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1. Introduction
According to the Energy Performance of Buildings Directive (EPBD - Directive 2010/31/EU), Member States
(MSs) must implement mandatory certification of new and existing buildings, along with periodic
certification of public buildings. The certification process results in the Energy Performance Certificate
(EPC) presenting the core information about the energy-related building quality.
The EPC comprises the energy efficiency scale, selected energy indicators calculated based on the
adopted calculation methodology, general information about the building (e.g., location and climate), and
an extensive attachment with comprehensive information about the building in terms of components and
energy systems, including recommendations on how to improve the building’s energy efficiency.
Energy indicators are displayed both as quantitative values (e.g., in kWh/m2.year) and as rating results
(e.g., A, B, C and so on), thus allowing the easy comparison between buildings in terms of energy
performance. Figure 1 below shows the Austrian example.
Figure 1: Primary energy building rating scale in Austria (according to OIB-Guideline 6, 2011).
MOST EFFICIENT
≤ 60 kWh/m²year
≤ 70 kWh/m² year
≤ 80 kWh/m² year
≤ 160 kWh/m² year
≤ 220 kWh/m² year
≤ 280 kWh/m² year
≤ 340 kWh/m² year
≤ 400 kWh/m² year
> 400 kWh/m² year

The building energy rating is an indication of the energy
performance of a residential unit (house or apartment).
The rating shown in the left column covers energy use for
space heating, water heating, ventilation and lighting,
calculated on the basis of standard occupancy. It is
expressed as primary energy use per unit floor area per
year (kWh/m2.year).
A-rated buildings are the most energy efficient and tend
to have the lowest energy bill.

LEAST EFFICIENT
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Furthermore, MSs are required to ensure that the energy performance indicator of the EPC of buildings or
building units having an EPC and being offered for sale or rent is stated in advertisements in commercial
media (see examples in Figure 2).
Through the EPC, the EPBD aims at creating awareness for the energy efficiency of buildings by making
relevant information publicly available and allowing the comparison of the energy-related quality of
buildings.
The relevant articles of the EPBD are as follows:


Article 11: Energy performance certificates;



Article 12: Issue of energy performance certificates;



Article 13: Display of energy performance certificates;



Article 18: Independent control system.

These articles serve the overall objective of the EPBD, which is to contribute to the transformation of the
real estate market towards increased energy efficiency in buildings. Therefore, this paper’s angle of
approach is how to make the best use of the EPC and the detailed information enclosed in the document,
in order to make a contribution to achieving the goal of increased energy efficiency in buildings.
To this end, the following chapters present specific major lessons (best practices) learned during the EPBD
Concerted Action, addressing the following issues:


EPCs as an instrument supporting market transformation.



High quality of EPCs as a precondition for market acceptance.



EPC-database as a core element for making use of EPCs.



Making the best use of EPC indicators in advertisements.

2. EPCs as an instrument supporting market transformation
EPCs contribute to creating awareness on energy efficiency in buildings and thus to market
transformation, by providing energy-related building information in various ways:


The EPC as an information tool for potential buyers or renters.



Display of the EPC in public buildings (occupied by public authorities and/or frequently visited by
the public).



Publication of EPC indicators in commercial media when selling or renting a building or building
unit.

Due to widespread visibility, the publication of the energy performance indicator of a building or
building unit in commercial media advertisements has a key role in market transformation (for more
information on good practice examples see chapter 5). The publication of energy performance indicators
in advertisements for selling or renting out buildings or building units was optional before 2010. Since the
entry into force of the Directive 2010/31/EU, this publication has become mandatory. This change was
essential to achieve a critical mass for the market to adopt the presentation of the EPC/energy indicators
in real estate advertisements as a “business as usual” case, thus raising awareness on the energy
performance of buildings among potential buyers.
However, the requirements stipulated in the EPBD have a substantial impact on the daily practice of the
real estate sector that must adopt new procedures and acquire new knowledge in order to extend the
professional profile and to comply with new regulations. In such a situation, it is not unusual for
professional associations and lobbies in general to start looking for a loophole that delays the process in
order to protect their members from being affected by the new regulations. In certain MSs this is exactly
what has happened: the phrasing “… the energy performance indicator of the energy performance
certificate (EPC) of buildings or building units having an EPC and being offered for sale or for rent”
turned out to be ambiguous because certain MSs are interpreting this as a way out of placing the energy
indicator in the advertising. According to their interpretation, advertisements may not include any energy
indicator if no EPC has been issued yet for that building or building unit.
This discussion may be confusing but is not harmful. Any change in the framework conditions usually
provides new opportunities for innovators and early adopters. Those market players adapting early will
have a competitive edge over companies trying to stick to the well-known but outworn procedures.
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Figure 2: Publication of energy performance indicators in advertisements: examples from Luxemburg and
Portugal.
Example from Luxemburg

Example from Portugal

By contrast, the success achieved by making the statement of energy indicators in advertisements in
commercial media mandatory is still pending as regards the mandatory display of energy performance
certificates in public buildings. A survey among MSs showed that in many countries the display of EPCs in
public buildings is lagging behind, often due to the unclear terminology of the EPBD and subsequently due
to the lack of ground rules for checking compliance. Although certain countries have taken a leading role in
exemplary implementation, more clarity in the next revision of the EPBD might be useful.
In addition, room for improvement has been identified also regarding the use of the EPC as an information
tool for interested buyers and renters. According to consumer research, in certain countries, it is difficult
for potential buyers and renters to access relevant energy efficiency information in the EPC. As a result, the
EPC is often not being taken into account by interested buyers and renters when deciding about a specific
building or building unit. Certain MSs, e.g. Portugal or the regions of England and Wales, have undertaken
considerable efforts in making the EPC more user-friendly, resulting in less and shorter technical
documents that present the requested information in an easily understandable way. This may be helpful in
using building-related energy efficiency information during the decision-making process prior to the
transaction.
From awareness creation to market transformation
Recent discussions with experts from different MSs participating in the EPBD Concerted Action indicate
that the information on energy performance in the EPC has already affected the price of buildings and/or
the time of sale. In specific, it has been observed that buildings with better energy performance are being
sold faster, and that there is a price premium compared to buildings with worse energy indicators in their
respective EPC.
These observations are also in line with the results of a comprehensive Dutch study, carried out in 2009,
to investigate the impact of the EPC on selling prices and selling time. Brounen, Kok and Menne1 analysed

1

Dirk Brounen, Nils Kok, Jaco Menne. Energy Performance Certification in the Housing Market. April
2009.http://www.dgbc.nl/content/energy-performance-certification-housing-market (2015-03-23); 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: http://www.tias.edu/en/knowledgeareas/area/realestate/article/energy-label-most-popular-in-non-urban-areas (2015-03-23).
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the adoption and the effects of energy performance certification “using the Netherlands as a laboratory”,
whereby they identified a sample of 18,000 houses with an EPC from a unique dataset of more than
100,000 houses transacted in 2008. The results show that the initial lack of transparency in labelling
practices, combined with the weak legislation regarding the EPC at that time, could have hindered a
complete uptake by the market. This has led to the label being higher in demand in less competitive
regions and for houses which are more difficult to be sold. However, according to the authors, the results
clearly indicate the importance of the EPC in affecting market values. The latter has been confirmed also
by more recent work based on the initial study cited above2.
However, information about the building energy performance in the EPC as well as related information
published in advertisements can only be important, of course, if the public considers the information
trustworthy and uses it when choosing the building to buy or rent. Thus, it is essential to convince the
public that the energy rating is absolutely reliable.
In 2011, the Climate Policy Initiative (CPI) published a study on the effectiveness of EPCs in Germany. As
its main research methodology, the paper analysed the responses to a web-based survey of 662 resident
owners who have purchased an existing house since January 2009. The survey was held in July 2010.
According to this survey, purchasers understand the information, but often do not trust or remember it.
Most respondents indicated that they find the information in the EPC understandable. Yet, only a fraction
remembered correctly the information of the EPC and only 44% of respondents found the EPC
trustworthy3.
Therefore, in order to establish and maintain trust in the EPC, it is of utmost importance to set up an
effective quality assurance scheme, publish information about the serious efforts made and finally to
convince the public of the reliability of EPCs. The publication of the energy rating in the advertising is not
an occasional activity, but must be part of a well-planned information and awareness campaign.

3. High quality of EPCs as a precondition for market
acceptance
The high quality of EPCs is a prerequisite for the real estate market to accept the EPCs. EPCs must provide
reliable information so as to be well received by the target audience and to maintain a good reputation in
the public. Therefore, it is a precondition to have an appropriate quality assurance system in place in
order to produce high-quality EPCs and finally to achieve the intended impact on the building sector.
Issuing the EPC is the last step of a comprehensive process. Thus, several factors determine the quality of
final results, which are the EPC and the presentation of its energy indicator in commercial media.
According to discussions held with experts from MSs participating in the EPBD Concerted Action, the
following factors are the most important with regard to the quality of the EPC:


The qualification of energy experts calculating EPCs: The award of permits to experts for EPC
calculation can be tied to specific professions, while licences required for performing EPC
calculations can be tied to specific courses and successful examination. In the first case, a proof
of qualification (e.g., university degree, course examination and years of practical experience)
has to be submitted to the competent authority. Defined professions are granted permits for EPC
calculation and no additional proof of qualification is required. In the second case, the necessary
prequalification is defined (e.g., type of university degree, years of practical experience),
specifying additionally which courses have to be attended in order for professionals to be
authorised to calculate and issue the EPCs. In certain MSs the permit may even depend on the
building type, that is, an expert authorised to deal with residential buildings is not necessarily
allowed to work on non-residential buildings. Looking at the technical differences between
simple, small residential buildings and complex, large office buildings, it is evident that there is
a higher probability of quality problems in the first case (general permit based on a degree) than
in the second case (specific training and examination by building type).



The methodology used in data collection: EPC calculations can be performed based on default
data and a number of building-specific data, or can be entirely based on specific building data

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 Hermann Amecke. The effectiveness of Energy Performance Certificates – Evidence from Germany. Berlin: DIW. CPI Report, 26
August 2011. http://climatepolicyinitiative.org/wp-content/uploads/2011/12/Effectiveness-of-Energy-Performance-Certificates.pdf
(2015-03-23).
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collected during an on-site visit. In fact, it is possible to issue an EPC in certain MSs without ever
having visited the building. While this approach might be low-cost, it may result in an EPC of
questionable quality. The other option (specific building data collected during an on-site visit)
might be more expensive, but it will produce a reliable result. The method to be used for the onsite data collection will influence the cost and quality of the EPC as well. Templates for data
collection, representing the input data that are needed in order to run the calculation tool and
complemented with explanatory notes, can help to avoid errors, thus contributing to ensuring
the reliability of the EPC.


The quality of the software used for EPC calculations: Quality issues relating to the software
are to be found in two respects. First of all, there is a concern regarding the definition of the
required input data: if the input data are not clearly specified, a range of interpretation will
remain and, on top of unintentional mistakes, it will even be possible to manipulate calculations
in order to come up to the desired indicator values. Secondly, the implementation of the
calculation methodology as a software tool can lead to different results in terms of calculated
indicator values, depending on the knowledge and accuracy of the team developing the
software, and depending also on the budget available for this task. In certain MSs, there are
several commercially available software tools to be used for EPC calculations as long as they
comply with the prescribed calculation methodology. Other MSs issue one specific software
calculation tool only, which is then mandatory for all EPC calculations. It will be more difficult
to ensure the quality of software tools in the first case (several independent tools) than in the
second case (one nationally prescribed tool).



The quality control procedure to detect mistakes in calculations and in production of EPCs in
general: This procedure can comprise several levels, starting with defining the range of allowed
values for specific input data categories, implementing automatic checks to detect mistakes
during the upload of EPCs in the EPC database, identifying the experts who repeatedly upload
incorrect EPCs, sending them back to training to improve their knowledge or imposing sanctions
and, in the end, disqualifying those experts who do not comply with the requirements.



The commitment of real estate agents to using energy indicators for informing clients in a
useful manner: If the EPC is available, real estate agents must place energy indicators in
advertisements in commercial media. The way of presenting this information deeply affects how
it will be received by potential clients. In most MSs, it is recommended that one or more energy
indicators have to be published in the media, but the way this has to be done is not specified.
Only certain countries, e.g., Ireland and Portugal, provide specific and detailed guidelines for
the way the EPC should be presented. The objective is to make the information easily accessible
and visible (facilitating the information role of the EPC) while at the same time not intruding
into the work of real estate business.

These factors are reflected in MSs’ EPC schemes, which consist of several steps, all of them being subject
to quality assurance, ensuring the continuous improvement of the entire process and of single elements
alike. As explained in the paragraphs above, there are in each step various options and related advantages
and disadvantages which have to be considered and balanced against each other.
The elements of MSs’ EPC schemes are the following:


development of an overall methodology/procedure;



delivery/content of the certificate;



development of calculation tools;



use of software;



training of experts;



accreditation of experts;



on-site visit and data collection;



quality control and quality assurance;



market response.

Quality assurance is the set of actions performed or implemented within the EPC scheme to achieve a
high-quality result. Moreover, quality assurance addresses the entire process. It is a great challenge to
find the right balance between investment in quality assurance and appropriate quality of EPCs, in order
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to establish an economically feasible system that would result in EPCs with a good reputation and thus a
high degree of acceptance in the market.
The choice of options depends on the existing infrastructure, as well as on the social environment.
Approaches which are acceptable in one country might not be feasible in another. Overall, solutions must
be cost-effective, but the specific answers might differ from country to country, or even regionally. In any
case, the central EPC database is the core element of an effective quality assurance scheme as it
facilitates administration, in general, but also quality control procedures, e.g., the detection of mistakes
in EPCs by means of automatic checks, the detection of energy experts uploading faulty or incomplete
EPCs, and the selection of samples to be checked in detail.
The following examples highlight the reality of having different country- or region-specific options by
presenting two different good approaches on how to deal with quality assurance of EPCs:
Approach 1: Top-down control by the responsible authority
The Flemish Energy Agency (VEA) checks the compliance of three items: the availability of an EPC
when a house is for rent or sale, the placement and the correctness of the energy score in the
relevant advertisement, and lastly the quality of the EPC. All certificates are collected in a central
EPC database to which also notaries have access and thus can see the certificates.
Approach 2: Bottom-up control by clients
In addition to top-down control, it can be also effective to apply bottom-up control by clients or
members of the public. In the UK, a big part of the EPC register is publicly accessible. Clients and
members of the public (e.g., prospective buyers/tenants) may access the register to check whether
the information provided in the EPC or in the advertisement is correct or not. Anyone detecting a
mistake can raise his/her concerns with the EPC register operator, the energy assessor who
produced the EPC, the Accreditation Scheme that accredited the energy assessor, or the competent
enforcement authorities.
In contrast to quality assurance, quality control is the process in which the quality of a single EPC or a
single calculation of the energy performance of a building or building unit is checked. Thus, quality
control is part of the quality assurance scheme. Article 18 and Annex III of the EPBD set out certain
requirements regarding the mandatory quality control scheme that MSs must apply at the national or
regional level.
The training of experts and the specific quality control procedures are presented in another report, and
therefore will not be discussed in detail here. This paper addresses only the quality assurance directly
related to the publication and availability of the energy indicator in commercial media, namely the last
step in the overall quality assurance scheme.

4. EPC-databases as a core element for making use of EPCs
The central EPC database is one of the core elements of the EPC quality assurance scheme and is also
crucial in making the best use of the EPC and the data included.
A user-friendly database with integrated control mechanisms (e.g., automatic check by the calculation
tool during EPC upload into the database) supports the assessors and the owners in issuing EPCs with fewer
mistakes. Furthermore, it can serve as a source of information (both qualitative and quantitative) for
policy development, monitoring and evaluation. It can also help governments to design funding and other
schemes for building refurbishment and to define the baseline of building performance for the further
development of regulations.
The on-going EU-funded project REQUEST 2 ACTION (http://building-request.eu/) has explored several
options of how to make use of EPC-databases:


Italy: Tracking of refurbishment activities in Lombardy EPC-database.



Austria: Monitoring of refurbishment rates linked to a regional EPC-database.



Portugal: New approaches to engaging owners in retrofit so as to better track refurbishment.



The Netherlands: Comparison of EPC data with actual energy consumption.



Slovakia: Municipalities using local data to plan retrofit strategies.



The UK: Pilot of using EPC data by private sector market actors.
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Opportunities for utilisation depend on how access to the EPC-database is regulated and whether EPC
information can be linked to other data, e.g., statistical data on income, employment and specific data
related to the building sector. There are MSs which provide open access to selected EPC information,
while in other countries access is limited to the authorities and granted upon approval for selected
organisations, e.g., research entities.
If parts of the EPC database are publicly accessible, the EPC database will play an essential role in
facilitating the dissemination of energy-related information in the real estate market. The EPC database
can be an appropriate source of information for real estate agents provided that it is public or, at least,
that access is granted to real estate agents and potential buyers or renters. Experience in the UK and
Ireland shows that a transparent and at least partially publicly accessible EPC database also helps to
prevent fraud, as misleading information may become an issue: a better energy rating would lead to
higher prices and, thus, owners may be tempted to advertise a higher level of performance than the
actual one.
The advantages of a partially accessible to the public EPC database are as follows:


The information that real estate agents need for advertisements is easily available to them.



More information on building energy performance going beyond the mandatory publication of
energy indicators can be extracted from the database and published in electronic media at lowcost.



Online advertisements could even be linked to the public EPC database, thus allowing the
download of the full EPC.



Advertisements providing the number of the EPC allow the client to find the EPC on the public
database and compare the information in the advertisement with the actual EPC.

Up until now, only a few MSs have made this information available.

5. Making the best use of EPC indicators in advertisements
5.1 General principles
Guidelines for the use of EPC data in advertisements have been developed in certain countries and in
collaboration with stakeholders from the real estate sector, with the aim to facilitate the use of the EPC
information in advertisements. It is well-known that media advertising space is expensive and the
requirements laid down in the guidelines should take this into consideration. The most important EPC
information should be included in a simple way without using too many characters, in order to keep the
used space at an acceptable low level. This approach of presenting information in a simple and clear way
will also support real estate agents in their efforts to advise their clients and make it easier for clients to
understand better.
The guidelines for the publication of EPC information include artwork files exemplifying how the
prescribed content should look like in print media but also in online media, on computer screens as well as
on mobile phones:


motifs, colours and typeface;



size, clearance zone and background;



co-location with other branding.

Different possibilities are offered by printed and on-line advertisement. In contrast to print media where
space is expensive, online advertising offers the opportunity to provide detailed information on building
energy performance, although this information might not appear in the listing view because it is the most
expensive space to buy. However, the placement of links allows easy access to detailed information on
building energy efficiency. Guidelines explain how to exploit the possibilities of specific options, taking
into account cost efficiency and quality of the delivered information.
The next paragraphs present case-studies from Ireland and Portugal for printed media, and Belgium for
on-line media, to illustrate how selected MSs have dealt with the challenge of securing the effective
presentation of EPC information in the media.
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5.2 Case-studies
In Ireland, the relevant guidelines are mandatory4. They are designed to ensure that the energy
information is displayed visibly, thus preventing the energy information and label from being placed
somewhere hidden in a corner in the advertisement. The need to set clear requirements, not allowing
alternative options/interpretations on how to show the energy label was clear from the very beginning. The
Irish “BER Advertising Requirements Guidelines” have been developed by the Sustainable Energy Authority
of Ireland (SEAI) in cooperation with real estate agents and show how building energy rating details would
be conveyed in property sale and rental advertisements, e.g., in newspapers, radio and leaflets. These
guidelines were first published in December 2012 and are being regularly updated5 since. The next table
shows an overview of Building Energy Ratings BER – The Irish designation for an EPC) advertising
requirements according to the SEAI Guidelines.
Table 1: Overview of BER advertising requirements.
BER Motif

BER Written Details / Spoken Details

BER Alphanumeric
Rating Motif

BER Alphanumeric
Rating

Mandatory

Not required

BER Number (BER
nine-digit
number)
BER
No.123456789
Mandatory

Not required

Mandatory

Mandatory

Not required

Mandatory
Option 1. Where
sign is customised
to include property
specific details
Mandatory

Mandatory
Option 2. Where
sign is customised
to include property
specific details
Not required

Mandatory
Not required

Mandatory
Not required

Not required

Not required

Not applicable
Mandatory
Mandatory
Mandatory
Mandatory

Mandatory
Not required
Not required
Mandatory
Mandatory

Not required
Not required
Not required
Mandatory
Mandatory

Not required
Not required
Not required
Mandatory
Mandatory

Not required

Mandatory

Not required

Not required

Not required

Mandatory

Mandatory

Mandatory

Not required

Mandatory

Not required

Not required

Mandatory

Not required

Not required

Not required

Example
Newspaper, Magazine Display
Advertisements
Newspaper, Magazine Text
Advertisements (small ads)
Brochure, leaflet
Advertising Notice: Sale /
Rental Display Board

Advertising Notice: Conventional Advertising Poster
Radio
Television
Internet Property Index Page
Internet Details Page
Direct Mail - Print and
Electronic
Mobile/Tablet App Property
Index Page
Mobile/Tablet App Property
Details Page
Estate Agent Listing, Brochure
or Advertisement (Text Only)
Estate Agent Listing, Brochure
or Advertisement (With
Images)

A1

Energy
Performance
Indicator (EPI)
123 kWh/m2.year
Not required

Source: SEAI Sustainable Energy Authority of Ireland: BER Advertising Requirements Guidelines, Issue 2. May 2013.
4
5

http://www.seai.ie/Your_Building/BER/Advertising_of_BER/BER-Advertising-Guidelines- Issue-2-.pdf (2015-03-23).
SEAI Sustainable Energy Authority of Ireland: BER Advertising Requirements Guidelines, Issue 1. December 2012, Issue 2. May
2013 (2014-08-29).
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Figures 3 and 4 illustrate how these requirements are implemented in advertisements published in
newspapers and television in Ireland.
Figure 3: Examples of advertisements in newspapers.
Rated building with EPC

Building exempt from EPC obligation

Source: SEAI Sustainable Energy Authority of Ireland: BER Advertising Requirements Guidelines, Issue 2. May 2013.

There are different requirements depending on the type of media and the layout, providing alternative
options, which could be applied to a specific case. The more detailed the advertisement itself is, the more
detailed the energy-related information required in it should be as well.
Among others, there is a specification on how to define the frame, so that the content of the energy
information does not merge with other content and can be easily identified.
Figure 4: Example of advertisements in television and related specifications.

Source: SEAI Sustainable Energy Authority of Ireland: BER Advertising Requirements Guidelines, Issue 2. May 2013.
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In Portugal, the “Manual de Normas Gráficas”6 has been developed by the Portuguese Energy Agency
ADENE in cooperation with real estate agents. Portugal based its guidelines on the Irish model (see
previous case) and adapted it to Portuguese conditions.
Figure 5: Excerpt of Portuguese BER Guidelines showing the colour code and other specifications for
energy classes A and B.

In contrast to Ireland, where the guidelines are mandatory, Portugal follows a voluntary approach.
Additional services are offered in order to motivate real estate agents to use the material provided:


ADENE operates a public part of the EPC-database as a service- oriented one-stop shop, providing
the building-related information needed to advertise a building: based on the unique number of
the EPC, a real estate agent will get authentic building data from the database. Real estate agents
type the EPC number of the building unit into the accessible part of the EPC database and get
access to all relevant information (including statistical data) they need for selling or renting out a
building. Conversely, the real estate agent making use of the system returns relevant information
on the transaction and, if applicable, on the effective implementation of identified
recommendations cited in the EPC.



Many real estate agents are franchise companies and depend on the rules of the mother
company. Therefore, ADENE is also in contact and discussion with the mother companies in order
to facilitate the widespread application of the manual.

Belgium makes extensive use of on-line advertising. With just two clicks (first click from the listing view on
detailed description, second click on the button “Energy”) detailed information on building energy
efficiency is presented (at this second level the space is of lower cost and more information can be added).
The next figure shows an example from the Immoweb platform.

6

ADENE: “Manual de Normas Gráficas. Classe Energética do Imóvel”.
http://www.adene.pt/sites/default/files/normas_classe_energetica.pdf (2015-03-23).
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Figure 6: Publication of energy performance indicators in advertisements: example from Belgium.

Source: http://www.immoweb.be/en/ (2014-08-29)

5.3 Success factors for developing guidelines
Now is the right time to develop guidelines because the publication of energy indicators is mandatory, and
as a consequence, the number of advertisements with energy-related information has increased.
The need for guidelines is demonstrated by examples showing that energy indicators are not always
displayed in an acceptable and readable manner. In addition, ‘creative’, incorrect energy indicators have
arisen, e.g., A (not yet rated), or C++, trying to present the building or building unit in a more favourable
way than reality. This is a reaction to the evident fact that buildings with an A or B rating are sold and
rented faster, clearly showing the impact of the energy rating on the revenue.
This trend of hiding unfavourable energy indicators and adapting them in a flexible way to make them
look better is counterproductive and confusing and should therefore be banned from the start.
In this regard, the example of Ireland is a best practice case on how to deal with this challenge.
Success factors for the development of guidelines are as follows:


collaboration with stakeholders, i.e., real estate agents and their associations, but also print and
electronic media as well as search engine operators;



starting the process by drafting a document which can be discussed with stakeholders;



planning the budget for the activity: the development of guidelines can be financed from energy
performance certification fees;



taking into account that media space is expensive and keeping the advertising cost low is a key
issue for guidelines.
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6. Conclusions
Existing studies show that so far, energy efficiency has not been among the most important considerations
when purchasing or renting a building or a building unit7 Therefore, it is crucial to include ambitious
energy standards into the building codes in order to create the same level of obligation for everyone. At
the same time, it is of utmost importance to publicise the energy-related building quality in order to
prompt competition among seemingly similar buildings, having, however, different energy performance.
It is expected that clients will be receptive to easily accessible information on building energy
performance, thus becoming interested in the energy-related characteristics of the buildings they consider
for rent or purchase. Interaction between clients asking for additional information on energy-related
building features, and real estate agents being obliged to publish the energy performance characteristics
of the buildings they want to rent out or sell, should spark dynamism in the market. Such a development
should contribute to the increase of the market demand for energy efficient buildings and, finally, to the
transformation of the real estate market as a whole.
To this end, guidelines for publicising energy-related information in the media are important, and so is a
publicly accessible EPC database as a source of information for real estate agents. With reference to data
privacy concerns prevailing in many MSs, a possible solution may be to make a limited online version of
the EPC database available to the public. Real estate agents and other professionals using the EPC could
easily access the information they need, as could also clients (e.g., prospective buyers and tenants), thus
resulting in increasing awareness of energy efficiency of buildings.
But, above all, information on building energy performance featured in advertisements can only be
important if the public believes and trusts in it, and hence uses it when choosing a building to buy or rent.
It is therefore essential to also convince the public that the energy rating is absolutely reliable. MSs must
thus also advertise the quality assurance procedures they have put in place to safeguard that the
information included in the EPCs is reliable, and manifest that experts issuing low-quality EPCs are subject
to retraining, sanctions or even disqualification.
More information may be found in the regularly published CA EPBD books “Implementing the Energy
Performance of Buildings Directive (EPBD) – Featuring country reports” at http://www.epbd-ca.eu/.

The sole responsibility for the content of this report lies with the authors. It does not necessarily reflect the opinion
of the European Union. Neither the EASME nor the European Commission are responsible for any use that may be
made of the information contained therein.
More details on the IEE Programme can be found at
ec.europa.eu/energy/intelligent
This report can be downloaded from
www.epbd-ca.eu and also from www.buildup.eu
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