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1 Overvview 
Thee Housing Industry AAssociation (HIA) weelcomes thee opportunnity to proovide 
commments on the Consulltation Reguulation Imppact Statemment for the introductioon of 
Ressidential Bu ilding Manddatory Discloosure. 

In bbroad termss, mandatorry disclosurre is one opption the Feederal Goveernment sh ould 
consider as aa means of addressinng the envvironmental  performannce of exissting 
housing stock constructeed prior to 2003. Thee form of such a sccheme and the 
implementationn process wwill be criticaal to its succcess.  

Discclosure shoould be dessigned to immprove pubblic’s underrstanding oof what mayy be 
achieved in re spect to ennergy and wwater efficieency in exissting homess. Howeverr the 
scheeme needss to be cost effective and simple eenough to pprovide con sumers wit h an 
apppropriate levvel of informmation abouut the envirronmental pperformance of a buildding, 
based on their level of undderstandingg and interesst. 

Thee informatio n collected through a scheme mmust be heldd by the fe deral and sstate 
gov vernments aand reporteed in a co mprehensivve format aannually. TThis informaation 
should then bee used by ggovernmentt and the reesidential bbuilding induustry to ideentify 
pracctical volunntary initiatiives, such as rebatess and educcation proggrams, thatt will 
furthher promotee cost effecctive improv ements to eexisting hommes.  

Thee scheme nneeds to reecognise thhat homes constructedd since 20003 have mmet a 
minimum regu latory standdard for ennergy efficieency, along with waterr efficiency and 
opeerational en ergy elemeents in thosse states whhere provissions existeed. Whilst thhese 
stanndards havve changedd from timee to time, aand expandded to incl ude water and 
opeerational ennergy mattters, they should bee recogniseed in the scheme aas a 
commparable guuide to thee future hoome owner of the preedicted perrformance of a 
buildding. A ‘neww’ assessmment should be for homes built pre-2003 only. 

Thee RIS fails to take intto account the potent ial differencces in valuue that mayy be 
attributed by aa future owwner or tenaant, when comparing two homes with diffeerent 
env vironmental performancce ratings, where all other thinggs are equaal. To presume 
therre is no tan gible value  that could be include d in the RISS cost beneefit assessmment 
is aa fundamenntal flaw. Thhis approacch effectiveely conflicts with the pprinciples off the 
scheeme, beingg that a future prospective homee owner or tenant cur rently doess not 
valuue this infor mation becaause it is noot readily avvailable to tthem. 

If thhe basis of tthe RIS is t hat no valu e (benefit) wwill be attribbutable to t he actual h ome 
salee or rental, then it coulld be argueed that a hoome with a higher ‘ratinng’, with litt le or 
no wwork to be done to improve its opperating coosts, will delliver no bennefits underr the 
RISS. Yet, the bbasis of thee RIS appeaars to be thhat a higherr rating homme does have a 
percceived valuee. 

Thee benefits oof the scheeme are al most entireely predicatted on currrent and fuuture 
ownners and tennants makinng changess and improvvements to a home. If this outcomme is 
be delivered bby the scheeme, HIA wwould conssider this reecognition by the exissting 
propperty markeet of the val ue of manddatory discloosure. Howeever, the sccheme needds to 
be ccareful not tto over commplicate the  process, u nduly delayy transactio ns, and seeek to 
provvide more ddetailed infoormation thaat necessaryy. 
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In wweighting uup the com plexity andd costs, verrsus the likkely outcommes, it is wworth 
acknowledgingg that in thee main, thee construct ion aspectss being adddressed byy the 
scheeme are reeasonably ggeneric. Homes either do or do nnot have ceeiling insulaation, 
theyy do or don ’t have elevvated floorss, and their wall constr uction is ligghtweight, bbrick, 
blocck work, thhe windowss are eitheer single gllazed alumminium or thhey are higgher 
perfformance, aand so on. Regardlesss of the optiion nominatted, it is preedicted thatt the 
recoommendatioons made under Part  3 of an aassessment will have a high leveel of 
consistency. 

On this basis, there is meerit in the Feederal goveernment woorking to deevelop a simmple, 
user friendly annd cost effeective assesssment option, being aan amalgamm of the opttions 
canvassed in thhe RIS. 

Thee final optionn needs to bbe readily immplementedd by the reaal estate inddustry, and give 
confidence to all parties that there is value ffor money in the asssessment bbeing 
undertaken, aloong with acchieving thee underlyingg objectivess of increassing awarenness 
of eenvironmen tal performance and sstimulating action to immprove thee environmeental 
perfformance off existing hoomes. 

Giveen the siggnificant immplementatiion issues likely to be assoc iated with the 
introoduction of the scheme, it is conssidered inapppropriate tto delay debate and puublic 
disccussion on  these matters until after a decision hhas been made by the 
Govvernment. TThis approa ch will only serve to reeduce indusstry support for the sch eme 
and hence it wwould be ppreferable tthat furtherr public co nsultation oon a ‘prefeerred 
option’ be und ertaken beffore a decission is madde to proceeed with anyy of the opttions 
set out under thhe RIS. 

4 
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2 	 Propoosed sc heme s tructuree 
2.1	 The exteent of the ‘problem ’ in resideential buildding energgy, 

greenhoouse and wwater perfformance 

Thee RIS is preedicated on the fact th at the markket, i.e. homme buyers, sellers, lesssors 
and renters, will do two things:  

 place a  value on ‘oobtaining innformation’ aabout the eenvironmenttal performaance
of a homme, and 

 subseq uent to gainning this infformation, t hat at least one of the parties will see 
further vvalue in ‘accting to imprrove’ the peerformance of that homme. 

By regulating mandatoryy disclosuree, the RIS implicitly ssuggests thhat the cosst of 
gathhering informmation abo ut the envirronmental pperformancee of a homee is the princcipal 
barrrier preventting the maarket from obtaining tthis informaation currenntly and heence 
valuuing the efficciency of a home. 

Thee RIS also i mplies that the lack off this knowl edge is a ddriver for hoome ownerss not 
to aact and makke changes to their hommes to impr ove its efficciency. 

Arguably, homme buyers ccan alreadyy obtain theese evaluattions, whet her for eneergy, 
wateer or both, at a relativvely low cosst in the coontext of larrge value trransactionss like 
homme purchasees. 

Thee equation is obvioussly differennt for tenants, as theey can reaadily seek this 
information bu t only postt-occupancyy and theyy have littlee or no ability to alterr the 
homme to make tangible immprovementss. 

If thhe market does not vallue energy efficiency wwhen barriers to informmation are loow it 
could be conssidered as evidence thhat the inc remental b enefits of eenergy efficcient 
hommes are not yet largge enoughh to changge market behavior. In this ccase, 
perfformance raatings will eeither be ignnored by thee market orr may actuaally promotee the 
ove restimation of the valuue of efficieent featuress (i.e. encoourages buyyers to payy too 
mucch for enerrgy or wateer efficient features wwhich will n ot provide commensuurate 
efficciency divid end) which is an equally inefficiennt use of ressources. 

Not withstandi ng recent rrises in utillity costs, i t is critical that the ooperation off the 
scheeme be as practical annd cost effe ctive as posssible.  

Giveen the earlyy stage of implementaation in Queeensland, tthere are feew lessons that 
can  be learne d from theeir experiennce. Howevver one siggnificant lessson shouldd be 
takeen from thee implemenntation proccess of theeir scheme . A mandaatory disclosure 
scheeme does create an aadditional ccost and timme in the coonveyancin g process. The 
real  estate induustry is funddamental too the smootth impleme ntation of thhe scheme and 
musst be clossely consullted to ensure they have connfidence in the program, 
understand theeir obligationns under the scheme aand can relyy to the apppropriate exxtent, 
on tthe informattion provideed to the owwner. 

Thee propositioon that there is no ‘cconsistent’ method too gain inforrmation on the 
env vironmental performancce of housees across aall states aand territoriees is acceppted. 
Howwever, the ppresumptionn that this tthen leads to a markeet failure is not necesssarily 
supported. 

5 
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Pre--purchase building i nspections and pestt inspectioons are unnderstood and 
mannaged as a normal pa rt of the conveyancingg process, tthey are opptional in almmost 
eve ry state annd territoryy (Table 1)). The reguulated implementationn of mandaatory 
discclosure nee ds to have regard to thhe acceptedd processess for obtaini ng professiional 
repoorts in resp ect to the tiiming of su pply, locatioon of the hoome, the coost, the valuue of 
the informationn provided aand the liabiility of the pperson proviiding the re port. 

2.2 Predicteed vs actuual consummption 

Thee four optioons consideered in the RIS all seeek to provvide the ho me owner with 
information aboout the ‘preedicted’ connsumption oor efficiencies. Referennces to thermal 
simulation, BASIX and th e Home Suustainabilityy Assessmeent rating toools all sugggest 
this to be the ccase. It is ggenerally re cognized thhat the simpple assessmment of heaating 
and  cooling en ergy only frrom the NattHERS ratinng tools ma y not correllate closely with 
the actual eneergy use of a home, ddue to variaations in sizze of the hhome, occu pant 
commfort settings, behaviorr, etc. 

Thee RIS does not put forwward any opptions that sseek to qua ntify or esti mate the acctual 
eneergy and waater consummption of thee home. In particular, tthe opportunity to conssider 
the use of NAABERS (Naational Austtralian Buildding Energgy Rating SScheme) ass an 
asseessment toool is not cconsidered in any detaail. This is an option that shouldd be 
incluuded in the developmeent process . 

NABBERS has rreceived siggnificant funnding from the Commoonwealth GGovernment and 
provvides a buil ding ownerr with an asssessment ccloser to th e actual ennergy and wwater 
consumption oof a home. TThe current Home moddules all havve scope too be consideered 
as tools for mandatory disclosuree and wouuld requiree minimal training too be 
implemented and minimmal ongoingg costs too property owners too completee an 
asseessment.  

NABBERS doess provide a list of reco mmendations to the h ome ownerr about wayys to 
reduuce their ennergy use. 

2.3 New verrsus Existting 

It is  implied thrrough the RRIS that thee ‘rating’ forr mandatoryy disclosuree will not bee the 
samme ‘star ratinng’ that is oobtained thrrough an asssessment via the Nattionwide Hoouse 
Eneergy Rating Scheme (NNatHERS). All of the ooptions put fforward in tthe RIS seeek to 
incluude three aaspects – aan assessmment of therrmal performance, an assessmennt of 
fixedd operationnal energy and wateer consumpption and tthe provisioon of a seet of 
recoommendatioons (based on 17 agreeed items) t hat could b e taken up by the propperty 
ownner. 

Thee intention tto develop a scheme that is not like for likee in respecct to the currrent 
NatHERS scheeme is sup ported. Appproximatelyy 90% of th e nearly 9 million exissting 
hommes in Australia were constructeed prior to 2003 whenn mandatorry ‘star ratiings’ 
werre introduceed through the Buildi ng Code oof Australiaa and statee planning and 
buildding legislaation.1 

Manndatory disclosure is primarily aaimed at th e 8 millionn homes buuilt without any 
reguulated standdards and attempting to comparee ‘apples wwith orangess’ is consideered 
to bbe a less thaan desirablee outcome ffor this scheeme. 

1 
Thee exact timing oof implementatioon of 3.5/4 star eenergy efficienccy standards throough the BCA rranged from Maay 

2003 to July 2004 w ith NSW implemmenting BASIX aas a variation. 

6 
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2.4 Mandatoory discloosure incluusions 

It iss consideredd that the eextent of eleements in tthe proposeed certificattes is too b road 
and  could be aan impedimment to succcessful impplementationn. The incluusions couldd be 
simplified by reemoving soome aspectts which woould also asssist in red ucing the ccosts 
assoociated witth individuaal assessmeents whilst still providding an adeequate leveel of 
information to tthe home owwner/tenant. 

Thee RIS suggests that Part 2 oof the certtificate willl set out details of the 
commplementaryy energy annd water ussing aspectts in a homme. It goes onto state that 
“Theese may noot form partt of the buillding’s overrall rating, bbased on thhe rationale that 
thesse compon ents are e ither not p resent in ththe majorityy of homess or, they ppose 
partticular chall enges in creating a quuantifiable coomparative measure.” 2 

Thee options lissted for Parrt 2 include the impactt on peak looad. HIA dooes not bellieve 
this is a tangibble or neceessary piecee of informaation to be included inn the certifiicate 
fromm the persppective of thhe househoolder. It is uunclear howw this informmation couldd be 
readdily obtaine d and how it flows intoo the benefitts derived uunder the sccheme. 

If thhe scheme is to apply to leased pproperties, the informaation provid ed needs too be 
commmensuratee with the acctions that ccan be takeen by a tenaant. The lan dlord is unl ikely 
to take any significant action wi thout stronng incentivves such as rebatess or 
deppreciation al lowances. RRecent expperience in tthe uptake oof the Low Emissions Plan 
for Renters (w hich was mmerged into the Home Insulation Program) sshowed thatt the 
inceentives to thhis part of thhe market wwere not suffficient to st imulate actiion. 

Thee RIS referss to Part 1 oof an assesssment provviding infor mation on wwater efficieency 
and  other greeenhouse maatters such as operatioonal energyy. However this informaation 
apppears to onl y be providded in Part 2 of an asssessment. This shouldd be clarifieed or 
corrrected. 

2.5 Staged approach 

Theere is meri t in considdering a sttaged apprroach for the schemee. A phasee in, 
provviding the oopportunity for voluntarry uptake foor those in a position tto communiicate 
the homes envvironmental features, based on thee intended fformal scheeme could aallow 
admministration of the scheeme to be thoroughly eestablished; assessmeent process and 
requuirements t o be put in  place; commmunicationn plans for the broadeer communi ty to 
be developed and deliveered; the reeal estate industry to be closelyy engaged; and 
releevant state aand territoryy legislation to be prepared and inntroduced. 

Thee RIS showws that theree is a tangiible benefit  for the schheme to bee introducedd for 
salee of properrties only. RRealisticallyy this is thee area wheere there wwill be greaatest 
interest and abbility for ‘futuure’ home oowners to mmake improvvements an d hence deeliver 
the predicted bbenefits. A later introd uction of thhe scheme for rental pproperties ccould 
be ccommencedd at a fixed date, allow ing the learrning of the first phrasee of rollout tto be 
used to improvve the schemme. 

2 
Julyy 2011, Mandattory disclosure oof residential buuilding energy, ggreenhouse andd water performaance – Consultaation 

Reguulation impact S tatement, The AAllen Consultingg Group, p.24 
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2.6	 Treatmeent of neww homes wwith mand atory ene rgy ratings 

2.6.1 First traansaction - New hommes 

Thee first transaaction of a new homee should bee exemptedd from the nneed for a new 
manndatory discclosure asseessment. 

Eveery state andd territory oof Australia now has in place regu lated minimmum energyy and 
wateer efficienccy standard s for all reesidential buuildings inccluding apa rtments. Thhese 
stanndards provvide the ne w owner o r tenant witth a clear iindication oof the indicaative 
eneergy and wwater efficiency of the building. TThe information abou t these rattings 
should be readdily obtainabble by the o wner from tthe builder. 

Thee ACT scheeme appliess this approoach to all nnewly consttructed hommes which hhave 
not been previiously sold or occupie d. These h omes prov ide a statuttory declaraation 
thatt the home has a validd energy ratting assess ment and nnote the impplied star raating 
of thhe house onn that declaaration. 

2.6.2 Secondd transactioon – Homees with manndatory energy ratingg post-20033 

Thee scheme a lso needs tto take accoount of subssequent traansactions oof homes wwhich 
hav ve been connstructed too a minimu m regulatedd standard under statte planning and 
buildding regula tions. Thes e have appplied, albeit in varying foorms, sincee 2003.  

Thee fundamenntal intent oof mandatoory disclosuure is to pprovide infoormation to the 
prosspective buuyer. The provision of this mandaatory energgy rating, allong with wwater 
efficciency and operationaal energy eelements inn most stattes and terrritories3, wwould 
apppropriately pprovide thiss informatio n to a futu re owner aand meet thhe objectivees of 
the scheme. 

It iss recognizeed that the se homes could still be open tto improvedd performaance, 
howwever they have the fundament al element s of the home in plaace to achhieve 
reduuced energgy and watter consummption. It w ould be feasible to ddevelop a sstate 
based set of innformation sheets settting out thee minimum standards that appliedd for 
eacch stringenccy level in tthe regulati ons for eacch state, thhat could bee attached to a 
decclaration thaat a home wwas construucted to meeet ‘x’ standdard and thee year in wwhich 
the home was constructedd. 

Thee ACT scheeme appearrs to have sscope for thhis type of ddeclaration,  by allowingg an
asseessment oldder than 6 months to be accomp panied by a declarationn that there has 
beeen no materrial change to the buil ding. Howeever it is unnclear how the use of first 
generation NattHERS softtware may affect this interpretation, given nnew homess are 
rateed using seccond generaation softwaare. 

2.7	 The adeequacy of the optionns assesssed in the Consultattion RIS inn 
addresssing the problem 

It is difficult to pprovide suppport for anyy of the optiions as theyy are currenntly proposeed in 
the RIS. Each option has positive annd negative implication s and it is llikely that s ome 
variation on one of the opttions put forrward will e merge as thhe preferredd model. 

2.7.1 Option 1 – Assessor based assessme nt with fulll thermal s imulation 

Thee RIS statess that Optioon 1 is thee least des irable havinng a negat ive net preesent 
valuue (NPV) off -$2,983M ffor the com munity at laarge. 

3 
Thee dates for impl ementation of wwater efficiency , hot water and lighting requireements vary andd are set out in Table 

3. 

8 



r

r

Conssultation RIS fo

 

 

 

 

 

 

 

r Residential B

 

 

uilding Manda

 

 
 

 

 

 

 

atory Disclosure

  

 

 

e – September

 
  

 

 

 

r 2011 

 

 

 

  

 

 

 

 

 

 
 
 

 

 
 
 

 

 

 
 
 

 
 
 
 

Thee negative result is bbased on tthe need tto have avvailable a floor plan and 
elevvations for every prooperty, alonng with thee requiremment for a more detaailed 
asseessment oof the homme. This suuggests that the praactical and cost effecctive 
implementationn of this opttion is unlikeely. The cosst of plan p reparation aalone, whilsst an 
ave rage, is moost likely ann underestimmate, whichh if adjustedd up would make the NNPV 
worrse. The coost of the actual asssessment iss also likeely to exceed the currrent 
estimate. 

Thee ability to reeuse assesssments undder Option 1 is consideered approppriate where no 
matterial changge has beenn made to thhe dwelling. 

2.7.2 Option 2 – Assessor based assessme nt with simmplified theermal 
simulattion 

Bassed on the RIS assesssments, Opption 2 pressents the mmost favourrable NPV. The 
aspects of this  option thatt could be ssupported include a mmore simplifiied approacch to 
the thermal pe rformance aassessmen t. Whilst soome will arg ue that the exact natu re of 
the external buuilding fabricc is critical to determinning a compplete energ y rating, forr the 
purpposes of deeveloping a  cost effecttive list of aactions that could be taaken in a h ome 
to reeduce futuree energy orr water conssumption, thhe answerss remain verry generic.  

If undertaken by a buildi ng professional, it is likely that the estimatted cost foor an 
asseessment unnder this op tion is too loow. 

Thee RIS notes that this levvel of assesssment provvides a loweer level of aaccuracy. WWhen 
commpared to aa full therm al assessmment using a NatHERSS assessm ent tool, thhis is 
truee. However the accuraccy needs too be consideered in lightt of the inforrmation that the 
scheeme is seekking to delivver to the hoome owner. There are two primarry outcomess: 

 that all other thingss being equual a personn can comppare house A with housse B 
and have an indiccation of hoow the twoo homes vaary from ann environmeental 
performmance persppective; andd 

 that a person cann gain an aawareness of what chhanges couuld be madde to 
house AA or B to maake a mate rial differen ce in that p erformancee. 

On this basis, the informaation provid ed in Optioons 2, 3 andd 4 is likely to be sufficcient 
to aachieve bothh of these ooutcomes. 

2.7.3 Option  3 – Onlinee self-assesssment 

Theere is strongg merit in thee proposedd scheme ussing on online assessmment tool.  

Onee of the prrimary beneefits in HIAA’s view off any manddatory discclosure sch eme 
should be the ability for ccollection off the informmation deriv ed from thee assessmeents. 
Discclosure shoould be de signed to improve puublic undersstanding off what mayy be 
achieved in resspect to en ergy and wwater efficie ncy in an eexisting homme. Equallyy this 
information muust be colleccted by the Federal annd/or State ggovernmen ts and repoorted 
annually, to all ow Govern ment, workking with inddustry, to esstablish praactical volunntary 
initiaatives to proomote ongooing improvvements to eexisting houuse stock. 

Thiss option setts out an onnline tool ass somethingg that could be undertaaken by eithher a 
proffessional oor a home owner. HHence the RIS goes onto to uundervalue the 
information thaat would bee derived tthrough thiss option. Itt is more thhan feasiblle to 
introoduce an oonline asseessment toool which is still required to be ccompleted bby a 
buildding professsional, rea l estate ageent, etc andd this optioon warrants further cossting 
and  considerattion. 
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Thee RIS notees that thiss option coould use a final moddified Homee Sustaina bility 
Asssessment toool, or modiffied BASIX tool. Howeever there iss no referennce to NABEERS 
in thhis option. TThis option  should be further devveloped to cconsider th e applicatioon of 
NABBERS. 

If option 2 is to rely on a simplifiedd modelingg tool, it woould appeaar that the only 
pracctical differeence betweeen option 22 and option 3 is the aability for seelf-assessmment, 
wheether by thee owner orr an agent.. It would bbe preferabble for morre details too be 
provvided on booth options tto allow bettter consideration prior to proceeding.  

2.7.4 Option 4 – Checkklist assesssment 

Thiss option as set out in thhe RIS agaiin limits its ccapacity by  presuming  the checkl ist is 
soleely paper b ased, reduccing the sccope for datta capture. The presu mption thatt the 
checklist woulld only bee completeed as a sself-assessmment tool is also wworth 
recoonsiderationn. There shhould be ccommentaryy on the usse of the cchecklist ass an 
online tool annd the opt ion for thee checklist to be commpleted onnly by buillding 
proffessionals, including reeal estate aagents, to bbetter gaugee how it woould comparre to 
options 1 -3. 

Desspite the impplementatioon of the Quueensland sscheme being slow, thi s should noot be 
seen as a true  reflection oof the scopee that this ooption has iin achievingg the objecttives 
of mmandatory ddisclosure. With approopriate imp lementationn timelines,  and educaation 
and  training forr the real esstate industtry and otheer building pprofessionals, the checcklist 
option could veery successsfully achievve the desireed outcomee. 

Thee approach under the Queenslannd checklist is to ask wwhether thee informatioon is 
‘knoown’. A cheecklist wouldd be better served, as appears too be suggessted in the RIS, 
by providing aa yes/no response. I n addition,  there is scope for a response of 
‘unkknown’ for ggenuine reaason, for exaample, wall insulation oor energy raating. 

2.7.5 Option 5 – Educaation campaaign 

As a ne approacch, option 55 is in somee ways a reeflection of the status quo a standalon 
withh adhoc inccentives by Federal annd State goovernmentss and no cllear connecction 
withh the conveeyancing pprocess. It is desirablle that option 5 be i mplementeed in 
tanddem with a ny of the oother optionns, as educcation and aawareness of the sch eme 
itself, is the firsst hurdle in aany new reggulatory sysstem. 

Cleaarly, this opption would  have limiteed benefit wwith respecct to data capture whicch is 
considered to bbe an essenntial elemennt for any sccheme. 

2.7.6 Option 6 Opt – In 

An oopt-in proceess is a ma tter that shoould be connsidered in terms of a ppossible staaged 
implementationn of the schheme. For example, iff sales weree to be included as a first 
phraase, leasedd properties could exxercise their choice t o opt-in unntil compullsory 
requuirements wwere introduuced. 

Thee benefits off this approoach could sstill be arguued as theree is a natio nally consisstent 
frammework andd reporting mmechanismm that can b e tapped innto, someth ing that doeesn’t 
appply today. 

Thee Opt-Out ooption couldd play a leggitimate rolee for home owners wh ose homess are 
earmmarked for redevelopmment, yet paarameters foor its use mmay need too be exploreed to 
avo id misuse. 
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2.8 Proposeed energyy and wateer efficienccy measu res 

Thee proposedd list of eenergy andd water eefficiency mmeasures that could be 
recoommended to home oowners is a reasonablee reflectionn of practicaal changes that 
can be made to an existting home. However thhe costs atttributable tto each feaature 
mayy require soome further clarificationn. For exammple, it is prresumed that the optioon to 
change the lighhting to acccommodatee compact f luorescent down lightss reflects a cost 
per light and noot for changging a wholee room, let aalone severral rooms. 

It is also uncleaar what the item referreed to as “esstimated aveerage per ddwelling” rellates 
to. 

Withh respect too the Schemme overall, arguably if the only beenefit deriveed is to proovide 
prosspective buuyers and teenants with a set of reecommendeed ‘tips’ on how to improve 
the efficiency oof their homme, would aa mandatorry generic cchecklist di stributed inn the 
formm of a flyer nnot provide the same ooutcome forr far less addministrativee burden? 
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3 Cost bbenefit assess ment 
Theere are a rrange of mmatters relaating to thee cost ben efit assesssment that HIA 
considers shouuld be reviewwed prior too making a decision in relation to tthe RIS. 

3.1 Costs 

3.1.1 Energyy prices andd carbon ppricing 

Thee RIS does not take in to account the impactt of a carboon price wit hin the 10 year 
timee period whhich has beeen recognizzed as haviing an impaact on energy prices. OOver 
timee, rising ennergy pricess will natur ally changee the way tthe market values en ergy 
efficciency. Undder rising energy pricees consumeers will incr easingly plaace value oon a 
homme energy eefficiency. 

To presume ottherwise is at odds wwith the indi cation fromm the Federral Governmment 
thatt a carbon pprice shouldd be introduuced. Thereefore it would be appropriate to revview 
the RIS cost annd benefit ccalculationss with the caarbon price  factored innto the equaation 
ove r the 10 yeaar period. 

3.1.2 Numbeer of transaactions 

It iss unclear wwhy the RISS quotes diffferent transaction esttimate acrooss options 1-4. 
Opttion 1 statess there wouuld be 10.6 million transactions (p . 47), Optioons 2 and 33 rely 
on 110.5 million  transactionns, whilst OOption 4 reli es on 7.9 mmillion transsactions (p. 52). 
Apppendix D inddicates thatt on averagge 1.1 millioon transact ions occur each year over 
the ten year peeriod. Clariffication of thhis issue, a nd how it aaffects the ccost and beenefit 
asseessment fo r option 4, sshould be pprovided.  

3.1.3 Assesssor trainingg and insurrance 

Thee RIS includdes the costts for traininng of assesssors and th eir personaal insurancees as 
a ‘cost’ in the sscheme. Thhese costs aare private costs to thee professionnal who chooose 
to taake up the opportunityy to operatee in this areea. The upfront ‘one-offf’ costs forr this 
business choicce by an inddividual couuld be argueed as havinng a flow onn affect intoo the 
pric e of an asssessment by that person, howwever the RIS separaately costs the 
asseessments aand their pa ss through price to thee consumer . 

It iss not considdered accurrate to incluude these ccosts to es tablish a buusiness witthout 
alsoo reflecting the compplementary ‘benefit’ too these assessors in the paymments 
receeived for unndertaking aan assessmment. 

3.1.4 Rebatees 

Thee costs to governmennt for the sscheme incclude takingg account of the rebbates 
currrently availaable to homme owners to make ssome of th e 17 changges consid ered 
under the scheeme. Thesee rebates hhave been in existencee for manyy years andd are 
subject to channge from ti me to time . These shoould more rightly be taaken as paart of 
the ‘Business AAs Usual’ ccase and noot included as a cost aarising from the schem e as
theyy will contin ue (or ceasse as the caase may be)) regardlesss of its intro duction.  

If thhe RIS pressumes that the scheme will increaase the upttake of thesse rebates,  this 
failss to recognizze that eac h offer has a fixed summ and/or lifeespan accouunted for byy the 
releevant providder and theyy cannot bee assumed tto continue for the life of a mandaatory 
discclosure scheeme. 
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3.2 Benefitss

3.2.1 Impact  on house prices 

Thee RIS fails tto incorporaate any asssessment oof an additioonal ‘value ’ that wouldd be 
attributed to a hhome due tto a higher oor lower pe rformance wwhen comppared to anoother 
house where aall other thin gs are equaal (e.g. locaation, size, eetc). 

In faact, in relat ion to the aassessmentt of housingg affordabili ty, the RIS seeks to aavoid 
this outcome aand ‘deny’ tthe potentiaal for increaased valuess or rents too flow fromm the 
scheeme. 

It is consideredd that this iss a fundameental expeccted benefit of a mandaatory disclosure 
scheeme that sshould be i ncluded in the benefits derived under the scheme foor all 
options.  

Thee RIS has been able to establissh an averrage (albeitt indicative ) value forr the 
benefits of impprovements made to a home that would flow in reduced  utility bills.  It is 
assumed that this calculaation involveed some esstimate of tthe improveement in raating, 
despite the reaality that thee improvemments will h ave a wide  ranging immpact acrosss all 
housing stock. 

Theerefore it shhould be poossible to usse the samme assumptiions to placce an indicaative 
valuue to the hoome sale p rice or renttal over a teen year perriod, based on the NPPV of 
the savings to the occupaant. Withouut offering t his value too the likely benefits off the 
Schheme, it is HIA’s vieww that the RIS fails tto address the primarry basis off the 
Schheme. 

3.2.2 Uptakee rates 

Thee benefits d erived undeer the scheeme are rel iant on the assumed uuptake ratees by 
buildding ownerrs. The RISS acknowleedges that there is limmited evideence to suppport 
thesse figures. 

Theere is a signnificant weigghting placeed on the ‘aaccuracy’ off the assesssments andd the 
subsequent inffluence thiss has on thee uptake raates for eacch option. FFor examplee the 
starrting rate of  15% is douubled for opption 1 due  to assumpptions aboutt the benefi ts of 
thatt option oveer others. 

Theere is a stronng likelihoood that regardless of whhich option is selected for Parts 1 and 
2, thhe Part 3 reecommendaations will bbe identical under all foour options. Thereforee it is 
queestionable wwhether thiss approach to improvin g the uptakke rates acccurately refllects
the likely markeet responsee for each ooption. 

It iss also uncl ear how thhe RIS tak es accountt of when an owner will act on  the 
information proovided to tthem on thhe potentiaal improvemments to a property. It is 
reassonable to presume inn the currennt market that very feww, if any, t ransactionss will 
invoolve changees being maade prior to the sale or lease of a pproperty. 

Thee likely uptaake of each of the recoommended changes, aapart from mminor itemss like 
drauught proofinng, will occ ur at the timme of a minnor or majoor renovatioon to the hoome. 
Theese changess therefore cannot be assumed too occur withhin the first year after eeach 
trannsaction andd should moore accurateely reflect aa lag time inn the uptakee. 
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3.2.3 Inclusioon of new homes 

Thee benefits atttributed unnder the RISS appear too take accouunt of new homes salees in 
the quantum oof actions thhat will occuur. It is incoorrect to takke the majoority of almoost 1 
milliion homes built since 2003 (the iintroductionn of 3.5-4 s tar) or at leeast since 22005 
(thee introductioon of 5-staar) as beingg homes thhat will ‘actt’ in the saame fashionn as 
hommes construucted prior t o 2003. Thee assessmeent needs t o adequateely take acccount 
of thhis fact in deetermining the benefitss. 

Simmilarly, over the 10 yeaar time perriod, it is inncorrect to include thee approximaately 
1500,000 homess sold eachh year that aare ‘new’ ass part of the 500,000 hoomes sold eeach 
year. This adj ustment wiill significanntly affect both the coosts and bbenefits derrived 
under the scheeme. 

3.2.4 Existing schemess 

Connsidering th e duration of the ACTT scheme, it is disappoointing to seee that the RIS 
could not provvide more informationn on the ability of thaat scheme to influencce a 
buyyer’s choicee to either vvalue a hig her or loweer performi ng home, oor to underrtake 
inveestments in improving tthe environ mental perfformance eiither pre or post purchaase. 

3.2.5 Option 5 

It iss unclear why Optioon 5 has nnot been assessed in respect to ‘sale oonly’ 
trannsactions.  

3.3 Other immpacts 

Thee RIS sugg ests that “MMore detaill on the praacticalities of, and thee administraative 
arraangements for, the timiing, implemmentation annd review off mandatoryy disclosuree will 
be ppresented inn the Decisiion RIS.” 4 

Giveen the siggnificant immplementatiion issues likely to be assoc iated with the 
introoduction of this schemme, it is conssidered inapppropriate tto delay de bate and puublic 
disccussion on  these matters until after a decision hhas been made by the 
Govvernment. TThis approa ch will only serve to reeduce indusstry support for the sch eme 
and hence it wwould be ppreferable tthat furtherr public co nsultation oon a ‘prefeerred 
option’ be und ertaken beffore a decission is madde to proceeed with anyy of the opttions 
set out under thhe RIS. 

Thee RIS lists a number of stakehollders likely to be affected by thee scheme. The 
resi dential bui lding indusstry is not listed in thhis list, althhough it mmay have bbeen 
considered parrt of the refeerence to ‘inndustry’.  

Theere are twoo important issues in relation to the residenntial buildinng industry that 
should be recoognized in tthe RIS. The benefits oof the scheeme are sol ely couchedd on 
the presumptioon that a hoome owner wwill ‘act’ to make changes to the hhome base d on 
the list of recommmended immprovemennts, thereforre the residdential build ing industryy will 
hav ve a role in ddelivering thhese improvvements. 

Subbject to the treatment of homes cconstructedd since 20003, the resi dential buillding 
induustry will al so need too understannd the pote ntial implicaations of a different raating 
scheeme being applied to existing ho mes where  they have been consstructed to mmeet 
a mminimum eneergy efficienncy performmance level under the BBuilding Codde of Austraalia. 

4 Julyy 2011, Mandattory disclosure oof residential buuilding energy, greenhouse an d water performmance – Consu ltation 
Reguulation impact S tatement, The AAllen Consultingg Group, p.43 
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APPEENDICESS 

Table 1 – State and Ter ritory Inspecti ons and reporrts for Propertyy Conveyancee Process 

State 
Building/B 

inspection 
Voluntary/ 

Estimated cost Pest inspection 
oluntary/V 

Estimated co st OOther inspectioons 
luntary/Vo 

E 

$2 

stimated cost Pre-purchase P 
Y 
c 

mandatory MandatoryM 
V 

andatoryMa 
M. 
ha 
the 
the 
lea 
are 
mo 

Queensla 

Completed 
Residentia 
Inspectors 
licenced 
QBSA 
Swimming 
Fence ins 
licenced 
Building A 

and 

d 
al 
s are 
under the 

Act. 
g Pool 
pectors are 
under the 

Act. 

Yes (unde 
contracts) 

r REIQ Voluntary $250 to $350 basic Yes oluntary $250 to $350 bbasic S 
in 

H 

Swimming poo 
nspections 

Home defects re 

ol fence 

eport 

Each pool ow 
ve an inspect 
e next 5 years 
e home or unit 
ased. If a numb 
e sold within 
onths in one b 
e first sale n 
ol fence inspe 
e block. 

andover report o 
port within the 
arranty period. 

wner must 
tion within 
s or when 

is sold or 
ber of units 
n a 12 
block only 
needs the 
ection for 

or defects 
e statutory 

the 
po 
the 

Ha 
rep 
wa 

200 to $350 

ew home at 
etween $200 to 

With warranty p 
500 to over 
rchitects get in 
is arena. 

handover 
o $400 

period from 
a $1000. 

nvolved in 

N 
be 

W 
$5 
Ar 
th 

S 
D 
Sustainability 
Declaration 

andatoryMa 

NSW YYes Voluntary $300 - $700 Yes V 
M 

V 

oluntary $200 - $350 * CCombined Repoort oluntary

V

o 475 - $900 $4 
ACT Y 

Y 

Yes Mandatory Yes Mandatory E 
s 
Energy efficienc 
statement 

cy rating andatory

M

a 

Vo $1 

$4 

N 

$1 

Victoria Yes Voluntary $400 Yes oluntary $290  

 

 Hazardous 
materials i. 
asbestos a 

 Structural r 
engineers r 

s 
.e. 
audit 
report i.e 
report 

oluntary 

ay be required a 
ilding approval 
nerally voluntar 

as part of 
but 
ry 

Ma 
bu 
ge 

100-$200 

400-$1000 

Tasmaniaa Y 
S 
Yes (Vendors D 
Statement) 

Disclosure Mandatory $300 No N 

V 

A NA NNil Nil 

All 

il 

Northern Territory YYes Voluntary $600-800 Yes oluntary $300-400 -
r 

engineers / 
eport 

structural voluntary 1500 

- enviro audit 500$5 
- status report 700$7 

South Au stralia YYes Voluntary $400 > $600 Yes V 
V 

oluntary $400 NNil an/a an//
Western AAustralia YYes Voluntary No oluntary NNil AN/A /AN/ 

The abovee table has beenn prepared by thhe HIA based o n publicly availaable informationn. It is intended tto provide a genneral overview oof current state regulations for property conveyyancing. The coontents should bbe checked prio or to reuse for anny other purposses. 
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 Tablle 2 – Current Envirronmental Performa r  ance Standards for  New Homes 
  Queensland (BCA 

 + Sustainable e 
housing Cod  de) 

NSW  
 (BASIX) 

ACT 
 (BCA) 

 Victoria 
(BCA + Stat te 

 regulation) 

Tasmani ia
(BCA) 

 South A   Australia 
(BCA)  

Wes stern 
Aus stralia  
(BCA & 5 star 
plus  s) 

No orthern 
Te erritory
(BC  CA) 

Ther rmal performance 
(star   r rating) 

              

Hot w  water services  
 (4 - 5  5 star) 

              

Lighht fittings              
Air c  conditioners                
Swim  mming pools              

 

 Tablle 3 – When did the  regulations start a  and how are they reegulated? 
 Queensland NSW ACT  Victoria Tasmaniia South AAustralia Wes stern 

Aus  stralia 
No orthern 
Te  erritory 

Orig ginal building fabric c  
stan ndard introduced 

3.5 stars 4.5 stars 
 (equivalentt) 

4 stars   4 star plus 4 stars  4 stars 4 staars 3.55 stars 

Com  mmencement Date  May 2003  July 2004  May 2003  May 2003 May 20033 May 2003   Mayy 2003 Ma  ay 2003 
Curr  rent Building fabric c 
stan  ndard 

6 stars (equiv alent) 4.5 stars 
 (equivalentt) 

6 stars 6 stars 5 stars  6 stars   6 (5  star optional 
 till M  May 2012) 

5 s  stars 

Com  mmencement Date  May 2010  July 2004  May 2010  May 2011 Jan 20100 Sept 20  010  Mayy 2011 Ma  ay 2010 
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