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1. Introduction
The Energy Performance of Buildings
Directive (EPBD, Directive 2010/31/EU)
aims to steer the building sector towards
ambitious energy efficiency standards and
increased use of renewable energy
sources. The Energy Performance
Certificate (EPC) plays a key role in this
process, as it informs potential tenants
and buyers about the energy performance
of a building unit (e.g., an apartment or
office) or of an entire building, and allows
for comparison of buildings and building
units in terms of energy efficiency. The
underlying idea is that the EPC should
influence the demand for buildings with
excellent energy efficiency performance
and a high proportion of energy from
renewable sources, increase their market
value, and thus influence building owners
to renovate their buildings.
This report provides an overview of the
developments and achievements
accomplished from 2011 to 2015 regarding
EPC‐relevant topics of the EPBD, including:
advertising requirements and the role of
real estate agents, mandatory provision of
recommendations for improving energy
performance as part of the EPC, and the
obligatory display of the EPC in non‐
residential buildings occupied by public
authorities and frequently visited by the
public.
The report attempts to include the
relevant information from every Member
State (MS) in the EU. However, as this was
not possible for every aspect, the total
number of MSs covered by some of the
statistics included in this report may be
lower than 28 (or 29 including Norway).

2. Objectives
According to the EPBD, EU MSs shall
ensure that an EPC is issued for buildings
or building units which are constructed,
sold or rented out to a new tenant, along
with periodic certification of buildings
which are occupied by public authorities
and frequently visited by the public. This
report summarises lessons learned
regarding the certificate’s content (layout
and information included, acceptance of
the certificate by the real estate sector,
use of the certificate data for monitoring
processes, etc.), the certification process
itself, and the use of the certificate in
advertising buildings offered for sale or
rent, or frequently visited by the public.
The key objectives of this report are
described below.

2.1 Key objective 1: Providing
an overview of existing
solutions
The first key objective is to summarise
the approaches of MSs that have
successfully dealt with the challenges of
the EPBD regarding certification and
making use of the EPC, in order to provide
positive examples for other MSs to follow.

2.2 Key objective 2: Providing
an overview of aspects MS
should pay more attention to
The second objective is to identify areas
which need further attention, in order to
tap the full potential of the EPBD and
especially of building certification.
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3. Analysis of insights
This report presents an overview of the
following topics, summarising opinions,
solutions, challenges, and opportunities
for future development:
> the EPC and the real estate sector,
including advertising requirements and
the role of real estate agents, display of
energy certificates, and making the EPC
more user‐friendly for the general
public;
> validity of EPCs, including use of default
values and calculation of realistic
energy savings, mandatory inclusion of
recommendations for improving energy
efficiency, and the trade‐off between
EPC cost and content;
> making the best use of EPCs, including
examples of how MSs use EPC
databases, and the EPC as a supporting
document for subsidies related with
energy efficiency.

3.1 EPC and the real estate
sector
According to Article 12 of the EPBD, an
EPC must be presented and handed over to
the prospective tenant or buyer. The role
of the EPC is strengthened by mandatory
publication of the energy performance
indicator contained in the EPC, according
to the national legislation valid at the time
for advertising a building for sale or rent.
According to EPBD Article 13, EPCs must be
displayed on buildings occupied by public
administration and frequently visited by
the public, and on buildings frequently
visited by the public in general, if an EPC
has been issued according to Article 12.
The publication of the energy performance
indicator of a building or building unit in
advertisements in the commercial media is
important for creating awareness of
buildings’ energy performance among
potential buyers or tenants, as is the
obligation to display EPCs in frequently
visited buildings. Since publication and
advertising of EPC indicators have become
[1]
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mandatory, the public has frequent
encounters with energy indicators and
related information. This is one way to
boost awareness. Transaction studies show
that, under similar location conditions,
energy efficient buildings sell or rent faster
and at a better price than buildings with
low‐grade energy efficiency performance.
For example, in the case of The
Netherlands, Brounen, Kok and Menne1
suggest that an otherwise identical house
with an A‐rating retails for about 12% more
compared to a house with a G‐rating.
Although the housing market, like most
other sectors, has been affected by the
economic crisis, and results need to take
the latest developments into account, this
tendency has been confirmed in more
recent work building on the initial study
described above2 and on other work carried
out in this field3. These factors reinforce
the importance of the quality of
information real estate agents provide at
the point of sale, and the importance of
compliance in two respects: first, the actual
publication of the required type of energy
indicator, and second, the publication of
the correct energy indicator number.
3.1.1 Requirements of advertising
and the role of real estate agents
The publication of EPC indicators in
advertisements is crucial for making a
building’s energy performance visible. The
MSs’ legal frameworks require the
publication of selected EPC information,
while also specifying how this information
has to be published, for example in the
form of the specific energy class (e.g., A,
B), or numerical values (e.g., kWh/m².year
or CO2 emissions). Some countries allow
several options, and the majority requires
the building’s energy class.
In practice, there is still room for
improvement:
> Experiences suggest that mandatory
publication must be combined with
clear and proportionate sanctions that
can and must be enforced, in order to

Dirk Brounen, Nils Kok, Jaco Menne. Energy Performance Certification in the Housing Market. April 2009.
www.dgbc.nl/content/energyperformancecertificationhousingmarket (20150907)

D. Brounen, N. Kok, On the economics of energy labels in the housing market, J. Environ. Econ. Manage. (2011),
doi:10.1016/j.jeem.2010.11.006
Quarterly Report Q3 2013, Dirk Brounen (2013)  in Dutch, in English:
www.tias.edu/en/knowledgeareas/area/realestate/article/energylabelmostpopularinnonurbanareas (20150323)
[2]
Energy performance certificates in buildings and their impact on transaction prices and rents in selected EU countries.
FINAL REPORT, European Commission (DG Energy), 19 April 2013
[3]
For example: F. Fuerst, P. McAllister, A. Nanda, P. Wyatt (2013): An investigation of the effect of EPC ratings on house
prices. A report for the Department of Energy and Climate Change
www.gov.uk/government/uploads/system/uploads/attachment_data/file/207196/20130613__Hedonic_Pricing_study_
_DECC_template__2_.pdf (20151002)
[1]
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achieve a substantial increase in
publication of energy indicators and
subsequent market impact. This
systematic compliance check is not
consistently enforced in the majority of
MSs and needs serious improvement.
> Only in a few MSs (Belgium‐Flemish
region, Portugal and Ireland) have
guidelines been developed for the use of
EPC data in advertisements, in
collaboration with real estate agents, for
either mandatory (Ireland – Figure 1) or
voluntary (e.g., Portugal – Figure 2)
utilisation. These guidelines ensure that
the energy indicators can be easily
identified, that energy information does
not get lost among the rest of the
advertisement, and that additional
expenses are avoided by exactly
specifying the requirements for
publication in print media and internet
media, either displayed on the computer
screen or on the mobile phone.
The publication of the EPC reference
number as part of the advertisement
allows for a convenient comparison of the
published information with the respective
information stored in the EPC database,
to check whether the published
information is correct, or whether an
error has occurred. EPC databases can
also provide services to real estate agents
by offering quick and easy access to the
general building information they need for
advertising, as in Portugal for example.
Services and compliance checks are based
on the availability of an EPC database
that is at least partly accessible to the
public. The concept of permanent but
limited access is based on the
consideration that not all data stored in
the databases needs to be accessed by all
stakeholders. Limited access could also
mean access only to specific information
of the datasets, complying with data
protection and/or privacy requirements.
However, in some countries, e.g.,
Germany and Austria, there are serious
data protection concerns, so access to the
EPC database is only allowed for directly‐
involved experts, and occasionally for
policy makers and researchers working on
specific projects. Therefore, other
solutions for co‐operation with real estate
agents and compliance checks might be
necessary. Nevertheless, countries with
strong data privacy concerns should be
aware that denying access to EPC
databases to all or certain stakeholders
might ensure data protection, but limits
transparency and the effort to create
energy efficiency awareness.

Figure 1:
Example of a
building energy label
in Ireland following
advertisement
guidelines (2015).

3.1.2 Display of energy certificates
Display of the EPC is important for
creating awareness of energy efficiency:
buildings occupied by public authorities
and frequently visited by the public must
display their EPC, as must other buildings
frequently visited by the public for which
an EPC should have been issued.
Observations in MSs indicate substantial
room for improvement in many countries.

Figure 2: Example of
building energy label
in Portuguese
following
advertisement
guidelines (2015).
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A 2015 survey of MSs about the display of
EPCs showed that only four MSs have
collected numbers on the buildings
displaying the EPC: in two countries less
than 10%, in one country more than 50%
and in another one more than 90% of these
buildings display their EPCs. Only six MSs
indicated that there are penalties for not
displaying the EPC. However, enforcement
in these countries is also lacking.

Figure 3:
Example: The old
(before 2012) and
new EPC in The UK.

There is a general lack of EPCs that are
visibly displayed, and compliance checks
are difficult, mainly due to insufficient
definition of the terms “frequently” and
“visited by the public”. A closer look at
frequently visited buildings occupied by
public authorities and their possible reasons
for not displaying the EPC reveals an issue
with long‐term leases: if, for lack of
obligation, an EPC has not yet been issued,
the leasing public authority would have to
commission the calculation of the EPC,
resulting in additional costs. Avoiding these
additional costs is one explanation of why
the obligation to display the EPC is ignored
in MSs without any clear enforcement
procedure in place. This demonstrates the
importance of compliance checks.
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In order to be able to check and ensure
compliance, either more definitions and
explanations, or a radical simplification
and clarification of the existing Article 13
would be necessary. In this respect there
are good examples from European
countries such as Norway. In Norway, the
law was simplified and all non‐residential
buildings with net useful area above
1,000 m2 must display the EPC. In addition,
a strict enforcement procedure should be
in place whereby, for example, a person is
appointed responsible for the display of
the EPC in a specific building, and an
inspection of all relevant buildings takes
place. Consequences (penalties) should be
specified in case of non‐compliance.
Buildings occupied by public authorities are
expected to set a good example and play a
leading role in terms of energy efficiency,
and to showcase this by displaying the EPC.
Presently, it seems that public authorities in
most MSs do not comply, in practical terms,
with the obligation to display the EPC, even
if it is written into the law. This might have
a negative impact on general awareness, as
well as on compliance from the private
sector.
3.1.3 Making the EPC more user
friendly for the general public
Although there is more awareness of
energy efficiency among consumers
thanks to the EPC, much improvement is
still necessary. Regarding the market
impact of increased demand for energy
efficient buildings, a German study shows
that consumers’ expectations about the
EPC are still partly wrong, with the
conclusion that the EPC is too technical
and complicated for consumers to
understand it. These conclusions are
shared by most of the MSs represented at
the Concerted Action EPBD. The UK,
Germany, and Portugal have already

Figure 4: Example of the 2014 EPC and the draft of the new Italian EPC (2015).
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undertaken efforts to make the EPC more
user‐friendly. Taking into account the
interests of the general public, the use of
technical language has been reduced to a
minimum on the first pages of the EPC
and more self‐explanatory icons are used,
whereas the technical sections,
addressing experts and authorities, have
been moved to the end. In Italy, a new
and improved layout for a national EPC
has been designed based on the lessons
learnt. Figures 3 and 4 show the previous
version and the improved EPC in parts of
The UK and in Italy.
Regarding user‐friendliness, the majority
of MSs chose, at least for the present, not
to explicitly show the Nearly Zero Energy
Building (NZEB) level on the EPC front
page. This may be due to MSs not linking
the NZEB levels to an energy performance
class in their EPC system, or because NZEBs
are not yet common in those MSs and,
being a technical term, it is considered
difficult to explain. On the other hand,
showing the NZEB level could be an
element for promotion, as is the case in
Germany, where the term NZEB is not
explicitly used either, but comparable
terms like “Energieeffizienzhaus‐Plus” are
used, which people are familiar with due
to awareness campaigns and funding
schemes. More information on these
aspects is available in the report “Towards
2020 – Nearly Zero‐Energy Buildings”
available from www.epbd‐ca.eu. In any
case, user‐friendliness of EPCs must be a
priority.
Clear guidelines are needed on how to
include energy information in
advertisements to ensure visible and
meaningful publication.
Allowing partial access to certain
sections of the EPC databases allows
real estate agents to easily access the
information required for
advertisements. It also allows clients to
check the published information.
Displaying EPCs in public buildings
visited by the public is important for
creating awareness of energy efficient
buildings, but is often lacking in
practice in most MSs. There is significant
room for improvement.
User‐friendliness of EPCs must be a
priority, and some MSs have started to
identify weaknesses and to improve and
clarify the EPC presentation.
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Figure 5: Example of a German EPC with indication of the
requirements for “Passivhaus”, “Effizienzhaus Plus”, “Plusenergiehaus”)
(2015).
Legend:
 Energieausweis für Wohngebäude: Energy Performance Certificate for
residential buildings
 Berechneter Energiebedarf des Gebäudes: Calculated energy demand
of the building
 Energieüberschuss EffizienzhausPlus und Energiebedarf nach EnEV:
Energy surplus of energy efficient houseplus and Energy demand
according to (German) energy saving regulations
 Endenergie: Final energy
 Primärenergie: Primary energy
 Vergleichswerte Energiebedarf: Comparative values of energy demand
 Erläuterungen zum Berechnungsverfahren: Explanation of calculation
method

6
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3.2 Validity of EPCs
Article 11 of the EPBD requires MSs to
establish a system of certification for the
energy performance of buildings and
specifies the content and the purpose of
the EPC. Among other things, EPCs should
allow for the energy‐related comparison
of buildings and building units, and thus
empower potential buyers or tenants to
make an informed choice, taking energy
efficiency into account.
Higher quality of certificates makes
schemes more credible, so quality
assurance of the EPC is necessary for its
use as an information tool for customers,
as a supporting document for subsidies
related with energy efficiency, and for
reporting obligations towards energy
efficiency targets. A well‐developed
Quality Assurance (QA) scheme allows for
improving the whole certification system
(including feedback to policy makers), and
there are clear procedures and sanctions.
During the process of certification there
are mainly two elements that determine
the quality of the final result and how the
public will perceive it: the input data
used for calculation and the framework of
quality assurance that is applied.
Possible QA actions can address and
improve different aspects of the whole
EPC process. These aspects include: (1)
training, (2) accreditation, (3)
development of method/procedure, (4)
on‐site inspection, (5) software use, (6)
presentation/content of the certificate,
(7) quality control and (8) market
response. Other important elements for
the most effective use of the EPC are a
central EPC database and appropriate
software. This report does not discuss all
Figure 6:
Operational
conditions used for
the calculation of
energy indicators
and energy classes
on energy
certificates; based
on a 2013 survey.
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these aspects (they are discussed in other
reports), and is instead concentrating on
three specific aspects:
> use of default values and calculation of
realistic energy savings (related to the
development of the method /
procedure);
> mandatory provision of
recommendations for improving energy
efficiency (related to presentation /
content of the certificate);
> trade‐off between EPC cost and content
(related to method/procedure and
market response).
More information on quality aspects is
available in the report “Compliance and
Control of Regulations and Certificates”
available from www.epbd‐ca.eu.
Concerted Action EPBD (CA EPBD)
participants identified regular mandatory
training for EPC assessors as one of the
most effective methods to ensure EPC
quality and to avoid mistakes. This
training should include knowledge transfer
on specific matters related to testing and
site visits to evaluate the procedures.
3.2.1 Use of default values and
calculation of realistic energy
savingss
The EPC serves two different purposes:
1.It shows the energy performance of the
building and reference values (e.g.,
minimum energy performance
requirements) in order to make it possible
to compare it with other buildings.
2.It informs homeowners of energy savings
potential, in order to motivate them to
invest in improving the energy
efficiency of the building.
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The EPC rates the building and not the
way it is used. Elements in the
calculation, e.g., payback time, cost‐
optimality, and cost‐effectiveness of
recommendations, depend on the actual
energy performance in which the users
play a significant role. In many countries
(Figure 6), calculation is based on a
standard climate, standard user
behaviour, and other default values,
which might deviate more or less from
the actual situation, depending on each
specific case/building. While for the first
purpose of the EPC, which is to show a
building’s energy performance, it is
appropriate to use default values to
achieve comparable calculation results,
this might result in the calculation of
seemingly distorted energy savings and
thus compromise the second purpose of
the EPC, i.e., to inform about the energy
savings potential. As a result, it is
necessary to strike a balance between
these two objectives.
One of the challenges is how to obtain
realistic values rather than simply using
possibly unrealistic default values without
increasing the cost of data collection,
bearing in mind that building
documentation is not available for the
majority of the building stock in need of
renovation. Therefore, in existing
buildings the focus should be on further
developing default values to allow for the
comparison of buildings and on coming
closer to realistic energy savings
calculations at the same time. A good
example is the publication of detailed
building typologies at the regional level,
thus providing default values that are
closer to reality (e.g., Germany and
Luxemburg). There are also other
suggestions for possible solutions, such as
ensuring that recommendations
accompanying the EPC relate to actual
climate and energy consumption (e.g., as
Norway and The UK require).

A N D
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to take action. There is a trade‐off
between tailor‐made, building‐specific
recommendations and recommendations
taken from a standard list. While tailor‐
made recommendations will be most
appropriate for actual building
renovations, standard lists of
recommendations reduce the cost of the
EPC and may provide the basis for easier
monitoring of the implementation of EPC
recommendations (see Figure 7).
It is important to monitor the
implementation of recommendations in
order to receive feedback on their success
and to quantify the energy savings
achieved. The refurbishment rate can be
documented more easily and strategic
actions, such as support mechanisms for
improving energy efficiency, can be
optimised on a regular basis. However, as
of 2014, only a few countries have
succeeded in implementing a system for
monitoring the implementation of
recommendations, among them Lithuania,
The Netherlands and France.

3.2.2 Mandatory provision of
recommendations for improving
energy efficiency
EPC recommendations enhance awareness
of the potential to improve buildings’
energy efficiency.

To summarise, there is a clear distinction
between EPC recommendations providing
guidelines for potential energy savings,
EPC tailor‐made recommendations, and
the detailed energy audit providing
detailed and specific data for renovation
planning of complex buildings. The
detailed energy audit is not regarded as
part of the EPC scheme, but as a necessary
next step after having completed the EPC.
This distinction is necessary for clients’
acceptance: an EPC cannot substitute for
detailed refurbishment planning, nor has it
been designed to do so.

The quality of the recommendations for
improving energy efficiency is determined
by the technical suitability and cost‐
effectiveness for the specific building.
The way these recommendations are
presented to the building owner can play
a decisive role in the subsequent decision

3.2.3 The tradeoff between EPC
cost and content
The EPC is the most visible part of the
EPBD. In several MSs, the EPC has become
one of the most‐discussed building
documents: EPCs should be easily

2 0 1 5
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Figure 7: Options
for selecting
recommendations;
based on national
reports 2014.

8

C E R T I F I C A T I O N



O V E R V I E W

A N D

O U T C O M E S

A U G U S T

2 0 1 5

affordable whilst providing a maximum of
specific information in order to meet
various expectations, resulting in a trade‐
off between cost and content. However,
it is clear that the EPC is first of all a
policy instrument and an information tool,
and it cannot be a substitute for other
detailed technical documents used in the
construction and real estate sector.

The trade‐off between cost and content
of recommendations for improving energy
efficiency, also came to the fore during
the discussion of certification methods for
multi‐unit residential buildings: there are
certification systems in place certifying
either individual apartments or whole
buildings, or allowing for both approaches
to be alternatively applied (see Figure 9).

The majority of MSs declare that the cost
for single‐family houses is between 100 €
and 400 € per EPC (see Figure 8). EPCs for
multi‐unit residential buildings cost more.
Several MSs provided information on EPC
cost for non‐residential buildings,
typically in the range of 1‐2 €/m2, and in
one country up to 5 €/m2. Information on
lump sums is around 1,500 € per non‐
residential building. The reasons behind
the variety of EPC costs are unclear and
should be explored. A country’s economic
strength does not seem to have a strong
influence on the EPC cost.

It is difficult to have a simple and
affordable certification method and at the
same time provide useful information for
both the whole building and each
apartment. The certification of an
individual building unit could provide
tailor‐made measurements for its
refurbishment, especially when there is
an individual heating system and the cost
of the EPC is borne by the owner.
However, it is difficult to provide
suggestions for measurements concerning
the whole building, e.g., roof insulation or
replacement of a common boiler. The
certification of the whole building, on the
other hand, provides recommendations for
the building envelope, and the heating
system and its costs are divided among
the owners. However, the energy
indicators relating to the whole building
can be different from the energy
indicators for single units, depending on
their location in the building. It would be
best to have a certificate for both the
building as well as for the individual
apartment, but this is considered to be
too expensive.

Figure 8: Cost of EPCs for single family homes, based on
national reports 2014.

EPC quality as a term is composed of
objective elements (e.g., correct
calculation according to standard
recommendations) and subjective
elements (e.g., users’ expectations
about the kind of information the EPC
provides or should provide).
Figure 9: Certification of apartments and blocks of apartments;
based on national reports 2014. Note: “Whole building” includes
also a whole building EPC valid for the individual apartments in a
specific building.

There is a clear trade‐off between the
demand for affordable EPCs on the one
hand and the manifold purposes the EPC
should or could serve on the other hand,
requiring technical accuracy and thus
more effort, resulting in higher EPC
cost. However, as the EPC lasts 10 years,
higher EPC cost might be acceptable and
worth the effort.
Across the EU, the EPC cost for a single‐
family house is typically between 100‐
400 €, and for a non‐residential building
between 1‐2 €/m2.
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3.3 Making the best use of EPCs
The EPC and its recommendations provide
information and advice to owners and
tenants of buildings on how to assess and
improve a building’s energy performance.
The EPC database delivers useful
information for energy‐related policy
assessment and development, such as for
reporting energy savings due to energy
efficiency measures carried out in the
building sector, or for launching
investment strategies for increased energy
efficiency standards in building
renovation.
Apart from EPC information stored in the
central database, EPCs can be used in
various other contexts, e.g., as adding the
EPC as a supporting document to the
national Green Building Council
assessment scheme (e.g., in The
Netherlands, Austria), using the EPC for
specific programmes (e.g., “fresh schools”
programme in The Netherlands), or as a
supporting document for subsidies
rewarding improved energy efficiency
(e.g., Cyprus, Austria).4
3.3.1 Examples of Member States
making use of EPC databases
MSs have set up EPC databases to monitor
EPBD implementation, to control the
energy certification process, and to collect
data on the building stock in order to
provide data for decision making.
Utilisation opportunities depend on how
access to the EPC database is regulated
and whether EPC information can be linked
with other data. Many MSs have chosen an
open access system to limited or selected
EPC information, while in other MSs access
is only possible for the authorities, or
granted to selected organisations, such as
research entities (see Figure 10).
The information extracted from the EPC
register can be useful to check if the energy
labels on the advertisements for buildings
offered for sale or rent are correct. An
automatic quality check during the uploading
of EPCs and their input data5 to the database
identifies common mistakes in EPC
calculation, and thus supports the adaptation
of training courses addressing energy
experts. Apart from specific purposes like
those explained above, another effective use
of the EPC database lies in combination with
[4]

[5]

other databases. For example, in Scotland
the local authorities need effective data on
the housing stock to plan their energy saving
programmes. They focus on areas with high
levels of fuel poverty. Reliable information
on buildings’ energy performance, in
combination with the data from other
relevant databases in these areas, enables
them to negotiate with energy suppliers
accordingly.

Figure 10: Public
access to EPC
databases, based
on results from the
IEE project
REQUEST2ACTION,
http://building
request.eu/
(2015).

3.3.2 EPC as a supporting
document for subsidies related
with energy efficiency
EPCs can be used as an objective evidence
of the quality of energy‐related renovation
of the final construction in order to engage
stakeholders in achieving the policy targets
for European energy and climate protection.
In the residential sector, the EPC is already
being used in many countries as a document
necessary to obtain financial support and
subsidies for increased energy efficiency. In
2015, EPCs are required in 10 countries as
eligibility for such schemes, most often both
before and after the renovation, but there
are also 11 countries with subsidy systems
that do not require an EPC. In this context,
EPC quality assurance plays a key role in a
growing number of MSs.
In the non‐residential building sector – both
commercial and public – because of lack of
awareness, information and motivation,
followed by lack of confidence in the return
of investment, energy efficiency has not yet
fully penetrated the market. In general,
public buildings should be exemplary for
private commercial buildings, although, in
fact, it is more difficult for them to access
financing. In the private sector, short
payback periods and the investor‐user

For more information see also www.buildup.eu/financingschemes and “Towards improved quality in energy efficient
buildings through better workers’ skills and effective enforcement  A view of the Concerted Action EPBD on Challenges
and Opportunities” at www.epbdca.eu/caoutcomes/20112015
More information on these aspects is available in the report “Compliance and control" of the EPBD in EU, available from
www.epbdca.eu
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dilemma still hinder investments in energy
efficiency. The life cycle cost approach is a
method for assessing the total cost of
facility ownership and a motivation to
convince investors constructing for their
own use. However, for wide application,
there are still open challenges, such as how
to take into account user requirements
changing over time, and how to deal with
lifetime of components and intensity of
maintenance in the calculation.6
To overcome the challenges of financing
energy efficiency measures in non‐
residential buildings, EPCs could become a
supporting tool, as has already happened in
some countries (e.g., The Netherlands).
However, in the commercial sector, the
EPC as an asset rating is often not regarded
as an investment grade instrument by
financing institutions. More information on
this topic is available in the report on the
Effectiveness of Support Initiatives,
available from www.epbd‐ca.eu.
The European Investment Bank (EIB) could
play a unique role in strengthening the
EPC as it is owned by the MSs and should
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support them to achieve the 20‐20‐20
targets. Projects would be eligible for
funding from the EIB only if there is proof
that they will result in a significant
amount of energy savings, CO2 savings, or
use of renewable energy. The EPC can be
used as proof, but at present it is not a
mandatory condition. If the EIB would also
explicitly require an EPC, this would help
to consolidate the position of the EPC.
Making the best use of the EPC occurs at
two levels: EPC data stored in the
central database can be used for policy
making and for complying with national
reporting obligations.
In case of public accessibility to parts of
the database, stakeholders in the real
estate and construction sector as well as
the general public can make use of EPC
information for their own purposes.
The EPC itself could be used not only for
obtaining a building permit, but also for
getting financial support for increased
energy efficiency.

4. Main outcomes

[6]
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Further information on LifeCycle Cost Analysis (LCCA): www.wbdg.org/resources/lcca.php,
https://ec.europa.eu/energy/intelligent/projects/en/projects/lccdata#results
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5. Lessons learned and
recommendations
The EPCs’ potential to create sustainable
awareness depends mainly on two aspects:
first, that an EPC is actually issued, and
second, that EPC indicators are correct, in
order to build trust in the EPC as a reliable
information tool. Thus, quality assurance and
user‐friendliness of the EPCs are crucial.
Display of an EPC in public buildings and
buildings frequently visited by the public is
also important, but there is still a long way
to go for most MSs to improve in this respect.
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The presence of energy indicators in the
media contributes to customers’
awareness of and demand for energy
efficient buildings. In this context, cases
have been seen where poor energy
indicators have been hidden in
advertisements, which sometimes include
creative solutions such as A (not yet
rated), C+ or D‐, which do not exist as
part of the national legislation but allow
the building performance to appear better
than it actually is. Such deviations might
concern honest errors, but they could also
happen intentionally, e.g., because

12
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studies show that buildings with good
energy performance sell or rent more
quickly. In order to prevent not just
mistakes but also fraud, some countries
(e.g., Portugal, Belgium and Ireland) have
developed mandatory or voluntary
guidelines on how energy‐related
information should be presented in the
media.
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The experiences of these countries show
how important it is to engage the
stakeholders, namely real estate agents
and their associations, but also print and
electronic media, in the process of
developing guidelines. This involvement
assures that guidelines will be accepted,
information is placed correctly, and
mistakes regarding energy labelling are
avoided.

The reliability of the EPC is crucial for its
acceptance. Calculating the EPC based on
actual building components and technical
systems data instead of using default input
values will result in a more realistic picture,
but may increase the cost of the EPC. While
data availability is good for new
construction projects, existing buildings lack
specific information for EPC calculation.
Instead of carrying out costly data
collection exercises, it is recommended to
further develop default values to arrive at
more realistic EPCs while keeping costs
modest. Combined EPCs consisting of asset
rating and operational rating represent a
cost‐efficient approach to provide realistic
information about the actual building
energy consumption. This is an essential
precondition for the recommendation of
cost‐effective renovation measures.

Concerning access to EPC databases, data
privacy issues are important in some
countries and must be dealt with with
care. However, accessing EPC databases
and making use of EPC data offers
interesting opportunities, which have to be
considered as well. Investment in building
renovation opens new opportunities for
new services. For this purpose, it could be
useful to provide at least limited access to
EPC databases because new services can
only be developed if comprehensive data
analysis is possible. This has triggered a
‘rethinking’ process in Denmark, and other
countries should also consider following
suit.

The EIB, which is owned by the MSs and
will support them in achieving the 20‐20‐
20 targets, should request EPCs as
mandatory proof for the projects that
they finance, before and after the
renovation, as the EPC indicates the
building‐related energy demand, CO2
emissions, and renewable energy use.
The EIB’s use of the EPC will contribute to
the EPC’s solid reputation and will also
provide an added incentive for MSs to
comply with the EPBD. The same principle
is already required by the EPBD for
national support of building renovation,
though not all MSs have fully applied this
requirement yet either.
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