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Overview
Existing buildings require over 40% of the world’s total final energy consumption, and account for 24% of world CO2 emissions. One third of the total final energy consumption in Italy is due to the building sector (residential and tertiary). Stricter standard have been approved for the new buildings, in the framework of the Energy performance of building Directive 2002/91/CE. Since energy policy in Italy is under the responsibility of regional governments, standard may vary depending on the region. The new standard in Lombardia require that the new buildings must be designed in order to consume between 35 and 65% less than existing buildings. Since 75% of buildings have been designed before 1976 when the first energy efficiency standard were decided, supporting energy efficient refurbishments may be a winning strategy. In Italy a total of 930 thousand multi family buildings host around 9.3 million families, 23 million people, around 40% of the total population. The adoption of energy efficient measures during building refurbishments

Methods
In 2006 Arturo Lorenzoni e Marco Cattarinussi completed an in-depth economical analysis that showed how in Lombardia energy efficient measures in the multi family buildings are economic convenient in most cases. WWF Italy has therefore decided to support a study of the barriers to energy efficiency in the multi family sector as a part of the Generazione Clima campaign.The Italian energy efficiency market has been analysed, with special focus on the regional and national energy efficiency legislation, currently under revision. Interviews have been conducted with different stakeholders. A wide confrontation with success stories in other European countries and the lessons learned have been included.

Results
Numerous barriers impede the improvement of energy efficiency in multi family buildings. The energy efficiency market is still characterised by information failure, cultural and technical inertia, numerous perverse incentives, and disparate processes of measurement and verification. In most cases, owners and occupiers of buildings are not the same parties. When a landlord is not responsible for the energy-utility bill, he or she has little incentive to consider the building energy efficiency. As such, landlords often choose to installs initially expensive, inefficient equipment. Similarly, tenants have little incentive to pay for energy efficient equipment that they cannot take with them. Landlords make the investment decisions, while tenants shoulder financial responsibility. Consequently, both are discouraged from investing in energy efficiency. Building professionals tend to underestimate the contribution of buildings’ energy to climate change and to overestimate the cost of saving energy, as it has been investigated by the World Business Council for Sustainable Development in a recent study. On average building professionals estimate extracost as 17% of the total costs, while a certified building would cost only 5% more than a traditional one.

A key figure in the multi family sector is the building manager. The Italian legislation gives the possibility to leave all the responsibilities connected to energy consumption to a maintenance firm that typically have no incentive to the improvement of the performance, but tend only to assure the proper functioning of the heating system. Energy legislation in Italy introduced some energy efficiency standard since 1991 but the lack of any kind of control and sanction has proved to be one of the main barrier to their actual implementation. Last but not least often consumers have difficult access to financial credit, and financiers fail to factor in the increased credit capacity given by energy efficiency measures that improve the borrower’s net cash flow. 

A number of instruments have already been put in place by national or regional governments in Italy, but they still don’t reach their potential audience in the multi-family sector.
Conclusions

A number of proposals have been identified including general policy suggestion as well as modification of specific instruments already existing such as:

· Energy certification of buildings: the Lombardia regional scheme has widely improved the national guidelines and has been proposed as a good example for other regions

· White certificates mechanism: they are widely utilised for some technologies but still fail to address building refurbishment

· Photovoltaic feed-in tariff: some bureaucratic improvements are needed in order to be utilised also in multi family buildings

· Energy service contract: the existing legislation is misleading and tend to support contracts that don’t include activities for energy efficiency.

The professional sector has been also investigated and suggestions have been identified for ESCOs, insurance companies, financial institutions, Building managers, designers and maintenance company.
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