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efficiency through an environmental upgrade charge on the property taxes) and utility on-
bill financing programs are mechanisms often designed specifically to support the 
development of building efficiency retrofit projects.  

• �Policies that enable energy performance contracting (EPC) can enable energy service 
companies (ESCOs) to pursue more energy efficiency retrofits in the market. EPC-enabling 
policies include those that promote standardized, streamlined, and transparent project 
development and vendor selection processes, create umbrella contracts and ESCO pre-
selection, provide project facilitators or consultants, and standardize measurement and 
verification procedures.

Mapping Policy Options: Tools for Policymakers

Mapping Policies Against Barriers

The barriers and policies presented in this section are a great starting point for policymakers 
looking to understand how to design a policy pathway to a more energy-efficient built 
environment, but the details of each barrier and policy vary by geography and by the sector of 
the market being targeted.  For example, large office buildings in Thailand require a different set 
of detailed policy solutions than low-income housing might need in Colombia. But the barriers 
and policy solutions for each mostly fall in the general categories presented here. The following 
table shows the policies that can help the market overcome each barrier to energy-efficient 
buildings. Each country or city could fill in this map for itself for each sector of the market as a 
tool to help think through possible policy options.

Table 1.  
Policies Enable the Market to Overcome Specific Barriers to Energy Efficiency

Source: Institute for Building Efficiency (2011)
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Mapping Trade-offs in Policy Sequencing

The following figure maps each policy on a scale of incentive vs. regulation.  It also maps the 
ease with which policies and actions may be designed, developed and enforced.

• �Incentives can improve market transparency and motivate voluntary action. They complement 
regulations that can mandate efficiency gains (horizontal axis).

• �Policies can vary dramatically in the ease or complexity with which they can be developed, 
implemented and enforced (vertical axis).

• �Each country, region or city that wants to develop a policy pathway for an energy efficient 
built environment should map out policy options. The locations of the policies on the map will 
depend entirely on local circumstances.  

• �Each locality must then determine its own best starting point on the map.

The mapping exercise is a tool to help policymakers think through possible policy options. What is not on 
this map is an evaluation of the scale of impact each policy will have on transforming the built environment 
to be more energy efficient. Impact is hard to generalize across geographies. While we have not tried to 
treat it here, it is an essential consideration as policymakers plan their own policy pathways.

Figure 4. 
Illustrative Trade-offs Among Policy Options
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EXAmPlEs of PolICIEs ComInG ToGEThER To TRAnsfoRm ThE 
BUIlT EnvIRonmEnT

mexico

mexico has pioneered a suite of policies and measures to transform its low-income residential 
housing market. financial instruments are at the core of the strategy, providing an additional 
credit line for mortgages on properties that incorporate sustainable and energy effi cient technologies, 
and subsidizing housing developers who achieve minimum energy effi ciency criteria. Also, 
mexico has developed model building codes and has begun to build government capacity to 
enforce the new laws as well as improve the technical capacity of actors in the market.

Figure 5.
Mexico’s Approach
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Figure 6.
Singapore’s Approach

singapore

singapore has been a pioneer in the design of a balanced approach to transforming the market 
for building effi ciency and environmental sustainability, combining incentives and regulation 
(carrots and sticks) and engaging key stakeholders in the lifecycles of buildings.

more details are provided on both mexico’s and singapore’s approaches in case studies on the 
Institute for Building Effi ciency website: www.InstituteBE.com
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The Business Council for sustainable Energy (BCsE) represents a 
broad portfolio of existing clean energy business sectors, including 
renewable energy, supply-side and demand-side energy effi ciency, 
natural gas and electric utilities in north America. founded in 1992, 
the Council advocates for policies at state, national and international 
levels that increase the use of commercially-available clean energy 
technologies, products and services. visit: www.bcse.org

The world Green Building Council (worldGBC) is a network of 
national green building councils from around the world, making it 
the largest international organisation infl uencing the green building 
marketplace. Green building councils are member-based 
organisations that partner with industry and government in the 
transformation of their building industries towards sustainability 
through the adoption of green building practices. on the ground in 
89 countries, GBCs create change in their local markets as a way to 
globalize environmentally and socially responsible building practices. 
visit: www.worldgbc.org

since 1985, the Center for Clean Air Policy (CCAP) has been a 
recognized world leader in climate and air quality policy and is the 
only independent, nonprofi t think tank working exclusively on those 
issues at the local, U.s. national and international levels. 
headquartered in washington, d.C., CCAP helps policy-makers 
around the world develop, promote and implement innovative, 
market-based solutions to major climate, air quality and energy 
problems that balance both environmental and economic interests. 
visit: www.ccap.org

The U.s. Green Building Council (UsGBC) is a washington, d.C.-
based 501(c)(3) nonprofi t organization committed to a prosperous 
and sustainable future for our nation through costeffi cient and 
energy-saving green buildings. UsGBC works toward its mission of 
market transformation through its lEEd green building certifi cation 
program, robust educational offerings, a nationwide network of 
chapters and affi liates, the annual Greenbuild International 
Conference & Expo, and advocacy in support of public policy that 
encourages and enables green buildings and communities. visit: 
www.usgbc.org
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Johnson Controls delivers products, services and solutions that increase energy efficiency and lower 
operating costs in buildings for more than one million customers. Operating from 500 branch offices 
in more than 150 countries, we are a leading provider of equipment, controls and services for heating, 
ventilating, air-conditioning, refrigeration and security systems. We have been involved in more than 
500 renewable energy projects including solar, wind and geothermal technologies. Our solutions have 
reduced carbon dioxide emissions by 16 million metric tons and generated savings of $19 billion since 
2000. Many of the world’s largest companies rely on us to manage 1.5 billion square feet of their commercial 
real estate.

The Institute for Building Efficiency is an initiative of Johnson Controls providing information and analysis 
of technologies, policies, and practices for efficient, high performance buildings and smart energy 
systems around the world. The Institute leverages the company’s 125 years of global experience providing 
energy efficient solutions for buildings to support and complement the efforts of nonprofit organizations 
and industry associations. The Institute focuses on practical solutions that are innovative, cost-effective and 
scalable.

If you are interested in contacting the authors, or engaging with the Institute for Building Efficiency, please 
email us at: InstituteforBE@jci.com.
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