
A
N

 A
FF

O
R

D
A

B
LE

 A
N

D
 

SU
ST

A
IN

A
B

LE
 E

N
E

R
G

Y
 

R
O

A
D

M
A

P



5.1 ADDRESS THE ENERGY ‘TRILEMMA’ – 
EMISSIONS, COST & RELIABILITY

RECOMMENDATION
A nationwide energy efficiency 
trading scheme, integrated with 
a National Energy Guarantee style 
framework. 

An energy efficiency trading 
scheme would be based on an 
interim plan to harmonise, and 
where-needed establish, state-
based schemes and recognise 
white certificate scheme savings 
in the emissions requirement of 
the National Energy Guarantee. 
This is consistent with a 
recommendation from the 
Climate Change Authority in its 
2017 review of Australia’s Climate 
Goals and Policies.14

THE CHALLENGE

The next Parliament must sort out Australia’s 
energy ‘trilemma.’ Australia must combine 
energy efficiency, demand management and 
new business models as part of an integrated 
approach to energy policy. Reducing emissions 
and increasing reliability are essential steps that 
will reduce costs.

Low-energy, high performance buildings play a 
major role in limiting peak demand and reducing 
energy consumption. This can deliver lower bills 
and reduces the burden on the electricity grid.

Electricity costs are a key part of the “energy 
trilemma”, together with reliability and emissions 
reductions. Reducing costs requires investment  
in baseload supply. This requires credible and 
stable policy. 

Investors will view policy as adequate if it 
effectively addresses all parts of the trilemma, 
including emissions-reduction commitments.

A major global transition to lower emissions 
and ultimately net-zero emissions is inevitable. 
In Australia’s electricity sector a low emissions 
transition is already underway. 

To date, the focus from Government has largely 
been on the supply side of the equation.  
An enormous opportunity remains to accelerate 
the roll out on the demand side of energy-
efficiency measures and pursue a nationally 
harmonised approach to the further development 
of white certificate schemes.

THE SOLUTIONS

1. A stable policy framework, such as the National 
Energy Guarantee, that addresses the “trilemma” 
of costs, reliability and emissions reduction in an 
integrated way.

2. Governments must recognise that our mid-
century net-zero emissions targets mean energy 
sector reduction targets will need to be lifted  
over time.

These measures, in combination with demand 
response contributing to the Retailer Reliability 
Obligation in the National Electricity Market. 

BENEFITS
• Australians have access to affordable, 

reliable energy.

• Emissions are reduced in the most 
cost-effective way for the economy.

• 

14Climate Change Authority 2017, Special Review on Australia’s 
Climate Goals and Policies, Recommendation 4, p. 69



BENEFITS
• Australia’s buildings are healthier,  

more resilient, sustainable and  
affordable to operate.

• Australia can meet its international 
obligations.

15ClimateWorks for Australian Sustainable Built Environment Council 
(ASBEC), Low Carbon, High Performance, 2016

16ClimateWorks for Australian Sustainable Built Environment Council 
(ASBEC), Low Carbon, High Performance, 2016

17ClimateWorks for Australian Sustainable Built Environment Council 
(ASBEC), Built to Perform: An industry led pathway to a zero carbon 
ready building code, 2018

18Results of the 2018 Global Real Estate Sustainability Benchmark 
survey for Australia/NZ

19Results of the 2018 Dow Jones Sustainability Index

5.2 A NATIONAL NET-ZERO CARBON BUILDINGS 
PLAN AND CODE

RECOMMENDATION
Reducing energy demand is 
vital. Establish a national net-zero 
carbon buildings plan, including 
a zero-carbon ready building 
code, to reduce built environment 
emissions and help Australia meet 
our Paris Agreement target. 

THE CHALLENGE

Australia has committed to limit global warming to 
below 2°C and to pursue efforts to limit temperature 
increase to 1.5°C. This effectively means Australia is 
transitioning to a net-zero emissions economy by 
about 2050.

The challenge for Australian decision-makers is 
to make this transition with the least cost to the 
economy. Many of the least-cost emission-reduction 
opportunities are found in the built environment, 
which accounts for 23 per cent of the nation’s 
emissions15. Cost-effective action on Australia’s 
buildings could deliver over $20 billion in financial 
savings by 203016. 

The COAG National Energy Productivity Plan is 
a starting point but much more can be done. 
Achieving the targets set out by industry could 
reduce household bills up to $900 per year for each 
household, while saving thousands of dollars each 
year across a whole non-residential building. This 
could also reduce electricity network investments 
across Australia by $7 billion between now and 205017. 

Australia’s property leaders have made substantial 
progress in reducing their emissions. They consistently 
top international sustainability benchmarks such as 
the Global Real Estate Sustainability Benchmark18 and 
Dow Jones Sustainability Index19. 

The challenge remains to extend the progress made 
by market leaders across the sector as a whole. 
There are persistent barriers to the uptake of energy 
efficiency and distributed energy that demand 
targeted policy improvements. 

THE SOLUTIONS

The Federal Government should establish a national 
plan towards net-zero emissions buildings with 
targets for carbon and energy performance in 
buildings. This would require regular public reporting 
on progress and industry engagement. 

1. Plan a trajectory of increasing energy performance 
into the National Construction Code that will provide 
certainty for industry, support early adoption and 
eliminate poor practice over time and integrate 
energy efficiency alongside demand response into 
COAG agreements.

2. Deliver a “Zero Carbon Ready” Building Code. 
Set energy efficiency targets in accordance with a 
modelled trajectory; introduce net energy targets 
(including renewable energy potential); and establish 
a clear set of rules and processes for implementation 
and adjustment of the targets in the Code.

3. Implement a step change in the energy 
requirements in the 2022 Building Code, with a strong 
focus on residential standards.

4. Investigate expansion of the Code scope to 
prepare for future sustainability challenges and 
opportunities, including health, peak demand, design 
for maintainability, provision for electric vehicles and 
embodied carbon. 



5.3 ACCELERATE ACTION WITH TARGETED 
INCENTIVES

RECOMMENDATION
Implement targeted action to 
address split incentives and 
accelerate energy-efficiency and 
emissions-reduction opportunities, 
leveraging the procurement 
power of governments.

THE CHALLENGE

Without further action, buildings are set to emit 
greenhouse gases that are the equivalent of over 
4,600 metric tonnes of carbon dioxide by 2050. If we 
take advantage of the existing emissions-reductions 
technology? we can halve this total – a saving 
equivalent to an extra six years of emissions from the 
rest of economy.20

Early action requires governments to role-model best 
practice and provide appropriate industry incentives 
and support. Accelerating action in buildings will also 
allow additional time for other sectors to overcome 
their challenges in reaching net-zero emissions.

Buildings are ready to decarbonise using today’s 
technologies. Governments have the lead role. As a 
major presence in commercial and public buildings, 
governments can leverage their market power to 
normalise best practice.

At the same time, it should be acknowledged 
that improving energy efficiency remains a low 
priority and is perceived as complicated for many 
homeowners, renters and some commercial building 
owners and tenants. The cost of energy can be low 
compared to capital upgrade costs. 

THE SOLUTIONS

Targeted government programs, incentives and  
role-modelling will drive uptake and reduce the 
perceived complexity.

1. Create a new tipping point for change with targeted 
tax incentives for a one-off deduction of 50 per cent of 
the cost of building upgrades.21

2. Establish a national energy-efficiency obligation 
scheme. An interim plan would harmonise existing 
state-based schemes and help create frameworks in 
jurisdictions that do not currently have them.

3. Lead by government example. Set targets for net-
zero emissions across government operations by 2030 
with strengthened requirements for transparency and 
performance of government-owned and occupied 
buildings. Use government procurement for change.

4. Create leadership groups in priority sectors 
to support innovation and develop collaborative 
solutions. Resource the implementation of 
recommendations in Opportunity Knocks.22

BENEFITS
• Reduced demand on Australia’s  

energy network.

• Reduced emissions and energy usage.

20ClimateWorks for Australian Sustainable Built Environment 
Council (ASBEC), Low Carbon, High Performance, 2016

21Coalition of Property Council, Green Building Council of 
Australia, Energy Efficiency Council, Opportunity Knocks: 
Accelerating energy efficiency for mid-tier buildings, 2017

22Coalition of Property Council, Green Building Council of 
Australia, Energy Efficiency Council, Opportunity Knocks: 
Accelerating energy efficiency for mid-tier buildings, 2017



5.4 DRIVE DATA AND DEMAND FOR HIGH 
PERFORMANCE 

RECOMMENDATION
Use data as evidence to build 
consumer awareness for high-
performance buildings and 
support the roll-out of rating 
tools and energy-performance 
disclosure in other markets.

THE CHALLENGE

There is a big opportunity for large-scale 
improvements to the energy performance of 
our buildings through better awareness. High 
performing buildings also invest in elements 
that lead to greater liveability, resilience 
and productivity.

Consumers sometimes underestimate the 
complexity of demand management across 
different technologies and a fragmented  
building ownership. 

A critical first step is providing an easy-to-
understand measure of the energy performance  
of buildings to owners and tenants. 

The successful Commercial Building Disclosure 
(CBD) Program needs to be extended to other 
market segments so there is a nationally  
consistent framework for the measurement and 
disclosure of energy performance to consumers. 

After just three energy ratings, the average office 
building reduces its carbon emissions by more 
than 12 per cent. By the fifth rating, emissions are 
cut more than 25 per cent and by the eleventh 
rating there is a reduction of 41 per cent.23

The success of the CBD program needs to 
be extended to other market segments so 
there is a nationally consistent framework for 
the measurement and disclosure of energy 
performance to consumers.

THE SOLUTIONS

Government leadership is required.

1. Establish nationally consistent rating tools 
and benchmarks for all building types before 
implementing disclosure.

2. Commit to a national rollout of a residential 
energy performance rating tool, building on 
Victoria’s Residential Efficiency Scorecard. This 
should be consistent across different state 
jurisdictions as a necessary step towards future 
mandatory disclosure.

3. Expand mandatory disclosure in the CBD 
program to office tenancies and review the 
possibility of requiring disclosure for other building 
types, including an optimum threshold for offices 
below 1,000m2.

BENEFITS
• Consumers are informed and 

empowered about the energy 
performance of buildings.

• Better data can significantly 
improve performance and drive 
down emissions.

• 

23 National Built Environment Rating Scheme (NABERS) Annual 
Report 2016/17 https://nabers.gov.au/AnnualReport/2016-2017/
environmental-benefit.html 



5.5 CUT RED TAPE TO ENABLE DISTRIBUTED 
ENERGY IN BUILDINGS AND PRECINCTS

RECOMMENDATION
Revise energy market structures 
to accelerate roll-out of distributed 
energy for buildings and precincts.

THE CHALLENGE

We have the technology to achieve net-zero 
emissions buildings. Commercial and industrial 
buildings are just starting to realise the emissions 
reductions available in solar costs and other 
affordable technologies. 

If 50 per cent of all detached homes and rated 
commercial offices were suitable for solar PV 
systems and the potential energy from shopping 
centres and large industrial buildings was realised, 
installed solar capacity could increase to around 
19.5 GW from its end of 2017 level of 4.1 GW.24

This would be equivalent to 60 of Australia’s largest 
solar farm - the 250 MW Sunraysia project in NSW - 
and could displace the contribution of up to 3,000 
MW in conventional generation.25

We need to be far more ambitious in the uptake 
of distributed energy and strike the right balance 
between onsite energy generation and low 
emissions grid energy.

Regulatory barriers, conflicts of interest from 
network operators and the complex processes 
governing the operation of our electricity market 
have so far constrained the property industry’s 
ability to participate in efficient energy generation.

We need processes that encourage cost-effective 
energy efficiency and distributed energy.

THE SOLUTIONS

With reform already underway following the  
Finkel Review and the establishment of the  
Energy Security Board, market rules and 
regulations should allow for buildings to  
capitalise on the significant opportunity solar, 
battery storage and distributed energy presents.

1. Ensure COAG appropriately recognises the 
interests and drivers of corporate electricity  
market participants in procuring low-emission 
electricity at competitive prices and supports  
the evolving corporate Power Purchase 
Agreement (PPA) market.

2. Develop financial models of landlord/tenant 
benefit sharing for “behind the meter” (BTM) 
distributed generation, consistent with energy 
market regulation.

3. Revise energy market participant licensing.  
This will encourage more providers to BTM 
markets, particularly embedded networks and 
energy and network markets; and support wider 
customer choice and greater competition.

4. Reform the relationship between current 
network and development planning, the 
allocation of costs under this relationship and 
the way in which design and equipment choices 
embodied in buildings are weighed against 
network alternatives.

BENEFITS
• Increase renewable energy generation.

• Lower energy costs for consumers.

• More efficient use of the built 
environment.

• 

24Seed Advisory analysis for Property Council of Australia and 
Clean Energy Finance Corporation, ‘Distributed Energy in the 
Property Sector: Tomorrow’s Opportunity’, 2018

25Seed Advisory analysis for Property Council of Australia and 
Clean Energy Finance Corporation, ‘Distributed Energy in the 
Property Sector: Tomorrow’s Opportunity’, 2018


