OVERVIEW AND OUTCOMES

1. General information
The main objective of the Concerted
Action EPBD (CA EPBD) is to assist the EU
Member States (MS) transpose and
implement the recast Directive
(Directive 2010/31/EU) on the Energy
Performance of Buildings (EPBD),
published on the 19th of May 2010.
One of the topics dealt within this
context is the topic of ‘Certification’.
Certification refers mainly to the
following articles of the recast EPBD
that should have been transposed by MS
by the 9th of July 2012:
> article 11 ‘Energy Performance
Certificates’;
> article 12 ‘Issue of Energy Performance
Certificates’;
> article 13 ‘Display of Energy
Performance Certificates’.
According to the EPBD, EU MS shall ensure
that an Energy Performance Certificate
(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 owned by public authorities and
frequently visited by the public.
The following areas are addressed under
the topic ‘Certification’:
> the content of the certificate (layout
and information included, acceptance of
the certificate in the real estate sector,
use of the certificate data for
monitoring processes, etc.);
> the process of certification itself (e.g.,
software programmes, qualification

requirements for auditors and quality
assurance of certificates, modalities of
transferring and storing EPCs, publishing
of certificates, adaptation of the
certificates to accommodate new
minimum Energy Performance (EP)
requirements, especially concerning the
Nearly Zero-Energy Buildings (NZEB) and
the application of the cost-optimal
methodology);
> use of the certificate in publicity of
buildings offered for sale or rent.
This report about 'Certification' activities,
results and lessons learned, covers the
period 2011-2012.

2. Objectives
The EPBD aims at transforming the
building sector towards ambitious energy
efficiency standards and increase in
renewable energy use. In this respect, the
EPC has an important role because it
informs potential buyers and tenants
about the energy performance of a
building unit (for example, a flat or an
office) or an entire building, and allows
for comparing building units and
buildings. The EPC should influence the
decision of potential clients whether or
not to rent or buy a building or building
unit, and to provide the owner or tenant
with recommendations for its costeffective improvement to a better energy
efficiency class.
During the past few years, extensive
experience has been gained regarding the
use of the EPC, and strengths and
weaknesses of different approaches to
certification have been identified.
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The objective in the CA EPBD is to share
lessons learned, in order to benefit from
other good examples and to work together
on improving the weaknesses identified.
Over the years, many aspects of
certification have been dealt with. In the
period 2011-2012, the content of the
certificate, as well as the process of
certification have been the focus, always
with regard to the main objective of
influencing the demand for buildings with
excellent, energy efficient performance
and a high share of renewable energy use
on the one hand, and to influence building
owners to energetically refurbish their
buildings or building units on the other.
During this period, specific requirements
of the EPBD recast were especially
important, such as e.g., the requirements
of advertising and the timing of handing it
Figure 1:
EPC information in
advertisements in
Luxembourg.
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over, or the mandatory recommendations
for improving energy performance as part
of the EPC.

3. Activities under 'Certification'
3.1 Demand side actions

The EPC should create awareness
regarding the energy performance of a
building or building unit and finally lead
to increasing the demand for buildings
with an excellent energy performance. In
this regard, the following aspects are very
important: the use of EPC labels in
advertising, the role of real estate agents
(who are the first users of building
certificates on the real estate market),
the use of building certificates as a tool to
support finance (e.g., labelling/rating
related to incentive schemes) and the
requirements of the new voluntary EU
certification scheme for non-residential
buildings (including its layout).
3.1.1 Use of EPC labels in advertising
In reviewing the use of EPCs in advertising
across the EU MS, aspects of interest were:
>
>
>
>
>

Figure 2: EPC information in an advertisement in Poland.
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innovators and their early experiences;
the type of published energy indicators;
challenges during implementation;
reaction of consumers;
and differences between residential and
non-residential buildings.

The examples of EPC labels in advertising
provided by several MS showed that the
type of indicators and layout of scales and
energy classes influence what information
can be provided within an advertisement.
In addition to revealing the pros and cons
of energy classes and scales (more space
and colour print is needed, which
increases the costs of advertisements in
printed media but provides better
information for consumers) and distinct
numbers (cheap in advertisements but
hard to understand for customers), the
work resulted in the following findings:
> Rules for publication in different media
are useful because the additional
information on EPC indicators requires
more space which might increase the
costs of advertisements.
> It is better to provide more information on
the EPC together with the advertisement.
On websites, this is possible by clicking on
the EPC information.
> Introduce sanctions and prevent
falsification of information: falsification
might become an issue when the
information on the EPC influences the
price of a building or the time to sale.
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3.1.2 Real estate agents and the use of
EPC databases
It was explained in 3.1.1 that the type of
indicators and the layout of scales and
energy classes influence what information
can be provided within an advertisement.
Additional cost for advertising will arise
from additional space needed for
information on energy efficiency, and this
explains one of the advantages of an EPC
database, which can be used to
disseminate more information. Regardless
of whether there is a need for additional
information or not, the EPC database in
any case might be an appropriate source
of information for real estate agents.
In May 2012, 18 MS had implemented
central databases on national or regional
level. Access rights and data protection
issues are important topics when options
to make use of the stored data are under
discussion. Who can have access to
databases and to what extent differs
across MS, e.g., due to data protection
laws, but the topic is of interest to many
of them.
In connection with the use of information
and images on the energy efficiency class
(or similar information) in advertisements,
the prevention of fraud, and thus control
mechanisms, become an important issue.
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If control mechanisms are missing, real
estate agents could easily manipulate the
information they provide on the energy
efficiency of a building. Therefore, in
three countries (Belgium - Flemish Region,
Portugal and Ireland) successful
mechanisms to prevent fraud are in place.
There are regular controls comparing data
from the original EPC with the information
provided in advertisements. The real
estate agent and the owner of the
property are both responsible for the
accuracy of the information provided.
National or regional central databases of
Energy Performance Certificates enable
the implementation of control
mechanisms which are necessary to
prevent fraud and strengthen the trust
in the certificate.
3.1.3 EPC as supporting tool for
financing
A broad range of financial instruments is
in place and experience concerning
advantages of stipulating the need for an
EPC to access financing is available. In
some countries, financial mechanisms are
not linked with the EPC at all, although in
these countries the existence of an EPC is
generally considered positively. Success
factors highly depend on the implemented
schemes and are often based on the

Table 1: Examples of various situations regarding access of EPC databases in the Member States.
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specific experiences in the MS. For
instance, Austria has a long-term history
in requiring a better energy performance
than the building code prescribes as the
condition to receive financial support, for
building construction or renovation, that
is higher than that of an average
applicant. The EPC has to be submitted as
a proof, in order to be eligible for
receiving the increased amount of
funding.
In general, grants are the most popular
scheme in the MS, especially for
households, although different kinds of
loans and tax relief measures become more
important. The report on ‘Effectiveness of
Support Initiatives’ provides more details on
these instruments and financing in general.
The effective use of an Energy
Performance Certificate in
advertisements and as a supporting tool
for financing is very important to
increase the demand for energy efficient
buildings on the market.
3.1.4 EU voluntary certification scheme
for non-residential buildings
According to the recast EPBD, article
11.9, the European Commission shall
adopt a ‘voluntary common EU
certification scheme for the energy
performance of non-residential buildings’.
There are national voluntary building
certification systems in place in some EU
MS, which display the environmental
quality of a building, or even have
extended the scope towards assessing the
sustainability of a building (residential
and non-residential). Although these
systems are tailored to the national
construction and real estate industries,
consideration of the practical experience
gained with these systems was thought to
be useful in the context of the new
voluntary EU scheme. Therefore, lessons
learned were taken into account when
discussing potential features of the new
voluntary EU scheme, among others the
type of criteria, the level of detail, the
appropriate certification fees, and the
expectations of real estate companies
representing the users of such a
certificate. During discussion, it turned
out that there was a broad range of
opinions. However, there was some
agreement among CA participants that the
EU voluntary certification scheme should
be based on technical building details,
while certification costs should be
modest.
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3.2 Recommendations for improving
the energy performance of buildings
and building units

The EPC is, most of all, a communication
tool that informs owners or tenants how
their buildings perform, or can be
expected to perform. The
recommendations, which demonstrate the
building improvement potential,
represent a very important element of the
EPC, especially when it comes to energy
efficiency improvements, or to tapping
the full potential of energy savings in the
building stock. Under the recast EPBD,
recommendations must be an integral
part of the certificate.
There is a trade-off between standard
recommendations and tailor-made
recommendations: tailor-made
recommendations may be more effective,
but will also increase the cost of issuing
the EPC and increase the cost of
monitoring the implementation of
recommendations, while standard
recommendations may help to keep the
required effort low.
This trade-off was previously discussed in
2008-2009, resulting in the conclusion
that recommendations should be tailored
to the specific building.
In 2010-2011, the CA participants dealt
once again with the topic
recommendations, but this time from the
perspective of monitoring their uptake.
The Intelligent Energy Europe project
REQUEST1 has demonstrated how building
certificates can increase the uptake of
renovation measures, and its outcomes
were instrumental in highlighting the
challenges and options presented below.
3.2.1 Monitoring the implementation of
EPC recommendations
The monitoring of the implementation of
recommendations and their impact
assessment is crucial in order to obtain
insight into the success of implemented
certification schemes and measures, and
to quantify the savings achieved.
Monitoring can also be used as a tool for
reshaping the recommendations, or to
support financial instruments.
The lack of proper monitoring procedures is
definitely a constraint on the evaluation of
energy and financial savings and the
potential impact on reshaping policy
instruments, if there is little or no feedback
on the implementation of measures.

1 Renovation through Quality supply chains and Energy Performance Certification Standards (IEE/09/870),
www.building-request.eu
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At present, all MS are still at an early
stage of dealing with monitoring the
implementation of recommendations for
improving the building energy
performance. According to a 2012 survey,
only 3 countries monitor implementation
of recommendations on a regular basis.
MS widely agree that a central database
on implemented recommendations is the
essential foundation of a useful procedure
for monitoring the implementation of
recommendations. The entities that
manage the central registries of EPCs are
seen as the most appropriate to manage
the database of recommendations.
The few countries that monitor the
recommendations rely on feedback from
external sources. There is no link
established with a central database yet.
This finding correlates well with the fact
that electronic standard lists of
recommendations are not common
practice, either. However, standard lists
of recommendations will be important if
the monitoring system for the
implementation of EPC recommendations
is database-centred.
Monitoring of the implementation of
recommendations is crucial to keep
track on the actual improvements in
building energy performance, especially
in the building stock.
3.2.2 Standard lists of
recommendations and the appropriate
level of detail
Although electronic standard lists of
recommendations are not yet common
practice, MS widely agreed that standard
lists of recommendations are important to
support the procedure for monitoring and
controlling the implementation of
recommendations at low cost. In this
regard, the level of detail of the standard
lists is crucial to ensure monitoring at low
cost, but also to ensure that
recommendations address the actual
needs of a specific building.
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Regarding the level of detail, it is
important to distinguish between EPC
recommendations, which are provided on
a rather general level, and the detailed
energy audit. Standard recommendation
lists support the energy experts in giving
advice, but do not substitute a detailed
energy audit.
A database-centred approach with
standard lists of recommendations is
considered useful, but most Member
States are still at the beginning and
little experience is available.
3.3 Quality Assurance of EPCs and
certification mechanisms

Quality Assurance (QA) of EPCs is one of
the most important topics. It is broadly
accepted that a low quality of the
certificates will destroy the credibility of
the whole certification system. Also
insufficient quality will prevent the
certificates from being used as a basis for
funding, monitoring, etc.
There is a great variation in experience
with Quality Assurance mechanisms
among the Member States. There are a
number of countries with effective
operational examples.
3.3.1 Quality Assurance of individual EPCs
A central database can be seen as the
fundamental precondition to assure the
quality of specific EPCs. However, in some
countries there are problems with data
privacy issues preventing full advantage
to be taken of electronic data storage for
monitoring and quality checks.
Databases allow for automatic control
procedures to check each EPC during
upload into the database. Two questions
were discussed:
> how to define a sufficient level of detail
that allows detection of mistakes in a
specific EPC;
> which characteristics of the existing
database are considered as satisfactory.
Figure 3:
Type of
information
provided
in the EPC
recommendations
or in the
additional report.
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Figure 4: Example of a central database.
Regional database of Vorarlberg, Austria (www.eawz.at).
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scheme, others still struggle with defining
certain basic aspects.
3.4 Certification of blocks and flats of
blocks

In addition to the automatic control
procedure, on-site checks are important.
However, most MS have problems with
the on-site checks of existing buildings
due to the related personnel costs and
because building owners/tenants are not
obliged to grant access to their building.
An obvious challenge for almost all MS is
financing. In fact, the EPBD implementing
authority has to define who pays for the
initial investment, as well as the running
costs of the QA of EPCs, the latter not to
be underestimated. Nevertheless, there
are good examples of countries
overcoming this challenge.
Countries in the process of building up
their Quality Assurance (QA) schemes
can adapt effective operational
examples to national circumstances.
3.3.2 Quality Assurance scheme for
EPCs in general
The recast EPBD introduced the mandatory
independent control system (art. 18) with
the aim of getting a better quality of the
certificates and a more effective
implementation of the Directive. A quality
control system in which the quality of a
particular certificate is checked, is only
part of all possible QA mechanisms that
would lead to a high quality and
trustworthy certification system. If there is
a lack of quality in the system, possible QA
actions can address and improve (1)
training, (2) accreditation, (3)
development of method/procedure,(4) onsite inspection, (5) software use, (6)
delivery/content of the certificate, (7)
quality control, and (8) market response.
While some MS have several years of
experience with a comprehensive

In the period 2007-2010, it became
evident that there are two leading factors
that influence MS decision on whether
there is a certification of individual flats
or certification of the whole multi-unit
residential buildings: the use of asset or
operational rating, and the distribution of
individual and common heating systems.
The main finding was that there is a
trade-off between providing useful
information about the building and
individual flats and the costs of the EPC.
There are advantages and disadvantages
connected with both options, such that an
optimum solution might be to have both
approaches implemented and have one
certificate for the whole building and
another one for each individual flat.1
Lessons after 3 years
In the present day way-of-thinking, it can
be concluded that this situation has barely
changed since then. Advantages and
disadvantages of both types of
certification systems for multi-unit
residential buildings are still valid, but
there is little evidence that MS will make
both options mandatory, as this means
additional costs. However, when
comparing to the situation in 2007, it
seems that a significant number of MS
now allows both options of certificates.
Depending on the ownership structure
(one common owner or many individual
owners), technical systems, energy billing
method and type of rating system, the
more appropriate solution can be chosen.
A pattern which can be observed is that a
common EPC is provided for new
buildings. There is the tendency that
existing buildings that undergo major
renovation also receive a common EPC,
while an individual EPC is provided at sale
or rent of individual flats. If both options
are possible, new challenges arise. One
example is which EPC should be used for
sale or rent if both a common and an
individual EPC exist and they have
different labels.
Advantages and disadvantages of two
types (individual or common) of
certification systems for multi-unit
residential buildings are clearly
established, and several Member States
allow both types.

1 For a complete discussion on this topic, please read the corresponding section in the CA EPBD
Book of 2010 national reports.
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4. Main outcomes of 'Certification'
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5. Lessons learned and
recommendations
Database-centred systems are the
precondition for managing energy
performance certification schemes
effectively in terms of effort and cost.
They allow for data transparency and
fraud prevention, while supporting
Quality Assurance (QA) mechanisms and
constant improvement processes, which
are essential to strengthen consumers’
trust in the Energy Performance
Certificate (EPC).
Database-centred systems are also
important for monitoring the
implementation of recommendations.
Standard lists of recommendations can
support the monitoring process
effectively. However, it must be
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considered that systems should be
compatible with building-specific energy
audits, taking into account that EPC
recommendations cannot substitute
detailed building specific energy audits.
Among other stakeholders, real estate
agents play an important role in
strengthening the role of the EPC on the
market. However, only few countries have
so far extended the access of databases of
certificates to other stakeholders than
administrative staff and qualified experts.
Therefore, there is still a vast potential to
make use of information provided in the
certificates.
The impact on market transformation is
still hard to assess due to lack of
information. Nevertheless, it will be
necessary to address this issue in the
coming years.
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