U.S., and

· Identifying the most viable federal policy recommendations with strong potential return on investment that will lead to incorporating healthy housing best practices into new and existing housing energy efficiency efforts. 
The barriers to change are so numerous that we could easily get bogged down just in capturing all of them. Agreeing on – and then collectively pursuing – meaningful federal policy change is far tougher but will help set this country on a new course. Here are several federal policy options for summit attendees to consider and discuss:

1. Designate a Federal “Home” for Healthy Housing Activities and Interagency Coordination and Provide Funding Support for Integrated Health and Energy Efficiency Activities. For example: 
· Formally designate and empower one agency (either new or existing, such as HUD’s Office of Healthy Housing and Lead Hazard Control) to serve as a locus and coordinator of interagency activities relating to healthy housing and green design/energy retrofits. 
· Provide competitive grants to state and local governments and nonprofit organizations to test, demonstrate, and refine best practices in integrating energy and health.
2. Reduce Regulatory Barriers to Combining Energy Funds with Healthy Housing Funds. For example:
· Expand eligible uses of Weatherization Assistance and State Energy Program funds to more fully address water leaks, pest intrusion, condensation, safety hazards (e.g., inadequate lighting, window replacement where existing windows are coated with lead-based paint), and other healthy housing best practices.

· Cover the cost of a combined healthy home/energy audit for families ineligible for full Weatherization Assistance services.
3.  Develop Tools and Best Practices that Promote Green AND Healthy Housing. Create evidence-based, cost-effective best practices for assessing, measuring, preventing, and controlling the health hazards of green design and energy retrofits, for example:
· Develop a Healthy Housing Audit tool that can be quickly, easily, and cheaply administered during a home energy audit.
· Work with real estate thought leaders to promote voluntary pilot energy audit programs, such as those in California and Minnesota, combined with a healthy housing component as part of a home inspection, and then evaluate its costs and benefits.
· Modify energy auditing software to include monetized benefits of improved health in the return-on-investment (ROI) calculations. For example, the current formula often reports a low ROI for the replacement of windows for energy savings, but a modified analysis could find the ROI is much higher for windows coated with lead-based paint. 
4. Develop a Voluntary Energy Star with Indoor Air Plus Label for Existing Homes: Build on EPA’s experience and use a market-based approach to develop a voluntary “green and healthy housing” labeling program for single-family and multifamily existing housing. For example, EPA recently launched its Energy Star Indoor Air Plus labeling program for newly-constructed homes. An analogous program is needed for existing homes.
5. Provide Outreach and Training to Green and Healthy Housing Stakeholders: Promote and disseminate healthy housing research findings and best practices among, and create training curricula for, national organizations with a stake in making green design and energy retrofits healthy, including: 

· Federal grantees of green housing, weatherization, and other energy efficiency programs.
· Housing professionals in green design, construction, inspection, rehab, management, and maintenance.
· Energy efficiency professionals, especially auditors, consultants, and contractors.
· Utilities providing energy audits, retrofits, emergency assistance, and other energy-related services.
· State and local officials in housing, public health, environment, and energy.
· Community organizations that develop, build, or retrofit low-income housing.
· Health professionals who work with children, the elderly, and low-income families.
6. Make “Healthy Energy-Efficient Mortgages” a Reality. Work with the Administration to build a standard healthy housing component into energy-efficient mortgages per HUD Secretary Donovan’s recent speech, in which he strongly supported moving all such mortgages from the shelf to the mainstream through changes in FHA and other federal practices.
 
7. Update Model Energy Codes to Include a Healthy Housing Component. Advocate with key stakeholders to update the International Energy Conservation Code/Model Energy Code with healthy housing requirements to ensure a “whole-house” approach is taken.
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