


4 Introduction

Agenda of the 40th International Congress of U.I.P.I.

�Ef�cient Energy Performance for Low Costs and Sustainable Development�

Saturday, June 13, 2009

10.00	� Registration of participants, distribution of Congress material with welcome coffee.

11.00	 Opening ceremony, Clarion Hotel Sign, Banquet Hall.

	� Opening speeches by (in order of appearance);  
Ulla Johansson, President of Villaägarnas Riksförbund,  
Ulla Hamilton, Vice Mayor of Stockholm, Head of the Environmental and Traf�c Division 
Stratos Paradias, President of U.I.P.I.

	 Entertainment by renowned 
	 �The Stockholm�s Musicgymnasium Chamberchoir�. 
	 Conductor: Helene Stureborg.

12.00	 Lunch.

13.30�14.10	� �Energy Saving in Buildings and the Building Construction and 
Renovation Products Legislation of the EU�, by Georgios Katsarakis, 
European Commission (Brussels). 

	� EU is now preparing a much more advanced Directive for the energetic 
upgrading of all the existing buildings of Europe, using new procedures, 
rules and building materials.

	� Mr Georgios Katsarakis is a Greek mechanical engineer. He has worked 
at the Greek Ministry of National Economy, he was the CEN consultant for the 
construction sector.  

	� Since 1996 he is working for the European Commission dealing with the 
implementation of the Construction Products Directive (89/106/EEC) and the 
approximation of national building regulations of the EU Member States. 

	 Questions-discussion.

14.20�15.00	� �The Energy Declaration of Buildings � An Opportunity to Lower Energy 
Costs!� by Joacim Olsson, Vice Director of Villaägarnas Riksförbund and 
senior Public Affairs Of�cer. Joacim Olsson has been very successful in 
his efforts to reduce the Swedish taxes for small home owners. He is 
now concentrating on �nding different ways to use �The Energy 
Declaration of Buildings� for our purpose to reduce energy costs. 

	 Questions-discussion.
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15.00�15.30	 Break for coffee.

15.30�16.10	� �How to Control the Costs for the Electricity Network. A Market Without 
Competition Between Netservices Companies� by Yvonne Fredriksson, 
Director General of The Swedish Energy Inspection Authority.

	 Questions-discussion.

16.20�17.00	� �Taxes and Other Extra Costs for Electricity. A Different Way to Divide 
Costs Between Producers and Consumers� by Jakob Eliasson, expert at 
Villaägarnas Riksförbund. 

	 Background: Stockholm School of Economics.
	 Questions-discussion.

17.30	 Departure by bus (entrance of Clarion Hotel Sign).  

18.00�20.00	� The City Hall of Stockholm. We will experience The Golden Hall, 
worldwide known from the Nobel Prize ceremonies, and enjoy a Buffet 
reception hosted by the City of Stockholm, in this magni�cent building.

	 Host: Py Börjeson, Vice President of the Stockholm City Council.

21.00	 Reception, Clarion Hotel Sign.
	 Swedish midsummer supper.
	 Music entertainment.

Sunday, June 14, 2009

09.00�09.40	� �Energy in Buildings in a European Context� by Jan-Olof Dalenbäck, 
Professor at the Division of Building Services Engineering at Chalmers 
Technical University, Gothenburg.

	 Questions-discussion.

09.50�10.30	� �Energy Performance and Classi�cation of Buildings in a Swedish 
Perspective� by ¯sa Wahlström, PhD, CIT Energy Management at 
Chalmers Industrial Technology, Gothenburg.

	 Questions-discussion.

10.35�10.45	� �The Necessity for a Common European Standard for Energy 
Performance Rating of Buildings�. Intervention by Mr Stamatis Perdios. 
Mr Perdios is a Greek mechanical engineer, specializing in energy saving 
in buildings. He is technical consultant of Hellenic Property Federation 
and of�cial instructor of the buildings energy inspectors of Greece and 
Cyprus.  

14.20 - 15.00 "The Energy Declaration of Buildings - an 

opportunity to lower energy costs!" by speaker 

Joacim Olsson, Vice Director of Villaägarnas 

Riksförbund and senior Public Affairs Officer 

(lobbyist). Joacim Olsson has been very 

successful in his lobbying efforts to reduce the 

Swedish taxes for small home owners. He is now 

concentrating on finding different ways to use 

"The Energy Declaration of Buildings" for our purpose to 

reduce energy costs.  

Questions-discussion. 

 

15.00 - 15.30 

 

Break for coffee  

 

15.30 - 16.10 "How to control the costs for the electricity 

network. A market without competition 

between netservices companies" by Yvonne 

Fredriksson, Director General of The Swedish 

Energy Inspection Authority. 

Questions-discussion. 

 

 

 

16.20 - 17.00 "Taxes and other extra costs for electricity. A 

different way to divide costs between 

producers and consumers" by Jakob Eliasson 

(Stockholm School of Economics) from 

Villaägarnas Riksförbund. 

Questions-discussion. 

 

 

18.00 - 20.00 The City Hall of Stockholm. We will experience The Golden 

Hall, worldwide known from the Nobel Prize ceremonies, and 

enjoy a reception, with a dinner buffet, in this magnificent 

building. 

 

21.00 

 
Reception, Clarion Hotel Sign. 

 

Sunday, June 14, 2009 

09.00 - 09.40 

 

"A research report about future homes with 

exceptionally low needs of energy"  

by Jan-Olof Dalenbäck, Professor at the 

Division of Building Services Engineering at 

Chalmers Technical University, Gothenburg. 

Questions-discussion. 

 

 

 

09.50 - 10.30 

 

"Smart grids"  

by Lina Bertling, Professor in Sustainable 

Electric Power System, and Head of the 

Division of Electric Power Engineering, at 

Chalmers Technical University, Gothenburg .   

Questions-discussion. 

 

 

10.35 – 10.45 

 

 

 

 

 

 

 

"The necessity for a common European standard for energy 

performance rating of buildings". 

Intervention by Mr Stamatis Perdios.  

10.45 

 
 
Break for coffee 

 

11.15 

 

Presentation of the U.I.P.I. Book 2009 and the UIPI 

Stockholm Congress Declaration, Clarion Hotel Sign, Banquet 

Hall 

 

11.45 

 

Closing of the Congress. Closing speech of Stratos Paradias,  

President of UIPI.  

 

13.00 - 17.00 

 

Archipelago of Stockholm. A guided boat tour from central 

Stockholm. We will enjoy lunch onboard before returning to 

Stockholm for the closing banquet. 

 

20.00  UIPI closing banquet at Clarion Hotel Sign, Banquet Hall.  

   

 

 

14.20 - 15.00 "The Energy Declaration of Buildings - an 
opportunity to lower energy costs!" by  
Joacim Olsson, Vice Director of Villaägarnas 
Riksförbund and senior Public Affairs Officer. 
Joacim Olsson has been very successful in his 
efforts to reduce the Swedish taxes for small 
home owners. He is now concentrating on 
finding different ways to use "The Energy 
Declaration of Buildings" for our purpose to reduce energy 
costs.  
Questions-discussion. 
 

15.00 - 15.30 
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15.30 - 16.10 "How to control the costs for the electricity 
network. A market without competition 
between netservices companies" by Yvonne 
Fredriksson, Director General of The Swedish 
Energy Inspection Authority. 
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Sunday, June 14, 2009 
 

09.00 - 09.40 

 

"Energy in buildings in a European context"  
by Jan-Olof Dalenbäck, Professor at the 
Division of Building Services Engineering at 
Chalmers Technical University, Gothenburg. 
Questions-discussion. 
 

09.50 - 10.30 
 
 

 

"Energy performance and classification of 
buildings in a Swedish perspective"  
by Åsa Wahlström, PhD, CIT Energy 
Management at Chalmers Industrial 
Technology, Gothenburg. 
 Questions-discussion. 
 
 

10.35 – 10.45 
 
 
 
 
 
 
 
 

 

"The necessity for a common European 
standard for energy performance rating of 
buildings". Intervention by Mr Stamatis 
Perdios. Mr Perdios is Greek mechanical 
engineer, specializing in energy saving in 
buildings. He is Technical consultant of 
Hellenic Property Federation and official 
instructor of the buildings energy inspectors of 
Greece and Cyprus.   

 
10.45 
 

 
 
Break for coffee. 
 

11.15 
 
Presentation of the UIPI Book 2009 and the UIPI Stockholm 
Congress Declaration by Stratos Paradias. 
 

11.45 
 
 
12.45 

 

Closing of the Congress. Closing speech by Stratos Paradias, 
President of UIPI. 
 
Departure by bus (entrance of Clarion Hotel Sign). 
 

13.00 - 17.00 

 

Archipelago of Stockholm. A guided boat tour from central 
Stockholm. We will enjoy lunch on board before returning to 
Stockholm for the closing banquet. 
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Music entertainment. 
 
 
Master of Congress;   
Pia Dahlén,  
Marketing Manager,   
Villaägarnas Riksförbund 

  
Monday, June 15, 2009 
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10.45	 Break for coffee.

11.15	� Presentation of the U.I.P.I. Book 2009 and the U.I.P.I. Stockholm Congress Declaration 
by Stratos Paradias.

11.45	 Closing of the Congress. Closing speech by Stratos Paradias, President of U.I.P.I.

12.45	 Departure by bus (entrance of Clarion Hotel Sign).

13.00�17.00	� Archipelago of Stockholm. A guided boat tour from central Stockholm. We will enjoy 
lunch on board before returning to Stockholm for the closing banquet.
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European Today And  
Tomorrow Of Energy  
Saving In Buildings

By U.I.P.I. President Stratos 
Paradias 

It is true that 75 % of the building stock of Europe 
belongs to individual property owners, like the 
ones that U.I.P.I. national associations-members 
represent all over Europe. 80 % of this stock is 
consisting of one or two family homes of all kinds. 

The Directive for Energy Performance of Buildings 
(EPBD) is to be enforced all over Europe, but there 
are signi�cant dif�culties in its implementation, 
not only because this is happening in the middle 
of the international �nancial crisis, but also 
because it is directly connected to the very special 
nature of the problem:

House and building owners generally are not 
young enough to know about their very serious 
energy saving obligations concerning their 
buildings.

House and building owners are not rich enough 
to invest the tremendous amount of money 
required for that purpose.

House and building owners are even not young 
enough to invest for future and uncertain 
returns. For this reason they cannot get loans for 
these investments.

Landlords are not keen to invest in the energy 
upgrading of their buildings, so that their 
tenants will pay smaller energy bills. There is 
no direct return for such investments. In 
condominium properties, with many apartment 
owners, there is no easy decision making, no 
easy collection of the necessary expenses, and 
no easy implementation of the required works 
on the buildings. 

EU and national authorities stress all the time the 
happy side of the directive: Tremendous business 
for the industry and the service providers, rise of 
employment all over Europe. Unfortunately, they 
fail to see the dark side of it which is the 
dif�culty of the house and building owners to 
�nance all these expenses, which are not the 
only ones upon their shoulders.

Now EU is going ahead to a serious amendment 
(recast) of this directive, making problems even 
more serious.

The existing directive provides:
1. �The owner of any built property that is sold or 

rented, must present to the buyer or tenant 
energy certi�cate for the building, the heating 
and the A/C systems  

2. �The certi�cate classi�es the property 
according to its energy performance and 
environmental impact

3. �All old buildings will practically be marginalized 
in the sale or rental market, unless the owners 
invest serious funds in their improvements 

4. �There is no EU provision for integrated 
assistance to individual house or building 
owners who want to improve the energy 
ef�ciency of their buildings.

The European Commission proposed 
recast provides:
1. �All existing buildings when renovated should 

meet high ef�ciency levels (not only those 
above 1000 m2)

2. �No more low cost certi�cate based on energy 
consumption 

3. �The certi�cate has to be included in all 
advertisements for sales or renting 

4. �The certi�cate with its energy saving 
recommendations has to be part of the sales 
and rental contracts 

5. �Inspections of heating and A/C systems will 
advise consumers to use better these 
appliances or improve their operation, even 
replacing them if necessary. 

The U.I.P.I. Proposals 
We maintain that neither the owners, neither the 
market is ready to face all technical and �nancial 
challenges in order to implement the EPBD. 
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More speci�cally, we claim that there are other 
ways than an expensive energy certi�cate, in 
order to tell where and how we will start the 
procedure of the existing buildings renovation.

We �nd it indispensable that EU and Member-
States must adopt serious tax incentives and 
reduced VAT to all necessary materials and 
services, as well as low interest loans. We 
strongly suggest that all European Member-
States have to change their legislations so that 
the improvement works will not be blocked by 
anyone opposing them for any reason. 

We have �nally found that those directives are in 
the edge of jeopardizing the property rights of 
millions of mainly senior citizens all over Europe.  

So in order to accomplish the improvement works 
in their buildings, house and building owners of 

Europe need not just regulations and laws, but 
concrete and positive assistance by EU and 
national and local authorities:

energy saving in their buildings

the authorities

instead of energy certi�cation of all buildings, 
otherwise

certi�cate 

reduced VAT for both materials and services, 
low-interest loans to all interested owners.

improvement works.
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Energy Ef�ciency: Ambitious 
Goals Need Ambitious  
Policies

By Ulla Johansson, President of 
Villaägarnas Riksförbund

The Swedish Riksdag (Parliament) has taken a 
decision that energy utilisation in Swedish homes is 
to decrease by 20 percent by 2020 and 50 percent 
by 2050, in accordance with the EU goal on energy 
ef�ciency. However Sweden lacks the practical 
energy policies that will, or could, make this possible.

Both government commissions and independent 
researchers have stated that the potential for 
becoming energy ef�cient in Sweden is great. Just 
the same the country lacks a consistent policy to 
encourage people owning one and two-family 
dwellings to make them more energy ef�cient. The 
support that is, or has been, in place has been 
speci�cally technical. Consequently policies have 
distorted competition and caused a deterioration 
in the level of interest in, and the driving forces 
behind, product development. This support has 
also been characterised by high levels of 
administrative costs and unpredictability � grants 
were suddenly withdrawn when allocated funds 
were used up � and the application procedure has 
been experienced as unnecessarily complicated. 

High electricity prices
The Nordic electricity market was deregulated in 
1996 and after this date prices rose dramatically. In 
spite of the current recession � which has contributed 
to lower electricity prices � electrical power costs 
twice as much as it did at deregulation. The diagram 
below shows the development of the Swedish spot 
price since 1996. The red line shows the trend.

In Sweden many one and two-family dwellings 
are heated directly with electricity, consequently 
higher electricity prices have meant considerably 
increased energy costs for many households.

Households dislike risk
In spite of the fact that households enjoy 
considerable opportunities to save money by 
investing in energy ef�ciency measures, very little 
is happening. Why? Because households do not 
like risk. Even a very small risk of making a loss 
may deter a household from investing, in spite of 
the high level of potential gain. The smaller the 
margins a household must manage on, the more 
reluctant its members are to take risks.

Changeable and dif�cult-to-predict policies that are 
also linked to existing technology makes things 
even worse. Uncertainty spreads as concerns both 
today�s and tomorrow�s investment calculations. 
This inhibits the will to invest among purchasers, 
and deters manufacturers from developing their 
products by putting money into new technology. 

Long-term policies required
The will to initiate a project as major as changing 
the heating system in your house � in which a lot 
of time must be used for contacts with different 
tradesmen, studying products and services, 
comparing tenders etc. � also decreases if 
�nancial preconditions are uncertain. If these are 
perceived as unclear then many people just do 
not take the time to start the project at all.

In order to increase predictability in the long term, a 
policy is necessary that is easy to understand and to 
communicate, credible in the longer perspective and 
technology neutral. The current selective grants 
system should consequently be replaced by a general 
support system for promoting energy ef�ciency that 
takes the preconditions and characteristics of each 
individual house into consideration. 

Energy Efficiency: Ambitious Goals Need Ambitious Policies 

 

By Ulla Johansson, President, Swedish Homeowners’ Association 
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The Nordic electricity market was deregulated in 1996 and after this date prices rose 

dramatically. In spite of the current recession – which has contributed to lower electricity 

prices – electrical power costs twice as much as it did at deregulation. The diagram below 

shows the development of the Swedish spot price since 1996. The red line shows the trend. 
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In Sweden many one and two-family dwellings are heated directly with electricity, 

consequently higher electricity prices have meant considerably increased energy costs for 

many households. 

(-+"$('!+ !%+'%&" *%+&

In spite of the fact that households enjoy considerable opportunities to save money by 

investing in energy efficiency measures, very little is happening. Why? Because households 
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The Villaägarnas Riksförbund has  
designed an �ENVIRONMENT BONUS�
The idea behind the Environment Bonus system is 
to connect �nancial support to each house�s 
Energy Declaration. The Swedish system of 
Energy Declarations means that an independent 
expert analyses the building�s opportunities for 
saving energy, and then proposes suitable 
measures. The Environment Bonus would be a 
one-off payment that is received immediately 
after these energy-saving proposals have been 
implemented. The bonus would be bigger the 
more energy saved. In other words; information 
and subsidy in the same package.

For homeowners the system of Energy Declarations 
is only compulsory for new builds and when selling a 
house. If �nancial support is directly linked to Energy 
Declaration measures implemented, then this will 
provide increased incentive to carry out a 
Declaration long before, and irrespective of whether, 
a house is to be sold or not. Many homeowners do 
not possess suf�cient knowledge to take decisions 
on which investments have the greatest effects. The 
Energy Declaration will provide them with �rst-class 
information to help them make these decisions.

From a purely technical perspective the 
Environment Bonus could be designed as, for 
example, an interest-free loan, a tax deduction 
or a grant, however the �nancial technique is not 
the important thing here. What is absolutely vital 
is to introduce some type of general, �nancial 
control mechanism that promotes energy 
ef�ciency without providing prohibited support 
to one speci�c technical solution - different 
houses need different solutions. 

Advantages of the Environment  
Bonus system:
1. �Technologically neutral. Different measures 

suit different houses. The Bonus takes this into 
consideration as the Energy Declaration is 
adapted to each individual house.

2. �Long-term thinking and predictability. It is a 
given that the Environment Bonus is to remain 
a long-term element of environmental policies. 
This will develop the market for energy 
services more quickly as demand will be at a 
sustained higher level without distortion. 

3. �Easy to understand. This is a simple reform to 
understand and communicate, which improves 
the probability that it will be utilised.

4. �State support. The Environment Bonus is 
technology neutral and does not con�ict with 
EU government support regulations.

5. �Ef�ciency. Houses that waste the most energy 
will be the most pro�table to �x. As one and 
two-family dwellings are relatively 
uncomplicated it is easy to develop models 
that calculate the expected effects of different 
measures. The process will gain in legal 
security if government agencies use a model 
that is transparent.

Assessed effects and estimated costs
Preliminary calculations indicate annual energy 
savings of the size of 10-13 TWh of primary 
energy. This is, of course, an uncertain estimate 
but that is the nature of the beast. In 
comparison, Swedish wind power currently 
produces something around 1-2 TWh annually. 

It will take time to assess every home so costs to 
the state budget will be spread over a long period 
of time. If these estimated costs are spread out 
over a ten year period, annual costs will be SEK 
4-500 million annually. In comparison, allocations 
for support to conversion from direct electrical 
heating are SEK 330.5 million for 2009. This and 
other types of conversion support would be totally 
replaced by this Environment Bonus, which means 
that the effects on the government budget would 
be manageable.

In summary there are considerable opportunities 
to save both energy and money.  The Villaägarnas 
Riksförbund is Sweden�s largest consumer 
organization for homeowners and is working 
intensively through its extremely competent 
employees and elected of�cials to disseminate 
these insights to politicians, government agencies 
and the general public. As knowledge spreads 
concerning the Association�s Environment Bonus 
proposal, this issue must be prioritised on the 
political agenda because � as a previous Prime 
Minister of Sweden Olof Palme once said, �Politics 
means the will to do something�.
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U.I.P.I. � Taking A Lead In  
Europe

By David Salusbury, President of 
the European Affairs Committee, 
U.I.P.I.

Since its creation in 1923, the U.I.P.I. has always 
focused on bringing together the private-rented 
sector from across the world to promote its 
interests on a national, supranational and 
international level. For our European members 
the importance of that basic role continues to 
grow as more laws and regulations affecting our 
own national housing markets are decided and 
developed at a European level, with member 
states left with the problem of how to implement 
them on a national level.

It is now clearer than ever that organizations, like 
the U.I.P.I., cannot afford to wait till decisions 
have reached national governments for 
implementation before working to put their case 
across. To do so will be to face continual 
disappointment because by then it could be too 
late. 

Making our case to MEPs and European 
Commissioners, as well presenting one voice 
when engaging on a European scale, is crucial if 
organizations like our own are to have any 
worthwhile impact on what areas these bodies 
decide to focus on and on the laws they produce 
which ultimately affect us all. 

It is for this precise reason that we should all 
support and welcome the U.I.P.I. efforts to build 
and develop its European capability to ensure that 
it can lead discussions, make the case for the 
private-rented sector, not just strongly but early, 
and reach a situation where we are properly 
recognised for our collective knowledge and 
expertise, as a partner that will help European 
government make better decisions. Only then 
could we be con�dent that decisions made in 
Europe are as much about improving and growing 

the private property sector as they are about 
tackling any problems affecting the sector.

Europe, the place where things are  
now decided  
The astonishing fact from recent research in the 
UK is that around 50 per cent of UK regulation 
comes directly from Europe. This means that 
almost half of all the laws and rules are made not 
by the UK�s parliament, but come directly from 
Brussels and Strasbourg - with important 
decisions sometimes being made there rather 
than in the UK. Issues like Energy Performance 
Certi�cates were decided directly in Europe 
rather than by our own domestic governments. 

The philosophical issue of whether this should be 
is neither here nor there - for the European 
private-property sector as a whole it is important 
that we ensure that we are involved in both those 
debates and any decision-making that follows.

That means having the capacity to identify issues 
and agendas in Europe early on. It means 
developing the working relationships and 
reputation to ensure that the right people meet 
with us to discuss the issues that matter to us, 
and it means ensuring that national private-
property  bodies have enough information and 
intelligence from Europe to be able to co-ordinate 
their interactions with their national 
governments on European-wide issues.

The coming agenda
Already this is much work to be done to in�uence 
the debates already occurring Europe at this 
moment. There are three distinct areas where we 
will need to actively work to ensure the interests 
of the private-property sector.

Energy Ef�ciency and Low Carbon Homes
The introduction of Energy Performance 
Certificates (EPCs) is still a work in progress. 
Although national governments may have 
created the laws and systems required for the 
initiative, the introduction of EPCs is now 
throwing up new and unforeseen challenges. 
As always, it is property-owners, landlords and 
tenants who are having to think about how to 
make EPCs effective. 
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But no sooner have they been introduced than the 
discussion in Europe focuses on how to develop on 
the EPCs regime. In the UK the current system 
sees the recommendations that landlords and 
home-owners receive as part of the EPC procedure 
as merely suggestions on what steps they could 
take to improve the energy ef�ciency of their 
property. There is currently no compulsion on 
them to take on what could be costly work for a 
minimum of energy ef�ciency improvement.

If the debate in Europe moves to how EPCs could 
be used to coerce landlords and property-owners 
around Europe and force them to enact speci�c 
energy ef�ciency improvements on their 
properties, then the situation could quickly 
become dif�cult. It is very easy to see situations 
where such prescriptive rules imposed on old 
buildings, or maybe buildings with speci�c 
structural issues, where such work was too costly 
or impossible to achieve, could leave property-
owners and landlords faced with the very real 
option of abandoning properties and taking them 
out of the market, which would be bad for 
European housing needs.

Yet without the U.I.P.I. to explain to European 
decision makers what complexities of such 
initiatives actually mean and what their impact 
to the wider housing market could be, there will 
always be an important gap in the debate.

As we have said elsewhere, energy ef�ciency is 
important and necessary for the health of 
Europe, but it cannot be achieved through 
regulation alone. There needs to be more focus 
on how the EU and European governments can 
encourage people, �nudge� them even, to make 
these important decisions freely and for 
themselves. This requires information, education, 
incentives as much as new laws.

Cutting the VAT � a much needed  
European �nudge�
The campaign to encourage European countries 
to cut the VAT payable on building renovation 
and repair is a clear example of an achievable 
European �nudge� which will bene�t Europe on 
many levels. The European experiment had 
yielded signi�cant results for job creation, tax 

revenues and increased impetus for much needed 
home improvements. It even has the potential to 
further Europe�s �green� agenda. Yet it has taken 
a sustained campaign by numerous bodies 
around Europe to achieve that goal. 

The decision by European Finance Ministers 
earlier this year to allow all member states to 
reduce their VAT rates for certain service-based 
industries was the achievement of much hard 
work. Even now it still requires those same 
bodies which have argued continuously in 
European bodies to go back to their domestic 
governments and make the case for 
implementation. 

But it points to a clear opportunity for European-
wide bodies, like the U.I.P.I., to generate and 
develop European consensus � which can then 
develop into concrete action. With continual 
movements to improve the co-ordination and 
harmonisation of European markets and with 
national governments ready to broaden out 
initiatives and discussions to a European level, 
there are opportunities to develop appreciation 
for the bene�ts that the private-property sector 
brings  Europe�s housing sectors. In November 
2008 the President of the European Commission, 
Jose Manuel Barroso, announced his plan for a 
£160bn European stimulus package. The goal for 
the U.I.P.I. should be to ensure that we help 
direct any such plans in the future to take proper 
account of the private-property sector. 

Equality and enforcement
The �nal area that merits attention is that of the 
European-wide equality plans. On 2 July 2008, 
after years of negotiations, the European 
Commission proposed a single anti-
discrimination directive which covers protection 
against discrimination based on sexual 
orientation, age, disability, religion and belief 
with regard to access to social protection 
(including social security), goods and services 
(including housing), health care and education.

The implications of this equality plan are not 
currently well understood by national 
governments. To what extent this will actually 
affect the private-property sector is unclear, but 
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the dangers are all-too-apparent. Badly written 
law can have a dramatic affect, especially as, 
what could be well intentioned laws, need to be 
interpreted by national and legal bodies. Whilst 
these moves are presumably to enshrine the 
rights for European citizens, rather than solve 
widespread and systematic discrimination, that 
nevertheless means that they need to be 
carefully constructed and explained.

In the UK we have had to completely re-think the 
approach of our domestic equality regulation due 
to a decision of the House of Lords on a single 
equality case (in this instance the case dealt with 
a problem affecting a local authority landlord). 
The situation presents an ominous possibility. 
Unless we are sure that we are leading the debate 
in Europe and ensure that all the private-property 
sector considerations are viewed with care, then 
we leave ourselves open to new laws that could 
have massive unforeseen affects on the ability of, 
for instance, landlords to choose the tenants for 
their properties based on appropriate 
considerations of risk.

Building our capabilities 
As we mentioned before, the work of the U.I.P.I. 
to establish a speci�c and experienced public 
affairs presence in Brussels is based on this 
critical need to ensure the U.I.P.I.�s in�uence is at 
the heart of Brussels. 

Utilising skills that will allow us to monitor what 
is happening on a European level, to put forward 
our case to the Commission and Parliament 
effectively and ef�ciently, and to coordinate 
efforts by member bodies in their own domestic 
arenas, will all be crucial as we develop. 

The opportunity exists to lead debate and 
in�uence decisions, rather than following and 
then commenting on such decisions. It requires 
new thinking by us in terms of how we achieve 
our goals, but the rewards are clear. 

And so the time is now for the next stage in the 
U.I.P.I.�s development. With the situation in 
Europe moving towards reforming the regulatory 
structure in order to nurture the green shoots of 
economic recovery, it will be important for the 
U.I.P.I. to work to keep the European Union to 
their targets. It has never been a more apt time 
to ensure the needs of the private-property 
sector are acknowledged. 

Housing is one of the most fundamental needs of 
society and so many European citizens already 
bene�t from some of the best private housing in the 
world, whether it be owner-occupied or rented. We 
need to ensure that we build on those professional 
standards throughout Europe and ensure that at a 
European-wide level, as well as domestically, we 
grow and defend the private-property sector. 

UIPI   13 09-05-26   15.08.22



14 Articles

The Necessity For A Common 
European Standard For  
Energy Certi�cation Of  
Buildings

�European standard building reference�

by Stamatis Perdios,
Mechanical Engineer, Federal 
Institute of Technology of 
Lausanne, Technical Consultant of 
POMIDA, Greece

The European Commission (EC) has set three 
necessary and ambitious targets for 2020: 

a) �reduction of Greenhouse Gas emissions by 
20 %, 

b) �source 20 % of the energy needs from 
renewables &

c) �reduction of energy consumption by 20 %. 

In addition, the EC will have to overcome the 
current economic crisis with the least impact and 
consequences (GDP reduction, increase in 
unemployment) and reduce the reliance on 
external energy providers. 

Given that buildings account for 40 % of the 
overall energy consumed, it is mandatory that we 
try to improve them. Of course, this implies 
signi�cant �nancial investments from which 
many jobs will be created as is the case with the 
investments in traditional infrastructures (roads, 
ports, etc.).

Directive 2002/91/EC regarding building energy 
performance, works toward this direction, but the 
implementation has yet to be initiated by certain 
member states such as Cyprus and Greece. 
Moreover, in some of the member states that have 
fully transposed the Directive into national law, 
the level of implementation is disappointing (Draft 
Report 2008/0223 of the European Parliament).

It is obvious that the directive 2002/91/EC 
urgently requires important improvements that 
will assure the successful implementation by all 

member states, otherwise the target for energy 
conservation will not be met! 

The Directive 2006/32/CE stressed the need to 
run a �high-quality audit� in order to identify 
the steps for energy saving, and speci�ed that 
the energy certi�cation in Directive 2002/91/CE 
(EPBD) is equivalent to a �high-quality audit�. So 
to ensure the maximum effectiveness of this 
action, we could focus our attention �rst to those 
buildings which are wasting a lot of energy, the 
so called �energivorous� buildings of Europe, 
instead of adopting the energy certi�cation for 
all buildings of Europe. 
 
But since Europe is now moving towards energy 
certi�cation, I believe that, since according to 
article 3 of the directive the adoption of the 
methodology is decided by each member state, 
EU should adopt a common European standard 
for the energy certi�cation of buildings, which 
will provide the following bene�ts:

1. �Enables comparison between the energy 
performance of various residential and 
non-residential buildings respectively.

2. �Allows the competent committee of the 
European Parliament to have a concrete 
appreciation with regard to energy reductions 
that result from the implementation of the 
Directive.

3. �Ensures the uniform implementation of the 
Directive throughout all member states.

4. �Brings to a halt, at last, the long term 
disagreements (Cyprus 4 years, Greece 7 
years) regarding the methodology that should 
be implemented by scientists of research 
centers (intellectual lobbies) and market 
authorities (engineers, constructors etc).

5. �Ensures the issue of standardized certi�cates 
in all member states

6. �Obliges each member state to recognize the 
certi�cates that have been issued by other 
member states.

7. �Ensures the possibility for the uniform training 
and certi�cation of Energy Inspectors, so that 
they can be of�cially recognized (and thus be 
able to work) in all Member States. 

8. �Ensures the fair �nancial treatment for all EU 
citizens, given that the cost of the energy 
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Energy Performance Of Existing Buildings � Overcoming The Dif�culties In 
Improvement Works

During the European Sustainable Energy Week in February 2009, U.I.P.I. and the Belgian member SNP 
organized an international event in Brussels titled �Energy Performance Of Existing Buildings � 
Overcoming The Dif�culties In Improvement Works.�

Guest speaker
EU Energy Saving Policy on Buildings 
By Gergana Miladinova, PhD, EPBD Policy of�cer, EU Commission, DG TREN, Unit D4 Energy Ef�ciency

U.I.P.I. Speakers
Economic Ef�ciency In Improving Energy Yield, As A Primary Condition For Success. Are  
Houseowners And The Market Ready?
By Michele Vigne, VP U.I.P.I., Confedilizia, Italy.

Lower VAT And Other Incentives For Energy Improvement In Rental Properties
By Simon Gordon, Head of Communications, National Landlords Association (NLA), UK

Technical Challenges In Improving The Existing Buildings Of Europe
By Agustin Pujol Niubo, Architect, Member U.I.P.I. Ex. Committee. Tarragona, Spain

The Energy Certi�cate: A Useful Guide To Energy Performance Improvements? The German  
Experience
By Dr. Kai Warnecke, Assist. Secr. General U.I.P.I., Haus & Grund DE, Germany

Who Has The Legal Power To Block Energy Performance Improvement Work On A Building?
By Beatrice Laloux, Juriste, Secr. General U.I.P.I., SNP, Belgium

Legal And Market Impacts Of The Obligation To Attach An Energy Certi�cate To All Sale Or 
Rental Contracts And Advertisements

Con�icts Of The EPBD With The European Convention On Human Rights
By RNDr Tomislav �ime�ek, VP U.I.P.I., OSMD, Czech Republic 

Seminar in Brussels

The U.I.P.I. seminar in Brussels during the EU Sustainable Energy Week.
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EU Energy Saving Policy on Buildings  By Gergana Miladinova, PhD, EPBD 
Policy of�cer,  EU Commission, DG TREN, Unit D4 Energy Ef�ciency

10 February 2009 1

UIPI, 13 February 2009
Gergana Miladinova
DG TREN D4

Å EU Energy Saving Policy on 
Buildings

The 20-20-20 EU policy
by 2020

Greenhouse
gas levels

Energy
consumption

Renewables in
energy mix

-20% -20%
100%

+20%

8,5%
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10 February 2009 3

EU Building SectorÅ
Å 40 % of EU’s energy use and 36 % of EU’s CO2 emissions

Å Cost-effective energy savings potential: 30 % in 2020

Å 11% reduction of EU’s energy use in 2020

Å 9 % of GDP, 8 % of employment and €2 trillion annual 
turnover 

Å … concerns everybody

10 February 2009 4

Comprehensive set of legislation to 
enhance energy efficiency 
Å

.Directive for the taxation of energy products and 
electricity

Revision in 2008

.Energy end-use efficiency and energy services 
DirectiveServices

.Energy performance of buildings 
Directive (EPBD)

Taxation

Buildings

.Directive on the promotion of cogeneration .Directive on the promotion of the use of energy from 
renewable sources

Generation

.Directive establishing a framework for the setting of 
eco-design requirements for energy-using 
products.Construction products Directive (Proposal for a 
regulation laying down harmonised conditions for 
the marketing of the construction products)

.Directives for labelling of domestic appliances.Regulation of Energy Star labelling for office equipmentProducts
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10 February 2009 5

EPBD requirementsÅ
Å Offers holistic approach towards more energy 

efficient buildings

Å Member States to fix and implement:
Å Minimum energy performance standards for new and for 

existing buildings that undergo major renovation

Å A methodology to calculate and rate the 
energy performance

Å Energy performance certificates

Å Regular inspections of heating and 
air-conditioning systems

10 February 2009 6

EPBD: State of implementation
Å January 4, 2006 deadline for implementation, certain derogations

possible until January 4, 2009 

Å Majority of the Member States declare full transposition

Å Progress under evaluation, new infringements possible

Å A number of advanced countries but also some lacking behind

Å EPBD offers room for adapting to national circumstances

Å
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10 February 2009 7

Å Principles of existing requirements are kept – but 
intensified and clarified 

Å Member States need to continue the implementation!

Å Full respect of subsidiarity principle 

Å Ambitious but realistic requirements 

Å Low administrative burden

Å Gradual but speeded transition to stricter requirements

Å Cost-effective measures, incl.:
Å Strengthened requirements for better energy performing 

buildings

Å Improved provisions for more reliable information

EPBD recast: Guiding principlesÅ

10 February 2009 8

EPBD – recast(1)Å
Å Elimination of the 1000 m2 threshold for existing buildings when 

they undergo a major renovation
Eliminating/lowering of the threshold also for
- Display of Energy Performance Certificates in public buildings
- Assessment on installation of alternative systems for new build

Å Minimum energy performance requirements for new
buildings and major renovations:
Benchmarking to achieve cost-optimal levels
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10 February 2009 9

EPBD – recast(2)Å
Å Strengthening the role and the quality of energy performance 

certificates – i.a. quality checks and use of the performance 
indicator in advertisements for sale or rent

Å Strengthening the role and the quality of inspections (HVAC)

Å Addressing the public sector to act as leading example

Å Stimulating the market entry of low/zero carbon
and energy buildings, such as passive houses

Å Clarification/simplification of provisions and
definitions

10 February 2009 10

Å

http://www.chancellors.co.uk/
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10 February 2009 11

Main policy action to achieve energy savings

Policy 
areas

European 
Energy

Efficiency
Action Plan 

(EEAP)
Comprehensive

set of 
legislation

Support 
programmes &

energy efficiency 
networks

International 
co-operation

Financing

Research & 
Development

10 February 2009 12

WE NEED TO BOOST RENOVATIONS 
URGENT ACTION IS NEEDED NOW…
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10 February 2009 13

Better use of support measures and 
networks

IEE programme 
project funding 

(EACI)
FP 7 projects 
incl. Concerto

Measures &
programmes

Covenant 
of Mayors

Sustainable 
Energy Europe 

Campaign
ManagEnergy

networkNetworks

Å

Buildings 
Platform

EPBD
implementation 

support

Concerted 
action EPBD

CEN EPBD 
standards 

10 February 2009 14

Mobilization of existing tools..Å
Å Structural funds (public sector EU-27, housing EU-12)

Å Revision to cover all countries and to ease granting criteria 
ongoing

Å State aid possible for measures beyond the minimum 
requirements

Å VAT reduced rates for labor-intensive services (under 
certain conditions)

Å Revision to enlarge the scope ongoing, further 
developments also expected
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10 February 2009 16

EU-27 Baseline projection:
Import dependency

Å

2000

2010

2020

2030

Oil Gas

90%

80%

70%

60%

50%

40%

10 February 2009 17

Floor area distribution and CO2 emissions by threshold categories in 
2005 (Source: BEAM)
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10 February 2009 18
Source: McKinsey for Vattenfall 2007
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Economic Ef�ciency In  
Improving Energy Yield, As  
A Primary Condition For 
Success. Are Houseowners 
And The Market Ready?

By Michele Vigne, Vice President 
U.I.P.I., Confedilizia, Italy.

The world has changed and it appears to me that 
we have only just realised it. The reasons for this 
are many, certainly one of the main ones is our 
tendency, in the Western world, to prefer short 
cuts (like creative �nancial solutions) to multiply 
money, rather than counting, as in the past, on 
work and the research with discipline and 
self-denial.

In the �eld of the production and consumption of 
energy it appears that the same method is 
adopted.

As a matter of fact, in the last few years, the 
trend in expenditure for energy has grown 
frenetically, a never ending race for consumerism.

And today we want everyone to save energy 
pointing our �nger at house owners � consumers 
for wasting it, almost as though they were the 
main cause of the planet�s harmful emissions!

No sir, we cannot continue along these lines 
loading the owners of - investors in bricks and 
mortar with new burdens without giving them 
any help or support. The energy saving game has 
been played amongst the experts expecting the 
owner to be a helpless spectator without any 
right to intervene. This is the �rst reply to the 
question: house owners are not ready for a 
number of reasons. Information understandable 
by the common citizen has not been diffused. 
This is demonstrated by what we note daily from 
meetings with the European house owners who 
approach the U.I.P.I. network of associations.  

We have found that especially in the small cities 
and villages in Europe many have never heard of 
the obligation deriving from the Directive.

To be added to this is the fact that the 
Governments of the single States have limited 
themselves to acknowledging the Directive, but 
there are no government programmes to advise 
the public in simple and clear terms about the 
problem of saving energy and the possible 
actions to be taken. The public structures do not 
supply adequate technical assistance but limit 
themselves, in the majority of  cases, to 
controlling emissions and applying taxes to carry 
them out and �nes. With the exception of a few 
countries there are no structured government 
interventions to support the initiatives taken by 
private house owners and now, due to the 
economic crisis, these are decreasing. There have 
been no government interventions to support the 
owners of rented housing, if they make energy 
saving improvements to buildings and plants, 
from which the tenants then directly bene�ts. It 
is obvious that, with the current heavy property 
taxation, the house owner is not interested in, 
nor has the cash available to support 
improvements.

And the market? The situation differs from the 
Commission�s expectations: These hasty 
merchants have never put themselves in the 
shoes of the house owner citizen, who had in any 
case to sustain the initial costs of the operation. 
They were only worried about their own affairs, 
causing the house owner to withdraw and be 
evidently wary of their self-seeking proposals. 
And we see the negative effects before our eyes.

The objectives of energy saving are only 
beginning to be applied to new buildings, as they 
are imposed by the law and because the 
additional costs are compensated by the minor 
consumption of energy from the start, whilst for 
the existing building portfolio the situation is 
decidedly dif�cult and can currently be de�ned 
as �blocked�, including the public building 
portfolio that should give the �rst good example!

From the point of view of the technical operators 
and the certi�cation authorities in the last few 
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years the energy certi�cation of buildings as 
been viewed by many, mostly in the optic of the 
business it could generate. Innumerable paid 
courses for technicians have been organised and 
instruments of calculation and new methods 
produced, often improvised and not suitable to 
carry out the energy analyses to professionally 
identify the ef�cient measurement under the cost 
pro�le, as required by Directive 2002/91/EC and 
later, more precisely, by Directive 2006/32/EC.

Impatience has caused all these activities to be 
started before the rules were completed with the 
necessary technical regulations.

As, we would remind you, despite all the efforts 
and the large volume of work produced in the 
last few years by the regulating authorities, in 
Europe and the member States, the necessary 
calculation regulations have not yet been 
completed, even though they are at a good point.

Some States and Regions, too impatient, have in 
any case begun to operate with improvised and 
inadequate regulations and methods of 
calculation, with disastrous and misleading 
results: mere �pieces of paper� have been 
produced without any utility for the applicant 
and the effects it was legitimate to expect on the 
energy saving of the buildings; therefore even 
damaging, due to the useless unproductive cost 
and the distorted and misleading information 
they supply.

Industry too is not ready with suitable solutions 
and products at limited costs to intervene on the 
existing building portfolio that in many countries 
is subject to very restrictive regulations. Above 
all there is no �exibility in creating the products 
and systems that are not or can be mass 
produced as the business market would demand, 
but the use of speci�c products for a certain 
operation so as to generate costs compensated 

by consistent returns in terms of energy saving. 
The older existing buildings have speci�c 
particularities and the diagnostic approach must 
be by an expert and requires experience and 
ability in planning to decide the consonant 
operations.  Again in the later operationsskilled 
and quali�ed workers who are trained in the 
basic principles of energy saving and how the 
various buildings and plants not mass produced 
behave or can generate, are necessary.

That is why it doesn�t make sense, and it is on the 
contrary extremely dangerous to consider 
amending the Directive now, lowering the 
threshold of 1000 m2, introducing new parameters 
and obligations when, after 6 years, we have not 
managed to correctly advise European citizens of 
the real possibilities of saving energy and the 
obligations deriving from the Directive.

Why continue undeterred in this direction? 
Wouldn�t it be better to wait and see the results of 
implementation of the Directive on new buildings 
and renovation of large buildings and the issue by 
CEN of the complete technical regulations? The 
results can then be evaluated with calm, minimum 
support measures for owners be de�ned, 
widespread and clear information be given and 
only then one can, eventually, consider operating 
on smaller buildings.

An act of humility is therefore necessary in 
stopping a moment, recognising the errors, 
setting off again without the breathlessness that 
has produced all these negative results. If one 
acts with consciousness and determination we 
will have obtained three important results:

1. the citizen�s awareness,
2. energy saving.
3. an improved environmental wellness

and, let�s never forget a better future for our 
children!
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Lower VAT And Other 
Incentives For Energy 
Improvement In Rental 
Properties

By Simon Gordon, Head of 
Communications, National 
Landlords Association (NLA), UK

While many Governments in Europe have made 
promises to meet speci�c climate change targets, in 
many cases it is landlords who will be at the sharp 
end in terms of delivering on these promises. 

If politicians want to keep their promises and 
reach the targets they have committed to, they 
need to address the central question of how to 
incentivise landlords to do more to improve the 
energy ef�ciency of their properties. 

Tenants� choice needs to be the focus
UK households account for around a third of all 
the energy consumed in the UK. As a whole they 
spend £20 billion (EUR 22 billion) on energy. That 
is a lot of money by anyone�s standards.

Greater energy ef�ciency could save the typical 
household as much as £280 per year (EUR 310) in 
energy costs which, at a time of rising domestic 
energy costs, is an attractive opportunity for 
many households. 

None of us would deny the importance of greater 
energy ef�ciency or the need to battle climate 
change. Our political leaders have set concrete 
European targets for a 20 per cent energy 
reduction and an equal reduction in carbon 
emissions by 2020. And so we obviously have a 
part to play in helping to tackle energy ef�ciency 
and carbon emissions.

However European governments have to realise 
that landlords do not operate in a vacuum. They 
are driven by tenants� choices and what tenants 
are willing to pay for. 

That is the catch-22 that faces European 
politicians. 

Real change is only possible if tenants start to 
choose more energy ef�cient homes over homes 
that waste energy. 

National Governments can address this issue in 
three distinct ways:

ef�ciency homes. Whilst most landlords � and 
certainly NLA members � will know what an 
EPC is and what it is supposed to do, the real 
question is how many prospective tenants do?

people, such as those in fuel poverty; 
complicated systems of subsidies are extremely 
messy. Governments must develop more simple 
and targeted subsidies that work to generate 
demand and grow the supply-side market for 
energy ef�ciency.

reward those that invest in energy ef�ciency. 
An effective tax incentive will develop the 
demand-side of the market better than any 
regulatory stick.

What is needed is a range of tax incentives and 
subsidies to encourage and grow intelligent 
investment in domestic energy ef�ciency.

The case for reducing VAT
A clear way in which European leaders could help 
foster that is by reaching a positive consensus on 
enabling European countries to vary the VAT they 
require landlords to pay for renovation and 
repairs.

The EU�s �experiment� in 1999 to reduce VAT 
rates for labour intensive services involved nine 
European countries: Belgium; Luxembourg; Italy; 
France; Spain; Netherlands; Portugal; Greece; 
and the UK, through the Isle of Man. Included 
within the categories which countries could 
reduce the VAT rate was renovation and repairing 
of private dwellings. However Greece, Spain, and 
Luxembourg did not include reducing VAT for 
renovation and repairs for domestic dwellings for 
the purpose of the experiment. 

UIPI   28 09-05-26   15.08.32



29Seminar in Brussels

Europe has extended the period for reduced VAT 
rates for these countries till 2010. As a result of 
this initiative we know that a reduced rate of VAT 
can reap economic bene�ts.  In December 2007, 
the Isle of Man Treasury reported on the impact 
of a reduced rate of VAT and concluded that, 
�the actual tax take increased despite the 12.5 
per cent differential in VAT for the comparable 
organizations.� It also stated �The experiment 
had been a �scal success on the Island.� 

The Belgian Government saw the measure 
increase both turnover and employment. 
The French Government saw the creation of some 
43,000 new jobs in the construction industry and 
5.6 per cent growth of turnover in the 
construction industry in the order of �1.4 billion.  

In Italy, the measure saw the creation of between 
65,000 to 75,000 new jobs in the construction 
industry and 35,000 enterprises emerged from 
the informal economy and started paying VAT for 
the �rst time.  

And Portugal�s construction industry enjoyed 20 
to 25 per cent growth, well above average, and 
created many thousands of new jobs.

The EC Economic Recovery Plan of European 
Commission President JosØ Manuel Barroso is 
moving in the right direction by looking at how to 
direct the market towards greater take-up of 
green products and services through reducing 
VAT. But now we need concrete action by national 
Governments across the European Union. The 
bene�ts of a reduced VAT rate will not just provide 
a greater incentive for landlords to invest in more 
renovation and repairs but include:

and

for services.

Other incentives
Reducing VAT for renovation and repairs is a 
clear �rst step. But more can be done by 
Governments. 

Whilst it is obvious that building regulations can 
be used to ensure that the homes being built 
now are greener and more energy ef�cient, we 
should not discount the needs of older homes.
The costs involved in making these homes 
greener or more energy ef�cient can be very 
costly. Governments will need to do more to 
subsidise renovations in these homes. They 
should also continue to focus subsidies on those 
tenants who suffer the greatest fuel poverty to 
ensure that they can best bene�t from energy 
ef�ciency.

So far we have seen targets and regulation by 
Europe on energy ef�ciency. So far we have 
heard of meetings and seen plans that have been 
discussed. Now we need to see action. The 
primary policy drivers for this agenda in housing 
must be �scal and based on incentives � it will 
not work if Europe adopts a purely regulatory 
and punitive approach.

With energy companies continuing to make huge 
pro�ts out of our energy needs it is ridiculous to 
believe that the cost of action can be borne only 
by landlords. 

Landlords are not in a position to reduce VAT, 
improve subsidies or educate our citizens about 
energy ef�ciency. This is Government�s 
responsibility and we must hold them to it. 
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Technical Challenges In  
Improving The Existing  
Buildings Of Europe

By Agustin Pujol Niubo, 
Architect, Member of U.I.P.I.  
Ex. Committee. Tarragona, Spain

As an introduction to the present subject, �rst I 
would like to remind you of several energetic 
basic concepts that, although repetitive, are no 
less important, and we should keep them in mind.

1. �Saving energy ef�ciency is equivalent to 
reducing the CO2 emissions.

2. �Buildings are responsible for some 40 % of our 
energy use in Europe.

3. �Heating and cooling account for two thirds of 
this energy.

4. �Insulation is the best way to save vast amounts 
of energy, CO2 and money in buildings.

5. �No renovation without insulation.

6. �Renewable energy is a must, but it�s not 
enough. The most sustainable and 
economically viable energy is the energy we 
don�t use.

While many home-owners know that energy can 
be saved in their building, understanding and 
controlling the energy renovation project can 
sometimes be quite complex. Technical and 
practical assistance of the building owners is 
strongly needed.

Once we lay down speci�c guide lines, the 
average citizen will, in the EU alone, save more 
than � 500 and about 1 ton of CO2 every year.

Making all new buildings energy ef�cient is very 
important. New buildings typically represent 1 % 
of the total building stock, on the other hand, 
our existing buildings account for 99 %. 
Therefore the largest potential for energy savings 
lies in old buildings, most of which were 
constructed decades ago, before the oil crises 

and global warming became issues, and normally 
they are poorly insulated.

How do we save energy in existing 
buildings?
Next, I would like to point out the technical 
challenges which arise in the improvement of 
energy saving in the existing buildings of Europe.

1 � �Energetic renovation of external protection.
In relation to the location�s climate, the building�s 
use, the type of insulation that has been 
employed, the effect of the sun�s radiation, the 
cold in the winter and the heat in the summer,  
buildings need to have an external protection 
which cuts down energy consumption and 
contributes to its occupant�s comfort and 
well-being. When we say external protection we 
are referring to the building�s skin, for instance 
the façade, the roof and all the elements such as 
windows, glass, bricks and general facing.

The measures we need to apply in the protection 
of an existing building in order to make it more 
thermically viable are, principally:

Thermic insulation of walls and roof, 
eliminating thermal bridges where heat can be 
lost.

Insulation of internal walls, using special 
plaquing.

Replacement of old window frames by new 
ones with maximum tightness.

Installation of air-tight chamber and low 
re�ecting double and triple glazing.

Improve ventilation. Controlling ventilation 
at home reduces the need for heating and 
cooling by almost 60 % and ¡that could mean 
going up two letters in the A to G scale of the 
energy certi�cate¡

In summary, a good insulation, hermetic 
construction and control of ventilation are the 
three basic requirements for indoor thermic 
well-being and the considerable reduction of 
energy demand as far as external protection of 
buildings is concerned.

In old buildings, condensation and mould 
problems can arise around window frames, in 
foundations and joints and behind cupboards.
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This slide shows how temperature on the 
relevant surface of a renovated building is above 
16”C instead of the 9”C of the old building 
without insulation.

This information has been provided by the 
Passive House Institute and published in the 
Environment 2008 Report of the ROCKWOOL 
GROUP Company.

2 � �Improving the energy ef�ciency of our 
existing thermic equipment.

The thermic equipment of buildings plays a 
leading role in the environmental quality and 
energy performance.

We consider thermic equipment to be: heating, 
cooling, ventilation and the production of hot 
water.

According to the European Directive 2006/32/EC, 
member countries must achieve a 9 % energy 
saving by 2016. In order to do this, each country 
must work out its plan of action which must be 
submitted for approval by the EC.

In this sense, the thermic equipment which is 
more than 15 years old must be periodically 
checked and, in some cases, renewed.

The main improvement to be made to the thermic 
equipment of existing buildings are:

Change the old gas boiler for a new 
condensation one, which will improve CO2 
emissions by 18 %.

Change the old cooling equipment, if there 
is any, for a new one with better performance.

Change the hot water boiler for a new mixed 
variety which can also be used for heating.

Install a hot water deposit next to the 
mixed boiler to improve the total performance 
of the �tting.

Install solar heating panels, as a complement 
to your conventional water heating system.

Use renewable energy for the hot and cold 
production equipment. Whenever possible, 
we would recommend including alternative 
energy systems (solar, geothermic, eolic, 

biomassa, etc.) to improve the energy 
quali�cation. To give an example, a building 
which substitutes its conventional gas boiler 
for a biomassa one goes straight to level A.

3 � �Improving the energy ef�ciency of indoor 
lighting and electricity in existing buildings.

Buildings must have adequate lighting for the 
users needs and, at the same time, must be 
energetically ef�cient and save electricity 
consumption, incorporating a system which 
controls all aspects of lighting and optimises the 
use of natural sunlight.

The most immediate measures are the following:

Replace existing electric �lament lamps 
with low consumption ones.

Use computer systems for maximum 
lighting ef�ciency.

Use automatic control for lights on and off, 
indoors and outdoors.

Use automatic control of blinds, curtains 
and sunshades to obtain maximum 
performance of solar energy.

Renovation of domestic appliances. This 
measure is probably the most popular. You 
have to change your old domestic appliances 
for new low consumption ones belonging to 
class A. Local authorities subsidize this in 
many European Union countries.

Last but not least, I would like to point out that 
buildings are categorized through the Energy 
Certi�cate which is based on energy consumption 
and on CO2 emissions, on the type of building and 
its location, assigning a letter from A to G.

To jump from one letter to a better one can be 
relatively easy if we apply some or all of the 
improvements I mentioned before.

This is the real aim of the directive, to improve 
the energy ef�ciency of the buildings of Europe 
and reduce energy consumption. It is an 
important goal, but it is so hard and costly that it 
cannot be achieved if the building owners are not 
given proper advice, motives and �nancial 
assistance, organized by the European, national 
and local authorities.
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The Energy Certi�cate: A 
Useful Guide To Energy 
Performance Improvements?  
The German Experience

By Dr. Kai Warnecke, Assist. Secr. 
General U.I.P.I., Haus & Grund DE, 
Germany

The major concern of building owners, who need 
an energy certi�cate, is how to measure the 
amount of energy consumed in (not by) the 
building. Even though this is mostly in�uenced by 
the users of the property � the tenants or the 
owners themselves � depending on the 
temperature they choose to live in, many experts 
recommend a �calculation� and grading of 
buildings comparable to fridges or light bulbs. 
The effect of this lobbying is obvious when you 
take a look at the latest EPBD update, Art 2: 
Until now this allows to establish the amount of 
energy used by or in a building by �consumption� 
or �estimation�. The update changes this to 
either �calculation� or �measuring�.

But will this help the building owner to �nd out 
more about the energy consumption of the 
building? Will this help to reduce the energy 
consumption and the carbon footprint? Will the 
owner be better informed on how to modernize 
the building properly?

Germany today grants the option to set up energy 
certi�cates based on the energy consumption 
based on the EPBD. It gives an index to the owner. 
But it is challenged by specialists, experts and the 
tenant�s organization as not useful at all, because 
they prefer to have a calculated version.

To �nd out if this is better, the United German 
Property Unions (BSI) made a simple test. The BSI 
asked to building owners to order energy 
certi�cates for their buildings from certi�ed 
energy inspectors of the DENA � the German 
Energy Agency. These inspectors are quali�ed 

higher then demanded by the law: They must be 
either long-term craftsmen with specialist 
diplomas or engineers and architects with 
university degrees.
Building no 1 was an 8-unit house, 534 sqm 
large, built approx. 1900, with a new central 
heating and new central hot water installed in 
2004, using gas as energy. Seven different 
inspectors were asked to issue an energy 
certi�cate. What did the owner get?

First target for the experts was to calculate the 
primary energy demand reference. This is the 
primary energy demand in relation to the usable 
building space. The reference calculated varies 
according to the experts in between 132 and 212 
kilowatt hour / sq m. Accordingly the certi�cates 
were issued with very different results: from an 
acceptable �C� to a deterrent �E�. The top value 
is a 160 % of the lowest value! 

Looking at the calculated primary energy demand 
and the calculated usable building space it 
becomes clear, why the calculations differ: The 
lowest primary energy demand has been 
calculated at 113 kw/h, the highest at 171 kw/h. 
And the usable building space has been measured 
by the experts in between 629sqm (minimum 
result) and 906sqm (maximum result). This is a 
difference of 277sqm � in an 8 unit building only 
� or a surprising 44 %. It shows that the major 
challenge is not the act of calculation, but getting 
the right data for each individual building. This is 
the unsolved problem for all �calculated� 
certi�cates. By the way, the only aspect all 
certi�cates have in common is, they do not reveal, 
how both the primary energy demand and the 
usable building space are calculated.

Consequently the calculated demand for heating 
power differed, the carbon footprint calculated in 
the certi�cate is varying like the footprints of 
mice and elephants, as well as the suggestions, 
how to improve the building:

the existing insulation.

�oor were suggested, but again with strong 
differences, this time concerning the amount of 
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insulation material needed: It varied in 
between 5 and 30 cm!

suggestions were given at least once but never 
twice: new windows, heating for the staircase, 
solar energy, even a new heating � the old one 
being three years in use only.

Building no 2 was a one family home, 125sqm 
large, built in 1971, with a new central heating 
and central hot water boiler installed in 2003. The 
energy used is gas. Three inspectors were asked to 
issue a certi�cate. What did the owner get?

The primary energy demand reference varies 
according to the experts in between 166 and 256 
kilowatt hour / sq m and accordingly the 
certi�cates were issued with different results 
from a �C� to an �E�. The top value is a 153 % of 
the lowest value. The primary energy demand 
has been calculated with 29 kw/h (minimum 
value) and 35 kw/h (top value) and the usable 
building space in between 123sqm (minimum) 
and 211sqm (maximum). This is a difference of 
88sqm in a one family home. Again it is shows: 
not the act of calculation, but getting the right 
data is the problem.

The results for the one family home are even 
more disappointing, because the building was 

easy to certify. The building was perfectly 
maintained and all materials used were known. 
The experts were given plans, which were 
presenting accurately the existing building. So 
this was one of the rare buildings, which was not 
only built according to the plan, but the plans 
were also updated during modernisation.

The last surprise for the owners was the 
inspectors� bills! The energy certi�cates issued 
were priced � in 7 different ways � in between 
240 and 1.070 Euros for the 8-unit building and 
the certi�cates for the one family home were 
priced � in 3 different ways � between 232 and 
414 Euros! In both cases the money for the most 
expensive certi�cate would have been enough to 
insulate the top �oor of the buildings! 

The German experience on the energy certi�cate 
seems to be a bitter one. Therefore calculated 
certi�cates themselves are not of sustainable 
use. Our conclusion is that certi�cates give little 
help, resulting from covering the correct building 
data, but they cost money, which should have 
rather been invested into the modernisation of 
the building itself. An expensive certi�cate alone 
simply turns out to be a waste of money. The 
right, the true investment of the owner, is the 
cost for the improving works in the buildings, 
and this is where the experts� opinion is useful!
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Who Has The Legal Power To 
Block Energy Performance 
Improvement Work On A 
Building?

By Beatrice Laloux, Juriste,  
Secr. General U.I.P.I., SNP, 
Belgium

Let�s imagine that an owner is persuaded or forced 
to carry out work in his building following a 
disastrous energy certi�cate that prevents him 
getting the best price for his property, whether 
from its sale or rental.  That is indeed the purpose 
of the directive:  legal compulsion is not (yet) 
being used; instead, economic compulsion is 
preferred.  In such a case, there is a good 
likelihood that the owner will come up against 
obstacles that the draughters of the directive were 
not always aware of.  Other people or entities that 
do not share the reasoning and interests of the 
owner may oppose the owner�s project and do so 
victoriously, at least for a while.

Let�s review brie�y four possible sources of delay, 
even of impossibility for the owner to carry his 
project through.  Right off the bat it should be 
pointed out that these obstacles can also be 
encountered in the performance of work other 
than that being considered in this talk, but the 
trend in the current economic situation and 
legislative developments, particularly that of the 
Energy Performance of Buildings Directive, will 
doubtless lead a very great many owners to 
envision this type of work, so that the dif�culties 
that they encounter will reach an unprecedented 
scale.

1. Co-owners
When the building belongs to a single person, 
whether a natural or legal person, the decision to 
insulate or to install an energy-ef�cient furnace is 
easy to take and carry through, at least in principle.  
It is a whole �nother ball game in a jointly-owned 
building, typically in a block of many �ats with 

forced co-ownership of the common areas and 
where a decision affecting the commons must be 
taken by a majority vote, the rules of which vary 
from one country to the next.  Still, it is often 
dif�cult to get everyone to agree when it is a 
matter of asking all the co-owners to dip into their 
own pockets.  This reluctance may be purely 
psychological, but it can also hinge upon the 
dif�culty of making the right choice in a speci�c 
situation in order to achieve the improved energy 
performance target.  It can even be due to �nancial 
dif�culties for some co-owners, for example elderly 
people who have a harder time getting a loan.

Even in the case where the general meeting of 
owners takes the decision to go ahead with the 
work, legal appeals are possible and can delay 
its performance considerably, even prevent the 
work if the decision is rendered null and void and 
thus must be taken again.

On another front, even work that affects 
exclusively the private areas of a jointly owned 
property can be contested on the grounds of 
provisions in the basic agreement concerning the 
general appearance of the building and the 
impossibility of reaching a consensus amongst the 
owners on how to carry out the work.  Once 
again, to get out of this impasse it will be 
necessary to go to the courts, which is a source of 
outlays and delays that are dif�cult to tolerate.

Be that as it may, given the dif�culties that we 
already see in many buildings when it comes to 
doing renovations and the �nancing problems 
that this raises, we can expect that improving the 
energy performance of these buildings will be a 
true headache if solutions are not devised, 
especially when it comes to the loans to grant to 
joint ownership associations, with all the 
technical complexity that such operations entail.

We all know the problem raised by the cheap 
buildings that were built massively in the 1970s 
and designed, in theory, to be demolished 
twenty years later.  Today, we see quite well that 
these buildings are still standing and demolishing 
them would create a huge social problem, whilst 
renovating them suitably is almost just as much 
out of the question.
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This also brings to mind the huge problem of 
modernising lifts, about which reams are still 
being written, given the great dif�culty of 
getting the necessary conditions for achieving a 
reasonable level of safety in the lifts of many 
buildings.

2. Tenants
The owner who rents out his property is legally 
committed to allowing his tenant to enjoy the 
use of the premises in peace.  In principle, the 
landlord cannot force his tenant to accept work 
other than that which is strictly necessary and 
urgent.  As for the rest, those who have 
experience in the landlord�s profession � for 
today it has become a highly specialised 
profession in many countries, and especially in 
Belgium � know well that it is sometimes dif�cult 
to get the tenant to accept this necessary work.  
We have often seen a tenant send his landlord 
formal notice to do this or that repair, and then 
refuse to let the contractor in, even when an 
appointment had been made!

In some cases, even though the lease requires 
the tenant to accept certain repairs and 
renovations, the tenant may oppose the work out 
of bad faith.  In such cases, it may be necessary 
to get a legal injunction to force the tenant to 
allow entry onto the property.

We can of course hope that the tenants will be 
interested in having insulation put in or 
improving the building�s energy ef�ciency. 
Indeed, such work should have happy 
consequences for their wallets by cutting their 
utility bills.  Nevertheless, the tenant�s good will 
cannot always be taken for granted, especially 
when it comes to the practicalities of carrying 
out the work, and landlords can expect to be 
showered with complaints and requests for 
compensation that may or may not be founded.

In the best of cases, the tenant accepts the work 
but a fundamental problem still remains for the 
owners, to wit, how will they be able to recover 
their outlays in a reasonable lapse of time, given 
the dif�culty of raising the rent, although an 
increase would be logical, given the additional 
advantage that the tenants receive.

On the one hand, the owner is stymied by a 
number of legal texts that protect tenants � 
sometimes excessively � and do not allow such 
rent hikes in reasonable time frames and 
proportions.  On the other hand, there is the 
problem of the impecuniousness of a great many 
tenants who cannot pay more.

U.I.P.I. thus advocates setting up legal 
mechanisms that would enable landlords to 
recover their outlays at least partially and 
gradually by sharing with their tenants the 
bene�ts of the reduction in the utility bills that 
the tenants will enjoy as a result of the energy 
performance-enhancing work.

3. Neighbours
Insulating the façades is one of the most 
important (and onerous) things to do to improve 
a building·s energy ef�ciency.  This means 
increasing considerably the outer wall·s 
thickness, which may result in the building·s 
encroaching upon a neighbour·s grounds.  It 
seems logical that the neighbour will not take 
kindly to such encroachment and may oppose it, 
even demand compensation, which will increase 
the cost of the works accordingly.

We can go one step farther and imagine, in the 
highly regulated world of town planning that 
exists in most countries in Europe, that the 
neighbours will oppose modi�cations such as 
setting up a wind-powered generator, installing 
a heat pump, or placing solar panels on one�s 
property.  They may even oppose the building of 
passive houses, given that they look nothing like 
traditional homes in their surroundings.

It will be necessary to settle such differences, 
even to reconsider the theory of neighbourhood 
disputes that presides over the �nding of 
solutions between neighbours so as to �nd a 
practical way out that allows for the new 
constraints with which owners must grapple.

4. Public authorities
The authorities, both local and central 
government, can be a source of obstacles for 
owners� building insulation projects.
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Legal And Market Impacts Of 
The Obligation To Attach An 
Energy Certi�cate To All Sale 
Or Rental Contracts And 
Advertisements

By Dr. Friedrich Noszek, Vice 

der Hausbesitzer, Austria

1. Starting point
A multitude of standards implement the EU Energy 
Performance of Buildings Directive in Austria, 
whereby the general duty to present an energy 
certi�cate is regulated by a special federal law, the 
Energieausweisvorlagegesetz (law on presenting 
energy certi�cates), BGBl 2006/137. Under this 
law, when a building or �at is sold or let, the seller 
or lessor must show an energy certi�cate to the 
buyer or lessee at the latest when the interested 
party�s offer to purchase or rent is submitted. Such 
certi�cate may not be older than 10 years. If the 
seller or lessor does not present an energy 
certi�cate when giving the declaration of intent, 
then an energy performance corresponding to the 
age of the building is deemed to have been 
agreed. This rule has far-reaching consequences 
because it affects not only private lessors of rental 
accommodation and �at owners, but also 
cooperatives (Genossenschaften) as well as all 
�ats belonging to the regional administrative 
bodies such as the federation (Bund), federal state 
(Land) or municipalities (Gemeinden). Exceptions 
to the rule do exist, but even in this case at the 
least a certi�cate on the heat transfer coef�cients 
must be presented upon every property 
transaction or letting at the expense of the owner. 
The technical requirements or parameters which 
must be taken into account when issuing an 
energy certi�cate are set out in the guidelines of 
the Austrian Institute of Construction Engineering 
and are binding. However, as the implementation 
of the EU Energy Performance of Buildings 
Directive falls within the competence of the 

federal states in Austria, there have been 
problems with this because the legal standards 
have had to be incorporated into the respective 
building regulations of said federal states. Thus, 
we have in Austria, although co-ordinated, nine 
different energy certi�cates.

2. �Liability questions for the seller, owner 
or lessor when presenting an energy 
certi�cate 

The energy certi�cate must be presented at the 
latest when an interested party makes an offer to 
purchase or rent. The owner or association of 
owners must commission and also pay for such 
energy certi�cate.  

A law on presenting energy certi�cates also 
regulates the legal consequences of omitting to 
present such certi�cate. If the owner or lessor 
submits no energy certi�cate, then such energy 
performance as would generally be expected 
based on the type and age of the building is 
deemed to have been agreed. Pursuant thereto, 
the owner is liable for the attributes usually to 
be expected. This also means, however, that any 
so-called exclusion of warranty whereunder a 
seller can exclude all liability, is considered 
inadmissible and thus void. In such cases 
therefore, there is also a considerable �nancial 
risk for the owner. 

The owner is also liable if an energy certi�cate is 
presented. If such certi�cate indicates a 
particular energy performance for the building or 
�at, this certainly begs the question of whether 
the warranty obligations of the seller or lessor 
towards the buyer or lessee are not thereby 
extended. For, if the energy certi�cate indicates 
a better energy performance than the lease 
object or object of purchase delivers, this 
constitutes an expressly stipulated attribute 
under the law on warranties, for which the seller 
or lessor can be called to account: if an energy 
certi�cate describes the energy performance of a 
building as being better than it in fact is, then 
this results in a higher degree of warranty. The 
lessee is �rstly entitled to seek improvement, as 
under the Austrian law on warranties there is a 
principle that improvement has precedence over 
reduction in price. This means that not only can 

UIPI   37 09-05-26   15.08.34



38 Seminar in Brussels

the lessee require an improvement of the energy 
performance from the lessor, he can also claim a 
reduction in rent as of the time the de�cit is 
reported until such time as it is improved or 
remedied.

While the lessor or owner can take recourse to the 
issuer of the energy certi�cate, this is nevertheless 
still associated with a certain litigation risk. In end 
effect, this can lead to the paradoxical situation 
that when no energy certi�cate is presented, the 
owner can only be held to account for the energy 
performance generally to be expected considering 
the type and age of the building, whereas should 
he present an inaccurate one he can be held to 
account for the incorrect �better energy 
performance�. 

In order to be able to protect owners against 
these risks, there must be a way to exclude this 
liability in whole or in part in a legally effective 
manner in the purchase contract or lease. There 
ought to be a rule to this effect in the guidelines 
themselves. 

3. �On the effects of the energy certi�cate 
on the value of the real estate

While Austrian law also provides for exceptions 
to the duty to present an energy certi�cate, the 
duty to present certi�cates on heat transfer 
coef�cients can also result in massive 
competitive disadvantages, especially in the case 
of old rental stock. In the long term, it must be 
expected that there will be an impact on the 
amount of rent for old buildings due to the 
poorer energy performance likely in comparison 
with new buildings. Owners of old buildings will 
come under noticeable pressure and suffer 
catastrophic �nancial damage as a result of the 
rigid limits on rent for primary leases which 
prevail in Austria. In practice, this means that 
owners of old buildings will be disadvantaged 
not only by the legal limitations on rent but also 
by the poorer energy performance of such 
buildings, although they must reckon with 
greater investment in advance. 

The recommendations foreseen in the energy 
certi�cate, which are also to be delivered to the 
buyer or lessee, practically require these persons 

to put pressure on the owner to make particular 
investments with respect to heat insulation in the 
near future. 

In summary, this means that the owner alone 
must bear the economic risk with respect to 
thermal insulation, while the lessee or buyer 
reaps the sole bene�ts thereof. Therefore, we 
urge that the owner or lessor be entitled to 
�nance the costs of energy conservation 
measures and thermal insulation from the 
revenues. It is essential that measures for heat 
insulation and/or the improvement of energy 
ef�ciency can be taken into account when 
calculating the amount of the rent under the 
primary lease both in the case of new rental 
contracts and existing tenancy. 

The heat insulation measures desired by the EU 
must be adequately subsidised by the regional 
administrative bodies. Particularly in Austria, 
differences in the treatment of real estate in 
terms of the laws governing subsidisation are 
discernible in this context. Thus, there is a 
tendency that cooperatives and public housing 
are favoured with adequate means of 
subsidisation whereas private owners of rental 
stock only have limited opportunities to take 
advantage of subsidisation funds. 

With respect to the tax law handling of real estate 
in Austria, again a tendency that old buildings are 
disadvantaged in comparison with cooperative 
housing and public housing can be observed. This 
concerns in particular the rules on VAT and the 
admissibility of accelerated depreciation. For 
instance, accelerated depreciation variants in the 
�rst year are foreseen currently for public housing 
within the framework of the economic recovery 
package 2009. Equal treatment of private housing 
is hence essential from our point of view. 

We see a massive violation of the constitutionally 
guaranteed right to property in the current Energy 
Performance of Buildings Directive. There are no 
rules of any kind with respect to the bearing of the 
expenses of the energy certi�cate in either the 
current Directive 2002/91/EC on the energy 
performance of buildings or in the European 
Parliament and Council proposal for a recast of the 

UIPI   38 09-05-26   15.08.34



39Seminar in Brussels

Directive. On the contrary: the existing proposal in 
particular represents a considerable toughening of 
the applicable legal position and a massive 
extension of the obligations to inspect with regard 
to heating, insulation and cooling of buildings. 

An increase in the obligations of owners of 
buildings must, however, also be accompanied by 
an increase in the rights of owners of buildings. 
Otherwise, the economic survival of owners in the 
old housing stock sector will in fact be 
endangered. Therefore, from the perspective of 
owners, we are urging that a vital rule on the 
bearing of the expenses of energy certi�cates be 
incorporated into the existing Energy Performance 
of Buildings Directive. The owner must have a 
legal right to raise the rent when insulation work 

is carried out without bureaucratic procedures (e.g. 
judicial decision without bureaucratic procedure) 
as well a legal right to charge maintenance or 
other inspection expenses as operating costs. 

These are all questions that must be answered by 
the European legislator in the respective 
Directives, as only very limited possibilities for 
sharing the costs can be expected under the 
respective domestic legal systems of the rental or 
�scal legislation.

U.I.P.I. wants to bring up all these problems to 
the attention of the European Commission and 
Parliament, asking that they are all taken into 
consideration, now that the recast of the 
Buildings Directive is still under discussion.  
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Con�icts Of The EPBD With 
The European Convention  
On Human Rights

By RNDr Tomislav �imec�ek,  
Vice President U.I.P.I., OSMD, 
Czech Republic 

Application of the EPBD directive on the new 
construction does not cause signi�cant problems. 
It of course increases the cost of this new 
construction and naturally also the cost of new 
housing, but it does not introduce any retroactive 
duties for the developers. As mentioned in the 
following paragraph, it meets certain goals that 
may be regarded as being in public interest.

The main arguments for the application of EPBD on 
existing buildings, as contained in the directive 
itself as well as in the proposal for the Recast of 
EPBD, are based on the policy of expected small 
contribution to the slow down of the rapid climate 
changes of our planet, increasing of the European 
energy security, expectation of increased job 
creation by forced investment in energy certi�cates 
and more massive investment in energy saving 
alterations accompanying new reconstruction 
works. The existing stock of buildings is of course 
much greater than the newly constructed one. All 
these investments are expected to bring pro�t to all 
citizens of Europe and eventually worldwide, while 
they should be �nanced by the European building 
owners alone, with the proclaimed cost ef�ciency 
of such investment as an argument justifying the 
breach of the right of peaceful enjoyment of once 
property, as guaranteed by article 1 of the protocol 
1 of the Convention on Human Rights, guaranteed 
by the EU through the ECHR in Strasbourg.

Most European constitutions allow the limitation 
of property rights but only in case of well-proven 
public interest. They must be executed exclusively 
by law and must offer full compensation of the 
damage that this limitation may bring. It seems 
that the public interest is more or less granted, the 

implementation is expected to be executed by 
new national legislation so the main problem lies 
in the compensation of the forced cost of 
certi�cation and eventually energy saving 
alterations of the property that represents the 
architectural heritage of our ancestors and has 
been designed long time ago in compliance with 
the technical norms valid then. The principle of 
cost effectiveness may be considered as a sort of 
compensation of the investment, but three 
important conditions have to be observed:

First we have to prove that the savings on energy 
are really capable to fully compensate the cost of 
the necessary investment and running cost of these 
alterations including the cost of the money needed. 
This depends on the architectural design of the 
building. Houses with elaborate stucco or graf�ti 
façade will make the insulation of outer walls nearly 
impossible and will increase the cost even in the 
case of other architectural details. Also the heritage 
protected windows and other components will limit 
the number of houses that may rely on the principle 
of cost effectiveness. The other important factor is 
also the real price of the energy that will be saved 
during the term necessary for the return on the 
investment and on the interest rate of the available 
loans. If the compensation is not suf�cient, it is 
necessary to subsidize these activities from public 
funds to provide incentive for the adoption of these 
steps and to guarantee the proclaimed cost 
effectiveness of these activities. In connection with 
this we have to stress that mere calculation of 
expected savings is not decisive and that only direct 
measurement of the energy consumption may 
persuade the investor to go into such action. In case 
that this condition is ful�lled we have to inspect the 
two other conditions:

Secondly we will inspect the relatively simple case 
of home-owners, where the investor and the 
recipient of the savings are identical. In this case 
we have to set the term during which the return 
on investment has to be achieved. The maximum 
term is the expected lifetime of the energy saving 
alterations. This means the time after which these 
alterations need to be replaced or reconstructed. 
This time may vary from some 15-20 years for 
outside wall insulation to some 25-30 years for 
new windows or 40-50 years for thermal 
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insulation of roofs. For an individual investor this 
time may not be applicable especially for elderly 
home- owners, whose life expectancy is shorter, 
and who unfortunately represent the great 
majority! In all these cases, which  are actually the 
rule in life,  the invested money including their 
price may be recovered during the lifetime of the 
reconstruction but the pro�t will be returned to 
somebody else and not to the original investor. In 
such a case the condition of cost effectiveness is 
impossible to satisfy. The argument that their heirs 
will receive the pro�t has no general validity since 
the investor may not want to increase the value of 
the property he will not be able to use. This 
problem may be solved to a certain extent by the 
provision of interest free mortgages if the public 
interest is strong.

Third problem is much more complicated. This is 
the case of rented property. Here the investor is in 
most cases different from those who will pro�t 
from the decreased energy consumption. Here the 
cost effectiveness principle is not valid at all and 
therefore either full compensation has to be 
provided from public funds or the directive must 
propose the principle how the invested funds 
including the price of the money may be charged 
to the tenants, who are the happy recipients of the 
savings on the cost of energy. The principle should 
be the same as in the case of homeowners i.e. that 
the invested funds should be reimbursed through 
increased rents in such a way that the whole 
invested amount should be returned not later than 
within the lifetime of the energy saving 
alterations. But, amid this world economic crisis, 
can we really hope for higher rents? In this case 
we have to be prepared that the tenants will 
inspect thoroughly the cost effectiveness of the 
energy saving alterations before they will agree 
with these alterations to be executed. It will lead 
inevitably to the increased cost of housing and 
though the decreased payment for energy may 
fully compensate the loss it may still cause 
political problem as well as various other 
directives requiring higher technical standard of 
housing which are also re�ected in increased cost 
of housing. In addition to this a memorandum 
from the meeting of the ministers responsible for 
housing of the new EU countries in Budapest on 
September 23 2005 contains an agreement that in 

multifamily houses the certi�cates mentioned in 
article 7 will not be requested in the case of sale 
or rent.

Especially in the present situation of economic 
crisis there is limited willingness of investors to 
invest. The temptation to increase investment 
into energy saving alterations by providing 
incentives for the investors is strong, but should 
be made wisely and the incentives should be 
suf�cient and time limited to bring the maximum 
pro�t. The �rst important step must be the 
re-quali�cation of all these alterations for 
taxation from modernization to repair, so that 
they may be immediately subtracted from the 
income. Secondly the VAT for these activities 
should be reduced or totally waived for a certain 
term, forcing the investors to act soon and to 
decrease the cost of these alterations for the 
home-owners and for the tenants. And of course 
in the case of rental housing the just mechanism 
of transfer of the cost to those pro�ting must be 
proposed in this directive and included in the 
legal system of every country. 

In the Czech Republic our government has 
adopted a project called �PANEL�, providing for 
�nancial support for houses built using the 
pre-fabricated concrete technology, which has 
shown that only houses occupied by their owners 
(cooperatives or condominiums) have used it, 
while nearly no rental house owner has applied 
for this support because such an investment is 
not cost effective since the cost cannot be 
re�ected in the rent yet. 

In any case, my conclusion is that without major 
improvements the immediate and actually 
premature violent effort of the implementation 
of the EPBD, practically consists an indirect 
violation of the European Convention of Human 
Rights concerning the property rights of the 
building owners, who are mostly third age 
people and cannot get loans under �Basel II� 
Solvency rules, because the energy 
certi�cation and the obligations put upon 
their shoulders lead to the devaluation of 
their properties and hinders them from their 
�peaceful enjoyment�, as the article I of 
Protocol I of the Treaty expressly provides!  
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Levels Of Taxation And Other Charges Connected With Buying And Selling Homes In 
The EU�s 15 Countries Plus Australia, Canada, Norway, USA And Switzerland

Researched and produced by Nima Sanandaji M.Sc. and Tino Sanandaji M.Econ. Commissioned by 
Villaägarnas Riksförbund. Published in September 2008.

Nima Sanandaji is the author of the actual study while Tino Sanandaji has assisted with the relevant 
research. Nima Sanandaji is a Master of Science in Biotechnology from Chalmers University of 
Technology and CEO of the think tank Captus, working with business and taxation issues. He has 
carried out a number of studies and is currently writing three books. Nima has carried out research at 
Chalmers, Cambridge University and at KTH in natural science subjects.

Tino Sanandaji � Master of Economics from the Stockholm School of Economics and researcher within 
macro economics, with a specialisation in taxation and enterprise at the University of Chicago. Tino is 
also performing research at the Swedish Research Institute of Industrial Economics and co-wrote a 
book entitled �˜garbeskattningen och företagandet: om skatteteorin och den svenska 
policydiskussionen� (Taxation on ownership and enterprise: about taxation theory and Swedish 
Policy) published by SNS in 2004. He has also written about the advantages of reduced/abolished 
property taxation in the journal Ekonomisk Debatt.
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Summary

Country Transfer of ownership 
taxes* (%)

Other charges/ 
fees** (�)

Capital gains tax***  
(level/exceptions)

EU-I5

Austria 4.5   300 10�50/Yes

Belgium 0�21 4000 16.5/Yes

Denmark 0.6 (+ 1.5 of sum borro-
wed) 

  250 40/Yes

Finland 0�4   150 28/Yes

France 2�7.5 1500 27/Yes

Germany 3.5�4.5 8500 25/Yes

Greece 0�13 (+ 0�9.5 per cent 
VAT) 

� 20/decreases to 5

Holland 6 2250 Not paid

Ireland 0�9   150 Not paid

Italy 3�19 2750 25/Yes

Luxemburg 6�10 4750 Max 38/decreases to 19.5. 
Deduction

Portugal 0�8 (deduction opportuni-
ties)  

  750 17/postponement

Spain 0�7 1200 18/Pensioners excepted

Sweden 0�1.5 (+ 2 per cent 
mortgage deed)  

    90 22/No

UK 0�4   650 0�18/Exception �rst GBP 9600

Other countries

Australia 1.25�5.5   115 Not paid

Canada 0�2   750 Not paid

Norway 2.5   260 28/Yes

Switzerland 0�3.3   200 Depends on canton

USA 0�2     50 10�35/Deduction USD 250 000/ 
500 000

* Or equivalent, for example stamp duty or registration tax. Please refer to information on each 
individual country for more detailed description.
** In general these fees/charges vary depending of form of housing, size of accommodation plus 
region. In these cases �gures are estimated charges based on an average housing unit. Estimates 
have been made by estate agents operating in each country.
*** On sale of housing unit.

UIPI   43 09-05-26   15.08.35



44 Research

Introduction
The original goal of this study was to examine 
the transfer of ownership taxes (or equivalents) 
and fees/charges that have to be paid when 
buying and/or selling a housing unit in the 15 
countries of the EU. This information has been 
compiled from the taxation regulations in each 
country and from estate agents who are either 
based in, or operate in, each country. Generally 
speaking the information has been con�rmed 
from two or three different sources.

During the course of this study, additional 
information has been identi�ed and included 
such as the levels of, and regulations for, capital 
gains taxes. Also information concerning these 
taxes and charges/fees in Australia, Norway, 
Switzerland, USA and Canada has been included.

Austria
Transfer of ownership tax exists in the form of a 
tax on the purchase of property of 3.5 per cent of 
the purchase sum plus an additional tax of one 
per cent of the purchase sum for registration of 
property. This tax is the same for houses and 
apartments. Additional registration fees vary to a 
relatively large degree, approx. EUR 300 for an 
average housing unit. Capital gains tax is at the 
same level as income tax, approx. 10-50 per 
cent. The seller pays no capital gains tax if they 
have owned the residence for longer than ten 
years or more than two years when used as their 
primary residence.

Belgium
Transfer of ownership tax is in the form of a 
registration fee. The tax rate is 12.5 per cent of the 
purchase sum of the previously owned property. In 
the Flanders Region this tax rate is 10 per cent 
only. When buying new property the registration 
fee increases to 21 per cent. No distinction is 
made between houses and apartments. In the city 
of Brussels there is no registration fee for the �rst 
EUR 45 000 � of the purchase sum.

Other charges amount to approximately EUR 
4 000 when purchasing a normal-sized housing 
unit in the city of Brussels. The high level of fees 
is primarily due to the high levels of fees paid to 
the Notary Public.

Property taxes vary depending on the property�s 
location and how it is registered. Capital gains 
tax is 16.5 per cent. There is no capital gains tax 
if the sellers have owned the property for more 
than �ve years or have used the property as their 
primary home and have resided there for a period 
of more than two years.

Denmark
Transfer of ownership tax amounts to 0.6 per cent 
+ EUR 150 and is paid on the purchase of both 
houses and apartments. An additional registration 
fee of approximately EUR 100 is levied for the 
purchase of a normal-sized housing unit.

Property tax is levied at approx. 3 per cent of the 
tax assessment value of the land. Tax legislation 
is, however, complicated and often older tax 
assessment values are used. Capital gains tax is 
40 per cent. For individuals who do not work 
professionally with sale/purchase of property, 
there is no capital gains tax if they have owned 
the property for a period of more than three 
years. In Denmark, loans to �nance housing 
purchases are taxed. A central tax of 1.5 per cent 
of sum borrowed is levied.

Finland
Transfer of ownership tax is based on the purchase 
sum and is paid by the buyer. The tax rate is 4 per 
cent, but is reduced to 1.6 per cent if the property 
is an apartment. Those buying their �rst homes 
are exempted from this tax if they own at least 50 
per cent of the property they are buying and if the 
individual buying the housing unit is over 18 and 
under 40 years of age when the purchase is made. 
Registration fees of approx. EUR150 are also 
levied when buying a normal-sized housing unit. 
Capital gains tax is 28 per cent. This tax is not 
paid if the sellers have owned the property for 
more than ten years, or have used the property as 
their primary home and have resided there for a 
period of more than two years.

France
Transfer of ownership tax lies at approx. 7-7.5 
per cent. Calculations of this tax are complicated 
as it consists of various components such as 
stamp duty, national tax and registration fees. If 
the property is a new build then the transfer of 
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ownership tax will be approx. 2 per cent. If it was 
built less than �ve years previously and is sold by 
the original owner then the transfer of ownership 
tax will be approx. 5 per cent. The tax is always 
paid by the purchaser on the purchase sum and is 
the same for apartments and houses.

If a bank loan is taken in connection with the 
house/apartment purchase a registration fee the 
equivalent of approx. EUR 1000-2000 is levied. If 
the value of the property minus mortgage is 
greater than EUR 732 000, the owner must pay 
annual capital tax. This tax varies between 
0.55-1.8 per cent dependent on the total wealth 
of the owner.

Capital gains tax is 27 per cent. Capital gains tax 
is not paid if the seller has owned the property 
for more than �fteen years. If the seller has 
owned the housing unit for more than �ve years 
then he/she begins to deduct 10 per cent of 
capital gains tax for each year of ownership in 
excess of the �ve years. Please note that this 
concerns per cent and not percentage points, 
consequently if the seller has owned the property 
for six years, the tax paid is reduced by one 
tenth, for seven years reduced by two tenths etc. 
After �fteen years the tax according to this 
model will be zero.

Germany
Transfer of ownership tax is at 3.5 per cent of 
purchase price and is paid by the buyer. This has 
recently been increased to 4.5 per cent in Berlin. 
The tax is the same for houses and apartments.
Registration fees are high, approx. EU 7 000�
10 000 for a normal-sized home in Berlin. In 
Germany there is a land tax that varies from 
municipality to municipality and is paid annually 
at approx. l per cent of the value of the housing 
unit.

Capital gains tax is not paid if the seller has 
owned the property for more than ten years 
alternatively used the property as his/her primary 
residence and owned it for longer than two years. 
Generally Germans do not have to pay this tax if 
pro�ts are re-invested in property. If one person 
sells more than three properties during a �ve-year 
period he/she must pay the same taxation levels 

as property development companies. A change in 
capital gains tax to approx. 25 per cent is planned.

Greece
Calculation of transfer of ownership tax levels is 
complicated as the tax consists of several 
components. The tax rate depends on the 
location of the property, among other factors. 
Transfer of ownership tax is based on estimated 
tax assessment value which is carried out by the 
tax of�ce. On average the tax is inclusive fees of 
approx. 11 per cent, but varies between approx. 
9-13 per cent. This tax is the same for houses and 
apartments. Transfer of ownership tax is paid on 
purchases of housing that is in existence but not 
for homes to be constructed.

VAT is 19 per cent and must be paid on purchase 
of housing that received planning permission 
after 1 January 2006, but not on housing units 
that received permits before this date. On 1 
January 2008, new taxation legislation was 
implemented in Greece in which capital gains tax 
was introduced for housing purchased after 1 
January 2006. Percentage varies depending on 
how long the property has been owned by the 
seller. For property owned 0-5 years the tax rate 
is 20 per cent, for property owned 5-15 years the 
tax rate is 10 per cent and for property owned 
15-25 years the tax rate is 5 per cent.

Holland
Transfer of ownership tax is 6 per cent of the 
purchase price. There appears to be no difference 
made between houses and apartments. 
Additional registration fees may vary between 
approx. EUR 1000-3500.

Annual land tax of approx. 1 per cent of the land 
value. Capital gains tax is not paid in Holland.

Ireland
Transfer of ownership tax is in the form of stamp 
duty. The level of this tax varies between 0-9 per 
cent according to the table below. This tax is the 
same for houses and apartments. Tax on purchase 
of land is calculated separately and also varies 
between 0-9 per cent, although this is calculated 
according to a different scale. The stamp duty for 
land is shown in a separate table below. 
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Individuals buying their �rst home do not pay any 
stamp duty irrespective of whether they buy new 
or previously owned property. People who have 
previously owned a housing unit and who 
purchase new housing (i.e. without a previous 
owner) are exempted from stamp duty if the �oor 
area of the house is less than 125 m2. However 
people who have previously owned housing do 
pay stamp duty for newly built housing units that 
are larger than 125 m2 plus for previously owned 
housing irrespective of size. Individuals who 
purchase property as an investment pay stamp 
duty irrespective of size and irrespective of 
whether the property is new or previously owned.

The tax rate for housing varies according to the 
following table:

Purchase sum (EUR) Stamp duty (per cent)

Up to 125 000 0

125 001�1 000 000 7

Over 1 000 000 9
	
There is a separate stamp duty when purchasing 
land. Here no distinction is made between people 
buying for their �rst home, people who have 
previously owned homes or investors. The tax 
rate for land is as follows:

Purchase sum (EUR) Stamp duty (per cent)

Up to 10 000 0

  10 001�20 000 1

  20 001�30 000 2

  30 001�40 000 3

  40 001�70 000 4

  70 001�80 000 5

  80 001�100 000 6

100 001�120 000 7

120 001�150 000 8

Over 150 000 9

Registration fees vary in Ireland, but lie at 
approximately EUR 100-200 for each housing unit 
purchase.

Capital gains tax for housing is exempted.

Italy
Transfer of ownership tax consists of various 
components and is paid on both houses and 
apartments that are purchased from previous 
owners. Tax is at a rate of approx. 3 per cent of 
the housing unit�s tax assessment value plus 15 
per cent of the land�s tax assessment value. The 
tax assessment value is often considerable lower 
than the purchase sum in Italy. For housing the 
tax rate is 3 per cent if this is the primary 
residence, if the owner is an Italian citizen and if 
the housing unit is not classed as �rural housing� 
(Class C housing according to the Italian 
de�nition). If these conditions are not ful�lled 
then the tax increases to approx. 10 per cent.

On new property there is no transfer of owner-
ship tax so VAT the equivalent of 4-19 per cent of 
the purchase sum is paid. The level is dependent 
on whether the property is considered to be a 
luxury apartment or not. A further charge of 
approx. EUR 2500-3000 is also levied for 
normal-sized housing units in Italian towns. 
Annual property tax varies from municipality to 
municipality and is approx. 0.5 per cent of tax as-
sessment value.

Capital gains tax is at a level of 25 per cent. If 
the person has owned the property for more than 
�ve years then no capital gains tax is paid. 
Neither is any tax levied if the property is sold 
within �ve years and the money used to buy a 
new home.

Luxemburg
Transfer of ownership tax is in the form of 
registration fees that are paid when purchasing 
both houses and apartments. This tax is 6-10 per 
cent of the purchase sum and is paid by the buyer. 
There is considerable variation depending on 
whereabouts in Luxemburg the property is purcha-
sed. The tax rate is higher in the city of Luxemburg 
and lower in other parts of the country. If re-sale 
occurs within four years then up to 5 percentage 
points of this tax may, in certain cases, be repaid. 
Other charges amount to approximately EUR 4 
500-5 000 for normal-sized housing.

Capital gains tax on sale of property that has 
been owned for less than two years is regarded 
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as income from speculation and is taxed as 
normal income. Maximum taxation level is 38 per 
cent. After two years of ownership the tax rate 
decreases to a maximum of 19.475 per cent. In 
addition each individual taxpayer is entitled to 
deduct EUR 50 000 for capital gains tax (EUR 
100 000 for married couples who apply jointly). 
Such a deduction may be made every ten years. If 
the property is inherited then the deduction is 
increased to EUR 75 000. Exemptions from 
capital gains taxation may occur even if the tax 
payer is investing in property to let.

Portugal
Transfer of ownership tax varies between 0-8 per 
cent. The tax rate is the same for houses and 
apartments but differs depending on whether 
the property is used as a primary or secondary 
residence. The tax is calculated either based on 
the purchase sum or the tax assessment value, 
whichever is highest. This tax is the same for 
apartments and houses. There are also tax 
deduction opportunities.

The tables below show how the tax rate is 
calculated. Please note that total deductions are 
shown and that these deductions are �at rate 
within the various stages. For primary residen-
ces, for example, the total deduction is EUR 
1 710 for property costing EUR 86 000 or for 
property costing EUR 115 000. Please also note 
that a 6 per cent tax is applied on the entire price 
if it is above a certain level. When this �at rate 
tax is paid, no deductions are permitted.

Primary residence

Property value 
(EUR) 

Transfer of 
ownership tax 
(per cent) 

Total 
permitted tax 
deductions 
(EUR)

           0�85 500 0          0

  85 501�117 200 2   1 710

 117 201�159 800 5   5 226

 159 801�266 400 7   8 422

266 401�532 700 8 11 086

Over 532 700 6 �at rate on 
whole sum

         0

Secondary residence

Propertys value 
(EUR) 

Transfer of 
ownership tax 
(per cent) 

Total 
permitted tax 
deductions 
(EUR)

           0�85 500 1          0

  85 501�117 200 2      855

 117 201�159 800 5   4 371

 159 801�266 400 7   7 567

266 401�511 000 8 10 231

Over 511 000 6 �at rate on 
whole sum

         0

Transfer of ownership taxes on agricultural or 
commercial property are �at rate. The tax rate
is 5 per cent for agricultural property and 6.5 per 
cent for commercial.

Other charges amount to approx. EUR 600-900.

Capital gains tax varies between 12-40 per cent. 
With an income of approx. EUR 160 000 - 400 000 
a year, the tax rate will be 34 per cent. If the 
housing unit in question is the primary residence 
then this tax is reduced by half, for example from 
34 to 17 per cent. If the entire pro�t from the sale 
is to be invested in new housing, in other property 
the individual owns or the construction of a new 
home then payment of tax can be postponed. If 
pro�ts are to be invested in another manner, for 
example in stocks and shares, only 20 per cent of 
the capital gains have to be paid that year while 
the remaining 80 per cent is paid the following 
year.

Spain
Transfer of ownership tax is levied at 6 per cent of 
the purchase sum. In the Andalusia Region the tax 
rate is 7 per cent. This tax is not paid if the 
property is being sold for the �rst time. Transfer of 
ownership tax is paid either by the seller or the 
buyer. The tax is paid on the purchase of both 
houses and apartments. Registration fees of 
approx. EUR 1 200 are paid for a normal-sized 
home in a Spanish town. Capital gains tax is 18 
per cent. Exemption from capital gains taxation 
applies for sales of primary residence for everyone 
over the age of 65 who has owned the property 
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for more than three years (or less than three years 
and has sold the property due to change of job, 
marriage, separation or death of a life partner). 
Those who are less than 65 years of age and who 
sell their primary residence that they have lived in 
for at least three years may gain an exemption if 
they invest the pro�ts in a new residence within a 
period of two years of the date of sale.

Sweden
Transfer of ownership tax is 1.5 per cent of the 
purchase sum plus EUR 90. It is paid by the buyer. 
This tax is zero per cent when buying a tenant-
owner association apartment. Capital gains tax is 
22 per cent. There is an opportunity to postpone 
capital gains tax when acquiring a new housing 
unit. This amount may be a maximum of SEK 1.6 
million and is further limited when the cost of the 
new property is less than the one sold. When a 
housing unit is inherited, is a gift or is part of a 
division of property settlement then this 
postponement is returned, with certain exceptions, 
to taxation. The postponed amount is taxed at 0.5 
per cent of the total postponed amount. In the case 
of a partner inheriting property after a deceased 
spouse, he/she is not liable to pay. In this case only 
an administrative charge of EUR 90 is paid. Tax of 2 
per cent may be added for the mortgage deed if 
this does not already exist.

UK
Stamp duty is between 0-4 per cent. This tax is 
the same for houses and apartments and varies 
according to the table below:

Property value (GBP) Stamp duty (per cent)

Up to 120 000 0

 120 001�250 000 1

250 001�500 000 3

Over 500 000 4

Additional charges amount to approx. EUR 650 for 
a normal-sized housing unit. Capital gains are 
taxed at a �at rate of 18 per cent with an 
exemption for the �rst GBP 9 600. Generally 
speaking private individuals who are selling their 
primary residence are exempted from capital gains 

tax. However legislation is complex and depends 
on the size of the plot of land, whether part of the 
property is used for commercial operations and 
other factors.

Australia
Transfer of ownership tax varies between 
1.25-5.5 per cent according to the table below. 
This tax is paid on both houses and apartments.

Purchase sum (AUD) Transfer of ownership 
tax (per cent)

Under 14 000 1.25

  14 001�30 001 1.5

  30 001�80 000 1.75

  80 001�300 000 3.5

300 001�1 000 000 4.5

Over 1 000 000 5.5

Additional registration fees of approx. EUR 115 
are levied for a normal-sized housing unit.
Capital gains tax on housing is exempted.

Canada
Transfer of ownership tax varies between 0-2 per 
cent. No tax is paid in Alberta, the non-urban 
parts of Nova Scotia or in Saskatchewan. For other 
parts of Canada, please refer to the table below.

Purchase sum (Canadian Dollar) Transfer 
charges (per 
cent)

British Columbia

Up to 200 000 1

Over 200 000 2

Manitoba

Up to 30 000 0

30 001�90 000 0.5

90 001�150 000 1

Over 150 000 2

Ontario

Up to 55 000 0.5

  55 001�250 000 1
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250 001�400 000 1.5

Over 400 000 2

Quebec

Up to 50 000 0.5

50 001�250 000 1

Over 250 000 1.5

Halifax Metro in Nova Scotia 
(non-urban parts of Nova Scotia 
do not pay this tax)

Flat rate tax 1.5

Additional charges amount to approx. EUR 
500-1000. Capital gains tax is generally not 
levied on sales of primary residences.

Norway
Transfer of ownership tax lies at 2.5 per cent and 
is the same for houses and apartments. It is paid 
by the buyer. Property owned by shareholders is 
not subject to transfer of ownership tax. Pro�ts on 
sales of �xed assets are liable to taxation in 
Norway and the tax rate is 28 per cent. If the 
property has been a person�s primary residence for 
at least one year of the two years previous to the 
sale, pro�ts on sales of people�s own homes are 
tax free. Pro�ts from sale of second homes is also 
tax free if the property has been owned for more 
than �ve years and has been used as a second 
home/summer cottage for at least �ve years prior 
to the sale. Additional charges approx. EUR 260.

Capital gains tax on sale of property is 28 per 
cent. However it is not necessary to pay this tax 
if the housing unit has been owned for more than 
one year and has been used as the primary 
residence for the two years prior to it sale.

Switzerland
Transfer of ownership tax varies from canton to 
canton in Switzerland, between 0-3.3 per cent. 
Local regulations are complicated; however the 
tax does exist in Switzerland for both houses and 
apartments. Additional charges amount to 
around EUR 200 at a rough estimate.

Regulations concerning capital gains tax also 
vary. For the capital city Berne they can be found 

in German on http://www.�n.be.ch/site/
sv-wegl-grundstueck-2003.pdf 

USA
Transfer of ownership tax does exist under 
various names in different states and varies 
between 0-2 per cent. In Mississippi, Missouri, 
New Mexico, North Dakota and Wyoming there 
is no transfer of ownership tax and in Colorado it 
lies at 0.01 per cent. In Delaware the rate is 2 per 
cent while in California property taxes are based 
on the property�s historical market value. When 
selling a property the newer, generally higher, 
value is used as a basis for taxation. This leads to 
an increase in the tax burden for the buyer every 
time a property changes hands for a higher price.

Additional charges vary considerably across the 
country; a rough estimate would be EUR 50.
Capital gains tax in USA is dependent on level of 
income and varies between 10-35 per cent. An 
individual may have a capital gain of up to USD 
250 000 exempted from capital gains tax (USD 
500 000 for married couples who apply jointly) 
for the sale of property that the owner has used 
as their primary residence for two of the previous 
�ve years prior to the sale.

Annex
Calculation example
In this example it is assumed that a couple buys a 
house for SEK 2 million in the capital city of each 
country. The house is purchased with an 80 per 
cent mortgage and is owned for ten years before 
being sold for SEK 3 million. After this sale another 
house is purchased for SEK 3 million with a 
mortgage of 80 per cent. Calculations are based 
on the taxes levied for purchase. Any mortgage or 
other charges are excluded. It is also assumed that 
this concerns an �ordinary house� i.e. no rural 
residence or lakeside properties for which special 
regulations apply in the various countries.

Tax assessment value is assumed to be the 
equivalent of the purchase sum. Exchange rate 
used is EUR 1 = SEK 9.30, GBP 1 = SEK 11.7,  
AUD 1 = SEK 5.7 and CAD 1 = SEK 6.6. Smaller 
charges have not been included in this example.
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Country-Capital Capital gains tax  Stamp duty   Other taxes Total taxes

USA � Washington 0            0 0            0

UK � London* 0   17 460 0   17 460

Canada � Toronto 0   36 735 0   36 735

Denmark � Copenhagen** 0   18 000 36 000   54 000

Norway � Oslo 0   75 000 0   75 000

Italy � Rome 0   90 000 0   90 000

Australia � Canberra 0 109 294 0 109 294

Finland � Helsinki 0 120 000 0 120 000

Ireland � Dublin 0 128 625 0 128 625

Germany � Berlin 0 135 000 0 135 000

Austria � Vienna*** 0 105 000 30 000 135 000

Portugal � Lisbon***** 170 000            0 0 170 000

Holland � Amsterdam 0 180 000 0 180 000

Spain � Madrid* 0 180 000 0 180 000

Luxemburg � Luxemburg 0 240 000 0 240 000

Sweden � Stockholm****** 220 000   93 000 0 313 000

Belgium � Brussels 0 322 688 0 322 688

Greece � Athens 0 330 000 0 330 000

France � Paris **** 135 000 217 500 0 352 500

* Exemption from capital gains tax is often obtained but not always
** Sum borrowed is taxed at 1.5 per cent.
*** Tax for registration of property.
**** No tax after 15 years.
***** It is possible to postpone payment of capital gains tax.
****** It is possible to postpone payment but postponed sum is taxed at the rate of 0.5 %. 
Postponement of tax payment on SEK 1 million which is carried for ten years will give an extra tax on 
the change of residence of SEK 50 000 which is to be added to the SEK 313 000 in the table.

Austria � Vienna

Sales pro�t SEK 1 million � tax exempt            0

Stamp duty 3.5 % on SEK 3 million 105 000

Registration of property l % on SEK 3 million   30 000

Total tax for change of residence 135 000

Belgium � Brussels

Sales pro�t SEK 1 million � tax exempt            0

Tax exemption of stamp duty for �rst EUR 45 000,

so stamp duty calculated on SEK 2 581 500

Stamp duty 12.5 % of SEK 2 581 500 322 688 

Total tax for change of residence 322 688
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Denmark � Copenhagen

Sales pro�t SEK 1 million � tax exempt            0

Stamp duty 0.6 % of SEK 3 million   18 000

Tax on 1.5 % of mortgage total which is SEK 2 400 000   36 000

Total tax for change of residence   54 000

Finland- Helsinki

Sales pro�t SEK 1 million � tax exempt            0

Stamp duty 4.0 % of SEK 3 million 120 000

Total tax for change of residence 120 000

France � Paris

Sales pro�t SEK 1 million � exemption leads to tax being

reduced by half after ten years, so tax rate is 13.5 % 135 000

Stamp duty 7.25 % on SEK 3 million 217 500

Total tax for change of residence 352 500

Germany � Berlin

Sales pro�t SEK 1 million � tax exempt            0

Stamp duty 4.5 % on SEK 3 million 135 000

Total tax for change of residence 135 000

Greece � Athens

Sales pro�t SEK 1 million � tax exempt            0

Stamp duty 11.0 % on SEK 3 million 330 000

Total tax for change of residence 330 000

Holland � Amsterdam

Sales pro�t SEK 1 million � tax exempt            0

Stamp duty 6.0 % on SEK 3 million 180 000

Total tax for change of residence 180 000

Ireland � Dublin

Sales pro�t SEK 1 million � tax exempt            0

Stamp duty 0 % on the �rst EUR125 00= SEK 162 500            0

Stamp duty 7.0 % on remaining SEK 1 837 500 128 625

Total tax for change of residence 128 625

Italy � Rome

Sales pro�t SEK 1 million � tax exempt            0

Stamp duty 3.0 % on SEK 3 million   90 000

Total tax for change of residence   90 000
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Luxemburg � Luxemburg

Sales pro�t SEK l million � 19.475 % tax. This will be 

SEK 194 750. However deduction for joint application

From married couples EUR 100 000 = SEK 930 000. Permitted

deduction is higher than the tax, so no tax paid.            0

Stamp duty 8.0 % on SEK 3 million 240 000

Total tax for change of residence 240 000

Portugal � Lisbon

Sales pro�t on SEK 1 million � 17 % tax 170 000

Stamp duty 0 % on the �rst EUR 85 500 = SEK 795 150            0

Stamp duty 2 % on the next EUR 31 700 = SEK 294 810     5 896

Stamp duty 5 % on the next EUR 42 600 = SEK 396 180   19 809

Stamp duty 7 % on the next EUR 106 600 = SEK 991380   69 397

Stamp duty 8 % on the remaining SEK 56 181     4 494

Permitted deduction for stamp duty EUR 11 086 -103 100

Total tax for change of residence 170 000*

* Possible to postpone payment of capital gains tax 

Spain � Madrid

Capital gains tax is 18 per cent; however exemptions can be obtained for 
many different reasons. Exemption from capital gains tax applies to everyone 
selling their primary residence who is 65 years old or older and has owned 
the property for more than three years (or less than three years but has sold 
due to change of job, marriage, separation or death of life partner). For those 
who are younger than 65 and are selling their primary residence in which 
they have lived for at least three years there is exemption if the pro�ts are 
invested in a new residence within a period of two years after the sale.

Reasonable assessment is that capital gains tax will be exempted            0

Stamp duty 6.0 % on SEK 3 million 180 000

Total tax for change of residence 180 000

Sweden � Stockholm

Sales pro�t of SEK 1 million � 22 % tax 220 000

Tax on purchase of stamp duty registration  
certi�cate 1.5 % of SEK 3 million 

  45 000

Stamp duty mortgage deed 2.0 % of SEK 2.4 million   48 000

Total tax for change of residence  313 000
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UK � London

Generally speaking exemptions can be obtained for capital gains taxation 
when selling a primary residence. However legislation is extremely complex 
and assessments are made by inspectors. It is reasonable to assume that an 
exemption would be granted in our example. If tax is paid, however the 
calculations will be as below:

Sales pro�t SEK 1 million with exemption for the �rst

GBP 96 001 = SEK112 320, so calculated on SEK 887 680 -18 % 159 782

Reasonable assessment of capital gains tax is that it is exempted            0

Stamp duty 0 % on the �rst GBP 120 000 = SEK 1 404 000            0

Stamp duty 1 % on the next GBP 130 000 = SEK 1 521 000   15 210

Stamp duty 3 % on the next SEK 75 000     2 250

Total tax for change of residence   17 460

Australia � Canberra

Sales pro�t SEK 1 million � tax exempt            0

Stamp duty 1.25 % on the �rst AUD 14 000 = SEK 79 800        998

Stamp duty 1.5 % on the next AUD 16 000 = SEK 91 200     1 368

Stamp duty 1.75 % on the next AUD 50 000 = SEK285 000     4 988

Stamp duty 3.5 % on the next AUD 220 000 = SEK 125 4000              43 890

Stamp duty 4.5 % on the remaining SEK l 290 000   59 050

Total tax for change of residence 109 294

Canada � Toronto

Sales pro�t SEK 1 million � tax exempt            0

Stamp duty 0.5 % on the �rst CAD 55 000 = SEK 363 000     1 815

Stamp duty l % on the next CAD 195 000 = SEK l 287 000                  12 870

Stamp duty 1.5 % on the next CAD 150 000 = SEK 990 000                14 850

Stamp duty 2 % on the remaining SEK 360 000     7 200

Total tax for change of residence   36 735

Norway � Oslo

Sales pro�t SEK 1 million � tax exempt            0

Stamp duty 2.5 % on SEK 3 million   75 000

Total tax for change of residence   75 000

USA � Washington

Sales pro�t SEK 1 million � tax exempt            0

Stamp duty 0 on SEK 3 million            0

Total tax for change of residence            0
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Address list to the members of U.I.P.I. and 
brief presentations of the most active 
associations. 

U.I.P.I. Of�ce in Brussels  
76, Rue du Lombard
Bruxelles 1000 
Belgium
Tel/Fax +32-2-502 23 18
brussels@uipi.com

Albania
National Association of Dispossesed �  
Ownership through Justice
Mihal Duri Street 3
P.O. Box 2965
Tirana
Albania
Tel/Fax +355 4 222 488 
tartarilawyer@albaniaonline.net

Austria
Zentralverband der Hausbesitzer
Landesgerichtsstrasse 6
1010 Wien
Austria
Tel +43 1 406 33 18
Fax +43 1 406 72 65
of�ce@zvhausbesitzer.at
www.zvhausbesitzer.at

Belgium
Le Syndicat National des PropriØtaires et 
CopropriØtaires 

Le Syndicat National des PropriØtaires et 
CopropriØtaires/Algemeen Eigenaars en 
medeeigenaars Syndicaat (SNP-AES) is a Belgian 

organization independent of any political 
af�liations. For more than 30 years SNP-AES has 
worked to promote better conditions for all 
property owners. Initially SNP-AES primarily 
monitored the interests of landlords, however in 
recent years the association has increasingly 
concentrated its activities on people who own and 
reside in their property, generally apartments. 

SNP promotes political issues and works to ensure 
the application of the law on proper management 
of the interest of property owners. SNP is a 
well-known actor in modern Belgium as concerns 
protecting the interests of property owners. The 
organization regularly acts as an adviser on 
political issues and to associations and is regularly 
featured in the media. 

SNP-AES operations also include dissemination of 
information to members within many different 
areas: rental properties, sales, tax law, inheritance 
law, construction etc.

SNP-AES services
SNP-AES offers a number of services and bene�ts 
to its members:  

Dutch equivalent �Eigenaars Magazine� is 
published 10 times annually and contains 
current information on everything concerned 
with property ownership � using language easy 
for laypeople to understand.

members per telephone. They also answer 
written questions by letter. These lawyers help 
to design all types of agreements and contracts 
and offer advice in legal disputes. 

rental levels is a service that reminds members 
when it is time to review rents. Personally 
addressed letters with the legally established 
index regulation are sent to landlords who then 
only have to sign the letters and forward them 
to their tenants. 

companies, SNP is able to offer its members 
products at advantageous prices. Products 
include insurance, software and property 
advertising space. This service is currently 
under development.

os membres trouveront dans
le présent magazine plusieurs
articles concernant les initia-
tives précipitées de fin de
législature des gouvernements

régionaux. Ces nouvelles mesures
soufflent souvent le froid pour les pro-
priétaires, qu’il s’agisse, à Bruxelles,
d’ériger en infraction l’inoccupation
des immeubles ou, en Wallonie, de
modifier fondamentalement le Code
de l’urbanisme ce qui peut, pour le
moins, porter atteinte à la sécurité juri-
dique dans cet important domaine.
Elles soufflent plus rarement le chaud,
comme certains aspects de cette même
proposition d’ordonnance ou cette sug-
gestion du député socialiste wallon
Stoffels d’étendre l’assurance « revenu
garanti » aux locataires, ce qui donne-
rait des garanties aux bailleurs.

Il y a donc du pain sur la planche
pour le SNP, qui s’efforce d’endiguer
les nouvelles poussées anti-proprié-
taires qui se font jour, en particulier à
Bruxelles.

Dans le même temps, et pour ne
pas changer non plus, les associations
de défense des locataires crient « au
loup », entendez à l’augmentation dé -

bridée des loyers. Air connu mais dont
la justesse n’est jamais démontrée.

Au contraire, on peut lire dans la
préface de l’édition 2008 de l’Obser -
vatoire des Loyers bruxellois, sous la
plume de la Ministre Françoise Dupuis,
que « l’étude met en évidence le rétablisse-
ment du lien, de 2007 à 2008, entre l’évo-
lution des loyers et celle de l’indice-santé ».
Rappelons une fois de plus que l’évolu-
tion légale des loyers est inférieure à
celle du coût de la vie en général, et de
l’indice ABEX des prix de la construc-
tion en particulier. Les constatations de
l’Observatoire tendraient donc à
démontrer qu’il y a eu en fait, pendant
la période examinée, un tassement des
loyers à Bruxelles, ce que le SNP
confirme, sur base des données dont il
dispose.

Encore ces constatations doivent
elles être affinées, nous l’avons sou-
vent souligné. Dans le rapport précité,
la Ministre Dupuis écrit également
que « l’état général du parc locatif bruxel-
lois, son degré de confort et d’équipe-
ment continuent à s’améliorer », ce qui
est évidemment une bonne nouvelle.
Toutefois, les observations relatives au
niveau des loyers n’ont pas toujours
tenu compte de cette donnée, ce qui

PAR BÉATRICE LALOUX, DIRECTRICE AU SNP

Belgique – Belgïe
P.P./B.P. 

B.7

En Belgique, ces temps-ci, et pour ne pas changer, 
plane un parfum de campagne électorale.

President Alfred Devreux
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Finally, SNP develops and disseminates 
information material and various documents.

agreements � rental contracts for apartments, 
houses, stores, garages, employment 
agreements for caretakers, security staff etc. 

understand, adapted to the needs of people 
who have no legal training.

www.snp-aes.be is updated 
regularly. Here it is possible to calculate you own 
index regulation. 

SNP-AES has its HQ in Brussels with local of�ces 
in Antwerp, Arlon, Asse, Charleroi, Kortrijk, 
Jodoigne, Hasselt, La LouviŁre, Leuven, LiŁge, 
Mons, Namur and Rixensart.

Le Syndicat National des PropriØtaires et 
CopropriØtaires 
76, Rue du Lombard
1000 Brussels 
Belgium
Tel +32 2 512 49 91 
Fax +32 2 512 44 61 
info@snp-aes.be 
www.snp-aes.be

Bulgaria
National Union for Rights and Management 
of Ownership
Mr. Petar Galanov
47 B, Kostenski Vodopad Str., �. 5, app 38A
1404 So�a
Bulgaria
Tel +359 888 797 969
galanov@gmail.com

Croatia
SUVLAH

Preradoviceva 14
Croatia
Tel/Fax +385 1 48 55 058
suvlah@zamir.net
www.suvlah.hr

Cyprus
Cyprus Land and Property Owners  
Organization 

The Cyprus Land and Property Owners Association 
(KSIA) is a national organization, which protects 
and promotes the interests of all immovable 
property owners in Cyprus. Established in 1964, 
KSIA has always been the only association 
concerned with matters regarding the owners of 
property, private homeowners and landowners, all 
over Cyprus. KSIA is open for membership to any 
interested property owner or party and its annual 
subscription fee is � 50 to � 340. Financial bene�ts 
such as reduced insurance costs, monthly property 
newspaper etc. are such that outweigh the yearly 
subscription cost. Furthermore, KSIA offers free 
professional advice to its Members. 

Lobbying central government, national agencies 
and local authorities at all levels, KSIA ensures that 
it plays a signi�cant role in every existing or 
proposed law or regulation regarding the issues of 
concern. The concern of KSIA is to ensure that 
landlords have the right to own their property by 
the manner described in Articles 11-77 of the 
constitution of the European Union. And with this 
respect, the taxation of property, legislation on 
building permits and regulations, municipality levies 
on property, legal problems on property matters 
that affect the owner are all areas of concern.

Our organization
The Association is operating through the Cyprus 
Chamber of Commerce and Industry and is located 
in Nicosia. The President of KSIA is Mr George 
Strovolides, the Vice Presidents are Mrs Anna 
Soteriades-Nicolaou and Mr Spyros Spyridakis.
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Our goals and objectives

property owners.

regulations which are fair to the property owners.

concerning property.

government policies that affect property

discussions.

the bene�ts offered to the Members.

regarding property passed on to the Members.

contacts with Governmental Authorities and 
Political Parties to promote and stress the 
importance of immovable property on the 
economy as a whole.

Local and International bodies.

Cyprus Land and Property Owners Organization 
Cyprus Chamber of Commerce and Industry 
Building
38 Griva Digeni Avenue & 3 Deligiorgi Street
P.O. Box 21455
1590 Nicosia
Cyprus
Tel +357 22 889747, 22 889 800
Fax +357 22 667 593
info@ksia.org.cy
www.ksia.org.cy

Czech Republic
Association of House Owners of the Czech 
Republic

The Association of House Owners of the Czech 
Republic (OSMD) was founded in March 1990, 
only three months following the so called Velvet 
Revolution that swept away the ruling communist 
regime. OSMD�s core objective in the initial years 
of its existence was to reclaim private real-estate 
property con�scated by the communists - mainly 
private tenement houses, and to re-establish 
standard democratic ownership rights. The former 
objective was successfully accomplished by the 
adoption of the so called (Property) Restitution 
Acts by the Czech Parliament. The latter task - full 
recognition of ownership rights - remains the focul 
point of all our efforts to this date. 

OSMD is a concerned civic non-pro�t 
organization working on a national scale having 
its main of�ce in Prague with branch of�ces in 
the towns of Brno and Pilsen. At present OSMD 
af�liates more than 6000 members. The highest 
body is the General Assembly convoked annually. 
In the intermediate period the Association is 
managed by a nine member Executive Board.

Goals and objectives 
Constant effort to enforce property rights of its 
members (owners of family, tenement and 
commercial houses) OSMD in particular aims to 
secure its members with the full extent of 
fundamental rights such as the right of possession, 
disposal and taking bene�t from ones real-estate 
property in a way that would not disadvantage real 
property owners from other forms of ownership. 
OSMD aims to introduce standard market 
conditions in the rental housing sector. OSMD 
endeavours to secure the rightful interest of its 
members in the area of administration, 
management and protection of their property.

OSMD�s main activities 

either directly by OSMD or in cooperation with 
governmental or parliamentary legislators. 
OSMD also takes part in consultation procedures 
on new Acts effecting real property owners.

populism of left wing socialist politicians 
(OSMD representatives often attend television, 
radio or press releases)

kds`j-pwo 8-2-1//8 119/8 Rsqômj` 0

President Tomislav �ime�ek
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service to its members. Each member also 
receives a free copy of the quarterly magazine 
Strecha (Roof).

Union of Property owners - U.I.P.I.

Association of House Owners of the Czech 
Republic
P.O. Box 70
120 21 Praha 2
Czech Republic
Tel +420 233 344 573 
Fax +420 233 344 573 
osmd@osmd.cz 
www.osmd.cz

Denmark
Parcelhusejernes Landsforening
Kirke Værlłsevej 24, 1.C. 
3500 Værlłse
Denmark
Tel. +45 70 20 19 77
sekretariat@parcelhus.dk
www.parcelhus.dk

Estonia
Estonian Real Property Owners Central Union
Rävala pst 8
10143 Tallinn
Estonia 
Tel +37 251 642 7020
omanikud@omanikud.ee
www.omanikud.ee

France
Union Nationale de la Propriete Immobiliere

The French National Union of Property Owners 
(UNPI) was founded in 1893. It is a very 
respected and in�uent organization which is very 
active on the national level and is one of the 
main partners of the French government and 
French Parliament on all housing problems. UNPI 
actively participates in all the debates about 
housing, property investments, renting problems.

UNPI is run by a general committee which meets 
three times a year, a board  which meets �ve 
times a year and a directorate which meets about 
�ve time a year.

UNPI has about 250 000 members organized in 
120 local chambers of property owners 
throughout France. The local chambers are also 
very active in different commissions (urban 
problems, renting arbitration, housing of people 
in need etc.) held by the state administration or 
local administrations (departments or regions). 
They have close relations with local of�cials and 
also offer free advice on legal and technical 
matters to owners who want to rent their 
property or who are responsible of collective 
housing units. The chambers are run by property 
owners who give their time freely.

UNPI edit a monthly magazine �Le PropriØtaire 
immobilier� which is quite in�uent on all housing 
issues.

M. Jean Perrin has been president of UNPI since 
October 2004. 

President Perrin is consulted regularly by the 
French government: he just gave a study to the 
Housing minister about energy saving in housing. 
His report attracted much interest in the French 
news.

Union Nationale de la Propriete Immobiliere
11 Quai Anatole 
75007 Paris
France
Tel +33 1 44 11 32 42 
Fax +33 1 45 56 03 17 
www.unpi.org

President Jean Perrin
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Germany
Zentralverband Haus & Grund Deutschland

Haus & Grund Deutschland is the federal German 
organization for real estate owners. Haus & Grund 
supports and promotes private property as a 
fundamental human right, because it is the basis 
of all free societies. Haus & Grund communicates 
the concerns of house owners, condominium 
owners and landlords to the federal government, 
the parliament and the political parties.

Our organization
Haus & Grund has a three-level structure: the 
federal association in Berlin comprises 22 
regional associations. The regional organizations 
communicate our political goals towards the 
states and provide services for the approximately 
1,000 local Haus & Grund associations. The local 
organizations service our members. The smallest 
clubs have a few dozen members and the largest 
more than 20,000. Haus & Grund of�ces are 
spread nationwide - the of�ce of Haus & Grund 
Deutschland is located at the Gendarmenmarkt 
in the center of Berlin.

In Germany there are about 15 million private 
houseowners and landlords. 850,000 of them are 
members of Haus & Grund. Hence, it is one of the 
biggest membership associations in Germany.

Our goals 

our organization

free society

the ownership of real-estate

buy or build real-estate

the interests of all homeowners and landlords 
as diverse as they are.

Mohrenstr. 33
10117 Berlin
Germany
Tel +49 30 202 16 0
Fax +49 30 202 16 555
zv@haus-und-grund.net
www.haus-und-grund.net

Greece
Hellenic Property Federation

The �Hellenic Property Federation� (POMIDA), 
which was the �rst pan Hellenic property owners 
federation, was founded in 1983. It is now the 
only national organization of immovable private 
property and building owners of Greece, 
representing and defending the interests of all 
house, real estate property and building owners 
of the country, and of all Greeks living abroad 
mostly small and medium landlords. 40 
independent associations from all over the 
country are members of POMIDA which is 
directed by 15-member board. 

The activity of our organization  
During the many years of action and important 
successes, POMIDA always had a moderate 
approach in the social subjects related to 
property possession, exploitation and taxation, 
continuous and effective action, mobilisation of 
property owners all over the country and a great 
number of pan Hellenic and international 
congresses. 
 

President Dr. Rolf Kornemann

President Stratos Paradias
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The most important achievements were the 
progressive and successful abolition of rents control 
in both residential and commercial rentals, the 
improvement of relations between landlords and 
tenants, the abolition of the high annual property 
tax, replaced by a very low annual property rate 
and the resolution of countless problems related to 
real estate property such as taxation, urban 
planning, historical buildings, forest property, and 
condominium property problems.
 
The services to our members

any problem related to real estate property.

week, by our legal experts

of�ces, farms etc. available also via internet

taxation matters

Guide�, an annual informative issue, 
concerning all that a property owner and a 
building manager should know about rentals, 
property taxation, condominium problems and 
other common issues.

quarterly informative magazine.

their real estate property�s value, buildings� 
insurance, collection of unsettled rents, 
property management and legal assistant in 
other countries (PLAN).

members to the �Electronic Library� of our 
website, containing a full collection of 
documents about real estate property and 
buildings in Greece (laws, circulars, directives, 
contract models etc). 

Hellenic Property Federation
15, Sofokleous Street
105 51 Athens 
Greece
Tel +30 210 32 13 211   
Fax +30 210 32 52 470 
mail@pomida.gr 
www.pomida.gr

Ireland
Irish Property Owners Association

Irish Property Owners Association is the National 
Representative Organization for property owners 
who rent property in the private rental sector 
(Landlords).

Founded in 1993 by its current Chairman, Stephen 
A. Faughnan and current Vice Chairman, John 
Dolan and is run by a national Committee of 12 
members, who contribute their time on a 
voluntary basis.  The organization represents the 
interests of property owners on whatever platform 
is necessary to defend these rights, entitlements 
etc, a non pro�t making organization.

Lobbying is very much part of our work and this 
is done through Government, Semi State Bodies, 
Service Companies and other organizations that 
have an interest in the rental sector.  Submissions 
are made on a regular basis to various 
Government bodies on legislation and policy.  

Currently we are re-structuring our organization 
with a new constitution being put into place and 
we feel that this will streamline our business 
going into the future.

In excess of 75 % of the population are home 
owners with some 11 % private rental 
accommodation and the balance between social, 
voluntary and affordable accommodation.  The 
population of privately rented dwellings in Ireland 
is 320,000 units of which there are some 120,000 
property owners. IPOA give information to all 
property owners but have a paid up membership 
of 5000 landlords who would own some 20 % of 
the units of private rented accommodation.

Chairman Stephen 
Faughnan to the right
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Private Rental Accommodation in Ireland is 
governed mainly by the P.R.T.B. (Private 
Residential Tenancies Board which is a 
Government body). The Residential Tenancies Act 
was introduced in 2004 and has yet to get to 
grips with the real issues of renting property; it is 
mainly a tenant�s charter. While the Act itself is 
lengthy, complex and �awed and its operation, 
by the PRTB inef�cient with regard to time 
delays, nevertheless with amendments and more 
ef�ciency it could be extremely bene�cial in the 
solution of disputes e.g. deposit retention 
over-holding etc.

We have representation on state boards and 
semi-state bodies, as the only body representing 
(landlords) property owners in the Private Rental 
Sector.
Recently in Ireland we have had a lot of new 
regulations/taxation: 

The organization holds meetings and educational 
brie�ngs throughout the country and with Media 
& Government. 

Irish Property Owners Association
Ashtown Business Center
Navan Road
Dublin 15 
Ireland
Tel +35 31 873 55 15 
Fax +35 31 872 90 08 
ipoa@eircom.net 
www.ipoa.ie

Italy
Confederazione Italiana della Proprieta 
Edilizia

The Italian Confederation of Property Owners 
(Confedilizia) is an Association that was 
re-established in 1945 to comprise all the 
territorial Associations of home owners. 
Confedilizia has over 200 of�ces nation-wide.

The members of Confedilizia comprise property 
owners (including those who are only owners of 
the home they live in), condominiums, individual 
condominium residents and institutional 
investors such as insurance companies, banks, 
pension funds, social security agencies and large 
national real estate companies. Other members 
of Confedilizia include trade Associations. 

Confedilizia stipulates the National Collective 
Labour Agreement (CCNL) for employees of 
property owners with the confederate unions 
and ASSINDATCOLF - the National Collective 
Labour Agreement for house servants. 

Internationally, Confedilizia is among the 
�Groups of Interest� duly accredited by the 
European Parliament. For direct support to its 
nationals abroad, Confedilizia has set-up its own 
foreign delegations in the USA, England, 
Germany, France, Spain, Belgium, Switzerland, 
Argentina and China. Confedilizia also keeps 
close ties with the Confedilizia of San Marino.

Confedilizia is regularly consulted by Ministries, 
the parliamentary commissions of the senate and 
chamber of deputies, the National Council of 
Economy and Labour (CNEL) and regional and 
local government agencies.

President Corrado Sforza 
Fogliani
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Confedilizia publishes a monthly �Confedilizia 
newsletter� (circulated to all individual members 
through the local associations) as well as 
interesting industry publications through its 
subsidiary Confedilizia Edizioni. 

Confedilizia�s institutional duty is the 
representation of property owners and investors 
in their dealings with Parliament and 
Government concerning real estate issues. 

Confederazione Italiana della Proprieta Edilizia
Via Borgognona 47
00187 Roma 
Italy
Tel +39 06 67 93 489 
Fax +39 06 67 93 447 
roma@confedilizia.it 
www.confedilizia.it

The Netherlands
Vereniging Eigen Huis
Displayweg 1
NL-3821 BT Amersfoort 
The Netherlands
Tel +31 33 450 77 50 
Fax +31 33 450 74 32 
www.eigenhuis.nl/contact
www.eigenhuis.nl

Norway
Huseiernes Landsforbund 

Huseiernes Landsforbund (Norwegian House 
Owners Association) promotes the interests of 
house owners in Norway. The majority of members 
are private home owners. Commercial real estate 
companies, landlords and condominiums/

multifamily houses with collective ownership are 
also represented in the organization. 

Housing in Norway is predominantly private. 80 
per cent of the housing stock is self owned and 
20 per cent is rented dwellings. All together 
there are 2 million homes in Norway.

Members have free access to legal, technical and 
economic advisory services and a large menu of 
bene�ts and discounts. Six times a year they 
receive the membership magazine Hus & Bolig.  

Our organization
The organization was established in the Norwegian 
capital, Oslo, as early as 1894. Today it consists of 
more than 150 000 individual paying members 
spread over 26 local departments. The head quarter 
is still located in Oslo, housing 24 central employees. 
In addition there are local representatives in every 
county as well as centrally based legal consultants 
who offer telephone based services. 

The highest body is the bi-annual congress, 
which elects the Executive Committee and ays 
out the main policies for the coming years. 

The main spokesperson of the organization in the 
day-to-day business, is the Managing director, 
Mr. Peter Batta.

Our goals and objectives
The most important goal of Huseiernes 
Landsforbund is to protect the interests of house 
owners and strengthen their position politically. 

The three main pillars of the organizations 
activities and offers are: 

media. 

membership bene�ts related to house owner issues

Huseiernes Landsforbund 
Fred Olsens gt. 5
0152 Oslo 
Norway
Tel +47 22 47 75 00 
Fax +47 22 41 19 90 
post@huseierne.no  
www.huseierne.no

President Hildur Hoiland
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Poland
Polska Unia Wlascieli Nieruchomosci
Al. Szucha 16/5
00-582 Warszawa 
Poland
Tel +48 22 629 69 67 
Fax +48 22 628 37 75 
biuro@puwn.pl 
www.puwn.pl

Romania
Asociatia pentru Proprietatea Privata 
Asociatia pentru Proprietatea Privata (Association 
for Private Property - APP) is a non-pro�t 
association of expropriated real estate owners in 
Romania, dispossessed by the former communist 
regime 1944-1989. 

APP�s activity mainly focuses on the juridical 
protection of the property rights of its members 
and on the restitution of all con�scated property 
in kind or fair compensation. This includes the 
representation of the interests of its members 
before the Romanian and European competent 
authorities (e.g. the Petition Commission of the 
European Parliament, the European Commission 
and the Council of Europe). Close contacts to the 
mass media and the organizing of meetings, 
seminars and congresses to promote continuous 
attention of the public and the authorities to the 
long pending solution of the most stringent 
problems - such as the reforming of legislation of 
the all-pervading bureaucracy and its corollaries - 
complete the spectrum of APP�s activities.

APP members reside in several European Union 
countries such as Romania and Germany. The main 
of�ces of APP are in Bucharest, with subsidiary 
branches in several other towns of Romania 
(Ploiesti, Cluj, Craiova), and in Munich (Germany).

APP members are either active contributors or 
free-lance. The main services offered by APP consist 
of consultation in legal affairs, information 
concerning the evolution of the legal frame in the 
national and international jurisprudence, PR and 
media information, the lodging of reports, 
observations and proposals to the competent 
forums of national and international organizations 
(e.g. U.I.P.I., European and Romanian authorities). 

APP intends to further enlarge its activities, 
covering also other aspects of property matters, 
such as taxation policies, environmental 
measures, energy saving.

Asociatia Pentru Proprieta Privata
Str. Paul Orleanu 6
Bucharest, Sector 5
Romania
Tel/Fax +40 21 337 0284 
mgrumeza@pcnet.ro 

San Marino
Confederazione della Proprieta Edilizia della 
Repubblica di San Marino
Via Palma il Giovane, 21
47895 Domagnano (R.S.M.)
San Marino 
Tel. +39 549 90 4351 
Fax +39 549 97 3465 
www.confedilizia.it

Serbia
League for Protection of Human Rights
Jevrema Grujica 4
YU-11040 Belgrade
Serbia
Tel +381 11 66 8514
Fax +381 11 66 0752
slavica@ien.bg.ac.yu

Serbia
Property Restitution Network of Serbia �  
Citizens Association for the Restitution of 
Con�scated Properties and Human Rights
Stojana Protica 22
YU-11000 Belgrade
Serbia
Tel +381 11 361 5234
Fax +381 11 344 4437
mrsha@eunet.yu 

Slovenia
Association of Property Owners in Slovenia
Novi trg 6
1000 Ljubljana
Slovenia
Tel + 386 051 312 858
info@zdruzenjelastnikovnepremicnin.si
www.zdruzenjelastnikovnepremicnin.si

UIPI   62 09-05-26   15.08.51





64 Members of U.I.P.I.

of�ce. The association was founded in 1952 and 
has approximately 60 employees. Most of the 
members are af�liated with one of our 300 local 
societies. 

The Congress is the top decision making body of 
Villaägarnas Riksförbund and meets biannually. 
The Congress elects the executive committee that 
bears the overall responsibility for Villaägarnas� 
activities. Each region has a regional committee 
that is elected by the regions� local societies. 
Sweden has approximately 2 million detached and 
semi-detached houses that are used as permanent 
homes, and approximately 400 000 holiday 
homes.

Our goals and objectives
The purpose of the campaigning work is to get 
political decisions that protect the interests of 
homeowners and that strengthen their position 
as consumers.

The objective of our expert panel is to offer 
members the bene�t of free professional advice 
in all areas relating to home ownership.

The goal of our member bene�ts is to offer a 
wide selection of products useful to 
homeowners, services that meet members� 
demands and to enable members to save both 
time and money.

Villaägarnas Riksförbund
Johan Berndes väg 8-10
Box 7118
19207 Sollentuna
Sweden
Tel +46 10 750 01 00 
Fax +46 10 750 02 50 
www.villaagarna.se
info@villaagarna.se

Switzerland
Hauseigentümerverband Schweiz

The HEV Schweiz (Swiss Homeowner Association) 
is committed to the promotion and the protection 
of proprietary ownership in Switzerland. More 
than 288 000 persons are members of the Swiss 
Homeowner Association. The members are 
owners of single family homes, apartment 
buildings, �ats as well as landlords.

The Association publishes the newspaper �Der 
Schweizerische Hauseigentümer� which has an 
edition of 293 240 copies and 583 000 readers. 
The bi-weekly newspaper is the most important 
publication for homeowners in Switzerland. 

The members pro�t from numerous bene�ts: For 
example professional legal advice by phone for 
free, the newspaper mentioned above, preferred 
conditions of the guidebooks of the HEV Schweiz 
as well as many more bene�ts.

Our organization
The main of�ce of the Swiss Homeowner 

is organised in 124 sections. The umbrella 
association was founded in 1915 and has now 19 
employees. The umbrella association (HEV 
Schweiz) edits the newspaper, does political 
lobbying as well as public relations work.

Our goals
The HEV Schweiz stands up for the interests of the 
Swiss homeowners. Our Association does political 
lobbying following the aim to preserve and to 

H V SchweizE

President Dr. Rudolf Steiner
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promote proprietary ownership in Switzerland. 
Considering the deep quote of homeowners � only 
the minority of 33 % are homeowners in Switzerland 
� it is obvious that the Swiss Homeowner 
Association has an important task to ful�l.

Hauseigentümerverband Schweiz
Postfach

Switzerland
Tel  +41 44 254 90 20
Fax +41 44 254 09 21
info@hev-schweiz.ch
www.hev-schweiz.ch

Switzerland
Federation Romande Immobiliere
Rue du Midi 15
1003 Lausanne
Switzerland
Tel +41 21 341 41 42
Fax +41 21 341 41 46
mail@fri.ch
www.fri.ch

United Kingdom
National Landlords Association 

The National Landlords Association (NLA) was 
founded in 1973 as the Small Landlords 
Association. Based in Westminster, London the 
NLA is a not-for-pro�t membership organization 
that represents the interests of private landlords in 
the UK, through raising the standards of the 
private-rented sector to the bene�t of both 
landlords and tenants. 

The Association provides a range of services and 
bene�ts to individual and local authority 

members, and seeks to safeguard landlords� 
legitimate interests by making their collective 
voice heard by local and central government.

Our Association
The NLA is the leading independent organization 
for private residential landlords in the UK, 
representing the interests of over 18,000 
members, plus more than 90 local authority 
associates. The membership come from all 
regions of the UK, and range from those with just 
one rental property to those with large 
portfolios. With this growing membership the 
NLA can justi�ably claim to be the pre-eminent 
representative body in the UK for private 
landlords.

Aims and Objectives of the NLA
The NLA seeks a fair legislative and regulatory 
framework within which the privaterented sector 
can continue to make an essential contribution to 
the nation�s housing stock and economy. 
Currently more than 10 % of UK households are 
privately rented. 

The NLA seeks to raise standards in the sector 
through continued growth of its membership, the 
extension of its regional and local branch 
networks, the provision of a wide range of 
services designed to meet landlords� needs and 
further development of its landlord development 
programmes. 

The NLA aims to become a uni�ed voice for 
private landlords, in order to act as an effective 
link between them and the policy makers and 
other stakeholders in the sector.

The National Landlords Association
22-26 Albert Embankment
London SE1 7TJ
United Kingdom
Tel + 44 20 7840 8900 
Fax + 44 871 247 7535 
info@landlords.org.uk 
www.landlords.org.uk
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