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The opt out option should be rejected. It provides a  
loophole  which can become a  political protest option, 
compromising  viability of the scheme. If the tool familiar
(on every utilities bill) the administrative costs  will be 
low and the compulsory reporting of the normalised 
score and comparison should not be problematic. The  
tools intent is to provide a more transparent market, 
influence user  behaviour and provide impetus for 
change. Even in the case of  anticipated demolition, a  
building may be seen to provide o pportunities for 
renovation and remarketing, or if uninhabitable, the  

option is to have a category of 
‘uninhabitable/uninhabited’ while still reporting on  
available data. 

 

The proposed options would only ap ply at  time of sale and/or lease of all types of  residential buildings (separate  
houses, semi-detached  houses, flats, units and apartments), with the possible exception of the  following:  

  residential buildings where facilities are  communally provided (such as hospices and aged-care facilities);  

 caravans; 

  improvised homes (includes tents, sleep-outs and other improvised forms  of shelter);  

  houses or flats attached to a shop or office; and 

  remote and  social housing (except where sold to p rivate p roviders). 

A noted omission from all options is the proposed tools/assessments ability to provide impetus for influence of  
inhabitant  behaviour  or a meth od of tracking/comparing usage. The proposed energy reporting tools do  not 
encourage b ehavioural efficiencies, simply focussing on  building e nvelope efficiencies. Further,  they do not allow  
the owners  or consumers  to be able to  predict and  track their rating, instead providing a surprise rating at the point  
of marketing.  

Basix/NatHERS/HSA tools all have limitations in their predictive and input driven  data (local climate variation, detail  
assumptions, usage assumptions). These tools also do not give a $do llar cost value to comp are and therefore  
cannot be used to justify improvements/direct influence on costs.  As explored by Ran dolph an d Troy  (2007) the  
Average residential consumer  does not understand the implications  of units of measure used, nor is able to  
translate tonnes of CO2 into a meaningful comparison.  

It is believed that a predictive measurement tool  will not greatly affect occupation  habits and will  have a reduced 
affect  on building  fabric efficiencies due to  the separation from  understandable  data. It is  posited that the best  way 
to affect  change  in consumer habits and influence investment in efficiency measures is to  produce a more informed  
and more efficient market which with  increased sensitivity  to pricing controls. This can be a chieved  through gr eater 
feedback and comparison of u sage costs and potential real savings  achievable in units that  the average person  
can  understand and relate to. 

The proposed energy reporting too ls rely on either accredited assessors or  user input through self assessment and  
are limited by the knowledge of the assessors and accessibility of input  data. Randolph and Troy (2007) reveal that 
the average user is generally unaware a nd would be prone to making errors  in self assessment. 
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   Mandatory Disclosure of Residential Utility Consumption 

It is posited that another layer of bureaucracy involving trained assessors  would actually further distance and  
mystify the process  and outcomes from the users, resulting in a level of pushback from the gen eral public, further 
malaise over government intervention and further removal of accountability of utilities  use from the end user. This  in 
turn  would increase the feeling of futility of action generally felt by consumers.  

A  tool that is  used  simply as  a marketing  comparison between unknown  units  of  measure, which the  general  public  
cannot  readily convert to a r ecognisable value, is of little p ractical use. Further, a reliance on data in put and 
interpretation by owners and third parties opens the door to misinformation and will require policing and litigation to 
avoid corruption.  

A tool which directly sources historical usage data from utilities providers  and interprets these into a grading  
structure which regularly reports on a nticipated annual operational costs while p roviding a  cost comparison  against 
target  usage is  the mo st effective way to both inform and influence th e purchasing/tenancy market and influence 
the consumption  behaviour of the Australian Residential property market. 
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European Union BER  reporting  
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Global Labeling o f appliances 

http://www.worldenergy.org/images/cm_images/publications/eei08   
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Mandatory Disclosure of Residential Utility Consumption 

Readily  Available Australian Data  
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Climate zone map from: http://www.abcb.gov.au/
  

Pricing and greenhouse data from: Allen Consulting 2011 


http://www.abcb.gov.au
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Alternative Tool/Application   for Australian R esidential Market 

Aims 

  Engage utility users by increased awareness of energy and water  consumption; 
 

  Avoid in troducing another ambiguous and administration la den system; 


  Increase transparency of  residential property market; 


  Avoid potential for false reporting. 
 

 

Method   

  A tool which includes normalised  reporting on utilities company billing  over  the  past 2 years w ith usage 
and cost comparison between local properties and within the same climate zone. This  will give the 
consumer (buyer, tenant, occupier) a  running indication of how th eir property is operating and h as the 
potential to operate. Currently billing shows comparison  with  same time last year, this could be improved if 
it included comparison with o ther houses   allowing target setting and $ savings comparison. Allows users  
to monitor the effect of their changes in beh aviour and building fabric in real  $ dollar value terms;  

  Summarise the results of the past 2 years Utilities data into a percentile range and provide a summary  of  
predicted  utilities costs over  the  next 12 months. This would  be adjusted  based on quarterly calendar year  
reporting and would be  accessed and provided to potential buyers/tenants as part  of  the  
marketing/contract material.  

  Provide a centralised web based access and public information system, backed up by notes in utilities bills  
(as per current) and certified energy professionals who are able to consult and provide report on expected  
costs and benefits of fabric modifications on an individual basis. 

  Increase market penetration of smart metering and centralise/simplify individuals (registered bill payers) 
access to their usage data. Provide in place tracking that graphs usage and time (potentially down  to 
minutes) to allow  the consumer to better understand usage. Improved accessibility to allow users to 
determine  where there is potential for savings and  where savings have  been made. 

  Aim at motivating tenants through cle arly showing potential savings and allowing  comparison (only works  
in a well supplied market); Aim a t  motivating investors to in vest in e nergy/water saving through tenant  
market demand; Allows public housing to h ave minimum ratings (level of surety on  outgoings), comparison  
with market expectations and investment strategies to set targets.  

  Provide opportunities for private companies to consult on e nergy saving results with in creased forecast 
and monitoring opportunities.  

 

Problems  

  Normalising use/inhabitation data for compariso n;  

  Benchmarking a nd target setting; 

 Accessing information; 

  Privacy of information (concealing individual users consumption habits) data protection and p rivacy 
legislation;  

  Normalising between gas connected and not connected;  

  Comparison between d welling types; 


  Tenants cannot influence efficiency of base building; 
 

  Usage behaviour is primary influence property utility reporting; 
 

  Units can often pay a utilities levy instead of having a submetered tenancy; 
 

  Does not provide direct recommendations on improvements; 
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Solutions  

	  Identify Building Ad dress (street Lot DP/SP) Identify number of bedrooms (Studio, 1, 2, 3, 4, 5+), Identify 
property type (House, Semi detached, Unit in <4 storeys, Unit in >4  storeys). Identify Utilities connected 
(electricity, water, gas (NG/LPG). Identify postcode. Postcode is used to generate L GA. From  LGA can be  
generated  Climate zone, typical normalised  usage, typical target usage, power/water/gas sources  and 
weighting, CO2 outputs, and average utilities pricing. 

	  Provide access to  HERS certificate through local council (like S194 planning  certificate)  with  authorised 
applicants signature  (owner/real estate agent). 

	  Currently the NSW State Government has a benchmarking and target setting mechanism embedded in th e 
BASIX too l. This is used in   the predictive design phase b ut is not monitored or used a s  an ongoing  
benchmark. It is proposed that a similar  mechanism be im plemented, with a dditional weighting for sources 
of water, power and gas, and flexibility for LGA targets.   

  Legislate utilities regulation. Government (CSIRO) to provide software and training/support to the relatively  
small and centralised sector of utilities providers.  

  Provide a ce ntral energy/water database consolidator  website for quick access based on a ddress with  
lot/dp/strata. The information is reported directly from the u tilities companies and can be accessed only 
with a uthorisation of one registered owner/agent. The d ata would normalised into g rading and would not 
contain any individuals details, simply property address and usage. 

  The central database software  would normalise comparison results  into a percentage band (typically in 
10% increments) by reporting average annual consumption o ver  a 2 year  period (to eliminate some  
seasonal variance) with potential to obtain typical electricity base lo ad b etween 5pm and 8am. Limiting 
capture period should a llow c apture of the ‘n ormal’ residential usage pattern and establish o vernight base 
load. This will require smart meters to b e installed. An alternative would simply place the raw  data within a  
range of usage, averaged ac ross the type and location.  

  Houses either  built or  substantially renovated ( requiring a NABERS certificate)  in th e past 2 years would  
have access to certification of works carried out and require installation of smart metering. This 
construction certification a nd e nergy assessment would be accessed through the da tabase and used to   
generate a n  estimated usage in lig ht of previous data. 

  Put the dwelling  into a percentile band  of consumption and allocate  a grade based on a bell curve analysis. 
The database program then produces a range of comparison Targets similar property types, LGA and  
utilities connected. Only produce improvement targets for  comparison. Do not include lower performing 
comparisons as evidence suggests  that this has  potential to  de-motivate consumers. Include a comparison  
between the per annum $ paid   and the potential target per annum $ p aid. This would allow  for value  
engineering.  

  Provide updates on  each utilities bill as an  incentive. These would be seasonally  averaged/adjusted  from  
the data set allowing tracking. Include a com ment about reducing usage and potential energy 
assessments/consultations (private industry)  – Provide a link to government  website/accredited companies 
targeted at improving  efficiency. 

  Rewards for tenant usage efficiencies currently lie in the tenants lower utilities  bills (outgoings), By them 
having access to increased ongoing monitoring and ability to see potential cash savings, they will have 
more direct impetus to change behaviour.  

  Landlords will be more motivated to install efficiency measures when there is a potential for  the  
inefficiencies to affect rental/sales returns. 

	  Recommended that government  (CSIRO)  invest in th e data normalisation and graphic to be d isplayed on  
utilities bills to  provide a uniform format across the Australia to maximise comparability of data.   

	  Provide a web portal for  the general public to access and  compare  normalised performance of different 
housing types and utilities  combinations  with the potential to show  benefits of smaller well designed and 
constructed dwellings. This has the potential to include case studies illustrating and encouraging the ‘low  
fruit’ efficiency  options.   

	  Consumption per sqm has been intentionally left out as it skews the data and can be readily corrupted  
through misinformation. 
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Opportunities 

  Can g ive private energy  auditors a measured base r ate and measurable targeted ra te  while providing a 
savings  improvement value based on proposed works, strengthening the justification of investment;  

  Has potential for  the landlord to provide motivation (rent incentives?) for lower  usage and disincentives for  
higher usage. 

	  Provides a potential market  value for  utilities comparison. In comparison, a consumer  can see the actual 
out of pocket comparison bet ween two p roperties and that the pricing o f  gas heating is c heaper and lower 
in CO2 than electrical.  

  Does not require the training or ongoing registration and policing o f assessors; 
 

  Limits building user input – Randolph and Troy  (2007) revealed that user behaviour  and kn owledge o f 
 
energy use and initiatives was  relatively poor; 

  Requires minimal time investment  from  owner (owner  may choose  to purchase online or can rely  upon  
solicitor/real estate agent to  co-ordinate as part of contract  preparation);  

  Interprets real data in stead of using a predictive mo del; 

  Provides the credibility of historical data, localised comparison and real dollar terms as a reference.  

  Can include information checklist for buyer/tenant/owner on best  practice  which  can act as a  
guide/comparison to in  dicate where th e property can be improved and  may include potential areas to  
target (low input high return). Directs to website/accredited energy professionals. Similar to savings tips 
produced by the  utilities companies on  billing.   

  Can provide  opportunities for cost  banding to influence the worst performers/provide  an incentive to modify  
dwelling /behaviour. If the market decides to grade pricing as  a disincentive to higher use, or increase 
taxation o n high volume users as a means to encourage investment in e fficiency measures, the tool is in  
place. 

  Design r ating of new buildings can be input and m onitored. Eg. Original  BASIX rating embedded in 
database and used to  assess efficacy of tool and usage data  used to feedback  to improve original 
predictive design tool. 

 

Constraints 

  Tool does not aim to lo  ok at embedded ene rgy and o ffset potentials or look in detail at anomalies caused  
by usage/physical structure/inclusions (pools, insulation, orientation, glazing, hidden detail/defects). 
Assumes that these physical differences  will be apparent in the inspection of the home and in  an ideal 
situation sh ould be n eutralised by efficiency measures. This tool provides  raw comparison and opportunity 
to compare and place a dollar figure  on real potential of efficiency.  This will become increasingly useful as 
pricing tools (carbon tax, price in creases) begin to p  lay a more prevalent role in the market.  

  Data protection and privacy legislation n eeds to b e reviewed in  detail and a  negotiated outcome achieved. 

  Smart metering solution requires rollout of new  technology, each individual tenancy/dwelling should be 
submetered  with smart metering, when this occurs 5pm to 7am data normalisation can occur, however this  
is not immediately necessary. 
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Comparisons 

  Option 1  Option 2  Option 3  Option 4 Proposed Option  

 Assessment Full thermal 

 (Full thermal 
 assessment) 

 (Simplified thermal 
 assessment) 

 Simplified thermal 

(Self assessment 
 online tool) 

 Simple online 

– (Self assessment  
 checklist) 

Checklist of building 

– 

N

(Normalised Utilities 
 comparison) 

 ormalised comparison of actual  

method performance  performance thermal performance  component information   utilities usage over the past 2  

 simulation + other  assessment + other  assessment + other  years 

building component building component building component 


information  information information 


 Drawings Full floor plan drawing  No No No  No 

required?  required f 

Data collection High complexity & Mid complexity & mid   Low complexity  Limited   Limited – existing utilities – 
h	  requirement   high volume g  volume     number of bedrooms - postcode 

Compliance   Mandatory  Mandatory  Mandatory  Mandatory  Mandatory 

 approach 

Rating  Yes  Yes  Yes No Yes 

 provided? 

Rating type  Quantitative Quantitative  Quantitative	  Binary (present or not  Quantitative/Value 

 present) 

 Assessor  Approved assessor  Approved assessor  Unskilled (non Unskilled (non trained)  Utilities Program– automatically 

 requirements trained) e.g.  e.g. householder or  accessed by owner /through 

 householder or agent agent  LGA/solicitor/real estate with 

 S149 certificate 

Registration Certificate lodgement   Certificate lodgement Certificate lodgement  No Certificate Lodgement required 

required? required  required  required 

b  b d d  Assessment  $774 – Assessor  $172.50 – Assessor  $68 – Self-assess   $41 – Self-assess       $40 – Admin charge with S149 

 costa 
 b,e  b,e   $50 – Householder   $25 – Householder $165 – Assessor  $150 – Assessor  $0 – Householder waiting cost e

  waiting cost c  waiting cost c 
costs are broad estimates only  $18 – Householder  $14 – Householder  

 waiting cost e   waiting cost e 

 Level of    Comprehensive    Simplified    Low level of     Information about     Range of expected annual $ 
 assessment of a  assessment of a  accuracy about the various    cost of utilities for the information 

 building’s thermal building’s thermal  thermal   components of the  property based on historical 
 provided performance.     performance. performance of a overall performance  data 

 building’s  provided in a   High level of    Mid level of   $ value range comparison  
 components.  checklist format  accuracy about  accuracy about    with similar properties in LGA 

without a rating. thermal thermal performance    Ratings for the  and target usage 
 performance of a  of a building’s various     No accuracy of thermal 

building’s  components.  components of the  performance 
components. overall building    Ratings for the 

performance.   Alternatively relies on Basix 
  Ratings for the  various components certificate of assessment for 

 various   of the overall  peoperties having recently 
 components of the building  (within 2 years) undergone  

overall building performance.  renovation works 
performance.  

    Voluntary private evaluation 
 of potential savings 
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 Prototype of Utilities Consumption  Report  

To be in cluded in sale a nd le asing contracts – rating o n advertising
  

Note th at lower ratings are generally not included. Figures are predicted only. Disclaimers need to be included.
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Proposed draft  of Dwelling Utilities Consumption Report – to be included  on Electricity Bill 
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  Proposed draft of Dwelling Utilities Consumption Report -  to be included on gas and water bills 
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Background da ta and ratings 

Based on comparative p ercentile b ands. Figures are predictive only. Only showing for 3 Bed  Semi in 2048  with 
Electricity, Natural Gas, and Water connected. Variations would be generated on a  matrix of number of bedrooms  
(Studio, 1, 2, 3, 4+), property type (House, Semi detached, Unit in <4  storeys, Unit in >4  storeys), Utilities 
connected (electricity,  water, gas (NG/LPG) and po stcode. 

C
H

A
P

T
E

R
: 

P
R

O
T

O
T

Y
P

E
 O

F
 U

T
IL

IT
IE

S
 C

O
N

S
U

M
P

T
IO

N
 R

E
P

O
R

T
 

23Mandatory Disclosure of Residential Utility Consumption 



 
  

  

 

  

 

 

 

RESIDENTIAL PROPERTY MARKET POLICY– MANDATORY DISCLOSURE OF RESIDENTIAL UTILITY CONSUMPTION 
UNSW – SUSD 0003 – ENERGY AND THE BUILT ENVIRONMENT – DEO PRASAD 
UNSW - ANDREW IRELAND – 0411661011 – UNSW 3349249 - COPYRIGHT 

Reporting alternatives 
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Findings/Recommendations/Further Research 

It is felt that a tool which reports on normalised actual usage over the previous 2 years and compares this against 
similar properties on the market and is used for both regular reporting on utilities billing and as a Mandatory 
Disclosure of Energy, Water and Greenhouse Gas performance at time of sale and leasing has potential to 
address the general publics barriers to energy savings above and the ‘information asymmetries and shortfalls’ 
described by Allen Consulting 2011 and that a tool that requires another level of bureaucracy and administration 
will lead to a further distancing of the consumer from efficiency targets. 

The place for reliance upon predictive tools is in the planning and design phase. What is lacking in the built 
environment, and especially in domestic dwellings, is an open conversation as to the overall environmental 
performance and costs of actual building operations backed by reliable data. This feedback is needed not only to 
inform the market and allow natural market forces to preference low consumption dwellings, but also for 
verification, modification and justification of design tools and modifications to building envelope. There is a need to 
provide actual comparative operational feedback to building owners and occupiers, both present and future, in a 
recognisable and readily interpreted format so that a behavioural shift can occur. A tool that is used simply as a 
marketing comparison between unknown units of measure, which the general public cannot readily convert to a 
recognisable value, is of little practical use. Further, a reliance on data input and interpretation by owners opens the 
door to misinformation. Randolph and Troy (2007) show that to the general public the main barriers to energy 
savings are: 

 Poor understanding of the costs and benefits of installing energy saving appliances or adopting energy 
saving behaviour; 

 Saving energy is simply not a priority for many; 
 Energy saving alternatives are unappealing or impractical; 
 Lack of awareness of how to save energy; 
 Particular problems faced by renters and flat dwellers. 

And that: 
 “Energy consumption figures are not felt to make any sense unless put in dollar terms.” 

(Randolph 2007:61) 
 

 

 

Consumers  “were more interested in how much energy they have used in relative rather than absolute 
terms.” (Randolph 2007:62) 
“Knowing that their energy use had decreased does not necessarily mean that energy consumption 
generally had become more efficient. Consumers look for further information to be provided on their bills to 
enable them to compare their household’s energy use with that of the Sydney average. Such comparative 
information would enable householders to see how their use compared with the rest of their suburb for 
example.” (Randolph 2007:63) 
“Few consumers had any concept of the amount of kWhs or dollars that could be saved by undertaking 
specific energy saving initiatives. Only the dollar saving appear to have the likelihood of creating incentives 
for the majority of householders to change their behaviour.” (Randolph 2007:64) 
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Appendix 1  Figures/graphs 
3419—ELECTRICITY CONSUMPTION21 

Mr Richard Amery to the Minister for Energy and Utilities, Minister for Science and Medical 
Research, Minister Assisting the Minister for Health (Cancer), and Minister Assisting the 
Premier on the Arts— 

(1) What is the current average household consumption for electricity in: 
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Answer— 

(a) The Sydney Metropolitan area? 
(b) The entire State of New South Wales? 
(2) What is the current cost of electricity for these domestic consumers in the above named areas?  
(3) How do these consumption figures and cost compare to each of the previous ten years? 

(1) (a) An average Sydney household in 2002
(b) An average New South Wales household in 2002
(2) The cost of electricity was 9.2 cents⁄

⁄

⁄03 consumed 8250 kWh of electricity per annum. 
⁄03 consumed 7790 kWh of electricity per annum.  

kWh in Sydney and 10 cents⁄kWh in New South Wales (excluding GST). 
(3) In 1992⁄93, an average household consumed 7700 kWh of electricity per annum in Sydney and 7260 kWh of 
electricity per annum in NSW. By 2002 03, this consumption increased by about 7% in both Sydney and NSW. 
In 1992⁄93, the cost of electricity was 8.64 cents⁄kWh in Sydney and 9.64 cents in NSW. In 2002⁄03, the cost of electricity 
increased by 7% in Sydney and 4% in NSW (excluding GST).  
By comparison the CPI has increased by 31 percent in this period, meaning real prices for electricity have fallen during 
this period 

21 http://www.parliament.nsw.gov.au/prod/la/qala.nsf/0/CA25708400173F67CA25704600244D7C 
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