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Introduction to the views of ACE

The Association for the Conservation of Energy is a lobbying, campaigning and policy research
organisation, and has worked in the field of energy efficiency since 1981. Our lobbying and
campaigning work represents the interests of our membership: major manufacturers and
distributors of energy saving equipment in the United Kingdom. Our policy research is funded
independently, and is focused on three key themes: policies and programmes to encourage
increased energy efficiency; the environmental, social and economic benefits of increased
energy efficiency; and organisational roles in the process of implementing energy efficiency

policy.
We welcome this opportunity to respond to this consultation.

For further information please contact:
Louise Sunderland

Researcher

Association for the Conservation of Energy
Westgate House, 2a Prebend Street
London N1 8PT

(020) 7359 8000

louise@ukace.org

www.ukace.org

Introduction to the views of Friends of the Earth

Friends of the Earth is a campaigning charity. Our campaigns change the world by changing
politics, because to make real and lasting changes we need governments to act on our behalf.

We' ' re the only organi s atng mdple iwtaling mlitidgaladtion f oc u s
together to solve the environmental problems we all face.
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We campaign at all levels of politics — in communities, nationally and internationally. We
research practical and fair ways to solve environmental problems, then work with supporters
to put pressure on politicians and build alliances that rally more voices behind our demands for
change.

Campaigning with our supporters and volunteers in this way has achieved real change —

i ncluding the wo pallydihdhg lifnits bnsgteenHowsengas tndssiosseWe | e
have campaigned to promote energy efficiency in homes and eliminate fuel poverty for over a
decade.

We have more than 230 voluntary groups campaigning in communities across England, Wales

and NorthernIr e | and. We' ' re part of a unique gl obal
organisations — Friends of the Earth International — that brings together more than 2 million

supporters worldwide.

We aim to tackle climate c hainggsée oarregbnoniicat ur e’ s
system respects natural limits, that those that cause environmental damage are held to

account in the courts, and that affected communities are equipped to defend their right to a

healthy environment.

For further information please contact:
Dave Timms

UK Climate and Energy Campaigner
Friends of the Earth

26-28 Underwood Street

London, N1 7JQ

Phone: 020 7490 1555

mailto:dave.timms@foe.co.uk
www.foe.co.uk
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Introduction

e ACE and Friends of the Earth welcome this consultation on improving the delivery of
Energy Performance Certificates (EPCs) and Display Energy Certificates (DECs) through
broadening the range of properties they reach and by improving the ways in which
they are delivered to prospective purchasers and tenants. We congratulate the
Department on the proposals and trusts they will be implemented swiftly.

e We also welcome the strong moves that Government is taking to provide access to
relevant organisations and authorities to the growing building stock database created
by the logging of EPCs, and to provide access by the public to information on public
building DECs in a transparent way.

e The consultation does not however address three fundamental points that we believe
are of central importance to ensuring that this vital policy, which will be instrumental
to future building energy efficiency policies, is effective.

0 Firstly, the consultation does not address the growing concerns that quality
assurance in the EPC market in all sectors is woefully lacking. We have
significant anecdotal evidence from householders and industry professionals
that EPCs in the domestic sector are not being assessed consistently, leading
to variations in assessments delivered by different assessors. Any lack of
consistency will undermine the purpose of the EPC, which is to give a like-for-
like comparison to the potential buyer or tenant of a property. Lack of
consistency will also open up the EPC assessment process to abuse. As
property sale or rental value is increasingly influenced by the energy
performance of the building, the EPC Grade given by the assessor will acquire
a value. It i s easy to see this value of
or less than truthful assessments. We strongly urge the Department for
Communities and Local Government (CLG) to investigate and stamp out any
inconsistency in EPC assessment and tighten up the certification and training
of Energy Assessors.

0 Secondly, the consultation does not address the content of the EPC and
accompanying documentation. The Recommended Measures section of the
EPCpromotes c@®dthf ect i ve’ i mprovements and by d
common energy efficiency and renewable energy improvements. A recent
report published by NES (2009)" analysed the 300,000 domestic EPCs on its
database. The reportucthéeicMeasutbas’ fath
more expensive than the ‘cost effective
on an EPC are calculated in a very unsophisticated manner (failing to consider
aspect of building or structure/suitability of a roof). It also reveals that the list
of potential measures is limited, excluding for example ground source heat
pumps and micro-CHP, which are increasingly considered to be mainstream
measures and are being heavily promoted through Government schemes (eg
RHI). The presentation of these measures must be improved and made more

1 NES (2009) Energy Performance Certificates: Seizing the Opportunity
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mainstream within the Recommended Measures. The NES report also reveals
that the potential CO, savings from these measures is comparable to those for
the ‘cost effective’ me a slua teiso m n(da f‘oF u retx
Measure’) has more carbon saving potenti
effective measure). We therefore call for swift revision of the
NBO2YYSYRIFGA2ya GKIG FNB Ay XLWIRASR 200 GKS
improvements? (in line with the trajectory of the revised EPBD). Information
should be displayed in a way that encourages maximum action including the
more expensive measures rather than crudely drawing a line between cost-
effective and non-cost effective, which acts a disincentive to whole house
retrofit.

0 Thirdly, there is a need for the Government to design, build and introduce a
scheme of policy measures that work alongside and in support of EPCs. We
agree with the conclusion of the Committee on Climate Change who have
recent | y ar 4new ftamework tor.accélerating residential emissions
reductions is required. This should include whole house and neighbourhood
approaches, with strong leadership from central government and an important
role for local government. Cor@mentary financial incentives and regulatory
measures are also likely to be required to overcome the significant barriers that
exist despite the cosiffectiveness of most energy efficiency measut&sis
consultation should be seen in the context of a need for a step change in
action on energy efficiency of homes.

0 With the objective of improving the overall standard and energy efficiency of
the housing stock, this scheme of policy measures will be designed to
encourage householders to take action on the EPC recommendations. As part
of this scheme of policy measures, which should include more generous
incentives, access to affordable finance, support and advice, ACE and Friends
of the Earth call on Government to introduce minimum standards of energy
efficiency from 2015 at the latest which incrementally increase over time. The
standards should require all homes changing ownership to be improved within
a limited timeframe: we suggest six months from the point of sale. The burden
of improvement should be placed on the building rather than the owner to
allow flexibility for the responsibility for improvement works to be transferred
between the seller and the purchaser and works to be undertaken before or
after sale. This flexibility must be built into the scheme to avoid vulnerable
homeowners who are unable to finance or manage improvement works being
left unable to sell their home. These minimum standards should be applied
across all sectors as discussed in the consultation paper. However the case for
regulation is especially urgent in the private rented sector, which
disproportionately houses the fuel poor and where properties are likely to be
in the worse condition. As a first step we call on Government to set up an EPC

> The cost-optimal package of refurbishments is one that provides the greatest return when installation costs are subtracted from
the lifetime energy saving
3 Committee on Climate Change (October 2009) Meeting Carbon Budgets —the need for a step change.
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Working Group to examine how such minimum standards would be applied.
We also envisage that a more robust methodology than rdSAP may be
required for EPCs once standards become mandatory. We suggest this should
be a priority for investigation by the Working Group.

Specific questions and answers

Chapter 2

Question 1: Do you agree with our approach to giving access to 1) address level data and 2)
anonymised data.

1. We agree with the proposals in the consultation document for giving access to EPC
address level and anonymised data to other governmental departments and non-
governmental organisations, in particular local authorities.

Question 2: Are the safeguards relating to the sharing of address data adequate?

It is outside of our area of expertise to respond to this question.

Question 3: Do you agree that a list of DECs for public buildings should be published?

2. We strongly agree with the proposal to publish the list of public building DECs. To date
DECs have onllyy abceceens s“ipbul bel "értificate haa t® bewisibe h as t he
in the public reception of the building. Al t hough this “accessibild]i
to follow the letter of the regulation, it fell very far short of any meaningful
information of the public - which was the intention of the regulation. The absence of a
central database of DEC data left comparison and meaningful critique of the energy
management of public buildings impossible.

3. We therefore welcome the introduction of a list of currently available DECs. The
usefulness of this list will however, be entirely reliant on its accessibility and
presentation.

4. ACE recently conducted an in-depth analysis of DECs using data obtained by Martin
Rosenbaum following his request under the Environmental Information Regulations
and subsequently released on the BBC's Open Secrets blog”. The data is in the form of
a spreadsheet listing all the properties on the register, their DEC energy efficiency
rating and their CO2 emissions. From our experience of working with this data set we
can make the following recommendations about how the data should be presented to
be of most use:

e Data from both current and historical certificates should be available and clearly
identified as such.

* http://www.bbc.co.uk/blogs/opensecrets/2009/08/comparing the energy efficiency of public buildings.html

| Association for the Conservation of Energy and Friends of the Earth


http://www.bbc.co.uk/blogs/opensecrets/2009/08/comparing_the_energy_efficiency_of_public_buildings.html

MAKING BETTER USE OF ENERGY PERFORMANCE CERTIFICATES
AND DATA: CONSULTATION W\Y/ENA0kL0)

e Buildings should be uniquely identified so that their history can be tracked even if
there is a change of use or ownership in the building.

e The data should be regularly updated and the date of most recent update should
be clearly displayed.

e The local authority area and full postcode of each building should be available.

e All buildings should be categorised by use.

e The Government department or agency, local authority or other organization
responsible for the building must be identified.

e The data must be publicly available to download in a .xls or .csv format with
sufficient guidance on the contents of the data fields.

e The database must be fully searchable by all fields, with the ability to filter on
multiple criteria (such as schools with current rating F or G in the London Borough
of Islington). It should then be possible to download the filtered data set in .xls or
.csv formats.

Chapter 3

Question 4: Do you agree that an EPC for a HMO should be required and triggered when a
room in an HMO is rented out?

5.

We agree that houses in multiple occupation should be brought into line with self-
contained rented dwellings with the requirement that an EPC is presented to each
prospective tenant.

Question 5: Do you agree that EPCs extended to HMOs should have a validity period of 10

years?

6.

We firmly believe that the maximum lifetime of EPCs should be significantly reduced.
The information contained in an EPC, particularly the important recommendations
section, is extremely time-sensitive necessitating the much shorter lifetime. The most
appropriate technical measures for improving the energy efficiency of a home may
change over a period as long as ten years leaving the recommendations on the EPC
outdated. The costs of the measures, the energy savings they might generate and the
payback periods will most certainly become out of date in a much shorter period.
Government advice websites or phone numbers on the EPC may also change on a
regular basis. The purpose of an EPC is to inform a tenant or purchaser about the costs
of running a home and the costs of improving it, therefore this information must be
accurate and relevant.

The calculation methodology behind the EPC, RASAP, undergoes constant revisions (in
the last 10 years it has been revised three times 1998, 2001, 2005 and has just
undergone another revision). This means that a lifetime of 10 years would allow an
EPC to get significantly out of date. EPCs are intended to provide a like-for-like
comparison, if two EPCs have been calculated using different calculation
methodologies, these EPCs will not compare on a like-for-like basis.
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8. If regulations and incentives are increasingly to be based even in part on the EPC, for
example minimum energy efficiency standards for the private rented sector as
proposed in the Household Energy Management Strategy, then EPCs will need to be
consistent, comparable and up to date. This will not be achieved with a lifetime of 10
years. The veracity of the label is incredibly important: if the basis on which the label in
calculated is constantly changing without updating the individual labels this veracity
will be undermined.

9. The institution of a maximum life of one year for all EPCs would respond to the
concerns raised above. We suggest that scrutiny of any unintended consequences of
this one year limit is one of the first tasks taken on by the EPC Working Group. If,
through this examination, it can be proved that a more flexible or less onerous
approach could be taken in one or more sectors that are performing to a consistently
high standard then a caveat allowing a slightly longer lifetime for EPCs in that sector
might be appropriate.

Chapter 4

Question 6: Do you agree that the guidance should be amended to provide that an EPC must
be produced when a holiday let is rented out on a short-term basis?

10. We agree that a property, the main use for which is holiday lets, should not be
excluded from energy performance certification. As the consultation documentation
outlines, in England and Wales these properties number between 55,000 and 70,000.
This is not an insignificant number of properties to exclude from the growing national
building energy efficiency database.

Question 7: Do you agree that this should only apply to holiday lets that are rented out for a
combined total of four months or more of the year?

1.1 n order to capture only t ftobsrentedfare!l | i ngs wh
holidays, we agree that the total of four months a year is sensible. However, the
indication of EPC eligibility should not be the number of months rented out but the
number of months available to be rented out which is a better reflection of the actual
use of the property. Therefore we call for an EPC to be required for holiday lets that
are available on the rental market for a total of four months or more.

Question 8: Do you agree that the EPC should have a validity period of 10 years?

12. As per our response to question 5 above we firmly believe that the lifetime of all EPCs
should be significantly reduced.
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Chapter 5

Question 9: Do you agree that advertisements for the sale or rent of domestic and non-
domestic property should include details of the EPC rating?

13. We strongly agree that advertisements for the rent or sale of a property should as a
minimum include the EPC details. The requirements for the publishing of EPC details
should be clearly outlined, with the EPC Chart included in adverts above a certain size
and the A-G Grade indicated in the same font size as the rest of the advert in all
smaller advertisements. EPCs should also be required to be available (rather than
simply commissioned) before a property is marketed for sale or rent.

14. We however feel that for EPCs to be fully effective in informing the house purchase or
rent decision, the information within them needs to be delivered in a more meaningful
way by the marketers.

15. A recent report by National Energy Services’(NES) found that approximately one third
of house buyers did not recall ever receiving an EPC. The recent report by RICS and
CLG on their Energy Efficiency and Value Project® also found that agents were not
drawing attention to the EPC in prospective sales. Based on these worrying statistics it
is clear that EPCs are in many cases not being promoted effectively or in accordance
with the law. The NES report also revealed that roughly one third of those who had
read the EPC had made some of the recommended changes. This second statistic
indicates the importance of effective introduction of the information contained in the
EPC documentation not only for house purchasing decisions but for the promotion of
energy efficiency improvements.

16. We therefore call for an intensive programme of compulsory training for Estate Agents
to be developed which covers:

e Instruction on when an EPC is necessary and when it needs to be renewed (we
have anecdotal evidence of estate agents charging home owners for more than
one EPC in the period of one year)

e Estate Agents rol e, &nhdmohitorngoftepor t ance of
quality and consistency of EPC assessment. We have anecdotal evidence from

householders and industry professionals that quality assurance of EPC assessment

is inadequate. Members of the energy surveying industry have expressed concerns

that EPC Assessors are not providing consistent results. Given the central

importance of the like-for-like comparison offered by an EPC, consistency is

essential. More alarmingly, as property sale or rental value is increasingly

influenced by the energy performance of the building, the EPC Grade given by the

assessor will acquire a value. It is easy to see this value of a better EPC grade
encouraging ‘forgivingtsPogertyimerlketsrsatehan tr utt

® NES (2009) Energy Performance Certificates: Seizing the Opportunity
¢ RICS and CLG (2010) Energy Efficiency and Value Project Report available at:
http://www.rics.org/site/download_feed.aspx?filelD=6271&fileExtension=PDF
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one of the closest points of contacts with the individual building and the EPC
assessor and therefore are well positioned to monitor the professional
performance and consistency of the EPC assessor.

And how to explain:

e The meaning and purpose of the different elements of the EPC and accompanying
documentation and the language used
e The importance of the EPC and energy efficiency of the building

17. The recent RICS and CLG report on the Energy Efficiency and Value Projestkaled
that conveyancers do not at present make reference to the EPC in the advice that they
give to a property buyer. The report indicates that, as it is the role of the conveyancer
to point out any risks with regard to the property to the buyer, an opportunity to
present the EPC and the potential implications of its rating is being lost. Given the
significant role of conveyancers in the presentation of the EPC, we callsfor a training
programme to be developed for solicitors involved in conveyancing work that
emphasises the role of the information contained in the EPC in the analysis of risk and
provides the skills needed to explain the issues to clients.

18. All future EPCs should therefore not only appear in advertisements and be presented
with the particulars of the marketed building but should also be explained to the
prospective householder in a useful and comprehensible way.

Question 10: Do you agree that the scheme should be made compulsory by implementing
the relevant provision in EPBD2 at an early opportunity?

19. We strongly support the proposal to implement the relevant provision in the recast
EPBD earlier than required to effect this change. This would make a very pleasant
change to the timing of implementation of EPBD1 where almost every measure was
delayed until the last conceivable moment.

Question 11: Do you agree with the proposed coverage of all properties advertised for sale
and rent including social rented dwellings marketed through choice-based lettings?

20. We support the proposal that such changes will apply to all properties advertised for
sale or rent, including privately rented properties and those in the social rented sector
of fered for rent t-basedlattipdsystam. | andl ord’ s choi c

Chapter 6

Question 12: Do you agree that the requirement to produce DECs should be extended to
commercial properties?

21. We agree with the proposal to extend Display Energy Certificates to all commercial
buildings. To be fully effective this policy must extend to all commercial buildings
above 250 m”°.
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22. It is particularly important that this policy extends to smaller buildings, often rented by
small and medium sized enterprises (SMEs). This subset of the commercial sector is
the least well served by energy efficiency policies, lying outside of the Emissions
Trading Scheme, Climate Change Agreements and the Carbon Reduction Commitment.
It is a sector in which building tenants often have little control over the buildings they
rent or partially rent and energy costs are often a small proportion of total business
costs so energy efficiency is a difficult agenda to promote. The presentation of a DEC is
an excellent opportunity to begin to engage this unengaged sector.

Question 13: Do you agree that DECs in commercial buildings should be updated every year
and Advisory Reports updated every seven years in line with the current requirements for
buildings occupied by public authorities?

23. We welcome the proposal that DECs for commercial buildings should be updated
every year as non-fabric, behavioural or building energy management changes (that
can affect the DEC Grade) will be reflected in the regularly updated analysis.

24. We feel that seven years is insufficient for recreation of the advisory report and calls
for the advisory report to be updated every three years. In seven years building use
can change significantly rendering the recommendations in the advisory report out of
date and out of kilter with the actual energy use profile. Access and direction must also
be given to the building occupiers to the ongoing advice and support offered by
organisation such as the Carbon Trust.

Chapter 7

Question 14: Do you agree that the 2007 Regulations should be amended to make it
mandatory to lodge ACRs on the England and Wales non-domestic EPC register?

25. We agree with this amendment

Question 15: What information would you consider should be recorded on standardised
ACRs?

It is outside of our remit to comment on this question.

Question 16: Do you agree that the fee for lodging ACRs on the England and Wales non-
domestic EPC register should remain the same as for lodging non-domestic EPCs? If not, how
do you think the fee should be structured?

It is outside of our remit to comment on this question
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Chapter 8

Question 17: Do you agree that that the 2007 Regulations should be amended as proposed
to clarify when an EPC is required during the process of selling or renting out a non-domestic
building?

26. We welcome the move to improve the clarity in the 2007 Regulations around when an
EPC is required to be presented in the process of selling or renting a non-domestic
building.

27. It is vital that regulations make it clear than an EPC is required to have been completed
and available before a property is marketed for sale or rent and that details should
appear in marketing materials

28. This example of non-compliance with the intention of the Regulation gives an
indication of the risks that are posed to the effectiveness of the policy through non-
compliance or lack of quality assurance. We call upon CLG to respond to any threats to
the reputation and effectiveness of the EPC as a tool and as an essential policy - as
outlined in our response to Question 9 - as soon as they come to light.

Question 18: Do you agree that the option to defer making an EPC available until exchange
of contracts should be removed?

29. We agree with the removal of this option.
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