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Executive Summary 

 

Project background 

The Asia Low Carbon Buildings Transition Project (ALCBT) (23_I_494_Asia_M_Low Carbon 

Buildings) promotes the transition towards low-carbon buildings in Cambodia, India, Indonesia, 

Thailand and Vietnam. It addresses regulatory, technical capacity and financing gaps that limit 

large-scale adoption, with a focus on reducing embodied and operational emissions from 

buildings. Target groups include national and subnational governments; building industry 

professionals; financial service institutions; universities and students. Final beneficiaries are 

building occupants and users, owners and facility managers, as well as wider urban populations 

benefiting from more energy-efficient and lower-carbon buildings. 

The project’s Theory of Change (ToC) links institutional and policy-level action, including building 

emission assessment and Monitoring, Reporting and Verification (MRV) tools, building registries 

and policy recommendations, with capacity building, financial pathways and regional knowledge 

sharing. It aims to create the technical, institutional and financial conditions for low-carbon 

building practices to be mainstreamed and replicated across project countries and beyond. 

The outcome that ALCBT aims to achieve is: “Technical, planning and institutional tools for low-

carbon buildings are implemented by key public and private sector stakeholders in Cambodia, 

India, Indonesia, Thailand and Vietnam by the end of 2028, resulting in direct emissions 

reduction, with tools and technical capacities for low-carbon buildings mainstreamed in public and 

private institutions.” At the time of the evaluation, work had not yet started in Vietnam. 

ALCBT is coordinated by the Global Green Growth Institute (GGGI) as consortium lead and 

implemented in partnership with the ASEAN Centre for Energy (ACE), Energy Efficiency Services 

Limited (EESL) and HEAT GmbH. The project works with political partner institutions and runs 

from 15 August 2023 to 14 August 2028. 

Evaluation background 

Background: FAKT Consult was commissioned by Zukunft – Umwelt – Gesellschaft gGmbH 

(ZUG) to conduct the mid-term evaluation (MTE) of ALCBT. The evaluation was carried out 

between October 2025 and June 2026. 

Purpose: The main purpose of the MTE is to promote learning, enhance accountability and 

improve decision-making among stakeholders. Its results allow adjustments to be made while 

there is still time to improve performance. For implementing organisations, MTEs offer a chance 

to reflect on project strategies and outputs, while for the commissioning ministries and ZUG, they 

assess whether the project is on track.  

Design: The evaluation is based on the OECD DAC criteria: Relevance, Planning, Steering and 

Coherence, Effectiveness, Transformative Change and Sustainability. It also considers Social and 

Environmental Safeguards, IKI standard indicators and seven learning questions covering tools, 

governance, fragmentation risks, the consortium model and future project and sector directions. 

The MTE covers project activities in Cambodia, India, Indonesia and Thailand, as well as regional 

activities. Vietnam is not included. 

The evaluation uses a theory-based mixed-method approach, combining qualitative and 

quantitative data. It applies elements of contribution analysis, with the project’s ToC as the 

analytical backbone. Data collection included document review, surveys, workshops, interviews, 

focus group discussions and non-participatory observation during field visits. 
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Evaluation results 

Relevance  

Priorities of partner governments and institutions: The project demonstrates strong alignment 

with national policy priorities across partner countries, engaging in NDC development and 

building code updates. Relevance is maintained through government participation in Project 

Steering Committees and the project’s responsiveness to evolving political needs. ALCBT supports 

this through scenario modelling, building performance datasets and mitigation and adaptation 

measures for buildings. 

Engagement is phased, initially focusing on public institutions linked to governance structures. 

Private sector engagement is expected to increase through demonstration projects and financing 

mechanisms but remains uneven across countries. While overall relevance is recognised, the 

country context strongly shapes the relevance of the project’s full scope, particularly regarding 

low-carbon building policies and the ESCO market. 

Addressing the core problem: The project is well-suited to address the core problem of slow low-

carbon building implementation, which is attributed to systemic issues in policy, capacity, 

financing and data constraints. The project's design tackles these challenges through technical 

tools, policy engagement and capacity building. While the overall problem framing and proposed 

approach are recognised by stakeholders, the relative importance of different aspects varies 

according to stakeholder priorities and country context.  

Engagement with target groups: The widest engagement with target groups has been through 

capacity building activities, which participants largely found relevant to their country's situation 

and their jobs. The project also engages building owners through energy audits, which were 

generally deemed relevant, though expectations sometimes exceeded available resources.  

Global thematic policies: The project strongly aligns with global climate priorities, particularly 

the Paris Agreement and national emissions reduction commitments, and contributes to broader 

sustainability agendas such as the SDGs, focusing on energy efficiency, sustainable cities, and 

climate action. Overall, the project is well-aligned with stakeholder needs at both national and 

international levels. 

Planning, steering & coherence:  

Project Design and Suitability The project design is generally adequate, demonstrating a clear 

planning process and well-structured consortium meetings. However, its adaptation to 

implementation realities is only partial, as evidenced by difficulties in sequencing tools, addressing 

diverse building regulations and establishing baselines. Issues such as budget limitations for 

building walkthroughs in Thailand, incomplete state differences in India and overestimated 

market demand and stakeholder awareness in Indonesia and Thailand highlight overly optimistic 

assumptions regarding data availability, capacity, timing and market readiness. While 

conceptually sound, these factors have reduced the design's overall suitability.  

Results Chain and Indicators The project’s results chain is broadly suitable, linking key barriers 

to outputs through tools, capacity building, finance and knowledge sharing. However, it relies on 

ambitious assumptions which are only partly within the project’s control. The indicator framework 

is partly SMART. 

Project steering: ALCBT’s timeframe is considered realistic in India but more challenging in 

Cambodia, Thailand and Indonesia due to regulatory constraints, delays, approval processes and 

risks around developing fundable project pipelines. The Development Assistance Committee 

markers for climate mitigation, participatory development/good governance and aid to the 

environment are appropriately selected and rated. Steering is mainly country-based, with PSCs 
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meeting annually and Technical Advisory Committees three to four times a year. However, the 

governance framework would benefit from clearer procedures, follow-up mechanisms and 

coordination between bodies. Where needs for changes have been identified, these remain mostly 

operational rather than strategic, with gaps in stakeholder inclusion, communication and 

systematic reflection in some countries. 

Reflection and Adaptation The project has demonstrated a capacity for reflection and adaptation, 

particularly in India, where tools and training were adjusted based on feedback and in Cambodia 

where the Low Carbon Building roadmap was developed. In Thailand, operational adaptations 

have occurred based on PSC and TAC recommendations. Limited stakeholder inclusion, weak 

communication and insufficient scope for discussion in Indonesia and Thailand suggest gaps in 

systematic reflection.  

Coordination and Synergies Coordination across stakeholder groups is uneven. It is generally 

good with domestic state actors, especially national ministries, and moderate with domestic non-

state actors. The project actively seeks synergies and has established initial linkages, such as with 

the Climate Smart Buildings Programme in India and the Green Cooling Initiative in Thailand. 

Effectiveness:  

Project Progress and Logic: ALCBT is largely on track to achieve its objectives, with its logic 

remaining broadly applicable despite some country-specific operational adjustments. Stakeholders 

consistently affirm the need to address systemic barriers to low-carbon buildings, such as policy 

gaps, capacity deficits, data scarcity, financing issues and market demand. Critical assumptions, 

such as industry engagement and the reduction of regulatory and financial barriers, require closer 

monitoring, as failure of these assumptions could impact project delivery and outcome 

achievement.  

Implementation of Activities and Achievement of Results at mid-term of project implementation: 

Progress has been made in implementing planned activities, especially in developing technical and 

institutional tools (Output I) and capacity building (Output II). Activities related to financing 

pathways (Output III) and replication and scaling (Output IV) are underway but are at an earlier 

stage. Capacity-building activities have progressed well across all countries, reaching over 2,000 

beneficiaries, with high satisfaction rates reported in surveys. Trainees have suggested 

improvements such as refresher events, professional certification, more tailored training for 

specific groups like the financial sector, flexible delivery formats and more practical sessions.  

Foreseen Outputs and Challenges: Visible progress is being made towards several outputs, 

though unevenly and inevitably linked to the delivery of activities described above. Progress is 

strongest under Output I on stakeholder engagement, Output II on industry training and Output 

IV on knowledge dissemination. Output III on financing pathways, which also contributes to 

Output III, shows limited quantitative progress despite preparatory activities and faces the highest 

delivery risks, as key results depend on later-stage Green Finance Networks and bankable project 

pipelines. Building assessments, university curriculum integration, replication beyond pilot sites 

and lessons from completed pilots are also expected to become more visible later. 

Outcome Achievement and Contribution Plausibility: Early indications suggest the project is 

contributing to its intended outcome by implementing tools for low-carbon buildings and 

generating growing stakeholder interest, with country-specific variation. However, higher-level 

outcomes such as finance mobilisation and direct emissions reductions remain less certain, as they 

depend on successful demonstrations, sustained financing and continued engagement. The 

contribution story is plausible, with a coherent link between activities, outputs and outcomes, and 

stakeholders recognise the value of combining regulatory push with market pull. 
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Transformational Impact and Sustainability:  

Climate and biodiversity: ALCBT aims to reduce GHG emissions by promoting low-carbon 

buildings in Cambodia, India, Indonesia, and Thailand. Its current contribution is mainly to 

enabling conditions, including improved data, tools, awareness, and training, with large-scale 

climate impacts still being future-oriented and uncertain. Progress is strongest in India, Indonesia, 

and Thailand, while Cambodia faces greater challenges due to its lower starting point. Achieving 

full impact will depend on pilot implementation, financing, market uptake, stronger ESCO 

markets, and sustained action beyond the project period. Environmental co-benefits are expected 

but not yet systematically tracked, while resilience benefits are most evident in Cambodia.  

Social, Economic and Governance Co-benefits: The project is generating emerging social, 

economic, and governance co-benefits, with the strongest evidence highlighted by participants 

relating to improved decision-making and enhanced stakeholder coordination. No major 

unintended negative impacts have been identified, though risks such as unequal access for women 

and small enterprises and the complexity of the tools persist. Continued attention is needed to 

ensure accessibility and inclusivity for smaller and less connected actors. 

Transformative Change: The project makes a credible but early-stage contribution to 

transformative change by building foundational elements rather than demonstrating large-scale 

transformation. Its strength lies in combining policy support, technical tools, capacity 

development, data generation, stakeholder coordination, and finance mobilisation. However, the 

transformational logic is not yet fully consolidated, and the link between current activities and 

systemic change is not always clearly articulated. ALCBT addresses the building sector as a 

complex system, but facilitation remains uneven, and business and wider non-state engagement is 

inconsistent. Practical implementation, behavioural change, gender, and inclusion remain limited. 

Sustainability of Achievements: ALCBT has initiated structures to support sustainability beyond 

its lifecycle, but these remain partial, uneven, and not yet secure. Positive elements include 

technical tools, databases, training systems, institutional partnerships, and policy alignment, 

alongside plans to transfer knowledge and tools to national institutions. However, transfer 

mechanisms and resources for ongoing maintenance are not yet assured. Sustainability depends 

on continued institutional ownership, formal integration, financing, technical collaboration, and 

stronger market uptake. Overall, while foundations have been laid, the systems needed to sustain 

achievements are not yet robust enough to provide a high level of confidence. 

Capacity and Interest to Sustain Achievements: There is clear interest among political partners, 

implementing partners and target groups in continuing and expanding project results, aligning 

with national priorities. Government institutions, universities and professional associations show 

visible commitment. However, this interest is not consistently matched by sufficient capacity or 

resources. Financial and institutional constraints, particularly concerning the ESCO ecosystem and 

broader market uptake, remain significant. Smaller and medium-sized actors outside major urban 

centres appear particularly constrained.  

Social and Environmental Safeguards  

ALCBT is categorised as a low-risk (Category C) intervention, primarily due to its focus on capacity 

development, institutional strengthening, advisory services, and limited pilot activities without 

land acquisition or significant adverse impacts on indigenous peoples or biodiversity. While this 

Category is broadly defensible, a review at a later stage is advisable. The IKI complaints 

mechanism is available online. Despite the fact that no major unintended negative impacts have 

been identified, several recurring issues indicate that the project is not entirely risk-free from a 

social safeguards perspective. These include unequal access to capacity-building opportunities, 

and weak integration of social inclusion and gender considerations.  
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Learning Questions:  

Tool Development and Integration: IKI funding for tools like BEAT, which assesses building 

emissions, is justified when they are freely available and can produce benefits well beyond the 

scope of the project. The effectiveness of such tools hinges on their integration into policy, finance, 

and market systems. Their development should not be a standalone technical exercise but rather 

be integrated into broader systems like building registries, permitting processes, and training.  

Project Governance and Fragmentation Risks: While country-specific Project Steering 

Committees (PSCs) are beneficial for adapting to national realities and fostering cooperation with 

local political and state actors, there is a significant risk of overall project fragmentation. The 

absence of a formal regional or central steering committee contributes to this risk.  

Consortium Effectiveness: The consortium approach is relevant due to its combination of 

complementary expertise and roles. However, its practical effectiveness is limited by inconsistent 

information sharing and duplicated efforts in data collection. Despite these challenges, the 

consortium model remains appropriate for complex regional projects.  

Financing Challenges and Future Directions: Financing remains a major weakness, with 

preparatory outputs like finance assessments and the ASEAN BUILT framework not yet 

translating into concrete progress in connecting financiers with low-carbon building projects. The 

financing pathway is underdeveloped and highly dependent on external factors such as finance 

availability, ESCO market maturity, and regulatory enforcement. Future efforts should include the 

demonstration of viable financial flows, developing the ESCO market, and embedding BEAT and 

building registry data into decision-making. 

Selected Recommendations  

Cross-cutting recommendations: 

• To strengthen the regional governance of the ALCBT project by establishing a Steering 

Committee to support risk management and provide overarching strategic input and 

guidance. 

• To improve the inclusion of women and vulnerable groups in all aspects of the project 

• To embed project sustainability, including the integration of project tools in existing systems, 

supported by adequate resource allocation.  

Recommendations to focus countries of the MTE: 

• For Cambodia: (1) Engage with building owners on the results of the audits through bilateral 

engagement; (2) consider extending the project timeline given the late start and focus on 

outputs that can enable long-term outcomes such as the Low Carbon Building Roadmap and 

the Building Registry System.  

• For India: (1) Strengthen state-level ownership and contextualisation by adjusting more 

explicitly to the legal, cultural, and institutional contexts and (2) target future projects 

supported by GEF, GCF, etc., including cooling applications in the built environment, more 

aggressively. 

• For Indonesia: (1) Identify potential private sector actors and plan their engagement and (2) 

explore opportunities to engage in green public procurement processes. 

• For Thailand: (1) Prioritise the delivery of pilot projects that can demonstrate the practical 

benefits of low-carbon buildings and retrofits; (2) increase market demand for green new 

buildings, retrofits, and low-carbon materials by linking ALCBT outputs to certification, 

procurement, and market-recognition systems (including work with certification bodies). 


