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Disclaimer

This project was supported with financial assistance from the Victorian Government Sustainability Fund. The Sustainability Fund is administered by Sustainability Victoria.
The Victorian Government may not endorse or necessarily agree with the views reflected in this publication.
All issues and correspondence regarding this publication should be directed to the City of Melbourne at (03) 9658 9658 or by visiting www.melbourne.vic.gov.au.
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Summary
The Higher Density Residential Efficiency Solutions (Hi-RES) project was an 18-month initiative that sought to identify and develop solutions to the barriers currently preventing sustainability improvements from occurring in higher density residential buildings.

During this time the Hi-RES project successfully:
· Engaged with the community and industry to identify the unique needs of Victoria’s existing multi-unit residential buildings; 
· Delivered innovative information tools to begin building a knowledge base to support positive change in this sector; 
· Partnered with industry to foster the development of a sustainability service industry specifically for multi-unit residential; 
· Commenced a national conversation about the importance and sustainability needs of Australia’s multi-unit, or strata, community; 
· Undertook research to build a business case for a national tool-kit and engagement program for sustainability action in strata and successfully secured over $1M to deliver this effort from the Commonwealth Government; and
· Defined the role for local government involvement in this sector. 
Above all, Hi-RES has highlighted the increasing importance of Australia’s multi-unit residential sector and the value cities can offer in supporting these communities to become more sustainable.  The process followed by the Hi-RES project can also serve as a model for local government involvement across any number of sectors when developing sustainability solutions to support cities’ continual evolution towards a low carbon future.
Background

The Hi-RES project commenced in early 2011 with the aim of identifying and helping to overcome the barriers to sustainability in the higher density residential sector.  The growing environmental impact of the sector, particularly in inner-city suburbs, and the lack of sustainability solustions available to apartment buildings relative to other building types were the key reasons behind the inception of the Hi-RES project. 
In the City of Melbourne, over 70 per cent of residents live in an apartment and the sector is responsible for 9 per cent of greenhouse gas emissions, 22 per cent of the city’s water usage and more than 14,000 tonnes of waste - highlighting the importance of understanding the barriers to and developing solutions for increasing sustainability performance. 

The Hi-RES project was designed to make headway in this area. The project was led by the City of Melbourne in partnership with the Cities of Yarra and Port Phillip, Strata Community Australia (Vic), Moreland Energy Foundation and Yarra Energy Foundation and supported by the Victorian Government Sustainability Fund. The program involved collaboration with universities, industry, and the community to understand the barriers to sustainability from all key perspectives and encourage the development of tailored solutions for Victoria’s existing multi-unit residential sector. 

Project Outcomes

Identifying the Barriers to Sustainability
In the early phase of the Hi-RES project, a significant amount of engagement was undertaken with members of Victoria’s multi-unit residential building sector.  This work culminated in a collaborative workshop that was held in May 2011 that brought together sixty-four representatives from a diverse range of stakeholder groups.  
These groups included:

· Owners corporation managers
· Owner-occupiers of units
· Property investors
· Architects
· Property developers
· Real-estate agents
· Sustainability consultants
· Building maintenance/upgrade contractors
· Property Council
· Dept. Planning and Community Development
· Consumer Affairs Victoria
· Local governments
· Community organisations

Through this work, four foundational barriers were identified:
1. Knowledge: there is a lack of quality knowledge about the benefits of sustainability and why action is important as well as knowledge about how to successfully implement change within an owners corporation.
2. Financial: there is a lack of access by owners corporations to affordable and innovative financing for retrofit projects.  Additionally, many owners corporations have not planned for retrofit projects and are hesitant to utilise existing funds for proactive projects in case of other emergencies (e.g. lift breakdown).
3. Governance / Policy: owners corporations are governed by their own legislation and regulations, which set out a governance framework that can make decision-making seem onerous and burdensome.
4. Physical limitations to existing building stock: many of Victoria’s existing multi-unit residential buildings were not constructed with sustainability in mind and may be limited in what can be done to retrofit them to become more sustainable.
Exploring the connections

It became clear that none of the barriers identified are mutually exclusive.  Therefore, none of the potential solution ideas to overcome the barriers could be developed in isolation.  The diagram below explores the many connections between identified barriers:
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For more information on the barriers facing Victoria’s multi-unit residential sector, please see Appendix 1: Workshop Outcomes Report or www.melbourne.vic.gov.au. 
Solutions to Support Transformational Change
With a clear understanding of the barriers and obstacles facing residential owners corporations the Hi-RES project team commenced work investigating potential solutions to assist the community in overcoming them.  However, it was important to define what the appropriate role for local government is in developing and delivering solutions for this sector.
Past experience at the City of Melbourne and other local governments had shown risks involved regarding local government intervention in this sector.  The City of Melbourne’s Sustainable Living in the City (SLiC) pilot project undertaken in 2008 and the City of Port Phillip’s SOCs & Blocks program both highlighted that local government’s direct investment in the delivery of sustainability assessments for owners corporations had two adverse effects:

1. Delivering assessments in isolation was often not sufficient to catalyse retrofit action.
 
2. Government-funded assessments / retrofits could have the perverse effect of supporting a mindset that sustainability retrofits ‘cost too much’ and should not be undertaken without subsidy.
From this experience, it was recognised that the focus for Hi-RES should be two-fold: 
· Collaborating with key stakeholders to identify what it means to own, live and work within a multi-unit residential building and how this impacts successfully making sustainable change; and

· Partnering with industry to define the value proposition for why owners corporations should and can implement sustainability retrofits and supporting industry to tailor their products and services specifically for owners corporations.
Understanding the information requirements of apartment owners
Hi-RES sought to deliver more than just information solutions identifying what retrofit opportunities a building could undertake.  Successful solutions needed to also offer information and guidance about how and why a building should implement sustainability initiatives.  With this in mind, we sought to understand who was best placed to deliver this information to owners corporations and determine the current understanding of sustainability by apartment owners.

To answer these questions, Swinburne University of Technology was engaged to undertake a two-stage study of apartment owners in metropolitan Melbourne to understand the knowledge and information requirements for sustainable retrofits.  In total, the study undertook 12 qualitative in-depth interviews and 130 quantitative online surveys with apartment owners in inner-Melbourne.  Respondents were not required to answer every question. 
There were four objectives for the study. These were to understand issues associated with: 
· Living in and maintaining apartment blocks; 
· Opinions of property sustainability assessments; 
· Knowledge and opinions of sustainable retrofits; and 
· Information needs for sustainable retrofits. 
Three quarters of the sample believed it was not easy to find information about implementing sustainable retrofits. When looking for information, they relied heavily on ‘Google’ (i.e. web searching), their property and strata managers, the owners corporation committee, and local government as sources of information.  

When asked about who was the one most trusted information provider to provide reliable and useful information about undertaking sustainable retrofits, their local council (23%) was mentioned most often.  This was followed by their owners corporation manager (15%) and non-profit organisations (14%) – see Table 1 below. 

Table 1: Most important sources of information identified by 130 survey respondents
	
	Total %

	Local Council
	23

	Owners corporation manager
	15

	Non-profit organisations
	14

	Industry association
	14

	State government
	9

	Building manager
	3

	No answer provided
	22


This research highlighted the opportunity for local government to work collaboratively with the owners corporation and facilities management industries and non-profit organisations to develop and deliver simple, innovative information tools about successfully implementing sustainable retrofits within a residential owners corporation.
Key stakeholders from the multi-unit residential sector were identified as the target audience to receive this information.  They include all unit owners, owners corporation committee members, owners corporation managers, property/facilities managers, contractors and all levels of government.
The full research report can be found online at www.melbourne.vic.gov.au. 

Knowledge is Power – information tools for change
Armed with an understanding of the information needs of owners corporations and the value of local government intervention, the project team commenced work developing information tools that were tailored to these needs; guides that would support all stakeholders within the multi-unit residential sector to understand how to implement and manage sustainable change successfully. 

A working group, led by the Facilities Management Association of Australia (FMA), was established to develop a Facilities Management Good Practice Guide for Multi-unit Residential and service design firm, Huddle Design, was engaged to assist in the development of innovative ‘infographics’ that would illustrate the What, Who, Why, and How of successfully implementing sustainable change within an owners corporation.  
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Both of these guides are a first of their kind in Australia and can be freely accessed online at www.melbourne.vic.gov.au.
Forging Partnerships – supporting industry to deliver change
The experience gained through both the SLiC and SOCs & Blocks programs illustrated that the status quo for local government intervention in this sector required review.  Simply funding sustainability assessments for owners corporations in isolation was not catalysing the kind of retrofit action on the ground as anticipated.  

Through the City of Port Phillip’s SOCs and Blocks program rounds 1 and 2 a total of 29 owners corporations were assessed, identifying 106 possible sustainability retrofit initiatives across all buildings.  However, at the time of a program evaluation in December 2011, only 7 of these initiatives had been implemented.

The lack of action was not for lack of uncovering potential benefits to the buildings that participated.  In many cases, the assessments offered participants the opportunity to save up to 20-30 per cent in energy costs through simple retrofit activities that could pay for themselves within 3-5 years.   And yet, little action was occurring even in these circumstances.
Owners engaged through Hi-RES identified not only a need for more information on how to implement actions within their owners corporations (see info tools in section above), but they also identified a need for more support and guidance from industry.  Many service providers specialised in delivering sustainability services to either commercial properties or single-family homes, and had not tailored their services for delivery to residential owners corporations, or strata.
In response to this issue, the Hi-RES project undertook a public call for expressions of interest (EOI) from industry bodies and private organisations interested in developing and testing new solutions that would deliver sustainability projects in residential owners corporations.  

As a trusted source of information and guidance, local government was well-placed to partner with private industry to:
· Identify the market potential for engaging with the multi-unit residential sector; 

· Educate industry on the unique needs of the sector and co-develop new services and delivery models; and

· Connect those service providers to the community to test new services.

A number of organisations submitted EOIs, including:
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Work to support these organisations to develop and deliver new services to this sector began in early 2012 and will continue through the 2012/13 financial year.  No funding was provided by the Hi-RES project to these organisations.  Instead, each organisation became engaged on the merits of the opportunity to collaborate with Hi-RES partners to better understand and engage this growing sector of the built environment.  
This also meant that the outcomes were dependent on each partner organisation’s individual business plans and timeframes.  Progress can be slower, but the solutions – when developed – are long-term and have industry ownership.  Through this process, a number of successes have been achieved to date and should be noted.
Origin Energy tailored their On-bill Financing solution to be applicable to owners corporations.  This product allows owners corporation to undertake a retrofit project without any upfront capital impost.  The savings from the retrofit can be guaranteed and repayments are tied to the savings achieved allowing for a project that is cash neutral to the owners corporation.  At the time of this report, a number of apartment buildings in metropolitan Melbourne had been assessed and proposals for work were being considered by the owners corporations.

AGL and Ecovantage both reviewed the opportunity to deliver VEET-accredited
 lighting retrofits to residential owners corporations and are in the final stages of developing proposals to test in the market.
Macquarie Bank and Green Invest have partnered to develop an end-to-end service offering for owners corporations.  Green Invest can manage and deliver everything from assessment to implementation and evaluation of a sustainable retrofit.  The offering can also finance the project through Macquarie Bank’s Strata Improvement Loan.

Bankmecu and Bendigo Bank did not have previous experience lending to owners corporations.  Both organisations underwent a review of the legal implications of entering this new market.  Bankmecu has recently launched an owners corporation lending product and are ready to pilot the solution.
Next Steps

Through the Hi-RES project, a number of targeted solutions have been developed that will support the multi-unit residential community to make their existing buildings more sustainable.  However, the ultimate effectiveness of these solutions depends largely on the proactive dissemination of these tools to the four key stakeholders in this sector:
· Apartment owners

· Owners corporation managers

· Facilities / Building managers

· Contractors

The research undertaken by Swinburne University has shown that local government has a large role to play in engaging with strata communities to educate about sustainable change.   It also highlighted a desire from the community for interactive tools that can assist stakeholders to successfully deliver sustainability projects within an owners corporation.  
In response to this, the City of Melbourne partnered with Strata Community Australia, City of Sydney, Green Strata, and Owners Corporation Network to leverage off the outcomes from Hi-RES and propose a national approach to develop an interactive ‘tool-kit’ and engagement program.
Building a National Engagement Program through Sustainable Strata
In May 2012, the Commonwealth Department of Climate Change and Energy Efficiency announced that Strata Community Australia, in partnership with the City of Melbourne, City of Sydney, Green Strata, and Owners Corporation Network was successful in receiving over $1M from the Energy Efficiency Information Grants (EEIG) Program to develop and deliver a national energy efficiency tool-kit and engagement program for residential owners corporations through a project called Sustainable Strata.
The purpose of this project is to build capability in Australia’s residential strata sector to drive change, create engaged communities and improve energy efficiency.  This will be achieved by taking the insights and solutions created through Hi-RES and further developing, collating and delivering meaningful information and tools that support and encourage strata communities across Australia to make informed decisions about energy efficiency.  These tools will be open to all communities and local governments in Australia to access and utilise.
In addition to the development on a national online tool-kit, Sustainable Strata will also develop and deliver a national engagement program that will ensure the Hi-RES solutions can reach as wide an audience as possible.  The engagement program will include public seminars and professional training for managers.  Sustainable Strata will be delivered from August 2012 until June 2015.   
For more information on Sustainable Strata, please visit www.melbourne.vic.gov.au.
Policy Advocacy - further research opportunities
It is important to note that Hi-RES has focused on the creation of solutions that support the multi-unit residential sector to make sustainable change within the existing policy framework in Victoria.  The project team deliberately made this choice as the legislation governing owners corporations is controlled by state government.

However, Hi-RES has highlighted that the existing governance and policy framework for owners corporation is one barrier preventing sustainable change in this sector.  There is potential that amendments to the legislation could support owners corporations to more easily make sustainable change within their buildings.  
Such legislative amendments have been made in other jurisdictions, including the Australian Capital Territory, which could act as a model for Victoria.  More research is needed to understand the value these amendments have had in other jurisdictions and define the opportunity facing Victoria in undertaking similar legislative changes.
It is recommended that a strategic review of the Owners Corporation Act 2006 and Owners Corporation Regulations 2007 is undertaken to ensure that these policies do not act as inhibitors to sustainable change in Victoria’s multi-unit residential sector.  A robust review would also identify any opportunities to amend these policies to actively support and potentially incentivise sustainable change.
Appendices

Appendix 1 – Workshop Outcomes Report
Knowledge





Physical Building Stock





Governance / Policy





Lack of general sustainability knowledge





Lack of specific sustainability knowledge





We don’t know how to retrofit apartments





There is a lack of suitable standards to encourage sustainability





Market inertia: sustainability not high on the agenda





Owner’s corporations don’t see it as a priority





Perceptions that the cost outweighs the benefits





Financial





Old & diverse building stock difficult to retrofit








� Lindner, Elke; Project Report: SOCs & Blocks 1 & 2 Program Evaluation; e.ngage Now; December 2011


� Rex, Dr. Judy and Dr. Rebecca Leshinsky; Understanding the knowledge and information requirements for sustainable retrofits: A two stage study of apartment owners in Melbourne, Australia; Swinburne University; June 2012.


� Victorian Energy Efficiency Target, � HYPERLINK "http://www.veet.vic.gov.au" �www.veet.vic.gov.au�.
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AS AN OWNER, DID YOU KNOW YOU CAN CHANGE
THINGS AROUND YOUR APARTMENT BUILDING?

BUT FIRST, YOU NEED TO UNDERSTAND
A FEW IMPORTANT DIFFERENCES BETWEEN
YOUR PROPERTY AND SHARED PROPERTY.

If you own, rent or work within an apartment building you should know that there
are things around you that are shared. Because they are shared, all owners

share in the decisions that are made about keeping them up to date or improving

them. When you buy an apartment, you are automatically a part of a community
that has a say about what happens to this shared property. This guide will help u

you to better understand how this works.
HHHAH

[ 85[=!
HHEEH

HHEEH
BHEEH

DID YOU KNOW?

OVER 3 MILLION AUSTRALIANS
OWN, LIVE OR WORK WITHIN

BEEEH

AN APARTMENT BUILDING,

YOUR PROPERTY

To see what is owned by you and what
is shared property, you need to look

at your Plan of Subdivision or Strata
Plan. The boundaries could be interior,
exterior or median (middle of the wall),
or sometimes only the air itself!

SHARED PROPERTY

Shared property, formally known as
common property, will also be shown
in your plan. Generally, shared property
includes things like hallways, stairwells,
foyers, driveways, gymnasiums, pools
and elevators.

REMEMBER THAT
EVERY BUILDING WILL

BE DIFFERENT YOUR PLAN
WILL TELL YOU WHAT IS
YOURS AND WHAT IS SHARED.

JUST LIKE YOU.

This guide was developed through the HI-RES project; a City of Melbourne led
inttiative in partnership with the Cities of Port Phillip and Yarra, Strata Community
Australia {Vic), Green Strata, Moreland Energy Foundation and Yarra Energy
Foundation, and supported by the Victorian Government Sustainability Fund
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