
 

 

Implementation of the EPBD in 
England and Wales, Scotland and 
Northern Ireland: Status October 
2008 
This paper provides official information about the Directive 
implementation process in England and Wales, Scotland and Northern 
Ireland. For more details please visit the referenced web sites or contact 
the responsible institutions. 

1 > Legal context 

England & Wales 

The implementation of the EPBD in England and Wales is the responsibility 
of the Department for Communities and Local Government, supported by 
the Department for the Environment, Food and Rural Affairs. 

In March 2006, regulations were laid before Parliament to implement 
Articles 3-6 of the EPBD. Regulations were laid before Parliament to 
implement Articles 7, 9 and 10 of the EPBD in 2007 (March, June and 
November) and 2008 (March and September). Article 8 did not require 
legislation as the Advice route has been selected in the whole UK. 

 
Scotland  

In Scotland the implementation of the EPBD is the responsibility of the 
Building Standards Division, which is part of the Directorate for the Built 
Environment.  

Articles 3-7, 9 & 10 of the Directive are implemented through The Building 
(Scotland) Act 2003, the Building (Scotland) Regulations 2004 (amended in 
2006, 2007 and 2008), the Building (Procedure) (Scotland) Regulations 
2007, the Building (Forms) (Scotland) Regulations 2007 and Energy 
Performance of Buildings Regulations 2008.  

 
Northern Ireland 

The implementation of the EPBD in Northern Ireland is the responsibility of 
the Department of Finance and Personnel, supported by the Department 
for Social Development. 

Articles 3-6 were implemented by "The Building (Amendment) Regulations 
(Northern Ireland) 2006". This is a Statutory Rule - 2006 No 355. The 
regulations were made on 31st August 2006 and came into operation on 
30th November 2006. These regulations were subsequently amended by 
"The Building (Amendment No2) Regulations (Northern Ireland) 2006" SR 
2006 No 440, which were made on 9th November 2006 and came into 
operation on 30th November 2006. The regulations were supported by two 
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Technical Booklets: F1 dealing with dwellings and F2 dealing with buildings 
other than dwellings.  

Articles 7-10 were implemented by ”The Energy Performance of Buildings 
(Certificates and Inspections) Regulations (Northern Ireland) 2008”. This is 
Statutory Rule 2008 No 170. The regulations were made on 10th April 2008 
and came into operation from 30th June 2008 with a phased approach. The 
regulations were subsequently modified by a correction sheet (to correct 
minor errors) prior to coming into operation. 

2 > Status of the implementation 

Calculation procedures: Implementation of Article 3 

The procedures for a national calculation methodology (ie a suite of 
software tools approved for the purposes of production of Energy 
Performance Certificates (EPC) and Display Energy Certificates (DECs) (Art 
7(3)) for building energy performance have been established and will be 
published in Autumn 2008 within the NCM Modelling Guide. Software tools 
have been developed by Government (ie SBEM, SAP and MCOR); however 
other software packages, dynamic simulation models and interfaces can be 
used, provided these are approved by Government. In England and Wales 
the Notice of Approval document (to be found at 
www.communities.gov.uk/publications/planningandbuilding/noticeapprov
al) sets out the approved: 

› methods of calculation of the energy performance of buildings, 
including methods for calculating the target emission rate, building 
emission rate, asset rating and operational rating; 

› ways of expressing the energy performance of buildings as calculated, 
in accordance with the methodology. 

These tools and procedures are available for the regional governments in 
the UK to adopt, to suit their implementation strategy. 

In Scotland, the asset based methodology has been adopted (for all EPCs 
including those for public buildings) and is incorporated in the software 
packages approved for use in Scotland.  

Approved packages include:  

› the Government’s Standard Assessment Procedure for the Energy 
Rating of Dwellings (SAP2005) www.bre.co.uk/sap2005; 

› approved software applications of SAP2005 and RdSAP2005 (a reduced 
data application of SAP2005 for use in the energy assessment of 
existing dwellings) www.bre.co.uk/sap2005; 

› the Government’s Simplified Building Energy Model (SBEM) 
http://www.ncm.bre.co.uk; 

› approved software interfaces to SBEM;  
› approved Dynamic Simulation Model software packages (DSMs); 
› the Government’s Method for Calculating Operational Ratings of 

buildings (MCOR) (except Scotland) http://www.ukreg-
accreditation.org/ND-GovORCalc.html 

› approved software applications of MCOR (except Scotland). 
 

Requirements for new buildings: Implementation of Articles 4&5  

England and Wales  

The requirements for new buildings came into force in April 2006 – see 
Approved Documents ADL1A (dwellings) and ADL2A (buildings other than 
dwellings) at 
http://www.planningportal.gov.uk/england/professionals/en/1115314110
382.html. 

 

 
 

 

http://www.communities.gov.uk/publications/planningandbuilding/noticeapprov
http://www.bre.co.uk/sap2005
http://www.bre.co.uk/sap2005
http://www.ncm.bre.co.uk
http://www.ukreg
http://www.planningportal.gov.uk/england/professionals/en/1115314110
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For a property to comply it must satisfy 5 key criteria: 

Criterion 1 

The property’s calculated emission rate expressed in kg CO2/m2 of floor 
area per year must be below the Target Emission Rate (TER). The TER is 
set at between 20 to 28% less than the emissions from a notional building 
of the same size and shape as the actual building but constructed to a 
series of reference values for a property that would meet the requirements 
of the 2002 Building Regulations. The more intensely the building is 
serviced, the greater the improvement required over the 2002 Regulations, 
for example 20% reduction for dwellings, 28% for air conditioned non 
dwellings. In the case of dwellings the software assumes the provision of 
heating, hot water, ventilation and internal fixed lighting for a 
standardised household. In the case of non dwellings the software 
calculates the energy and emissions for the provision of heating, cooling, 
ventilation and lighting. This approach provides maximum flexibility to the 
designer but focuses attention on energy efficiency to reduce CO2 
emissions as the main compliance target. 

Criterion 2   

The performance of the building fabric (U-values and permeability) and 
fixed building services (heating and hot water, pipework insulation, 
mechanical ventilation, mechanical cooling, fixed internal and external 
lighting) should be no worse than the given design limits.  

Criterion 3  

There should be appropriate passive control measures to limit solar gains 
in properties with no air conditioning. Buildings with air conditioning are 
dealt with through the cooling load calculation.  

Criterion 4 

The performance of the building as built must be consistent with the 
design intent. This is considered through continuity of insulation, air 
permeability and pressure testing standards and evidence of satisfactory 
commissioning of fixed building services.    

Criterion 5 

Adequate information on operation and maintenance of the building 
services must be provided. Example fabric design standards are provided at 
left.   

 
Scotland  

The revised energy standards in building regulations came into force on 1 
May 2007. Section 6 of the Technical Handbook provides guidance on 
energy. 

The standards and guidance provided in these documents are intended to 
achieve an improvement on the previous standards of around 23-28% fewer 
emissions for Non-domestic buildings and 18-25% fewer emissions for 
Domestic buildings. For new buildings, a carbon dioxide emissions standard 
was introduced supported by guidance that sets out a target maximum 
carbon dioxide emissions level by use of a methodology that incorporates a 
range of parameters which influence energy use. Design and construction 
methods which improve the dwelling/building emission rate and which 
make greater use of Low and Zero Carbon Technologies are encouraged.  
http://www.sbsa.gov.uk/tech_handbooks/tbooks_index.htm. 

In addition to compliance with new carbon dioxide emissions standard, all 
new buildings must be provided with an Energy Performance Certificate 
(EPC) as part of the building completion certificate process.    

 

England and Wales 
 
Dwellings:  
Limiting U-values (W/m2K) 

Element  

Area 
Weighted 
Average U-
Value 

Limiting 
U-Value 

Wall 0.35 0.70 
Floor  0.25 0.70 
Roof 0.25 0.35 
Windows, 
roof 
windows, 
roof lights 
and doors  

2.20 3.30 

 
Non-Dwellings:  
Limiting U-values (W/m2K) 

Element  

Area 
Weighted 
Average U-
Value 

Limiting 
U-Value 

Wall 0.35 0.70 
Floor  0.25 0.70 
Roof 0.25 0.35 
Windows, 
roof 
windows, 
roof lights 
and curtain 
walling  

2.20 3.30 

Pedestrian 
doors  

2.2 3.0 

Vehicle 
access and 
similar large 
doors  

1.5 4.0 

High usage 
entrance 
doors  

6.0 6.0 

Roof 
ventilators 
(including 
smoke 
vents) 

6.0 6.0 

 
A reasonable limit for design air 
permeability for both dwellings and non 
dwellings is set at 10m3/h.m2) @ 50Pa 

 

http://www.sbsa.gov.uk/tech_handbooks/tbooks_index.htm
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Northern Ireland  

Technical standards for new buildings came into effect on 30th November 
2006. These are set out in Technical Booklet F1 for dwellings and Technical 
Booklet F2 for all other buildings and can be downloaded from 
www.buildingregulationsni.gov.uk.  

The building complies with the regulations if it satisfies criteria very 
similar to those listed for England and Wales above. 

 

Requirements for existing buildings: Implementation of Articles 4&6 

England and Wales  

The requirements for existing buildings came into force in April 2006 – see 
Approved Documents ADL1B and ADL2B at 
http://www.planningportal.gov.uk/england/professionals/en/1115314110
382.html. 

When work is carried out on existing buildings, all such work is expected to 
meet minimum energy efficiency standards defined at the elemental level. 
For certain types of major improvement works in buildings with floor areas 
over 1,000m2 where the work has the potential to increase energy intensity 
(e.g. extending the building or installing air conditioning), there is a 
further requirement for additional improvements to energy efficiency, 
provided these are technically, functionally and economically feasible. 
These are known as consequential improvements.  

Dwellings: Upgrading retained thermal elements (assumes 15 year cost 
effectiveness) 
Element  Threshold Value  Improved Value  
Cavity wall  0.70 W/m2K 0.55 W/m2K 
Other wall type  0.70 W/m2K 0.35 W/m2K 
Floor  0.70 W/m2K 0.25 W/m2K 
Pitched roof - 
insulation at ceiling 
level  

0.35 W/m2K 0.16 W/m2K 

Pitched roof - 
insulation between 
rafters  

0.35 W/m2K 0.20 W/m2K 

Flat roof or roof with 
integral insulation  

0.35W/m2K 0.25 W/m2K 

 
Non dwellings: Upgrading retained thermal elements 
Element  Area Weighted Average 

U-Value 
Limiting U-Value 

Cavity wall 0.70W/m2K 0.35 W/m2K 
Other wall type  0.70 W/m2K 0.35 W/m2K 
Pitched roof - 
insulation at ceiling 
level  

0.35 W/m2K 0.16 W/m2K 

Pitched roof - 
insulation between 
rafters  

0.35 W/m2K 0.20 W/m2K 

Flat roof or roof with 
integral insulation  

0.35 W/m2K 0.25 W/m2K 

Floors  0.35 W/m2K 0.25 W/m2K 
 
Scotland  

Work to existing buildings, including conversions, extensions and 
alterations, is not required to comply with the new carbon dioxide 

http://www.buildingregulationsni.gov.uk
http://www.planningportal.gov.uk/england/professionals/en/1115314110
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emissions standard. However, the new components installed as a result of 
the work must meet all other energy standards. There is no threshold set 
for floor areas of buildings to which this applies. The guidance supporting 
these standards sets out minimum levels, or robust back-stops, including 
maximum U-values and minimum efficiencies of heating and hot water 
systems.   

 
Northern Ireland 
The technical standards, which came into effect on 30 November 2006, 
also set requirements for conversions and for work to existing buildings, 
such as extensions and alterations. For certain types of major 
improvement works in buildings with floor areas over 1,000m2 where the 
work has the potential to increase energy intensity (e.g. extending the 
building or installing air conditioning), there is a requirement for 
additional improvements to energy efficiency, provided these are 
technically, functionally and economically feasible.  
 

Certification of buildings: Implementation of Article 7 

England and Wales 

The requirements regarding the certification of buildings have been 
implemented progressively between August 2007 and October 2008. An 
example domestic and non domestic EPC are shown here. EPCs are 
produced for buildings on construction, sale and rent. All certificates are 
valid for ten years except for in the case of a private marketed sale of a 
dwelling which requires a Home Information Pack where the EPC must be 
less than three years old at the point of first marketing the property. EPC 
data is typically collected through site surveys using plans and 
specifications where they are available.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Domestic EPC content 

The EPC provides a rating of the overall energy efficiency of the building 
on a scale from A to G; where A is very efficient and G is the least 
efficient. This is an asset based rating, based on the characteristics of the 
building itself and its services and a standardised occupancy profile. 
Domestic EPCs also contain an environmental impact rating, which is a 
measure of a home's impact on the environment in terms of carbon dioxide 
(CO2) emissions - the higher the rating, the less impact it has on the 
environment. The EPC indicates the potential energy efficiency and 

Home Information Pack (HIP) 

From 14 December 2007, properties 
marketed for sale in England and 
Wales will need a Home Information 
Pack (HIP), which includes a home 
energy rating. The Pack includes an 
Energy Performance Certificate, 
containing advice on how to cut 
carbon emissions and fuel bills. Also 
included are documents such as a sale 
statement, searches and evidence of 
title.  
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environmental impact ratings if all cost-effective measures were installed. 
An average property is referred to as having an energy efficiency rating E.  

The certificate is accompanied by a report which includes cost-effective 
recommendations to improve the energy ratings. Indicative paybacks are 
listed for each improvement. In the case of domestic properties indicative 
paybacks are categorised as: 

Lower cost - typically up to £500 
Higher cost - typically over £500 

 

Non Domestic EPC Content  

Energy performance is shown as a single CO2 based index, again based on a 
scale of A to G and an asset rating. The non domestic EPC again provides 
two benchmarks, but in this case the energy rating if the property were 
newly built and the energy rating if it were typical of the existing stock of 
similar properties. Cost effective recommendations for non domestic 
properties are categorised as:   

Short term - payback less than three years  
Medium term - payback between three and seven years  
Long term - payback more than seven years  

Other recommendations are based on the assessor’s knowledge.   

 

Other Information Content 

Other key pieces of Information are conveyed on EPCs, such as: 

Reference information – this includes the unique certificate reference 
number (as stored in the central register), and the date of issue of the 
certificate 
Energy assessor details – this includes the assessor’s name, accreditation 
number, employer’s name (or any trading name if self employed) and 
accreditation scheme 
Information on how to complain or how to confirm that the 
certificate is genuine – the certificate provides information on how 
to register a complaint about an unsatisfactory EPC and how to check the 
certificate is authentic. 
 

Display Energy Certificates  

Display energy certificates (DECs) are produced by public authorities and 
institutions providing public services to large numbers of persons, where 
they occupy buildings with floor areas greater than 1000m2.  

DECs show the energy performance of a building based on actual energy 
consumption recorded annually over the last three years (where available) 
in the form of an operational rating (OR). The presence of historic data 
reveals whether there has been an improvement in a building’s 
performance. The OR gives a numerical indicator of a building’s CO2 
emissions on a scale of A to G. An asset rating may also be shown if an EPC 
is available.  

The building’s performance is compared to a hypothetical building with 
performance equal to one typical of its type (the benchmark). Typical 
performance for that type of building would have an OR of 100. A building 
that resulted in zero CO2 emissions would have an OR of zero, and a 
building that resulted in twice the typical CO2 emissions would have an 
operational rating of 200. If the building is a net energy generator, it is 
still given an operational rating of zero.   
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DECs will be updated annually, with the cost effective recommendations 
updated on a seven yearly basis. These are categorised by payback in the 
same way as non domestic EPCs. Transitional arrangements are in place for 
organisations producing DECs for buildings on a site or campus in the 
absence of individually metered buildings. 
http://www.communities.gov.uk/publications/planningandbuilding/decsit
ebased 

 
Scotland  

Domestic EPC design and cost-effective recommendations reports are 
similar to England and Wales. Non Domestic EPC design is also similar but 
the benchmarks shown are for a building of a similar type built to Building 
Regulations and for the building where the cost effective measures are to 
be installed. A key difference is the requirement for the EPCS to be affixed 
to both domestic and non domestic properties. In addition to listing cost 
effective improvements, the option to provide additional information on 
more expensive improvements can be requested by the person 
commissioning the EPC.  

Energy performance certificates (EPCs) are being produced for new 
buildings on completion of construction, and were introduced for those 
being sold or rented out from 4 January 2009.  Validity of the EPC does not 
exceed 10 years. EPCs now need to be displayed in a prominent place in all 
public buildings greater than 1000m2 by 4th January 2009. For all non-
domestic buildings, ratings range from ‘Carbon Neutral’ through to poor 
performance on an A-G scale. 

 
Northern Ireland 
EPCs for existing dwellings on sale were required from 30th June 2008. All 
newly completed buildings required EPCs from 30th September 2008. A 
requirement for EPCs on all rentals and sales of non domestic properties 
will be introduced by 30th December 2008. Sample certificates are shown 
below for domestic and non domestic properties: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

In England and Wales the requirement for an EPC forms an integral part of 
the Home Information Packs (HIPS). There are no plans to introduce HIPS in 
Northern Ireland. Also in Northern Ireland the EPC must be made available 
at the earliest opportunity before the conveyancing process commences 
and, as a constituent document in this process, it must be provided as part 
of the completion of the sale.  

http://www.communities.gov.uk/publications/planningandbuilding/decsit
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In England and Wales, estate agents who are providing written particulars 
for a property being marketed for sale, will need to include the graphics 
showing the energy efficiency rating and the environmental impact rating 
for the property, or attach the EPC (but not the Recommendation Report) 
to the particulars. There is no equivalent provision in Northern Ireland’s 
Regulations. Details of the certificate content can be found at 
www.dfpni.gov.uk/energy-performance-of-buildings.  

The requirement for DECs to be displayed in all public buildings greater 
than 1000m2 will come into effect from December 2008. A sample 
certificate is shown left. Details of the certificate content can be found at 
www.dfpni.gov.uk/energy-performance-of-buildings. 

 

Implementation of Articles 8 & 9 

The UK has decided to pursue the option of provision of advice on boilers 
rather than inspection, continuing the extensive programme of 
information, grant schemes and regulation it has been following for a 
number of years. An equivalence report was issued to the Commission in 
January 2008. Examples of implementation can be seen in the amendments 
to the Building Regulations energy efficiency requirements and guidance 
available to purchase or via the websites of: the Government of the three 
regions, the Energy Saving Trust (domestic customers) and the Carbon 
Trust (non domestic customers).  

www.energysavingtrust.org.uk 
www.carbontrust.org.uk 

In England and Wales, reference documents in support of the 2006 
amendments to Part L included a Domestic Heating Compliance Guide and 
a Non Domestic Heating, Cooling and Ventilation Compliance Guide. These 
will be periodically updated. Subsequently CLG has published “A guide for 
businesses: Reducing the energy usage and carbon emissions from your 
heating and hot water systems.” 

http://www.communities.gov.uk/publications/planningandbuilding/busin
essguide 

In England and Wales, the inspections of air conditioning equipment will be 
phased in from January 2009 for all systems >250KW installed post January 
2008 and from January 2011 for all systems >12kW. Installations must be 
inspected every five years.  

Scottish legislation for the introduction of inspections for air-conditioning 
systems was introduced on 1 May 2007.   For existing buildings, inspections 
will be phased in as follows: 

› For all new systems from 1 May 2007; 
› For existing systems with an effective rated output of more than 250 

kW, from 4 January 2009 with first inspections completed by 4 January 
2011;  

› For existing systems with an effective rated output of more than 12 kW 
from 4 January 2011 with first inspections completed by 4 January 
2013. 

A guidance leaflet on various aspects of the inspection process also been 
produced and is available at 
http://www.sbsa.gov.uk/european_issues/aircond_systems.htm 

In Northern Ireland there will also be a phased introduction of the 
requirement for air conditioning. New installations will be inspected every 
5 years. Systems over 250kW will be inspected by 4th January 2010 and 
those over 12kW by 4th January 2011.  

http://www.dfpni.gov.uk/energy-performance-of-buildings
http://www.dfpni.gov.uk/energy-performance-of-buildings
http://www.energysavingtrust.org.uk
http://www.carbontrust.org.uk
http://www.communities.gov.uk/publications/planningandbuilding/busin
http://www.sbsa.gov.uk/european_issues/aircond_systems.htm
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Guidance on the scope and implementation of the Regulations is available 
at: 
http://www.communities.gov.uk/documents/planningandbuilding/pdf/88
9248.pdf 

http://www.dfpni.gov.uk/energy-performance-of buildings 

The approved survey approach in all cases is the Technical Memorandum 
No. 44 Inspection of Air Conditioning Systems published by the Chartered 
Institution of Building Services Engineers, available at:  

http://www.cibse.org/index.cfm?go=publications.view&item=372 

A version of TM44 has been produced to meet the needs of the Scottish 
regulatory system.  

 

Independent experts: Implementation of Article 10 

England and Wales 

An energy assessor must be a member of a specialist accreditation scheme 
approved by the Government. Each accreditation scheme is responsible for 
ensuring that energy assessors are suitably qualified to conduct energy 
assessments and for ensuring the quality of the assessments and any 
certificates or reports produced (including their independence). 

A list of schemes approved by the Government to accredit assessors, either 
by the Qualification or the APEL (approved prior experiential learning) 
routes can be found at: 

http://www.communities.gov.uk/planningandbuilding/theenvironment/e
nergyperformance/energyassessment/accreditation/ 

Details of the minimum requirements that assessors must satisfy can be 
found at the same location. Accreditation Schemes will be responsible for 
maintaining and demonstrating quality assurance procedures.   

 

 Scotland 

For existing buildings, EPCs must be produced by a member of a 
professional body with whom the Scottish government has entered into 
protocol. Each approved organisation is responsible for ensuring that their 
members are suitably qualified to conduct energy assessments and for 
ensuring the quality of the assessments and any certificates or reports 
produced (including their independence). A similar approach has been 
adopted for experts to do the air-conditioning inspections. 

http://www.sbsa.gov.uk/epc.htm 

 
Northern Ireland 
Northern Ireland has adopted a similar approach to that in England and 
Wales. Details of approved Accreditation Schemes can be found at 
http://www.dfpni.gov.uk/index/law-and-regulation/energy-performance-
of-buildings/epb-energy_assessors.htm 

 

Enforcement 

In England and Wales the enforcement of the regulations is the 
responsibility of the Building Control/Trading Standards Officers in the 
Local Authority/District Council area where the building is located. 

In Scotland, responsibility for enforcement lies with the Local Authority. If 
compliance is not achieved, the local authority can take action which may 
include serving notice, carrying out the work and recovering costs. Failure 

http://www.communities.gov.uk/documents/planningandbuilding/pdf/88
http://www.dfpni.gov.uk/energy-performance-of
http://www.cibse.org/index.cfm?go=publications.view&item=372
http://www.communities.gov.uk/planningandbuilding/theenvironment/e
http://www.sbsa.gov.uk/epc.htm
http://www.dfpni.gov.uk/index/law-and-regulation/energy-performance
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to comply with a notice is a criminal offence and the matter may be 
referred to the procurator fiscal. In the case of existing buildings the 
enforcement authority may choose to issue a penalty charge notice.   

In Northern Ireland enforcement is currently through the Department of 
Finance and Personnel itself; although the intention is to pass this role to 
staff within the District Councils.  

Officers can act on complaints from the public or make random 
investigations themselves.  

3 > Future planning 

The implementation of EPBD and the realised benefits will be kept under 
review by the three regional governments as part of their programmes for 
achieving national goals for energy efficiency and carbon emissions 
reduction. In England and Wales activity will start in early 2009.  

Major publicity campaigns have taken place in all parts of the UK through a 
range of media: TV, press, radio, the internet and guidance documentation 
for householders and other stakeholders. The regional governments are 
working with Professional Bodies, Trade Associations and Accreditation 
Schemes to ensure a smooth implementation process.    

Changes will be made in the implementing instruments where these will 
improve effectiveness. 

4 > Relevant information 

Detailed information is available on the national websites:- 

http://www.communities.gov.uk/epbd. 
http://www.sbsa.gov.uk/epc.htm. 
http://www.dfpni.gov.uk/index/law-and-regulation/building-
regulations.htm 

 

 

 

 

 

 

 

 

This paper has been prepared in collaboration with 

the EPBD Concerted Action project (www.epbd-ca.org) 
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