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Call for Evidence Response | Energy 
Performance Certificates in buildings 

October 2018 
 

The Association for Decentralised Energy (ADE) and the Association for the Conservation of 

Energy (ACE) welcome the opportunity to respond to the Department for Business, Energy 

and Industrial Strategy (BEIS) and the Ministry of Housing, Communities and Local 

Government (MHCLG) call for evidence on Energy Performance Certificates in buildings. 

We are the leading trade associations for decentralised energy, representing together more 

than 150 interested parties from across the industrial, commercial and public sectors. We do 

not advocate for one decentralised energy technology over another, believing customer needs 

should drive the solution. We work to create a strong, dynamic and sustainable environment 

for a range of technologies including combined heat and power, heat networks and demand 

side energy services, including demand response. ACE Research is the research arm of the 

ADE, with a focus on energy efficiency and demand management. 

Summary 

The role of Energy Performance Certificates (EPCs) has evolved significantly since their 

creation in 2008. They are instrumental in a number of buildings’ energy performance policies, 

and increasingly support the development of green finance.  

The energy industry has raised concerns in relation to EPCS; such as: design of new buildings 

not matching construction specifications, poor information about actual construction (for 

existing building), errors in observing and recording details of the building and concerns about 

the modelling of new technologies. While there are limits to EPCs, they also are a cornerstone 

of buildings’ energy performance policies and research. 

In our consultation response, we develop recommendations to address some of these 

concerns:  

• Using operational energy performance to monitor the robustness of energy 

performance certificates,  

• Complementing improvement measures on EPCs with appropriate support to improve 

landlords’ outlook on energy efficiency, including through existing services; 

• Provide a level-playing field for rural off-gas grid property owners faced with higher 

cost fuel choices by adjusting the energy efficiency rating to actual energy use, 

• Supporting councils carry out enforcement work through government providing 

greater analytical and practical support against a background of funding cuts. 

We are responding to questions 1, 2, 4, 5, 7, 8, 11, 13, 16, 17, 18, 21 and 22 of the Call for 

Evidence.  
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Consultation questions 

1. Have we captured all of the current uses of EPCs? Are there any existing or 

emerging uses we should be aware of?  

We think all of the current uses of EPCs are described in the Call for evidence and we welcome 

the emphasis placed on future usages of EPCs. Increasingly, financial decisions will rely on 

EPCs, which in turn makes it all the more important to get EPCs right. 

2. Do you agree that we have identified the key attributes for EPCs? Are there other 

important attributes we have not listed? Please indicate below how important you 

consider each attribute and provide details to explain your answer.  

We agree that quality, encouraging action and availability are three essential attributes of 

EPCs. We prioritise availability and quality as the two most important attributes of EPCs. While 

encouraging action is essential to improve the building stock in line with Government’s policy, 

we consider that EPCs are not sufficient to encourage action and should be complemented by 

a helpline and tools. 

The availability of EPCs on property advertisement websites, alongside the publication of 

rents/prices, is an important attribute. Prospective tenants and owners attribute a value to 

EPCs as a source of information on running costs, on top of the cost of renting or buying a 

property. We consider the availability of EPCs to be a really important aspect considering the 

property market where the complexity of decisions involved means that prospective 

owners/tenants might not always think of asking for an EPC should this not be provided by 

the landlord/owner. The Energy Performance of Buildings (England and Wales) Regulations 

2012 requires that the asset rating (an extract of the EPC) be put into advertisements and 

letting particulars.  

However, the asset rating is not always advertised for individual room let, in particular in a 

House of Multiple Occupation (HMO), or in shared accommodations where the advertisement 

may be placed by one of the dwelling tenants instead of the property manager or landlord. 

The asset rating is a simple and effective way of comparing the energy performance of 

dwellings and should be available at the point of property advertisement across the whole 

property market to enable prospective owners/tenants take energy performance into account 

when choosing a home. 

Equally important is the quality of EPCs considering that increasingly prospective owners are 

making financial decisions based on EPCs. From April 2018, the Minimum Energy Efficiency 

Standards (MEES) Regulations sets out landlords of privately rented domestic and non-

domestic property in England or Wales must ensure that their properties reach at least an 

EPC rating of E before granting a new tenancy to new or existing tenants. For example, this 

could deter a prospective buy-to-let owner from investing in a Victorian house with an EPC 

rating of F or G and therefore EPCs must be accurate to effectively guide investment decisions 

and support the acceptability of the regulation.  

In addition, the quality of EPCs comes into play in the relationship between landlords and 

tenants where a good ongoing relationship relies on trust. For example, when landlords 

advertise a property with EPCs, they give an indication of energy costs to their future tenants. 

This information needs to be accurate and followed through during occupation of the property; 

otherwise tenants would come to realise they have been given misguided information and this 

would be damaging to the landlord-tenant relationship. Especially, this would be damaging if 

costs were higher than that advertised on EPCs. 
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While EPCs are a key source information on energy performance of buildings, we consider 

them to be only a first port of call to encourage action. Recommendations on EPCs really need 

to be supplemented by helpline advice and access to domestic/non-domestic modelling tools 

to foster trust. The availability of a helpline can greatly improve landlords’ outlook on the 

feasibility of energy efficiency works, which can be a daunting prospect in views of the most 

consequential works sometimes required (solid wall insulation etc.).  

For example, the work involved to upgrade a property from band F to band E is likely to 

involve work on the building envelope or windows double-glazing, which starts at a cost of 

around £6,000 and is often considered to be disruptive by the person living in the property. 

Typically, we think EPCs are not enough to encourage this type of actions, which would be 

more effectively supported by access to professional advice and tools. 

Also, the appropriate energy efficiency work can greatly vary from one property to another, 

given for example the property’s north or south facing exposure in relation to damp formation, 

and therefore it is important to enable landlords to work out their particular needs for their 

own properties. The availability of modelling tools is important to provide sound and evidence-

based recommendations. As such, we would recommend that Government’s energy efficiency 

funding be directed to fund a helpline and improvement of existing modelling tools or 

development of new ones. 

Appropriate support also includes extending existing services provided by independent energy 

efficiency specialists, whose experts talk to million of homeowners, businesses and also 

support government in developing energy efficiency programmes to achieve an 80% reduction 

in carbon emissions by 2050.  

3. Which attributes are important for which uses and why?  

See response to 2. 

4. What evidence do you have relating to the reliability of EPC assessments? Do you 

have any information on how reliability varies across different properties, and/or 

the likely sources of variation in assessments? It would be helpful to indicate how 

recent this is.  

We welcome the Government’s intention to improve EPCs in line with Government’s ambition 

to halve energy use in buildings by 2030. The problem is that the role of EPC is not fully 

understood or consolidated. Originally, EPCs were solely for information purposes, now 

however they are used for legal and financial purposes. 

One of the primary issues of EPCs is reliability: the acceptability criterion for SAP varies 

between +/- 5 SAP; there is incidental accuracy (rather than repeated accuracy) in 

measurements; and the current data system is not fit for purpose.  

The issue of consumers getting around the system and avoiding full reporting was also raised 

by the energy industry, for example, EPC assessors reporting than an area is inaccessible and 

therefore cannot be rated. One way around this, perhaps, would be to require a certain 

percentage of a building to be assessed, or introducing a ceiling rating for buildings which 

cannot be fully rated.  

Furthermore, RSDA and SAP only rate based on the asset; the methodology does not look at 

the way the building is used, but only looks at the asset (building) itself. There is a debate 

about whether occupation or operation rating is most appropriate.  
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What is more, when the government established the system they did not want energy 

assessors telling homeowners how they can improve their home under the EU Directive 

because of concerns around adverse pressure and misuse of structural powers. As such, 

homeowners may be discouraged from making changes to improve their EPC because they 

will have to carry out the research themselves.  

There is also confusion about the methodology leading to issues with reliability – since 2008, 

the methodology for calculating SAP has changed 6 times. 

There is little understanding of the correlation between certain installations and EPC points, 

with suggestion that some are rated too highly and some too low. Double glazing for example 

can sometimes make a one-point difference despite facilitating large improvements in terms 

of heat retention, whereas installing a certain boiler can result in a disproportionately large 

points increase. Often, the points allocations seem to conflict with the prioritisation of energy 

conservation. The three installations that make the largest difference to an EPC rating are 

boilers, cavity walls and loft insulation. 

5. Which of the suggestions provided above do you think would be effective in 

improving the reliability of EPC ratings? Do you have any other suggestions for 

improving EPC reliability? Please provide reasoning and any evidence you have to 

support your response.  

A good outcome for Government’s policy on EPCs should be to establish a level-playing field 

for all technologies, to enable the good technology to come forward in the right place.  

The call mentions difficulties of access to properties as a barrier to EPCs production. A chain 

of responsibility with access to an independent mediator with powers to resolve disputes 

should be clearly stated to provide support to surveyors faced with the difficulty of accessing 

properties – this responsibility should not lay on their shoulders alone. 

Furthermore, MEES needs to give more consideration to blocks of flats, especially where 

action may be needed on the exterior of buildings. Converted Victorian flats make up just 

3% of the total housing stock, but equate to 24% of private rented homes in F or G 

bandings. However, improvements in this area are complicated by the fact that lease 

holding agreements and law cause obstructions to solutions.  

6. What evidence do you have on the accuracy of the models used to produce EPCs 

(SAP, RdSAP, SBEM, DSM) in comparison to other methods such as the co-heating 

test?  

N/A 

7. Are you developing any kind of tool for measuring the energy performance of 

buildings (controlling for the effects of occupant behaviour) using smart meter data 

or other data, which could be relevant for EPCs? 

ACE, in partnership with the Energy Saving Trust (EST) and Solstice Associates, has developed 

the Dynamic Engine (DE). DE is an implementation of SAP, RdSAP and the green deal 

occupancy assessment and includes modules to calculate RHI and FiT payments. It includes 

an inference engine which can build a full SAP model based on a minimum of six questions, 

up to full RdSAP inputs. It also includes a package builder that uses cost–benefit analysis to 

recommend packages of improvements to home owners, based on their budget and desired 

outcome (cost reduction, EPC score or carbon emission reductions). DE is the calculation 

engine behind a number of commercial and government tools, including BEIS’s RHI calculator 

and the EST Scotland’s Home Energy Check. 
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In addition, over the course of 2011/12 and 2012/13, the Energy Saving Trust, supported by 

ACE and Solstice Associates, developed the Smart Metering Advice Project (SMAP) tool. It 

was funded by the Northern Periphery Programme (NPP) and from the Scottish Government. 

SMAP offered a user-friendly web tool displaying household’s energy use over time. It 

combined smart meter data and the energy end use consumption data calculated by DE to 

offer personalised advice to motivate consumers to change their energy behaviours as well 

as install energy saving measures. 

A new version of SMAP is currently being developed to work with the DCC (it is currently in 

the beta/testing phase of drawing live data from the DCC). Once complete, SMAP will be a 

powerful tool which offer tailored advice based on smart meter data. It will also be the first 

in the UK to be able to do this. 

In the future, it is anticipated that it will be linked to the DE and open EPC data, at which 

point the tool will not only be able to offer tailored behavioural advice but provide tailored 

and ‘smart-meter-calibrated’ savings from energy efficiency, heating and renewable energy 

improvement measures. 

8. What evidence do you have on how the accuracy of EPCs could be improved using 

the tools and data sources outlined above, or through any other means? Do you 

have any views as to how these approaches could best be incorporated into the 

current EPC framework?  

The energy industry has continually raised concerns about the quality of EPCs and the 

introduction of the MEES regulations has renewed this debate since landlords will be making 

investment decisions on the basis of a property’s energy performance rating, and the 

recommendations contained within the EPC.  

The energy industry also raised concerns about insufficient thoughts given to innovative 

energy networks impact on EPC ratings, with default parameters being used most of the time. 

Local energy networks, also called heat networks, contribute to minimising the energy used 

in dwellings through better primary energy efficiency (looking at the total energy used) and 

socialise the provision of space heating and hot water across a group of local businesses and 

inhabitants. Heat energy demand is notoriously difficult to decarbonise, with heating still 

provided at 90% by fossil fuels. Against this background, heat networks offer a cost-effective 

means of reducing emissions from buildings by increasing the proportion of heat supply to 

on-gas grid buildings using lower carbon fuels. Heat networks often combine heat and 

electricity provision (when fed by combined heat and power energy centres), but remain 

driven by a demand for heat (over 80% of domestic energy demand and a significant 

proportion of non-domestics demand). Different models have been used to reflect local energy 

networks over the lifetime of the EPCs software and it will be key to ensure that these models 

remain fit for purpose to support the government’s plan to decarbonise heat. 

9. What evidence do you have on how frequently people are likely to make updates 

to their properties which would change the EPC score? 

N/A 

10. Which of the suggestions provided above do you think would be effective in 

ensuring that the information on EPCs is up to date? Do you have any other 

suggestions for ensuring EPCs remain up to date? Please provide reasoning and any 

evidence you have to support your response.  

N/A 
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11. Would you support introducing new EPC trigger points at any of the stages listed 

above (or any other stages)? What evidence do you have relating to the advantages 

and disadvantages of any of these trigger points?  

ACE would recommend that consequential improvements be included within the Building 

Regulations as a new EPC trigger point. The advantage of doing so would be to improve the 

monitoring of energy efficiency work effectiveness and create an incentive for landlords and 

owners to carry out these improvement works for obtaining a better EPC rating, which in turn 

would contribute to the sound maintenance of the property, improve living conditions and 

therefore open up possibilities for applying a rent premium to help repay the works.  

In addition, scaling up volumes of EPCs could create economies of scale and reduce the unit 

cost of an EPC, thereby improving landlords/owners acceptability of new EPCs trigger points. 

12. What evidence do you have on how useful the EPC recommendations are to 

consumers when they are considering making changes to a property? How effective 

are they at encouraging consumers to take action?  

N/A 

13. Which of the suggestions provided above do you think would be effective in 

encouraging building owners to make appropriate energy performance 

improvements to their property? Do you have any other suggestions? Please provide 

reasoning and any evidence you have to support your response.  

The ADE supports the use of trigger points for buildings to meet minimum energy efficiency 

standards, both in terms of the point of sale and rental of domestic and non-domestic 

buildings. However, the Government should also give consideration to those properties that 

are not sold or rented, and therefore the Association would recommend that energy efficiency 

improvements should also be enforced during significant refurbishment activity. The 

Government should be encouraging building owners to retrofit their properties when they are 

extending e.g. loft and basement extensions in homes. Owners should be encouraged to 

undertake deep energy efficiency retrofit activities during their property’s extension to avoid 

further disruption at a later date as we move towards the EPC band aspirations contained 

within the Clean Growth Strategy.  

While the Clean Growth Strategy ruled out consequential improvements through the Building 

Regulations, this should be reconsidered.  

In addition, an approach linked to planning should be considered. Government should consider 

whether individual planning authorities could implement Supplementary Planning Guidance 

(SPG) to improve the energy efficiency when properties are extended. ACE has worked on a 

range of ideas on how to integrate energy efficiency into refurbishment work with our 

members and would be happy to share the results with BEIS. 

14. What are your views on introducing operational performance ratings for non-

domestic buildings, either on the EPC or separately?  

N/A 

15. What evidence do you have on how useful the EPC rating and cost information 

are to consumers when purchasing or renting a property? Are consumers using 

information on the EPC to negotiate property prices or rents?  

N/A 
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16. Do you have any evidence on consumers’ understanding of the energy efficiency 

rating used in EPCs? Do you think a different rating such as carbon emissions or 

primary energy would have a better impact for consumers? 

Consumers understand their EPC in relation to the energy efficiency rating, which is based on 

energy costs. The lower the energy cost, the higher the rating. As such, they are unreliable 

as a measure of energy efficiency in rural off-gas grid properties. This is because all energies 

used to heat off-gas grid properties (heating oil, electricity, solid fuel and LPG) are typically 

more expensive than natural gas. This means that a rural building’s EPC will achieve a lower 

score than it would using natural gas.  

In addition, this means that there is a clear relationship between SAP ratings and fluctuating 

fuel prices. Oil prices have fallen from around 9p/kWh in 2011 to circa 7p/kWh in 2014, which 

in turn has led many off-gas grid properties using heating oil to have increased their EPC 

ratings, even when no material improvements to the environmental performance of the 

building have taken place. 

Our members are seeing evidence of private landlords with rural properties switching from 

LPG to heating oils (which is much higher carbon) to increase their EPC ratings to the required 

“E” rating. This works directly against other government objectives laid out in the Clean 

Growth Strategy, which are seeking to drive the decarbonisation of heat in the countryside. 

As such, we recommend to level the playing-field by using a different methodology to 

recognise the different choices faced by countryside properties with no access to the gas grid.   

A simple solution is to reform EPCs in off-gas grid areas to focus on actual energy use, the 

kWh/m2/year rating, so as not to disadvantage rural, off-gas grid homeowners.  

17. Which of the suggestions provided above do you think would enable prospective 

buyers and tenants to make more effective decisions based on the information on 

the EPC? Do you have any other suggestions? Please provide reasoning and any 

evidence you have to support your response.  

As mention above with tools, buyers need to understand how much improvements will cost. 

Therefore a tool with a package builder is most relevant and helpful to optimise spending in 

views of user’s preferences and characteristics of the property. Such a tool could be linked to 

Green Mortgage and finance. 

18. What evidence do you have on how easy it is to access EPC data or Open Data? 

If you are currently a user of the Open Data Communities website, what do you use 

the information for and how valuable is this website as a source of data? 

As outlined in ACE’s recently published ‘Warm Arm of the Law’ policy report1, qualitative 

research found that some local authorities are using EPC data from the Open Data 

Communities website to target energy inefficient properties. This is in relation to both the 

enforcement of the Housing Health and Safety Rating System (HHSRS) and MEES. Case study 

on how councils, such as Cornwall, are using EPC data is provided in the local authority toolkit 

that was produced as part of this research.   

However, stakeholders commented that while some councils have accessed EPC data to target 

the PRS, there are a number of issues with using this data that could limit the effectiveness 

of its use, including:  

                                                
1 www.ukace.org/2018/07/the-warm-arm-of-the-law-tackling-fuel-poverty-in-the-private-rented-sector/ 
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• The lack of compliance with EPC regulations, with many PRS properties not having 

an EPC.  

• The quality of EPCs in general, with many assessors applying assumptions as to 

the measures installed in properties and varying EPC data in similar properties. 

• The accuracy of ‘transaction type’ to identify PRS properties.  

• The lack of tenancy agreement data, which would identify when a property is 

required to meet MEES requirements.  

As a result, we would recommend Government take on or fund the work of combining EPC 

data with other datasets such as Tenancy Deposit Scheme data to facilitate and foster 

enforcement within councils, who are facing competing priorities in a context of funding cuts. 

19. Which of the suggestions provided above do you think would improve the ability 

of building owners and other stakeholders to make effective use of EPC data? Do 

you have any other suggestions? Please provide reasoning and any evidence you 

have to support your response.  

N/A 

20. How useful do you think a ‘data warehouse’, ‘building log book’ and/or ‘green 

building passport’ would be in increasing take up of energy efficiency improvements 

or supporting existing initiatives? What kinds of data might usefully be included in 

addition to EPC data and how could these proposals best be implemented? How 

might more comprehensive assessments be encouraged without making them a 

requirement for homeowners?  

N/A 

21. What evidence do you have on compliance with the requirement for providing 

an EPC when purchasing/letting a property, or the requirement to display the EPC 

rating in property listings? Does this differ by tenure type or by any other subset of 

the building stock? What evidence do you have on the reasons for lack of compliance 

with the requirement for an EPC?  

In the wake of budget cuts, local authorities have reduced spending on enforcement activity 

by a fifth between 2009/10 and 2015/16 and key stakeholders interviewed as part of ACE’s 

Warm Arm of the Law project expect this trend to continue as further planned cuts in public 

expenditure start to bite2.  Those we interviewed as part of the project frequently referenced 

ongoing budget cuts and a lack of resources within local authorities. 

As outlined in ACE’s recently published ‘Warm Arm of the Law’ policy report3, qualitative 

research found some local government Trading Standards teams are not actively enforcing 

the requirement for rental properties to have EPCs. We have serious concerns that this 

inaction will diminish the effectiveness of the MEES regulations in both domestic and non-

domestic buildings.  

We believe that there are three reasons behind the lack of enforcement of EPCs: a lack of 

resources, the fact that these regulations have not been given sufficient priority within 

                                                
2 Written evidence submitted by the Chartered Institute of Housing [PRS 031]: 

http://data.parliament.uk/writtenevidence/committeeevidence.svc/evidencedocument/housing-

communities-and-local-government-committee/private-rented-sector/written/74252.html  

3 www.ukace.org/2018/07/the-warm-arm-of-the-law-tackling-fuel-poverty-in-the-private-rented-sector/ 

http://data.parliament.uk/writtenevidence/committeeevidence.svc/evidencedocument/housing-communities-and-local-government-committee/private-rented-sector/written/74252.html
http://data.parliament.uk/writtenevidence/committeeevidence.svc/evidencedocument/housing-communities-and-local-government-committee/private-rented-sector/written/74252.html
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national, regional and local Trading Standards bodies (since they are competing with a range 

of other issues such as consumer protection crime and unsafe consumer goods) and a lack of 

political will amongst local government elected members to intervene. These issues need to 

be resolved in order to ensure the effective enforcement of EPCs and the implementation of 

MEES in both domestic and non-domestic buildings. 

Data on compliance of EPCs was sought by climate campaign group 10:10 via a FOI request4 

in 2013. The figures provided highlight that only 26% of private domestic rentals were 

complying with the regulations. It is important to note that the response also highlighted that 

“the figures were not quality assured in the normal manner of Government statistics. We are, 

therefore, unable to confirm the accuracy of the data or if the figures are statistically sound.”  

A MHCLG response to a question raised by Caroline Lucas MP5 (which asked about assessment 

of trends in the level of compliance in the domestic private rented sector) noted that “the 

Government does not hold data about the number of buildings in the private rented sector for 

which an EPC should have been made available but has not been”. 

The Government should consider whether responsibility for EPCs can be delegated from 

Trading Standards to Environmental Health and Housing teams to maximise action on energy 

efficiency in the domestic PRS. 

Where an EPC is legally required for a property, then not having one could result in non-

compliance penalties. However, there are exemptions to the EPC regulations, including where:  

• A building that is officially protected as part of a designated environment or 

because of its special architectural or historic merit and compliance with certain 

minimum energy efficiency requirements would unacceptably alter their character 

or appearance (e.g. a listed building) 

• A building is an HMO that has not been subject to a sale in the previous ten years 

or has not been let as a single rental in the past ten years. 

Listed Buildings 

Whether or not EPCs are required for listed buildings has been debated for some time. 

However, there are no specific exemptions for listed buildings in the Energy Performance of 

Buildings (England and Wales) Regulations 20126, just as there are no exemptions with Green 

Deal or Feed in Tariffs (FIT) requirements.  

The Regulations state that a listed building is exempt from providing an EPC where “buildings 

officially protected as part of a designated environment or because of their special 

architectural or historical merit, in so far as compliance with certain minimum energy 

performance requirements would unacceptably alter their character or appearance”. 

                                                
4 www.1010global.org/sites/default/files/uploads/ckfinder/files/130816%20-

%20Final%20response%20letter%20to%20D%20Timms.pdf  

5 2nd November 2017: www.parliament.uk/business/publications/written-questions-answers-

statements/written-question/Commons/2017-11-02/111244/. In response to this Parliamentary Question, 
MHCLG stated that they have no information on the level of compliance of EPCs in the PRS. 
www.parliament.uk/business/publications/written-questions-answers-statements/written-
question/Commons/2018-07-02/159568/ 
6 www.legislation.gov.uk/uksi/2012/3118/contents/made  

http://www.1010global.org/sites/default/files/uploads/ckfinder/files/130816%20-%20Final%20response%20letter%20to%20D%20Timms.pdf
http://www.1010global.org/sites/default/files/uploads/ckfinder/files/130816%20-%20Final%20response%20letter%20to%20D%20Timms.pdf
http://www.parliament.uk/business/publications/written-questions-answers-statements/written-question/Commons/2017-11-02/111244/
http://www.parliament.uk/business/publications/written-questions-answers-statements/written-question/Commons/2017-11-02/111244/
http://www.legislation.gov.uk/uksi/2012/3118/contents/made
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Guidance from DCLG7 states that in order to “comply with minimum energy performance 

requirements, many of the recommendations in an EPC report e.g. double glazing, new doors 

and windows, external wall insulation, and external boiler flues would likely result in 

unacceptable alterations in the majority of historic buildings. These can include buildings 

protected as part of a designated environment or because of their special architectural or 

historical merit (e.g. listed buildings8 or buildings within a conservation area). In these cases 

an EPC would not be required”. 

It goes on to say that “Building owners will need to take a view as to whether this will be the 

case for their buildings. If there is any doubt as to whether works would unacceptably alter 

the character or appearance of a building, building owners may wish to seek the advice of 

their local authority’s conservation officer”. 

Both the regulations and the DCLG guidance require property owners to make a judgement 

on the impact of the recommendations contained within the EPC, seeking advice as necessary 

from the local authority conservation officer. 

Whilst the position initially appears unambiguous, in reality it becomes a continuous feedback 

loop. Property owners will only know whether the recommendations of the EPC are likely to 

“unacceptably alter the character or appearance of a building" once they have an EPC.  

Recommended measures can include low intrusion improvements, such as low energy 

lighting, draught proofing, loft insulation, new boilers and heating controls, which can be 

installed without impacting the historical significance of a building or contravene planning 

restrictions.  

Where listed properties are sold or are privately rented, they should have an EPC, and these 

needs to be enforced by Trading Standards and guidance to landlords9 should be clearer. In 

terms of MEES in the PRS, where minimum standards cannot be achieved because of the 

restrictions noted above, and then an exemption to MEES should apply, not simply because 

the property is listed.  

HMOs 

Broadly speaking, HMOs are out of the scope of the MEES regulations. BEIS MEES guidance10 

states that “There is no obligation to obtain an EPC [Energy Performance Certificate] on a 

                                                
7 DCLG, A guide to energy performance certificates for the marketing, sale and let of dwellings - Improving the 

energy efficiency of our buildings DCLG, December 2017: 

www.gov.uk/government/uploads/system/uploads/attachment_data/file/671018/A_guide_to_energ

y_performance_certificates_for_the_marketing__sale_and_let_of_dwellings.pdf  

8 Listed buildings on the Historic England (or its Welsh equivalent) website: 

https://historicengland.org.uk/listing/what-is-designation/listed-buildings  

9 BEIS, The Domestic Private Rented Property Minimum Standard, Guidance for landlords and Local Authorities on 

the minimum level of energy efficiency required to let domestic property under the Energy Efficiency (Private 

Rented Property) (England and Wales) Regulations 2015, October 2017: 

www.gov.uk/government/uploads/system/uploads/attachment_data/file/669587/Domestic_Private

_Rented_Landlord_Guidance_-_Updated_Version.pdf  

10 BEIS, The Domestic Private Rented Property Minimum Standard, Guidance for landlords and Local Authorities on 

the minimum level of energy efficiency required to let domestic property under the Energy Efficiency (Private 

Rented Property) (England and Wales) Regulations 2015, October 2017: 

www.gov.uk/government/uploads/system/uploads/attachment_data/file/669587/Domestic_Private

http://www.gov.uk/government/uploads/system/uploads/attachment_data/file/671018/A_guide_to_energy_performance_certificates_for_the_marketing__sale_and_let_of_dwellings.pdf
http://www.gov.uk/government/uploads/system/uploads/attachment_data/file/671018/A_guide_to_energy_performance_certificates_for_the_marketing__sale_and_let_of_dwellings.pdf
https://historicengland.org.uk/listing/what-is-designation/listed-buildings
http://www.gov.uk/government/uploads/system/uploads/attachment_data/file/669587/Domestic_Private_Rented_Landlord_Guidance_-_Updated_Version.pdf
http://www.gov.uk/government/uploads/system/uploads/attachment_data/file/669587/Domestic_Private_Rented_Landlord_Guidance_-_Updated_Version.pdf
http://www.gov.uk/government/uploads/system/uploads/attachment_data/file/669587/Domestic_Private_Rented_Landlord_Guidance_-_Updated_Version.pdf
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letting of an individual non-self-contained unit within a property, such as a bedsit or a room 

in a house in multiple occupations (HMO)”.  

EPCs for HMOs are only issued when sold or rented out as a whole property, and so HMOs 

that have been rented out on a room-by-room basis over the last ten years will not have a 

current EPC and will therefore not have to comply with the MEES regulations.  

Yet, HMOs can represent some of the poorest performing properties in terms of energy 

efficiency in the PRS11 and Government should consider how to enforce and implement both 

EPC and MEES regulations in HMO properties. 

22. What evidence do you have on what enforcement work is currently being done 

to ensure that EPCs are being produced?  

As outlined in ACE’s recently published ‘Warm Arm of the Law’ policy report, it is too early to 

tell whether EPCs will be robustly enforced through the implementation of MEES. We have 

however highlighted where EPCs are required as part of individual local government Houses 

in Multiple Occupation (HMO) and Selective Licensing schemes, and one of our research 

recommendations was that the provision of EPCs should be a standard requirement within 

such schemes, much like the provision of gas safety certificates.    

Furthermore, in two-tier areas, EPCs are the responsibility of Trading Standards at county 

level and it was felt that this could further complicate the enforcement of MEES which could 

be delivered at District level. 

23. Which of the suggestions provided above do you think would be effective in 

improving compliance with the requirement for an EPC, bearing in mind the other 

changes to EPCs being considered. Do you have any other suggestions? Please 

provide reasoning and any evidence you have to support your response.  

N/A 

24. What evidence do you have on costs of EPCs, how easy it is to procure an EPC 

or on consumer attitudes about EPC costs? 

N/A 

25. Which of the suggestions provided above do you think would be effective making 

the process of procuring EPCs easier or more affordable, bearing in mind the other 

changes to EPCs being considered. Do you have any other suggestions? Please 

provide reasoning and any evidence you have to support your response.  

N/A 

26. This Call for Evidence has outlined a number of options for making 

improvements to EPCs. Of the suggestions discussed in this document or which you 

                                                

_Rented_Landlord_Guidance_-_Updated_Version.pdf  

Exceptions are made where a property in which the unit is situated already has its own EPC covering the entire 

property as a whole; this could be because the property had been bought within the past ten years, or because it 

had previously been rented out on a whole-property basis. If a property as a whole has a valid EPC and that EPC 

shows an energy efficiency rating of F or G, then the owner/landlord will not, from April 2018, be able to issue new 

tenancies for non-self-contained units within the property until steps are taken to comply with the Regulations.   

11 Future Climate and National Energy Action, Fuel Poverty and Houses in Multiple Occupation: Practitioners views, 

March 2016: www.nea.org.uk/research/research-database/fuel-poverty-houses-multiple-occupation-

practitioners-views/ 

http://www.gov.uk/government/uploads/system/uploads/attachment_data/file/669587/Domestic_Private_Rented_Landlord_Guidance_-_Updated_Version.pdf
http://www.nea.org.uk/research/research-database/fuel-poverty-houses-multiple-occupation-practitioners-views/
http://www.nea.org.uk/research/research-database/fuel-poverty-houses-multiple-occupation-practitioners-views/


Final Call for Evidence Response | Energy Performance Certificates in buildings 

 

www.theade.co.uk                           Page 12 of 

12 

have put forward, is there one or more you think is particularly important, or are 

there any other suggestions you have or comments you want to make about EPCs? 

N/A 
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