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Can Councils 
set higher 

energy and 
water 

standards?

Responding to 
feedback
The session will be recorded and published on the 
website. We will also update FAQs. 

What is the 
format for 
embodied 
emissions 
reporting?

How have 
heritage 

buildings been 
considered in 

the policy?

Does the SB 
SEPP require a 
Section J report 
to be prepared 

using the 
NABERS 
pathway? 



Sustainable Buildings SEPP 

Policy overview 
September 2023

Abbie Galvin
Government Architect NSW 



Policy statistics 
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38% 
Carbon emissions

35%
Energy consumption 

50% 
Resource consumption  *

The Sustainable Buildings SEPP
will reduced emissions by:

2.6 Mt 
Over ten years of the policy. 

8.5 million  
Trees planted (equivalent)

1.6 million  
Vehicles off the road (equivalent)

In Australia, by 2050:

85% 
of Australia’s built environment 
emissions will be from embodied 
carbon +

Globally, buildings 
contribute to:

*World Green Building Council 2023 +Green Building Council of Australia 2023



Policy aims 

Extract from SB SEPP Chapter 1: 
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The Sustainable Buildings SEPP aims to: 

(a) encourage the design and delivery of sustainable buildings,

(b) ensure consistent assessment of the sustainability of buildings,

(c) record accurate data about the sustainability of buildings, to 
enable improvements to be monitored,

(d) monitor the embodied emissions of materials used in the 
construction of buildings,

(e) minimise the consumption of energy,

(f) reduce greenhouse gas emissions,

(g) minimise the consumption of mains-supplied potable water,

(h) ensure good thermal performance of buildings.

The shared aims of the 
Sustainable Buildings SEPP reflect 
NSW commitment to sustainable 
development. 

It can be considered the initial framework on 
which future policy initiatives can build. 

The policy will support consistency in assessment 
and provide an invaluable source of data to help 
the government monitor improvements over time.



Policy Provisions 
The Sustainable Buildings SEPP 
introduces new performance provisions 
for non-residential development in NSW. 

Chapter 3 applies to:
• All non residential development except in 

excluded land use zones (rural, heavy industry, 
waterways etc)

• Energy and water standards and net zero 
provisions for large commercial development:
– Hotels and motels > 100 rooms
– Serviced apartments > 100 apartments 
– Commercial offices > 1,000 sqm NLA 

• Net zero statement for state significant 
development: 
– Educational facilities  
– Cultural facilities  
– Health buildings  

Non –Residential 
measures Policy provisions: Applies to: 

1 General provisions Consider waste minimisation, water 
reduction, energy storage + generation.

All non-residential 
development

2 Embodied emissions 
reporting

Disclose quantities of key materials and 
associated embodied emissions

All non-residential 
development

3 Net Zero statement Show that development does not use 
fossil fuels or can transition by 2035

Large commercial 
+ certain SSD

4 Water performance Achieve water standards and verify 
these 24 months post occupancy.

Large 
commercial 

5a Energy performance
+

Achieve energy standards and verify 
these 24 months post occupancy

Large 
commercial 

5b Offsets purchase Offset on site fossil fuel use and energy 
performance gap

Large 
commercial 

8



Policy Provisions 
- clarifications 

Minor policy updates are in progress 
to resolve any ambiguity.
Changes will be ‘made’ before 1 October 2023 and 
reflected in the legislation.
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Issue Example of legislation update 

Application of 
chapter 3 

Review CIV lower limit so that the chapter does not apply to 
smaller non-residential developments less than $5M CIV. 

Verification of 
quantities

Enable a NABERS assessor to verify material and emissions 
quantities, as well as designers, engineers, quantity surveyors.

Crown land Clarify how the embodied emissions reporting requirements apply 
to development on Crown Land in relation to crown building works 
certificates and post-occupation.

24 months after 
occupation 
certificate 

Enable requests for 1 year extension on achieving energy and 
water standards where reasonable – for example staged 
development or change of owner. 



Technical guidance

10

NSW 
Performance 
Gap Report

NABERS Embodied 
Emissions 
Materials 

Form 

Embodied 
Emissions 

Technical Note 

SB SEPP 
Planning 
Circular 

Overview documents Tools and technical notes 

Net Zero 
Technical Note

Digital reference documents

Project 
Specific 
SEARs 

(template)

Industry
Specific 
SEARs 

(templates)

Major 
Projects 

Workflow

DA / State DA 
Workflow

NABERS 
Agreement(s) 

to Rate



SB SEPP 
Planning 
Circular 

NSW 
Perform
Gap Tool 

ACCUs

LGCs

CN Cert
Request 

SEARs Qs 
in MP 
Portal 

Net Zero 
Template 

Net Zero 
Technical 

Note

NABERS 
Agree-
ment(s) 
to Rate

SEPP Qs 
in Major 
Projects 

Portal

NABERS 
Embodied 
Emissions 
Materials 

Form 

SEPP Qs 
in all 

Portals

Embodied 
Emissions 
Technical 

Note 

Annotated drawings to 
show water standards

Annotated drawings to 
show water standards

Section J 
Report

NABERS 
Embodied 
Emissions 
Materials 

Form 

Embodied 
Emissions 
Technical 

Note 

SEPP Qs 
in PCC 
Portal

(Optional) 
Other 
rating 

commit-
ments

Project life cycle
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Pre-development Development Application Construction Certificate After construction

Large 
Commercial 

Prescribed 
SSD

All non-
residential 



Digital implementation

We have been working on digital integration 
into the NSW Planning Portal. 
New questions for non-residential development will streamline 
the application process and improve the user experience over a 
project life cycle. 
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Pre DA                                               Development application Construction certificate                                     Occupation Certificate + beyond 

Post consent portal – updates in 
progress

NSW Planning Portal – updated  

Major Projects Portal – updated – new non-residential tab 

In development 



NSW Planning Portal 
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Digital updates – SEPP Exemptions

Sustainable Buildings [If yes] Provide reason for exemption, select all that apply:

 Development that is permitted with or without consent or is exempt or 
complying development under State Environmental Planning Policy (Exempt 
and Complying Development Codes) 2008

 Development that is permitted with or without consent or is exempt or 
complying development under State Environmental Planning Policy 
(Resources and Energy) 2021, Chapter 2

 Development that is permitted with or without consent or is exempt or 
complying development under State Environmental Planning Policy 
(Transport and Infrastructure) 2021, Chapter 5

 Development on land wholly in RU1, RU2,  RU3, E5, IN3, C1, C2, C3, W1, W2, 
W3 or W4

 Development for purposes of residential care facilities

 Development that is wholly residential

 An alteration or addition with a Capital Investment Value under $10 million

 A modification to a development application, where the original application 
was lodged before  1 October 2023 

oYes

oNo

Is the development exempt from the State Environmental Planning 
Policy (Sustainable Buildings) 2022, Chapter 3, relating to non-
residential buildings? * What is this?

Refer to the State Environmental Planning Policy (Sustainable Buildings) 2022, 
Chapter 3.1, for details of non-residential developments to which the SEPP 
applies or does not apply. 

https://legislation.nsw.gov.au/view/html/inforce/current/epi-2008-0572
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2021-0731
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2021-0732
https://legislation.nsw.gov.au/view/whole/html/inforce/current/epi-2022-0521
https://legislation.nsw.gov.au/view/whole/html/inforce/current/epi-2022-0521#sec.3.1


1. General Sustainability

Policy provisions for all non-residential development 
September 2023

Jillian Hopkins 
Principal Design Advisor 
GANSW



General Sustainability
summary  
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Measure General sustainability 

Policy requirement The development must consider 

• minimisation of waste from demolition and construction
• reduction in peak demand for electricity, incl efficient technology,
• reduction in the reliance on artificial lighting and mechanical heating and 

cooling through passive design,
• generation and storage of renewable energy,
• metering and monitoring of energy consumption,
• minimisation of the consumption of potable water.

Application All non-residential development - DA 

SEPP reference: Clause 3.2 (1) General sustainability 

What’s new? Questions, data and free text fields added to the NSW Planning portal 
development application processes to capture the policy response. 



General Sustainability
policy  
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3.2 Development consent for non-residential development

(1) In deciding whether to grant development consent to non-residential development, 
the consent authority must consider whether the development is designed to enable 
the following—

(a) the minimisation of waste from associated demolition and 
construction, including by the choice and reuse of building materials,

(b) a reduction in peak demand for electricity, including through the use 
of energy efficient technology,

(c) a reduction in the reliance on artificial lighting and mechanical heating 
and cooling through passive design,

(d) the generation and storage of renewable energy,

(e) the metering and monitoring of energy consumption,

(f) the minimisation of the consumption of potable water.

State Environmental Planning Policy (Sustainable Buildings 2022) 

Policy  – extract 



NSW Planning Portal 
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Provide further detail on the general sustainability provisions and 
list any relevant documents that accompany this application.

Has the proposed development been designed to enable any of the 
following sustainability measures? * Select all that apply

 The minimisation of waste from associated demolition and construction, 
including by the choice and reuse of building materials

 A reduction in peak demand for electricity, including through the use of 
energy-efficient technology

 A reduction in the reliance on artificial lighting and mechanical heating 
and cooling through passive design

 The generation and storage of renewable energy
 The metering and monitoring of energy consumption
 The minimisation of the consumption of potable water
 Other 

General Sustainability

Digital update – General Sustainability Question - DA

oYes

oNo

Is the development seeking certification from a sustainability 
rating system? 

 NABERS certification 
 Green Star Buildings certification
 Green Star Communities certification 
 LEED Certification 
 Passive House certification 
 Living Building Challenge certification 
 Other 

[If yes] Which sustainability rating/s will the development achieve?

What star rating or sustainability level will be achieved by the 
development? 



General Sustainability process
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Applicant steps
• Review policy provision for general sustainability provisions 

• DA - Tick boxes and add free field text in the NSW Planning Portal, 
cross reference any drawings or reports that illustrate general 
sustainability provisions 

• DA - Fill in optional information about other rating tools in the NSW 
Planning Portal at DA Stage 



General Sustainability process
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Assessor steps
• Confirm that the Sustainable Buildings SEPP applies to the 

development by checking chapter 3.1 of the policy 

• DA - Review answers on the NSW Planning Portal to consider if 
applicant has addressed this provisions and take into account 
during determintation. 

Applicant steps
• Review policy provision for general sustainability provisions 

• DA - Tick boxes and add free field text in the NSW Planning Portal, 
cross reference any drawings or reports that illustrate general 
sustainability provisions 

• DA - Fill in optional information about other rating tools in the NSW 
Planning Portal at DA Stage 



2. Embodied Emissions Reporting

Policy provisions for all non-residential development 
September 2023

Jillian Hopkins 
Principal Design Advisor 
GANSW



Embodied Emissions
Summary 
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Measure Embodied Emissions Disclosure

Policy requirement • Describe the use of low-emission construction technologies in the 
development (e.g. reuse of materials, recycled content)

• Disclose (at DA and update at CC) quantities of key materials used and 
associated embodied emissions

• Material quantities to be certified by quantity surveyor / builder /  
designer / and NABERS assessor

Application All non-residential development

SEPP reference: Clause 3.2 (2) Embodied emissions quantified

Regulation reference: Schedule 2 (35B) Emissions reporting at DA 
Schedule 1 (10A) Emissions reporting at CC

What’s new? NABERS Embodied Emissions Materials Form defined as pathway.
NABERS Agreement(s) to Rate incorporate embodied emissions – optional
Embodied emissions technical note in final stages. 

Regulation update to enable NABERS assessor to verify quantities 
Regulation update to clarify that this provision also applies to Crown Land 

Low emissions technologies defined in the Planning Portal to include 
modular construction, pre fabrication, parametric design, electric 
construction vehicles. 

Embodied 
Emissions 
Technical 

Note 



DRAFT FOR DISCUSSION. NOT GOVERNMENT POLICY.

Embodied Emissions Policy 

DA - extract CC – extract 

State Environmental Planning Policy (Sustainable Buildings 2022) 

3.2 Development consent for non-residential development

(2) Development consent must not be granted to non-residential development unless the consent 
authority is satisfied the embodied emissions attributable to the development have been 
quantified

Amendment of Environmental Planning and Assessment Regulation 2021 Amendment of Environmental Planning and Assessment (Development 
Certification and Fire Safety) Regulation 2021 

35B embodied emissions for non-residential development under Sustainable Buildings SEPP 

(1) A development application for non-residential development under State Environmental Planning Policy 
(Sustainable Buildings) 2022 must -
(a) Disclose the amount of embodied emissions attributable to the development,
(b) Describe the use of low emissions construction technologies in the development . 

(2) The amount disclosed under subsection (1) (a) must be determined using—
(a) The form published on the NSW planning portal as in force from time to time, and 
(b) An itemised list of building materials for the development prepared by a quantity surveyor. Example – a 
bill of materials or bill of quantities. 

(3) The amount disclosed under subsection (1) (a) must be certified by —
(a) a quantity surveyor, or  
(b) A qualified designer, or  
(c) An engineer, or 
(d) NABERS assessor

10A embodied emissions for non-residential development under Sustainable Buildings SEPP 
(2) A development application for non-residential development under State Environmental Planning 
Policy (Sustainable Buildings) 2022 must -
(a) Disclose the amount of embodied emissions attributable to the development,
(b) Describe the use of low emissions construction technologies in the development . 

(3) The amount disclosed under subsection (2) must be determined using—
(a) The form published on the NSW planning portal as in force from time to time, and 
(b) An itemised list of building materials for the development prepared by a quantity surveyor. Example –
a bill of materials or bill of quantities. 

(4) The amount disclosed under subsection (2) must be certified by —
(a) a quantity surveyor, or  
(b) A qualified designer, or  
(c) An engineer, or 
(d) NABERS assessor

Policy  – extract 



Embodied Emissions 
Technical Note
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The Embodied Emissions Reporting Technical Note outlines how materials and 
their embodied emissions will be measured and disclosed for both residential and 
non-residential development type. 

The 4-Page Technical Note will be available in September 2023 and is structured 
under the following headings: 

• When is reporting required? 

• How are emissions reported? 

• What must be reported? 

• Residential reporting requirements 

• Non residential reporting requirements 

• NABERS Embodied Emissions Materials Form (from 1 October 2023) 

• NABERS Embodied Emissions Framework and Tool (from mid 2024)

• Considering materials 

• Further information 



Embodied Emissions 
and the NABERS Framework 
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NABERS Embodied Emission 
Materials Form

[INTERIM] 
October 2023

Material quantities only - no emissions
factors, pending finalisation of 

NABERS embodied emissions framework 

NABERS Embodied Emissions 
Framework and Tool 

[Final] 
July 2024

Materials and embodied emissions, 
using the NABERS embodied emissions framework 

– national consistency 



NABERS embodied emissions 
materials form 

Instructions: Explains purpose of form; that minimum of 80% of cold shell 
emissions required; and that this form is an interim arrangement to be 
superseded by NABERS framework when available in 2024

Instructions

Step 3 – Certification

Step 1 – About the building

Step 2 – Quantities of materials



NABERS embodied emissions 
materials form 

Instructions: Explains purpose of form; that minimum of 80% of cold shell 
emissions required; and that this form is an interim arrangement to be 
superseded by NABERS framework when available in 2024

Step 1: About the Building: Project address, sizes and metrics, location, key 
materials – noting that this could be a cover sheet

Instructions

Step 3 – Certification

Step 1 – About the building

Step 2 – Quantities of materials



NABERS embodied emissions 
materials form 

Instructions: Explains purpose of form; that minimum of 80% of cold shell 
emissions required; and that this form is an interim arrangement to be 
superseded by NABERS framework when available in 2024

Step 1: About the Building: Project address, sizes and metrics, location, key 
materials – noting that this could be a cover sheet

Step 2: Material Quantities: Itemised list of materials, separated into 
budling components and specific materials; prompt to comment on sub 
materials; designed so that emissions factors could be added later

• Substructure

• Superstructure

• Internal walls (structural)

• Façade

• External works

• Services - $$

Instructions

Step 3 – Certification

Step 1 – About the building

Step 2 – Quantities of materials



NABERS embodied emissions 
materials form 

Instructions: Explains purpose of form; that minimum of 80% of cold shell 
emissions required; and that this form is an interim arrangement to be 
superseded by NABERS framework when available in 2024

Step 1: About the Building: Project address, sizes and metrics, location, key 
materials – noting that this could be a cover sheet

Step 2: Material Quantities: Itemised list of materials, separated into 
budling components and specific materials; prompt to comment on sub 
materials; designed so that emissions factors could be added later

• Substructure

• Superstructure

• Internal walls (structural)

• Façade

• External works

• Services - $$

Step 3: Certification: Identify who has filled in the form and the details of 
the professional who has verified it

Instructions

Step 3 – Certification

Step 1 – About the building

Step 2 – Quantities of materials



NSW Planning Portal 
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Embodied emissions for non-residential development

This application must be accompanied by a NABERS Embodied Emissions Materials 
Form certified by an engineer, qualified designer, quantity surveyor or NABERS 
assessor and include a bill of quantities. Refer to the Embodied Emissions Technical 
Note for guidance.

Does the NABERS Embodied Emissions Materials Form accompany 
this application? * What is this?

First name Qualification Surname Registration
Designer 
Engineer
NABERS assessor
Quantity surveyor 

Business name ABN

[If yes] Provide details of the qualified person certifying the 
embodied emission amounts disclosed in the form *

oYes

oNo

Has a voluntary NABERS Agreement to Rate relating to embodied 
emissions been prepared for each large commercial development type?*

oYes

oNo
[If yes] Provide agreement reference number *

Digital update – Embodied Emissions reporting – DA

Is the development designed to retain or reuse an existing building? *

Is the development designed to use recycled materials (optional)?

[If yes] What percentage of the total development 
has been re-used? * %                    

Has a whole of Life Cycle Analysis (LCA) been prepared (optional)?  

oYes

oNo

oYes

oNo

Describe any low emissions construction technologies used in the 
development * What is this?

Examples include modular construction systems, parametric design to optimise structures, 
robotic fabrication to reduce product waste, carbon neutral manufacturing practices or 
materials that include recycled content,  locally sourced materials and other innovations. 

oYes

oNo

Low emissions construction technologies

https://www.planning.nsw.gov.au/policy-and-legislation/buildings/sustainable-buildings-sepp


NSW Planning Portal 
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Embodied emissions for non-residential development

Does the NABERS Embodied Emissions Tool accompany this 
application? 

First name Qualification Surname Registration
Designer
Engineer
NABERS assessor
Quantity surveyor 

Business name ABN

[If yes] Provide details of the qualified person certifying the 
embodied emission amounts disclosed in the form *

oYes

oNo

Digital update – Embodied Emissions reporting – CC  

Note: that the reporting form will be updated in the NSW Planning Portal 
when the NABERS Embodied Emissions Framework is released. 



Embodied emissions reporting process
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Applicant steps
• Review policy provision and technical note relating to embodied 

emissions reporting and low emissions construction technology.  

• DA- Download the NABERS Embodied Emissions Materials Form 
from the NABERS website, complete all tabs for at least 80% 
materials 

• DA- Consider whether to enter a voluntary NABERS Agreement to 
Rate relating to embodied emissions  

• DA- Enter data about emissions reporting and low emissions 
technology into the NSW Planning Portal and upload form

• CC or crown building works  – Update embodied emissions form an 
upload to NSW Planning Portal and answer questions. 



Embodied emissions reporting process
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Assessor steps
• Confirm that the Sustainable Buildings SEPP applies to the 

development by checking chapter 3.1 of the policy 

• DA – Review answers to the low emission construction 
technology questions in the NSW Planning Portal. 

• DA - Check that emissions report and Bill of Quantities or 
Quantity Surveyor’s report has been uploaded to the NSW 
Planning Portal and verified as required.

• CC or crown building works - Review resubmitted form at 
construction certificate phase.    

Applicant steps
• Review policy provision and technical note relating to embodied 

emissions reporting and low emissions construction technology.  

• DA- Download the NABERS Embodied Emissions Materials Form 
from the NABERS website, complete all tabs for at least 80% 
materials 

• DA- Consider whether to enter a voluntary NABERS Agreement to 
Rate relating to embodied emissions  

• DA- Enter data about emissions reporting and low emissions 
technology into the NSW Planning Portal and upload form

• CC or crown building works  – Update embodied emissions form an 
upload to NSW Planning Portal and answer questions. 



3. Net Zero Statement

Policy provisions for certain SSD and large commercial development 
September 2023

Jillian Hopkins 
Principal Design Advisor 
GANSW



Net Zero Statement 
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Measure Net Zero Statement

Policy requirement Demonstrate that the development will:
• not use fossil fuels onsite, or
• incorporates the infrastructure, or space for the infrastructure, 

necessary for the development to not use fossil fuels onsite after 1 
January 2035

The statement must be certified by a mechanical or electrical engineer

Application Prescribed Large Commercial and 
Prescribed State Significant Development (health, education, cultural)

SEPP reference: Clause 3.3 for Large Commercial and 
Clause 3.4 for State Significant Development

Regulation reference: Schedule 2 (35C) Net Zero statement at DA

What’s new? Net Zero technical note and template in final stages; to be released in 
August 2023. 

Net Zero trigger questions integrated into the NSW Planning Portal.

Correlation with City of Sydney Net Zero Planning Proposal
Net Zero 
Technical 

Note



DRAFT FOR DISCUSSION. NOT GOVERNMENT POLICY.

Net Zero Statement 

DA - extract  

State Environmental Planning Policy (Sustainable Buildings 2022) 
Amendment of Environmental Planning and Assessment Regulation 2021 

35CNet zero statement for non-residential development under Sustainable Buildings SEPP 

(1) This section applies to a development application for the following development under State Environmental 
Planning Policy (Sustainable Buildings) 2022—

(a) large commercial development,

(b) non-residential development that is State significant development specified in State Environmental Planning 
Policy (Planning Systems) 2021, Schedule 1, sections 13–15. 

(2)The development application must include evidence that the development—

(a)will not use on-site fossil fuels after the occupation and use of the development commence, or 

(b)incorporates the infrastructure, or space for the infrastructure, necessary for the development to not use on-site 
fossil fuels after 1 January 2035. Note— Infrastructure includes plant, equipment and ventilation. 

(3)The development application must include details of the following—

(a)any renewable energy generation and storage infrastructure forming part of the development, 

(b)passive and technical design features that minimise energy consumption by users of the development. 

(4)The development application must include the following information if available—

(a)the estimated annual energy consumption for the building in kilowatt hours per square metre of floor area, 

(b)the estimated amount of emissions relating to energy use in the building, including direct and indirect emissions. 

(5)The evidence and information required to be included in a development application under this section must be 
certified by a mechanical or electrical engineer.

Policy provision - extract 

3.3 Other considerations for large commercial development

(1) In deciding whether to grant development consent to large commercial development, the consent authority must 
consider whether the development minimises the use of on-site fossil fuels, as part of the goal of achieving net zero 
emissions in New South Wales by 2050.

3.4 Other considerations for certain State significant development

(1) This section applies to non-residential development that is State significant development specified in State 
Environmental Planning Policy (Planning Systems) 2021, Schedule 1, sections 13–15.

(2) In deciding whether to grant development consent to development to which this section applies, the consent 
authority must consider whether the development will minimise the use of on-site fossil fuels, as part of the goal of 
achieving net zero emissions in New South Wales by 2050. 

https://legislation.nsw.gov.au/view/html/inforce/current/epi-2021-0724


The Net Zero Statement Technical Note outlines how to prepare a Net 
Zero Statement for large commercial and certain state significant 
developments (health, education, cultural uses). 

The 3-Page Technical Note will be available in September 2023 and is 
structured under the following headings: 

• What is a net zero development? 

• How to design for net zero? 

• Who can prepare a net zero statement? 

• What is included in the net zero statement? 

• Cover letter and verification 

• On-site fossil fuel usage 

• Energy consumption and usage (including calculations)  

• Renewable energy and storage 

• Checklist of inclusions 

• Further information 

Net Zero Statement 
Technical Note

36



NSW Planning Portal 
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Net zero statement for non-residential development Which of the following net zero provisions has the development 
incorporated? 

[If no] Is the development designed to Incorporate 
infrastructure, or space for the infrastructure necessary 
for the development to not use on-site fossil fuels after 1 
January 2035? *

oYes

oNo

oYes

oNo

Electric HVAC system 
Future plant space allocated 
Location of current plant room enables future conversion
Access to plant room enables machinery to be changed over 
Electrified services and appliances
Renewable energy generation and storage 
Other {please list] 

What is the estimated annual energy 
consumption for the building?

What is the estimated amount of emissions 
relating to energy use in the building, 
including direct and indirect emissions?

Is the development designed to operate as a net zero 
development immediately? *

kWh/m2

kgCO2e/m2  p.a.

Digital update – Net Zero Statement - DA 

Prompt to upload Net Zero Statement 



Net Zero Statement process
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Applicant steps
• Review policy provision and technical note relating to net zero 

statement  - discuss with project team if aiming to operate Net 
Zero immediately or to transition by 2035. 

• DA - Mechanical or services engineer to prepare Net Zero 
Statement, including cover sheet and key calculations. 

• DA - Upload Net Zero Statement and fill in key data fields on the 
NSW Planning Portal.  



Net Zero Statement process
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Assessor steps
• Confirm that the project is large commercial and that the SEPP 

applies. 

• DA - Check that a Net Zero Statement has been uploaded to the 
NSW Planning Portal. Rely on the verification by qualified 
professional. Where practical, cross check that the information 
provided in the statement is reflected in drawings and 
specifications. 

Applicant steps
• Review policy provision and technical note relating to net zero 

statement  - discuss with policy team if aiming to operate Net Zero 
immediately or to transition by 2035. 

• DA - Mechanical or services engineer to prepare Net Zero 
Statement, including cover sheet and key calculations. 

• DA - Upload Net Zero Statement and fill in key data fields on the 
NSW Planning Portal.  



4. Water Standards

Policy provisions for large commercial development 
September 2023

Jillian Hopkins 
Principal Design Advisor 
GANSW



Water Standards
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Measure Energy standards and offsets 

Policy requirement At DA, enter a commitment agreement. 
At CC, report on progress. 

After OC, demonstrate 24 months after OC that the development has 
achieved the water standards

Application Prescribed Large Commercial only 

SEPP reference: Clause 3.3 for Large Commercial

Regulation reference: Schedule 2 (79A) Energy requirements – condition of DA consent 

What’s new? NABERS Agreement to rate, relating to water, established. 

Water related questions integrated into planning portal at all phases. 

Extension of time (1 year) enabled to account for unforeseen circumstances.

3 stars 
NABERS 

water rating
all large 

commercial

Agreement 
to rate 



DRAFT FOR DISCUSSION. NOT GOVERNMENT POLICY.

Water Standards

DA – extract  

CC - extract

State Environmental Planning Policy (Sustainable Buildings 2022) 
Amendment of Environmental Planning and Assessment Regulation 2021 

Amendment of Environmental Planning and Assessment (Development 
Certification and Fire Safety) Regulation 2021 

3.3 Other considerations for large commercial development

(2) Development consent must not be granted to large commercial development unless the consent authority is 
satisfied the development is capable of achieving the standards for energy and water use specified in Schedule 3.

(3) For the purposes of subsection (2), development is capable of achieving a standard specified in Schedule 3 if there 
is a NABERS commitment agreement in place to achieve the standard.

10BEnergy and water use standards for large commercial development under Sustainable Buildings SEPP 

(2)The application must be accompanied by reports about the standards for energy and water use achieved by the 
development, taking into account the standards specified in State Environmental Planning Policy (Sustainable 
Buildings) 2022, Schedule 3. 

(5)The report for water use may be in the form of annotated drawings and specifications. 

35D Energy and water use for large commercial development under Sustainable Buildings SEPP 

(2)The development application must be accompanied by a copy of a NABERS commitment agreement that 
demonstrates the development is capable of achieving the standards for energy and water use specified in State 
Environmental Planning Policy (Sustainable Buildings) 2022, Schedule 3. 

Schedule 3 Standards for energy and water use 
for large commercial development
2 Water use

The standard for water use for large commercial development is a 3 star NABERS water rating.

Policy provision - extract 
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Water - DA

Have NABERS Agreement(s) to Rate relating to water use been 
prepared for each prescribed large commercial use in the development? 

This application must be accompanied by a NABERS Agreement to Rate 
to demonstrate the development is capable of achieving the SB SEPP 
water standards. For mixed use development, separate agreements are 
required for each prescribed large commercial use. 

Type of Agreement Targeted Star Rating Agreement Reference

 NABERS Agreement to Rate (Office)  5.5 stars AR12345 

NABERS Agreement to Rate (Hotel) 4.0         stars AR12345 

 NABERS Agreement to Rate (Motel) 4.5 stars AR12345 

NABERS Agreement to Rate (Serviced Apartment)  4.0 stars AR12345

Enter details of the Agreement(s): *

oYes

oNo

Digital update – Water – DA & CC

Annotated drawings

Specifications

Other

Water - CC

What method has been carried out to produce the required water report? 

Provide details and document references for the water report. 
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Applicant steps
• Enter into a NABERS Agreement to Rate for each large commercial 

development type impacted by the water standards, including 
upfront payment of fee.  

• At DA - Upload NABERS Agreement to Rate and fill in key data 
fields on the NSW Planning Portal relating to water use.  

• At CC or crown building works – Answer key data fields relating to 
water use and cross reference existing specifications and 
drawings that demonstrate progress. 

• At 24 months after occupation – Liaise with NABERS to finalise 
water rating, and upload NABERS certificate to demonstrate onto 
the NSW Planning Portal. 
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Assessor steps
• Confirm that the project is large commercial or prescribed state 

significant, and that the SEPP applies. 

• At DA - Check that a NABERS Agreement to Rate for each large 
commercial development type impacted by the water standards 
has been uploaded including upfront payment of fee, and that the 
targeting star rating aligns with the SB SEPP standard.  

• At CC or crown building works – Check that relevant data fields 
have been answered in the NSW Planning Portal and that any 
measures to reduce water consumption have been reflected in 
the identified specification or drawings. 

• At 24 months after occupation – Check that NABERS water 
rating has been achieved (and certificate uploaded) – cross check 
on NABERS website. 

Applicant steps
• Enter into a NABERS Agreement to Rate for each large commercial 

development type impacted by the water standards, including 
upfront payment of fee.  

• At DA - Upload NABERS Agreement to Rate and fill in key data 
fields on the NSW Planning Portal relating to water use.  

• At CC or crown building works – Answer key data fields relating to 
water use and cross reference existing specifications and 
drawings that demonstrate progress. 

• At 24 months after occupation – Liaise with NABERS to finalise 
water rating, and upload NABERS certificate to demonstrate onto 
the NSW Planning Portal. 



5. Energy Standards

Policy provisions for large commercial development 
September 2023

Jillian Hopkins 
Principal Design Advisor 
GANSW
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Measure Energy standards and offsets 

Policy requirement At DA, enter a commitment agreement. 
At CC, report on progress and submit Section J report. 

After OC, demonstrate 24 months after OC that the development:
• Has achieved the energy standards
• Has purchased offsets for any performance gap
• Has purchased offsets for any on site fossil fuel use. 

Application Prescribed Large Commercial only 

SEPP reference: Clause 3.3 for Large Commercial

Regulation reference: Schedule 2 (79A) Energy requirements – condition of DA consent 

What’s new? NABERS Agreement to rate, relating to energy, established. 
NSW Performance Gap Assessment template in development. 

Energy related questions integrated into planning portal at all phases. 
Extension of time (1 year) enabled to account for unforeseen circumstances.  

SEPP exemptions for City of Sydney hotels / motels / offices – to direct 
these development types to the city’s energy standards. 

4 stars
NABERS 

energy rating
hotels, motels + 

serviced 
apartments

5.5 stars 
NABERS 

energy rating
offices

Perfor-
mance

gap 
report 

Agreement 
to rate 



DRAFT FOR DISCUSSION. NOT GOVERNMENT POLICY.

Energy Standards

State Environmental Planning Policy (Sustainable Buildings 2022) Amendment of Environmental Planning and Assessment Regulation 2021 

Amendment of Environmental Planning and Assessment (Development 
Certification and Fire Safety) Regulation 2021 

3.3 Other considerations for large commercial development

(2) Development consent must not be granted to large commercial development unless the consent authority is 
satisfied the development is capable of achieving the standards for energy and water use specified in Schedule 3.

(3) For the purposes of subsection (2), development is capable of achieving a standard specified in Schedule 3 if there 
is a NABERS commitment agreement in place to achieve the standard.

(4) Subsection (2), to the extent it relates to energy use, does not apply to large commercial development on land to 
which the following local environmental plans apply—

(a) Sydney Local Environmental Plan 2012,
(b) Sydney Local Environmental Plan (Green Square Town Centre) 2013,
(c) Sydney Local Environmental Plan (Green Square Town Centre—Stage 2) 2013.

(5) Despite subsection (4), subsection (2) applies to large commercial development to the extent that the development 
relates to prescribed serviced apartments. 

10BEnergy and water use standards for large commercial development under Sustainable Buildings SEPP 

(2)The application must be accompanied by reports about the standards for energy and water use achieved by the 
development, taking into account the standards specified in State Environmental Planning Policy (Sustainable 
Buildings) 2022, Schedule 3. 

(3)The report for energy use must be in the form of a report under Section J of the Building Code of Australia. 

(4)The report for energy use may also—

(a)refer to a performance-based design solution under Section J of the Building Code of Australia, or 
(b)incorporate a review by a member of an independent review panel under the National Australian Built Environment 
Rating System, known as NABERS.

35D Energy and water use for large commercial development under Sustainable Buildings SEPP 

(2)The development application must be accompanied by a copy of a NABERS commitment agreement that 
demonstrates the development is capable of achieving the standards for energy and water use specified in State 
Environmental Planning Policy (Sustainable Buildings) 2022, Schedule 3. 

(3)The development application must identify the method under Section J of the Building Code of Australia that will 
be used to demonstrate the development is capable of achieving the standards for energy use specified in State 
Environmental Planning Policy (Sustainable Buildings) 2022, Schedule 3.

Schedule 3 Standards for energy and water use for large commercial 
development
1 Energy use

(1) The standard for energy use for development for the purposes of prescribed office premises is a 5.5 star NABERS 
energy rating.

(2) The standard for energy use for development for the purposes of prescribed hotel or motel accommodation is a 4 
star NABERS energy rating.

(3) The standard for energy use for development for the purposes of prescribed serviced apartments is a 4 star
NABERS energy rating.

(4) To avoid doubt, different standards may apply to the same building if it is used for different purposes.

DA - extract 

CC - extract

Policy provision - extract 

https://legislation.nsw.gov.au/view/html/inforce/current/epi-2012-0628
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2013-0541
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2013-0525
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Energy - DA

Have NABERS Agreement(s) to Rate or Commitment Agreement 
relating to energy use been prepared for each prescribed large 
commercial use in the development? * What is this?

This application must be accompanied by a NABERS Agreement to Rate 
to demonstrate the development is capable of achieving the SB SEPP 
water standards. For mixed use development, separate agreements are 
required for each prescribed large commercial use. 

Type of Agreement Target Rating Agreement Reference

NABERS Commitment Agreement (Office)  5.5 stars CA1234

NABERS Commitment Agreement (Hotel) 4.0         stars CA1234 

 NABERS Commitment Agreement (Motel) 4.5 stars CA1234 

NABERS Commitment Agreement (Serviced Apartment)  4.0 stars CA1234

 NABERS Agreement to Rate (Office)  5.5 stars AR12345 

NABERS Agreement to Rate (Hotel) 4.0         stars AR12345 

NABERS Agreement to Rate (Motel) 4.5 stars AR12345 

NABERS Agreement to Rate (Serviced Apartment)  4.0 stars AR12345

Enter details of the Agreement(s): *

oYes

oNo

Digital update – Energy – DA & CC 

Energy - DA 

What is the preferred Section J pathway for this development? *

 J1V1 NABERS Energy
 J1V2 Green Star
 J1V3 Verification using a reference building
 J1V4 Verification of building envelope sealing

Is the development in the City of Sydney Local Government area? 

oYes

oNo
[If yes] development is exempt from 
further energy requirements and can 
proceed to next stage. 

Note: auto-prompt to upload Section J report will appear at CC. 

Note: this exemption question will be repeated at CC. 



DRAFT FOR DISCUSSION. NOT GOVERNMENT POLICY.

Energy Standards - Offsets

Amendment of Environmental Planning and Assessment Regulation 2021 

79AEnergy and water use for large commercial development under Sustainable Buildings 
SEPP 

(2) It is a condition of the development consent that, within the relevant period, the following must be 
given to the consent authority using the NSW planning portal—

(a) an assessment of the NABERS rating for water use achieved by the development, prepared by an 
assessor accredited by NABERS, 

(b) an assessment of the NABERS rating for energy use achieved by the development, prepared by an 
assessor accredited by NABERS, 

(c) evidence that the offsets required for the development under this section have been—

(i)for ACCUs or large-scale generation certificates—purchased and surrendered, or 
(ii)for Climate Active certification—obtained. 

(3) The assessment under subsection (2)(b) must specify the following—

(a)the rated annual electricity use, 

(b)if the development will not achieve the energy use standards—the difference between the rated 
annual electricity use and the energy use standards, calculated for the first 5 years of operation, 

(c)the rated use of on-site fossil fuels and the associated amount of carbon dioxide measured as carbon 
dioxide equivalent or CO2e, calculated for the first 10 years of operation. 

DA Condition – extract  

(4)The consent authority must determine—

(a)the type of offsets required for particular development according to the following—

(i)ACCUs or Climate Active certification may be required if the consent authority is satisfied 
the development will use on-site fossil fuels, 

(ii)large-scale generation certificates may be required if the consent authority is satisfied 
the development will not achieve the energy use standards, and (b)the number of offsets 
required for particular development, using the assessment provided under subsection (2)(b). 

Note: policy amendment in progress to provide an option for 1 year extension of time. 



DRAFT FOR DISCUSSION. NOT GOVERNMENT POLICY.

Energy Offsets

Australian Carbon Credit Units 
(10 year calculation)

Climate Active Carbon Neutral 
Certification

Large Scale Generation 
Certificates

(5 year calculation)

ACCUs, issued by the Clean Energy 
Regulator, purchased and surrendered 
for a period of 10 years, paid upfront.

Certification must be obtained for the 
project, precinct or business and 
sustained over time. NABERS has a 
pathway to achieve this.

LGCs are issued by the Clean Energy 
Regulator, must be purchased and 
surrendered for a period of 5 years, paid 
upfront.

To offset any on-site 
fossil fuel use: 

To offset any energy
performance gap: 
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Applicant steps
• Enter into a NABERS Agreement to Rate or NABERS Commitment 

Agreement for each large commercial development type.  

• At DA - Upload NABERS Agreement to Rate, fill in data fields 
relating to energy use and identify Section J pathway in NSW 
planning portal.   

• At CC or crown building works – Answer data fields relating to 
energy use and upload Section J report to NSW Planning Portal. 

• At 24 months after occupation – Finalise NABERS energy rating 
and upload NABERS certificate onto NSW Planning Portal. Prepare 
Performance Gap report and purchase offsets required. 

• Note: 1 year extension of time may be permitted. 
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Assessor steps
• Confirm that the project is large commercial or prescribed state 

significant, and that the SEPP applies. 

• At DA - Check that a NABERS Agreement to Rate for each large 
commercial development type impacted by the energy standards 
has been uploaded including upfront payment of fee, and that the 
targeting star rating aligns with the SB SEPP standard.  

• At CC or crown building works – Check that relevant data fields 
answered and Section J report uploaded to NSW Planning Portal. 

• At 24 months after occupation – check that NABERS energy 
rating is achieved and certificate uploaded – cross check on 
NABERS website. Check that Performance Gap report has been 
prepared and any offsets purchased for the required period.

• Note: 1 year extension of time may be granted. 

Applicant steps
• Enter into a NABERS Agreement to Rate or NABERS Commitment 

Agreement for each large commercial development type.  

• At DA - Upload NABERS Agreement to Rate, fill in data fields 
relating to energy use and identify Section J pathway in NSW 
planning portal.   

• At CC or crown building works – Answer data fields relating to 
energy use and upload Section J report to NSW Planning Portal. 

• At 24 months after occupation – Finalise NABERS energy rating 
and upload NABERS certificate onto NSW Planning Portal. Prepare 
Performance Gap report and purchase offsets required. 

• Note: 1 year extension of time may be permitted. 



Sustainable Buildings SEPP 

Conclusion and Q&A
September 2023

Abbie Galvin
Government Architect NSW 
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Non residential policy provisions 

1. General sustainability 2. Embodied emissions 3. Net Zero Statement 5. Water Standards 4. Energy Standards 

Performance 
gap 

report 

Net Zero 
Technical 

Note

SB SEPP 
Planning 
Circular 

Embodied 
Emissions 
Materials 

form 

Embodied 
Emissions 
Technical 

Note 
Agreement 

to rate 
Agreement 

to rate 
Agreement 

to rate 
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October 2023
SB SEPP 
goes live

DA submitted  before 1 October 2023 
SB SEPP does not apply Modifying DA submitted pre 1 Oct - does not apply  

2025
Policy review 
and update 

DA submitted after 1 October 2023 SB SEPP applies 

2022
SB SEPP 
is made
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Pre-registered questions:

• What are the cost impacts of the new policy measures? 

• Have heritage buildings been considered when preparing 
for the transition to net zero? 

• What are the expected policy updates in 2025 relating to 
non-residential development?

• What is the relationship between the Department’s 
embodied emissions reporting approach and the Green 
Star Emissions Calculator?

• How will low emissions materials like mud brick be 
considered in the emissions reporting? 

• Can Councils set higher energy targets under the SEPP? 
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Thank you!

For more information 
on the Sustainable 
Buildings SEPP:
https://www.planning.nsw.gov.au/policy-
and-legislation/buildings/sustainable-
buildings-sepp

[Clockwise from top left] 
Marrickville Library;  Putney 
Apartments; EY Building 

        

https://www.planning.nsw.gov.au/policy-and-legislation/buildings/sustainable-buildings-sepp
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