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Context 

 

The European Commission in its Roadmap for moving to a competitive low carbon economy in 

2050 (2011), established a long-term objective of decreasing the CO2-emission levels for the 

building sector by 88%-91% in 2050, compared to 1990 levels.  

Since the publication of this document and the adoption of the first version of Ireland’s National 

Renovation Strategy in April 2014, significant changes have occurred: Most notably, urban 

areas are now facing housing shortages and a landmark agreement to fight climate change was 

reached at COP21. In May 2015, the EPA highlighted that Ireland was not on track to reach its 

2020 emissions’ target. The goal set in Paris of limiting global warming to 1.5C puts even more 

pressure on the country. The constuction sector is expected to compensate for the projected 

increases in emissions from agriculture and transport. This represents both enormeous 

opportunities and challenges.  

Our Vision 
 

“A fully decarbonised built environment that delivers a better quality of life for all” 

 

Ireland’s National Renovation Strategy v.2 is ambitious. It contributes significantly to our 

commitments on climate change, reduces our dependency on expensive imported fuels and 

supports economic growth. The strategy stimulates jobs, in particular in the construction 

industry, as well as helping Ireland in becoming a world leader in the field of energy renovation. 

By improving energy security, it allows Ireland to remain an export focused economy, with 

high-technology energy intensive industries.  

Last but not least, the strategy is inclusive and improve people’s health and comfort at all levels 

of society. 

 

https://ec.europa.eu/energy/sites/ener/files/documents/2014_article4_en_ireland.pdf
https://ec.europa.eu/energy/sites/ener/files/documents/2014_article4_en_ireland.pdf
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Main Barriers to Deep Renovation 

 

Lack of awareness, technical knowledge and skills, as well as limited resources are key barriers 

to deep-renovation in the commercial, residential and public buildings sectors.  

 Commercial Buildings Sector 

 

Approximately 2/3 of commercial consumers do not currently consider energy efficiency 

measures.  

Businesses (especially those with restricted access to capital) evaluate the opportunity cost of 

capital invested in energy efficiency against investment in their core business which may offer 

more attractive returns than a competing energy efficiency project. Energy costs account for 

approximately 1% of a typical business operating costs, vs. 90% for salaries and benefits 

(WGBC, 2015). Companies do not always make a clear connection between improving 

employees’ health and productivity, attracting and retaining young talents (generation Y), and 

retrofitting (WGBC, 2015). Furthermore, retrofitting is often perceived as disruptive and long 

(Millers E. and Buys L., 2008).  

As many commercial buildings are leased by tenants, a split incentive to invest in energy 

efficiency projects exist. The duration of leases and tenure, and indeed the nature and structure 

of leases, has significant impacts on the extent of this barrier.  

A lack of expertise and resources is also a barrier to the identification and delivery of energy 

savings in the commercial sector, particularly in smaller enterprises without dedicated facilities 

management. Most commercial energy users get their information on energy use through 

monthly or bi-monthly energy bills and have no access to information on potential efficiency 

gains. The low status of energy management in organisational structures may also lead to a 

lower priority of energy issues.  
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While building regulations mandate the minimum efficiency of boilers in domestic buildings, 

there is currently no corresponding regulation in the non-domestic sector. When purchasing 

energy-using equipment, consumers don’t always have the knowledge required to determine 

the optimum balance between investment and life cycle operating costs.  

Many businesses and investment decisions tend to be taken over relatively short timeframes of 

three years or less. Investment decisions may be made according to high discount rates. The 

application of onerous payback or rate of return financial assessment hurdles to energy 

efficiency projects may be a barrier to their implementation. The fraction of consumers willing 

to pay for a measure decreases fairly uniformly from 100% for a simple payback time of 1 year 

to 0% for a simple payback time greater than 8 years. Financing the retrofit through an ESCO 

model does not seem to make any difference with that regard. Furthermore, a significant 

fraction of consumers (from 29% to 44% depending on sectors) would not avail of an EPC 

contract for any repayment period (SEAI, 2015a).  

Another important limit to the rate at which energy efficiency measures can be taken up is the 

frequency with which consumers make purchasing decisions about their building fabric or 

equipment. Deep retrofit measures which involve high levels of disruption and/or cost, are likely 

to be considered less than once every 10 years in the majority of commercial buildings. 

 Residential Buildings Sector 

 

Awareness 

80% of Irish households are aware of the benefits of energy efficiency measures (SEAI, 2015c). 

Yet, few of them have detailed knowledge of retrofitting. Many householders overestimate 

potential time and cost involved, and do not always make the connection between energy 

efficiency upgrades and things that are important to them such as comfort and the level of their  
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monthly energy bills1. In particular, householders tend to see energy as a fixed cost rather than 

something that can be managed and reduced.  

Households who are most in need of energy awareness, efficiency and targeted retrofitting 

programmes are also often among the hardest to reach (e.g. elderly people). 

Finance 

Only 15% householders currently finance their retrofitting investments through borrowings 

(SEAI, 2015c). Yet, SEAI estimates that an average investment of €21k per home is required to 

upgrade every home in the country to a minimum BER rating of B3. As such, deeper retrofit 

measures are likely to require some form of financing mechanism.  

Yet, several stakeholders’ interviewees have highlighted that finance is no longer the main issue 

in terms of households’ retrofitting their homes: “Money is a barrier, but it’s not the reason why 

people are not retrofitting their house”, “People who are retrofitting are owners, they have the 

money for it. They can easily get a 4% mortgage top-up from any banks as long as they are not 

in arrears”.  

Rental Accommodation 

As landlords themselves are not living in the accommodation, there is little incentive for them to 

make improvements to properties – an issue that is further reinforced by the current shortage 

of supply. Where there is a lack of security of tenancy or a lack of income or both, tenants are 

not in a position to invest in the energy efficiency of the place they occupy. Tenants are also 

less likely to benefit from measures designed to enhance the energy performance of the 

dwelling as they are not the owners. In legislative terms, there is currently no specific provision 

made for the promotion of energy efficiency within the privately owned or housing association-

owned accommodation.  

 

                                                           
160% of SEAI respondents cited comfort gains as the primary motivator of their investment in energy efficiency 
measures . 
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Many households in energy poverty do not own their own dwelling and are thus less likely to 

benefit from measures designed to enhance the energy performance of dwellings. Yet, the 

highest proportion of E, F and G building ratings are found in the private rented sector (SVP, 

2015). 

Skills 

Policies and measures including training, standards and quality assurance procedures that 

support a healthy, competitive, energy efficient industry are critical to boosting the renovation 

rates. Mechanisms for upskilling construction and engineering technicians, as well as robust 

quality assurance processes are still lacking.  

 Public Buildings Sector 

 

Over the last few years, the most barriers to undertaking renovation works in the public sector 

have been financial in nature: Public finances have been constrained, with priority given to 

maintaining current levels of service provision. The nature of public sector accounting also often 

mitigates against undertaking investments with multi-year payback periods: Typically budgets 

are set on an annual basis and there is limited scope for multi-year accounting. This reduces the 

incentive for these organisations to invest in deep renovation. Besides, many public sector 

organisations view energy usage as a fixed cost rather than something that can be managed 

and reduced (DCENR, 2014).  

The lack awareness of the benefits of undertaking energy efficiency measures is also an issue. 

This is manifested through uncertainty around the benefits of individual measures, the payback 

periods and the impact of potential indirect benefits. Although a small number of public sector 

organisations are responsible for the majority of emissions, there are still many thousands of 

buildings that will require renovation. Many of these buildings have few staff members (often 

fully occupied with the provision of primary services) and may not have in-house technical 

expertise.  
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There appears to be a gap developing in many public sector organisations: The concept and 

potential benefits of efficiency measures are embedded at the top of many organisations but not 

necessarily throughout it.  

In addition, there is a lack of responsibility on deep renovation among public sector bodies and 

often a risk aversion culture among public sector staff. This is hardly surprising as energy 

management has not typically been a core competence of many staff in public sector 

organisations. This is compounded by a public sector hiring freeze, with many organisations re-

focusing on the delivery of their core functions. 

Finally, while most public sector buildings are owned by the state, a small but significant 

minority are owned by private landlords. Here the split incentives also come into play. 
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The dialogue journey 

 

Over the last few months, our work has focused on gaining a good understanding of the system 

as a whole. This led to the publication of the stakeholders map and to the population of the 

Renowiki (the Wikipedia of renovation)2.  

Our aim in 2016 is to develop an ambitious national renovation strategy for Ireland and to build 

a community of stakeholders who will be ready to implement this strategy.  

 

In 2016, our work will be structured as follow: 

2016 

 

*Depending on the outcomes of the first series of workshops, these workshops might be 

merged. 

 

Disclaimer: This is an initial idea of the process as of January 2016. IGBC acknowledges that 

this will need to be re-evaluated (and potentially slightly modified) along the way. 

 

 

                                                           
2Renowiki is currently being beta tested. Username: your email address – Password: IGBC2015 

https://kumu.io/IGBC/build-upon-renovation-stakeholder-system-map-ireland
http://ie.buildupon.eu/
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