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Object 
The present report is part of the FRESH project, which aims at implementing energy performance 
contracting (EPC) for comprehensive refurbishment of social housing in France, UK, Italy and Bulgaria.  
 
This report aims at providing a global overview on social housing in the four countries, in order to better 
understand the specificities of each national context, which in turn will define the possibilities to 
implement EPC.  
 
The data in this report comes from contributions by project partners (Places For People for the UK, ACER 
Reggio Emilia for Italy, Bulgarian Housing Association for Bulgaria, and ICF for France). Other sources of 
information are provided when they have been used. References are available at the end of the report. 
 
This report does not present the elements related to energy performance contracting, which is done in the 
“Survey on EPC in social housing” currently in progress in the FRESH project. 
 

Introduction 1 
Social housing has developed in various times and forms across Europe. This heterogeneity explains the 
large diversity of national contexts, which makes it difficult to address “social housing in Europe” as a 
single object. Social housing is characterised by a common mission to provide households with housing 
they can afford, thus answering a failure of the free market. It can also be in charge of complementary 
missions such as social integration of deprived populations.  
 
Although it has been for a large part created by the corporate sector and civil society, social housing has 
become in most European countries one of the major instruments for public authorities in the enforcement 
of a housing policy. The link between social housing and public policies is embedded in the mission of 
social housing, thus creating interdependence between social housing operators and public authorities.  
 
Social housing represents 35 million homes across Europe, housing 120 million people and accounting 
for some 18% of green house gas emissions2. For most of them, they are managed by specific entities we 
refer to as “Social Housing Operators” (SHOs), which have different features from private housing due to 
their history and present activity. This report and the FRESH project assume that SHOs are one of the 
major players to mobilise in order to reduce energy consumptions and green house gas emissions in the 
housing sector. Indeed SHOs are institutional players with very similar features, and they often manage 
an important housing stock compared to a private landlord. The replication potential for innovation is 
therefore quite high if a proper analysis of social housing is performed and taken into account. 
 
This report gives a brief overview of social housing. The first part presents the institutional aspects of 
social housing. The second part focuses on the types of SHOs, which are addressed in the FRESH 
project, and presents the usual practices and conditions for energy refurbishment in social housing.  
 

                                                      
1 This introduction uses some of the ideas and information developed in CECODHAS, 2007, Chapter III.1, which 
presents an overview of social housing in Europe. 
2 Tackobst, 2007b.  
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1. Roles, missions and importance of social housing  

1.1. Definitions of social housing 
Definitions of social housing vary a lot among FRESH countries. Social housing can be defined by its 
missions as well as by the statute of the social housing operators in charge of it.  
 
In France, UK and Italy, the focus of this report will be exclusively on rental social housing, whereas in the 
Bulgarian context it focuses on owner-occupied condominiums.  
 

1.1.1. France 
In France, social housing is defined by the missions and statute of SHOs:  
- Tenants access social housing under resources conditions 
- Rents are capped to a ceiling defined by government 
- SHOs have a specific statute and a competences limited to their activities. They can be either local 

public companies (“Offices Publics de l’Habitat”), or private companies with limited profit (“Entreprises 
Sociales pour l’Habitat”), whose shareholders can be local authorities or private companies. This 
does not involve major differences in their activities. 

- SHOs gets subsidies and loans with low interest rates for new building and for retrofitting. 
 
Social housing represents around 4 million dwellings in France, i.e. 17% of households. 65% of the 
population is eligible to social housing. French social housing is considered by CECODHAS a “targeted” 
and “residual” social housing system, together with the UK3. Yet social housing tenants have much lower 
incomes than average households and social housing concentrates many social problems.  
 
Housing policy is mostly managed at the local level, although funding is a competence of the national 
government, which can be delegated to local authorities.  
 
The French government has launched since 2003 a major urban renewal policy focussed on large social 
housing districts. Urban renewal involves the demolition of many large Multi-family buildings and their 
replacement through smaller units targeting middle class, as well as the opening up and the economic 
revitalisation of those districts.  
 
Since 2007, the “Grenelle de l’Environnement” round tables have resulted in a new start for energy 
retrofit, especially in the social housing sector where the legal target for 2020 is now to retrofit the 
800,000 social dwellings consuming more than 230 kWh/m².a (classes E-F-G) to less than 150 kWh/m².a 
(class C). It should be noted that social housing has an average energy consumption around 170 
kWh/m².a, whereas the French average is rather 200 kWh/m².a.  
 

1.1.2. United Kingdom 
In the UK, social housing is defined by its missions and the statute of SHOs. Social housing is rental 
housing for low-income households, with rents regulated by public authorities. Social housing is provided 
by local authorities and housing associations, which altogether manage around 3.9 million dwellings. As 
stated above, British social housing is considered by CECODHAS a “targeted” and “residual” social 
housing system4. 
 
Local authorities are public bodies and housing associations neither public nor private but are regulated 
by government and non-government bodies. They both provide low cost rented accommodation for 
households on lower incomes.  
 
Until recently only Housing Associations were able to build new units of social housing and many local 
authority managed homes have been transferred to housing associations. Their main form of income is 
through the rents charged.  
 

                                                      
3 GHEKIERE, 2007, quoted in CECODHAS, 2007, p15. 
4 GHEKIERE, 2007, quoted in CECODHAS, 2007, p15. 
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Housing Associations also generate income from the sale of homes and are able to develop and manage 
“market rent” accommodation. Broadly speaking, housing associations have more freedom to develop 
new products and services with local authorities having to be given specific legal authority from central 
government to develop new areas of activity. 
 

1.1.3. Italy 
The social housing sector in Italy represents more than 1 million dwellings. Social housing is, in general, 
public housing (“edilizia residenziale pubbica”) and is allocated under rules concerning household income 
and other criteria defined at regional level. Focussing on rental social housing, which is the approach of 
this report, one can consider the Italian social housing as “targeted” and “residual”5 together with France 
and the UK, although Italian social housing is much less representative.  
 
In general the State is responsible for “the offer of social housing dwellings” over the whole national 
territory under the Constitution, title V, part II, while the operative part (building, assigning and managing) 
is competence of the Region because under the “governance of the territory”. 
 
Rental and selling matters of social housing criteria are regulated as general guidelines (concerning 
maximum rent levels and maximum income of tenants), at national level (law 431/1998 and 560/1993), 
nevertheless the national policy framework has been reshaped with the D.L. 112/1998 which 
decentralizes former central competencies. Assignation systems and rents parameters, for example, are 
decided at regional level.  
 
The main actors involved in housing policy development are: 
- The Region with programming and coordinating functions. 
- The Province with evaluation functions over housing needs regarding municipalities under its area of 

influence. 
- Each municipality has administrative functions, defines rents and rules for accessing social housing, 

and realises refurbishment programmes. Municipalities often own a large share of the social housing 
stock. 

 
Social housing operators have a public statute and generally depend on the Province level. They manage 
the social housing stock, which belongs to them or to municipalities. SHOs strategic framework can 
therefore be very different depending on whether they own dwellings, or simply administer them on behalf 
of local authorities.  
  
Italy also has a long tradition of cooperative housing, which is mostly owner-occupied and therefore not 
taken into account in this report.  
 

1.1.4. Bulgaria 
During socialist times until 1989, like in most of other East European countries, new housing was built 
predominantly by the Government in a set of tight limits in size and quality, which gives us grounds to 
consider all housing provided during this period as social housing. 
 
Unlike other countries, during totalitarian government in the period 1945-1989, the State as a main 
developer used to build houses which property was immediately transferred to the residents. Due to this 
peculiarity, Bulgaria was among the few countries with totalitarian system characterised by an extremely 
high owner occupancy share (currently about 97%).  
 
Due to the fact of very high share of private homes, the political and economic changes after 1989 
influenced housing in much more severe extent than in other countries. Since there was almost nothing to 
privatize in housing sector, the ownership structure changed insignificantly (State-owned rental housing 
went from 10% to 5% currently).  
 

                                                      
5 GHEKIERE, 2007, quoted in CECODHAS, 2007, p15. CECODHAS includes Italian social housing in the “targeted” 
and “generalist” model, but this is true only if one includes cooperative housing which is mostly owner occupied. 
Rental social housing is rather in the residual category. 
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As a result, social housing in Bulgaria covers all the housing stock built by the State before 1989, which 
consists mostly of Multi-family buildings managed by condominium associations. A major issue for 
housing policies is the lack of actors specialized in housing management.   
 
In 2004 a national housing strategy was adopted by the government aiming to stop the process of 
deterioration of the existing building stock and to introduce a mechanism for the provision of new 
accessible dwellings (owned and rented). In 2005, a National program for renovation of the Housing 
Stock was approved by the government foreseeing budget subsidies for large-scale renovation activities 
of condominium housing. 
 

1.2. Types of social housing operators 
Number of dwellings and share of the national housing stock, according to the types of SHOs:  
 France  UK Italy  Bulgaria  

Public 2,042,835 9% 1,813,723 8% 1,023,373 4,7% 119,091 0 

Private with 
limited profit 

1,761,327 7% 0 0% 0 0% 0 0% 

Foundations / 
housing 
associations 

0 0% 2,158,034 10% 0 0% 0 0% 

Tenants’ 
cooperative 

0 0% 11,650 0.05% 47,241 0,6% 0 0% 

Owners’ 
cooperative 

0 0% 0 0% 74,053 0,34% 0 0% 

Other 250,000 1% 0 0% 
      

111,093 
0,5% 3,609,463 97% 

TOTAL 4,054,162 17% 3,983,407 18% 1,255,760 6,14% 3,728,554 100% 

Source: Tackobst (2007a); FRESH partners for the UK 
 
 

1.3. Occupiers in housing 
Number and share of households according to their type of housing:  
 France  UK Italy  Bulgaria  
Owners  13,032,236 58% 14,700,000 67% 15,446,766 71% 3,609,463 97% 

 - individual 10,531,665 47% N/A N/A N/A N/A 1,315,596 35% 

- multifamily 2,500,571 11% N/A N/A N/A N/A 2,293,867 62% 

Private 
rental 
(total) 

5,428,416 24% 3,303,000 15% 3,381,321 15,6% N/A N/A 

- individual 1,851,973 8% N/A N/A N/A N/A N/A N/A 

- multifamily 3,576,443 16% N/A N/A N/A N/A N/A N/A 

Social 
housing 
(total) 

3,804,162 17% 3,983,407 18% 1,130,946 5% 119,091 3% 

 - individual 513,263 2% 1,553,529 7% N/A N/A 0 0 

- multifamily 3,290,899 15% 2,429,878 11% N/A N/A 119,091 3% 

Other  250,000 1% / 0% 1,908,346 9% / / 

TOTAL 22,514,814 100% 21,986,407 100% 21 867 379 100% 3,728,554 100% 
Source: Tackobst (2007a); FRESH partners for the UK 
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1.4. Economic models of social housing 
The economic models of social housing also differ in the four countries. The major common points or 
differences are in the financing of construction and retrofit, public allowances to tenants, and the 
regulation of the rent.  
 

1.4.1. France 
Construction is financed through public loans with low interest rates (around 60% of a project), national 
and local grants (10% to 40%), equity (up to 30%), and “1% housing” loans or grants (mandatory 
contribution of employers to social housing, which can be invested in construction or refurbishment in 
exchange for reservation of some dwellings). The structure of the financing plan depends a lot on the type 
of dwellings and the local grant policy for social housing.  
 
Social housing is an economic activity in which the rent has to represent the real costs of the SHO. 
Tenants receive housing benefits to help them pay the rent, whereas SHOs have special conditions (tax 
rebates, lower interest rates, grants), which enable them to provide lower rents (about half of the rents in 
the private sector). 
 
The rent is capped and cannot be raised above the legal thresholds defined by government. Therefore it 
is very hard for SHOs to finance the retrofit of social housing, especially if this involves a significant 
investment in energy savings. The legal raise is hardly sufficient to balance investment costs for a regular 
retrofit, which means energy retrofitting usually does not provide any return on investment.   
 
Since the end of 2009 (Law of 25 March 2009, application texts of 23 November 2009), SHOs can recoup 
50% of energy savings from tenants after an energy retrofit. This takes the form of a “3rd line in the rent 
invoice”, representing a fix amount for 15 years. This has been a major progress for financing energy 
retrofits. Yet it should be noted that this is not sufficient in regard to the very long payback time of a low 
energy retrofit. For an energy payback of 25 years, the SHO would eventually recoup only 30% of the 
investment costs, not taking into account financial expenditures. 
 
Investments for (energy) retrofits are financed through equity and loans, as well as energy saving 
certificates (white certificates).   
 
Costs related to energy are paid as follows:  
- Energy costs are always paid by tenants; in case of energy retrofit, energy costs will decrease for 

tenants without the possibility for the SHO to raise the rent; 
- Operation and maintenance costs are charged to tenants; 
- Major repairs are paid by the SHO; 
- Creation or replacement of the plants is paid by the SHO.  
 

1.4.2. United Kingdom 
Construction is financed at 40% by public grants, the rest through loans and equity. Housing associations 
invest part of the income generated by the sale of new homes in the construction of rental social housing. 
This model is currently under difficulty due to the economic crisis, which has entailed a decrease in the 
profits generated by the sale of new homes, as well as a lack of affordable credit.  
 
Social housing is an economic activity in which the rent has to represent the real costs of the SHO. 
Tenants receive housing benefits to help them pay the rent. 61% of tenants receive housing benefits.  
 
The rent is capped and cannot be raised above the legal thresholds defined by government. Therefore it 
is very hard for SHOs to finance the retrofit of social housing, especially if this involves a significant 
investment in energy savings.  
 
Retrofits are financed through equity and market loans; additional income is generated by raising the rent 
to the legal threshold, provided it is not already at the threshold. The energy savings certificates delivered 
in the frame of the Carbon Emission Reduction target can finance up to 90% of investments for energy 
savings.  
 
Costs related to energy are paid as follows:  



IEE/08/668/SI2.528421 - FRESH  Intelligent Energy Europe 

FRESH-WP2-ICF-D3-rev2.0-Social housing survey  Page 9/31 

- Energy costs are always paid by tenants; in case of energy retrofit, energy costs will decrease for 
tenants without the possibility for the SHO to raise the rent. 

- There is no legal definition of who should pay for the operation and maintenance costs.  
- Major repairs are paid by the SHO 
- Creation or replacement of the plants is paid by the SHO.  
 

1.4.3. Italy 
Italian social housing was traditionally financed through Gescal, a system similar to the French “1% 
housing”. Since Gescal disappeared in 1998, and the State has given local authorities competence on 
housing matters, there is no secure financing scheme for social housing and a lot of SHOs face financial 
problems.  
 
Social housing in Italy is originally a subsidised economic sector in which the rents paid by tenants are 
very low and do not cover the actual costs of housing. Although rules vary from region to region, the rent 
is generally calculated as proportion of the income of the tenant household. Since social housing tenants 
are very poor, rents are always low.  
 
The structural deficit of SHOs used to be covered by the State. With the decentralisation process, regions 
and municipalities are always more reluctant to finance this deficit. This has led some SHOs to 
progressively sell part of the existing stock, as well as to develop the sale of new homes, in order to 
finance the retrofit of the existing stock.  
 
Retrofits are financed through equity and classical market loans, which can be more incentive if the 
retrofit implies energy savings. Energy savings certificates are not used so far in the social housing 
sector, although this system exists in Italy.  
 
Rents can be raised in order to finance a refurbishment, but this requires a 100% agreement of tenants. 
This possibility is rarely used and in such cases the rent increases are not important enough to cover the 
retrofit costs. Retrofit, and even more energy retrofit, is therefore never a profitable investment as there is 
no payback.  
 
Costs related to energy are paid as follows:  
- Energy costs are paid by tenants; 
- Operation and maintenance costs are paid by the SHO; 
- Major repairs are paid by the landlord (SHO or municipality); 
- Creation or replacement of the plants is paid by the landlord (SHO or municipality).  
 

1.4.4. Bulgaria 
As explained earlier, social housing in Bulgaria consists of owner-occupied condominiums built before 
1989 by the State. It is a classical situation where all investments and running charges are paid by the 
owner of the dwelling. 
 
The poor technical quality of the housing stock and the lack of investments in the past entail a high need 
for refurbishment in general, and energy retrofit in particular. There are financing schemes available for 
retrofitting housing: special loans from the EBRD (European Bank for Reconstruction and Development) 
distributed by retail banks, State grants from the National Renovation Programme. 
 
So far very few condominiums have carried out an energy retrofit, because of: 

� the difficulty to make collective decisions in a condominium; 
� the bad economic situation of most Bulgarian households; 
� the lack of professional actors able to manage a housing stock in a long-term perspective, which 

results in a quasi impossibility to implement comprehensive energy retrofits on a large part of the 
housing stock.  
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1.5. Contractual practices in social housing 
Energy performance contracts aiming at comprehensive energy refurbishment of social housing will 
probably introduce changes in the existing contractual practices. For instance:  
- EPC’s for comprehensive refurbishment should theoretically have a long (15 years) or very long (over 

25 years) term, due to the long payback period of energy saving measures when they address the 
building envelope. Whereas long-term contracts are quite usual in the field of energy infrastructures, it 
is not necessarily the case for social housing.  

- They introduce a third party in the building; that challenges the traditional competences of players 
regarding the ownership of the building and the legal and operational power over it.  

 
It is therefore important to analyse two questions: 
- Is it usual and even possible for SHOs to make long-term contracts with a private company? 
- Is it usual and even possible to introduce a third party in the building? 
 

1.5.1. France 

1.5.1.1 Long-term contracts 
Long-term contractual practices are a long tradition in France in the utility sector since the 19th century. 
Today this takes the form of “délégations de service public” (DSP - public service delegations), which are 
submitted to a strict regulation.  
 
Social housing does not have this type of practices, because it does not belong to the same legal and 
economic field as DSP. Social housing is not considered as a DSP, although there are strong similarities. 
Hence, there is currently no tradition of long-term contracts in social housing in France. 
 
The case of district heating could be considered as borderline with EPC when an SHO switches from 
individual / collective boilers to district heating, thus transferring investment costs for heat production to 
tenants who will pay for fuel and the amortisation of the plant and network. Yet it is possible to do so only 
because of the specific regulation available for district heating delegated by a public authority. 
 
In general, long-term contracts are judged dangerous by SHO. Regulations for public procurement (which 
apply only to a half of SHOs) currently do not allow contracts over 15 years, except in the case of public-
private partnerships.  

1.5.1.2 Presence of third parties 
It is traditional in social housing to subcontract to private companies the operation and maintenance of 
heating plants. Contracts are usually limited to 5 years. These contracts are only service contracts. They 
never yield the contractor any property on the building or the plant.  
 

1.5.2. United Kingdom 

1.5.2.1 Long-term contracts 
Public-private partnerships have been widely developed in the UK and there is a habit of long-term 
contracts between public bodies and private companies. Yet the social housing sector is not concerned 
by this type of contracts. There is no practice of contracts over 5 years, although there is no legal 
restriction. 

1.5.2.2 Presence of third parties 
It is traditional in social housing to subcontract to private companies the operation and maintenance of 
heating plants. Other types of services such as metering and billing energy consumptions can be 
outsourced. Contracts are usually limited to 5 years. These contracts are only service contracts. They 
never yield the contractor any property on the building or the plant.  
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1.5.3. Italy 

1.5.3.1 Long-term contracts 
The Energy Plus law (2008) has defined a legal framework for energy performance contracting, which 
applies to SHO. EPC cannot have a duration over 12 years, exceptionally 15 years. This explains the fact 
that currently negotiated EPCs mostly focus on heating systems but rarely address the building envelope.  

1.5.3.2 Presence of third parties 
Most Italian SHOs subcontract to heating management companies the operation and maintenance of 
heating plants. These contracts are only service contracts. They never yield the contractor any property 
on the building or the plant. 
 

1.5.4. Bulgaria 

1.5.4.1 Long-term contracts 
Public-private partnerships have been introduced in Bulgaria since the 1990’s. They are a current practice 
in the district heating sector. 
 
There has never been the will or possibility to develop long term contracts in social housing, due to the 
fact that SHOs are actually condominiums with very scarce resources, little organisational and decision-
making capacity. 
 
District heating is used for most of the social housing stock, which may imply long-term contracts between 
the operator and the condominiums in order to secure the economic balance of the network. Yet this type 
of contracts has most often been imposed initially by local authorities and does not result from the 
initiative of the condominium. 

1.5.4.2 Presence of third parties 
There are very few heating management companies in Bulgaria, and almost no building of the social 
housing stock has a contract for heating management. Most of the housing stock uses district heating or 
individual boilers, and the few collective boilers are taken care of by landlords themselves. 
 
 
 
 



IEE/08/668/SI2.528421 - FRESH  Intelligent Energy Europe 

FRESH-WP2-ICF-D3-rev2.0-Social housing survey  Page 12/31 

2. Energy refurbishment of buildings 

2.1. Social housing stock 
The following tables provide quantitative information about the social housing stock. They give a first 
perspective on the potential market for energy performance contracting, although EPC will probably not 
be possible on all types of buildings, depending on legal, technical and financial issues to be assessed 
later in the project.  
 
The first criteria identified to analyse the possibility of EPC are:  
- whether the dwelling is in a Multi-family building: this enables to reach a critical size and often to 

implement collective HVAC systems which are essential to guarantee the performance of a building;  
- The age of the housing stock, as this defines the type of thermal regulation applied at construction; 

later refurbishments have often implied energy saving measures but age remains an important 
feature; 

- The construction method, which often defines the possibilities and costs for energy retrofit.  
 

2.1.1. Share of multi-family residential buildings in housing stock 
 France  UK Italy  Bulgaria  

 
All 

housing 
stock 

Social 
housing 

stock 

All 
housing 

stock 

Social 
housing 

stock 

All 
housing 

stock 

Social 
housing 

stock 

All 
housing 

stock 

Social 
housing 

stock 

Total 
housing 
stock  

23,808,072 3,804,162 22,130,039 4,026,271 27,268,880 1,260,710 3,728,554 1,937,335 

Individual 
dwellings 

13,602,135 513,267 18,146,632 2,455,903 6,902,088 242,370 1,315,596 0 

Multi-family 
dwellings 

10,205,937 3,290,895 3,762,107 1,570,168 20,366,792 1,108,340 2,412,958 1,937,335 

Source: Tackobst (2007a); FRESH partners for the UK 
 

2.1.2. Age of the housing stock  

2.1.2.1 France 

Year: 2005 Housing stock  Individual dwellings  Multi -family dwellings  

Period of construction Total Social 
Housing Total Social 

Housing Total Social 
Housing 

< 1948 7,816,736 277,723 N/A N/A N/A N/A 

1948 – 1974 7,859,388 2,075,963 N/A N/A N/A N/A 
1975 – 1989 5,650,584 1,014,450 N/A N/A N/A N/A 
Source: Tackobst (2007a) 
 

2.1.2.2 UK 

Year: 2006 Housing stock  Individual dwellings  Multi -family dwellings  

Period of construction Total Social 
Housing Total Social 

Housing Total Social 
Housing 

< 1944 8,778 367 N/A N/A N/A N/A 

1945 – 1964 4,362 454 N/A N/A N/A N/A 

1965 – 1980 4,838 467 N/A N/A N/A N/A 

> 1980 4,010 562 N/A N/A N/A N/A 

Source: FRESH partners, figures in thousands 
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2.1.2.3 Italy 

Year:  2001 Housing stock  Individual dwellings  Multi -family dwellings  

Period of construction Total Social 
Housing Total Social 

Housing Total Social 
Housing 

< 1945 6,598,536 123,525 2,392,523 N/A 4,206,013 N/A 

1945 – 1955 4,333,882 113,700 992,693 N/A 3,341,198 N/A 

1956 – 1965 5,707,383 172,569 1,090,224 N/A 4,617,159 N/A 

1966 - 1975 5,142,940 222,204 1,154,008 N/A 3,988,932 N/A 

1976 - 1985 3,324,794 181,957 796,196 N/A 2,528,598 N/A 

1986 - 2001 2,161,345 120,490 793,196 N/A 1,365,149 N/A 

> 2001 1,200,000 93,840 N/A N/A N/A N/A 

Source: Tackobst (2007a) 
 
 

2.1.2.4 Bulgaria 

Year: 2005 Housing stock  Individual dwellings  Multi -family dwellings  

Period of construction Total Social 
Housing Total Social 

Housing Total Social 
Housing 

< 1945 149,4516 N/A 328,205 N/A 1166311 N/A 

1946 – 1970 135,5328 722,579 632,749 N/A 722579 722579 

1971 – 1990 156,2328 1,214,756 347,572 N/A 1214756 1214756 

> 1991 316,393 N/A 64,360 N/A 252033 N/A 

Source: Tackobst (2007a)  
 
 

2.2. Assessment methods for energy performance 
Each country has different calculation methods for energy performance. The Energy Performance of 
Buildings Directive has been implemented through the introduction of energy performance certificates, but 
the calculation methods are not the same, and there are often other calculation methods used at the 
national level. 
 
This entails an important point: it is very hard and probably not relevant to compare the energy 
performance of buildings in different countries. Indeed, the parameters behind a figure (e.g. kWh/m².a or 
CO2/m².a) are always different:  
- energy uses taken into account  
- reference surface 
- primary or final energy 
- transformation coefficients for primary energy or green house gas emissions 
- internal temperature used for calculations 
- reference temperature for calculating degree-days, etc. 
 
The following tables provide information on energy assessment in each country. It focuses on the existing 
housing stock.  
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2.2.1. France 
 

Element  Energy certificate  ThCex (thermal 
regulation of existing 
buildings) 

Is this a statistical approach, a 
theoretical approach of the building and 
systems, or is it based on actual energy 
consumptions?   

Theoretical approach: based on 
statistical values according to the 
materials and period of 
construction; when there are 
collective heaters actual 
consumptions are used 

Theoretical approach 
similar to energy audits 

Is heating taken into account?  Yes Yes 

Official heating temperature in 
dwellings (theoretical) 

19°C 19°C 

Is hot water taken into account? Yes Yes 

Is cooling taken into account?  Yes Yes, but there is hardly 
ever cooling in social 
housing 

Are auxiliaries (ventilation, circulation 
pumps…) taken into account?  

No Yes 

Is lighting taken into account?  No Yes 

Are renewable energies taken into 
account? How? 

Yes, they are deducted from 
energy consumptions 

Yes, they are deducted 
from energy 
consumptions 

What is the reference surface? (Living 
surface, gross surface, net surface…) 

Living surface Net surface 
Living surface equals in 
average 80% of net 
surface 

What is the energy measure used (kWh 
/ Joule)?  

kWh kWh 

Use of primary energy or final energy? Primary Primary 

Transformation coefficient for electricity 2.58 2.58 

Transformation coefficient for other 
energies (if any) 

Biomass: 0.6  

 
 
 
 



IEE/08/668/SI2.528421 - FRESH  Intelligent Energy Europe 

FRESH-WP2-ICF-D3-rev2.0-Social housing survey  Page 15/31 

2.2.2. UK 
It should be noted that the UK system focuses on carbon emissions rather than energy consumptions, 
which is a major difference to France, Italy and Bulgaria. 
 

Element  Energy 
certificate 

Other standards 
(if any) 

Comments  

Is this a statistical 
approach, a theoretical 
approach of the building 
and systems, or is it based 
on actual energy 
consumptions?   

Theoretical.  
Energy 
performance 
from RdSAP 

SBEM (Simplified 
Building Energy 
Model) – for 
properties over 
450m2 (this would 
not apply for a 
block of flats as 
each flat would be 
counted as an 
individual 
dwelling.) 

The ‘National Calculation 
Methodology’ (NCM) in England for 
Domestic properties is SAP (the 
Standard Assessment Procedure).  
Full SAP is used in new-build and for 
existing homes there is RdSAP 
(Reduced data SAP) – which uses 
more default values, reducing the total 
number of data inputs.  This is theory 
energy use – not actual use.  There is 
no geography, all homes are assessed 
assuming the same climate, and a 
standard occupancy and heating 
pattern. 

Is heating taken into 
account?  

Yes    

Official heating 
temperature in dwellings 
(theoretical) 

Yes, based 
on 21°C in 
living room 
and 18 in 
other rooms. 

  

Is hot water taken into 
account? 

Yes    

Is cooling taken into 
account?  

No  Cooling is not part of SAP (or RdSAP) 
– even if it is present. 

Are auxiliaries (ventilation, 
circulation pumps…) taken 
into account?  

Yes  Ventilation fans and circulation pumps 
are included. 

Is lighting taken into 
account?  

Yes    

Are renewable energies 
taken into account? How? 

Yes   However SAP is a little weak on some 
details for some technologies. 

What is the reference 
surface? (Living surface, 
gross surface, net 
surface…) 

Internal area    

What is the energy 
measure used (kWh / 
Joule)?  

kWh   

Use of primary energy or 
final energy? 

Final energy  Though some of the ‘official’ software 
also provides primary energy figures.  

Transformation coefficient 
for electricity 

2.8   

Transformation coefficient 
for other energies (if any) 

 Gas 1.15   
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2.2.3. Italy 
 

Element  Energy 
certificate 

Other standards (if any)  Comments  

Is this a statistical approach, a 
theoretical approach of the 
building and systems, or is it 
based on actual energy 
consumptions?   

Theoretical,  The theoretical  approach 
is in relationship with the 
technical guide: UNI 11300 

For the preliminary 
evaluation we usually 
use the real energy 
consumptions. 
 

Is heating taken into account?  Yes   

Official heating temperature in 
dwellings (theoretical) 

20°C   

Is hot water taken into account? Yes   

Is cooling taken into account?  No Uni11300 Local regulation  also for 
the cooling 

Are auxiliaries (ventilation, 
circulation pumps…) taken into 
account?  

Yes   

Is lighting taken into account?  No   

Are renewable energies taken 
into account? How 

Yes  We can reduce the 
Energy Performance 
value obtained from 
calculations 
using the production 
coming from renewable 
energies 

What is the reference surface? 
(Living surface, gross surface, 
net surface…) 

  For heating we have to 
use gross surface, for 
ventilation systems the 
net surface. 

What is the energy measure 
used (kWh / Joule)?  

kWh   

Use of primary energy or final 
energy? 

primary   

Transformation coefficient for 
electricity 

  From electric energy to 
primary energy the 
transformation  
coefficient is 2.49 

Transformation coefficient for 
other energies (if any) 
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2.2.4. Bulgaria 
 

Element  Energy certificate  Other standards (if any)  

Is this a statistical approach, a theoretical 
approach of the building and systems, or is it 
based on actual energy consumptions?   

based on actual 
energy consumptions 
The Bulgarian method  
is based on 
(EN 832) - EN ISO 
13790 –EU norms and 
standards used in  
methodology proposed 
by Norwegian 
company ENSI and 
approved by the 
Government 

None 
 

Is heating taken into account?  Yes  

Official heating temperature in dwellings 
(theoretical) 

18°C in bedrooms, 
20°C in living room 

 

Is hot water taken into account? Yes  

Is cooling taken into account?  Yes   

Are auxiliaries (ventilation, circulation 
pumps…) taken into account?  

Yes  

Is lighting taken into account?  Yes  

Are renewable energies taken into account? 
How 

Yes, if any exists  

What is the reference surface? (Living 
surface, gross surface, net surface…) 

  

What is the energy measure used (kWh / 
Joule)?  

Primary energy is 
expressed in kWh/m² 

 

Use of primary energy or final energy? primary  

Transformation coefficient for electricity   

Transformation coefficient for other energies 
(if any) 
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3. Glossary of abbreviations 
 
The following abbreviations have been used in this report:  
 
- CECODHAS:  European Liaison Committee for Social Housing 
- CO2:   Carbon Dioxide 
- EPC:   Energy Performance Contract 
- ESCO:   Energy Service Company 
- EU:   European Union 
-  FRESH:  Financing Energy Refurbishment for Social Housing, project funded by the 

Intelligent Energy Europe programme. 
- HVAC:   Heating, Ventilation and Air Conditioning  
- N/A:   Not Available 
- SHO:   Social Housing Operator 
- UK:   United Kingdom 
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5. Annex: Additional information 
The following information has been provided by the project partners. However, they do not result from a detailed survey at the national level and should not be granted a 
scientific status.  
 
 

5.1. Decision-making process 

5.1.1. How is it decided to make an energy refurbis hment for a building?  
 France  UK Italy  Bulgaria  

Which factors trigger refurbishment 
/ energy refurbishment (technical 
state, vacancy of dwellings, 
tenants’ discontent…) 

Technical state and lack of 
adequacy to tenants’ needs.  
Energy refurbishment is now 
systematic when buildings are 
above 150 kWh 

Technical state , tenant 
discontent 

The main factor activating 
refurbishment process is dwellers 
discontent and the necessity to modify 
the technical state for proper 
maintenance. 
 

Physical statute of condominium 
buildings; urgent necessity to 
decrease the costs for heating 

Is there a general planning for the 
refurbishment / energy 
refurbishment of the housing stock 

For the refurbishment but not 
specifically for energy 
refurbishment 

5 year asset 
management plan 
taken from stock 
conditions survey , key 
driver is England 
decent homes  

There is a general planning of 
refurbishment of the housing stock 
coming from a simulation on our 
building that concern cost/effective 
actions. But in every case after the 
diagnosis, the responsible office 
provide several technical solution and 
relative economy plan, on this base 
the municipality and the dwellers 
decide which one carry on. 

National Housing Strategy 
released in 2005 

Is bad energy performance a 
sufficient reason for refurbishment? 
To what extent?  

Not so far, but it is going to 
become so due to legal 
obligations.  

No  Bad energy performance is sufficient 
reason if there is a good payback time 
and a considerable increase of 
wellness for the dwellers, like the 
case to switch from electric heating to 
gas heating. 

Bad energy performance is the 
main reason together with the 
physical statute of the buildings 

What are the targets for energy 
performance in a refurbishment?  

130 kWh/m² in average SAP 65 (In UK SAP 
runs from 0-100) 

The minimum energy performance is 
regulated from the law  
 

To obtain energy certificates class 
A or B according to the approved 
legislation 

How are they determined? Who An energy audit is performed Design  Evaluation about plants, efficiency An energy audit prior the 
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 France  UK Italy  Bulgaria  

takes part in their definition? At 
which stage of the project?  

before the brief is given to the 
design team. It enables ICF to 
define the energy savings 
targets.  

and buildings. The technical 
department works on the project. 

renovation activity is setting the 
particular measures to be taken 
during building renovation 

5.1.2. Preliminary energy audit 
 France  UK Italy  Bulgaria  

Do you carry out an extensive 
energy audit of a building before 
defining the level of energy 
performance?  

Yes No, however we carry out a energy performance 
certificate for every property we let, this data is 
captured in our energy data base and assists in 
developing our asset management plan. 

Yes Yes, this id prescribed 
in the national 
legislation 

Is this audit carried out before 
choosing a design team or by the 
design team itself?  

Before choosing the design 
team, sometimes afterwards 
also, but it is usually 
independent from the design 
team.  

In the UK there are two sets of applicable regulation.  
Building regulations set minimum standards for some 
elements in existing homes.  An EPC must be 
provided to a new occupier.  Hence, there is no 
requirement to undertake any energy audit before 
improvement works.  The elements in such work 
which are covered by building regulations must meet 
the standards specified, and after the work is done 
the EPC will say what the performance is.  So, there 
is no framework which will lead to energy 
performance automatically being considered.  
Undertaking an energy audit – or setting energy 
targets for a project will depend on the social housing 
provider choosing to do this themselves – there is no 
requirement.  

By the design 
team 

By the design team 

How many days of work does it 
take in average to make an energy 
audit for a Multi-family building (30-
50 dwellings)? 

2-5 days.   1 day 1 week 
 

4 weeks 
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5.1.3. Involvement of occupiers 
 France  UK Italy  Bulgaria  

At which stage is it 
mandatory to obtain the 
agreement of occupiers 
(tenants / landlords in a 
condominium) on the 
refurbishment project?  

Usually when the project design is 
finalised and construction 
companies have been selected.  

Pre-consultation is 
required before any 
refurbishment is carried 
out. 

Before approval at municipality level. This is the first step to be undertaken 
prior to any other procedures (since 
condominium building residents are 
the owners of the property to be 
renovated 

For what parts of the project 
is it needed?  

Tenants’ agreement has to be 
obtained on all intervention when 
the SHO wants to raise the rents.  
In the new option introduced in 
2009 for sharing energy savings, a 
simple information to tenants is 
sufficient, although it is more 
secure to obtain an official 
agreement of tenants through a 
vote. 

Pre-specification  tender.  Every time the planned work can 
affect dwellers’ expenses.   

For every part 

What are the rules for voting?  1. If there exists a local tenants’ 
association representing 20% or 
more of tenants, the vote is 
positive if it is not rejected by more 
than 50% of tenants 
2. If there is no association, the 
vote is positive if at least 25% of 
tenants vote and the majority votes 
yes. 

There are no rules, 
however if there is not 
general approval a 
project will not progress  

As far as internal rules are 
concerned, the assembly of dwellers 
must approve every work for 
ordinary maintenance and on plant. 
This assembly must reach in first 
instance 2/3 of the dwellers and 1/3 
in case of second call because the 
first went deserted. The act of the 
assembly is voted by the majority of 
participants.   

100% majority 
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5.2. Standard refurbishment process 
 France  UK Italy  Bulgaria  
Technical 
diagnosis 

2 months Each dwelling is visited. 
This is usually done by an 
independent contractor 
before choosing the 
design team.  

2 weeks Clarification of material 
choice and long term 
asset management  

1 month About 3 days for 
each dwelling, 1 
day to visit 
dwelling, 2 day for 
analysis 

1 week  

Energy 
diagnosis 

2 months  3 weeks  In most cases a RdSAP 
calculation is carried 
out  

3 weeks  2 
weeks 

Takes longer time because 
of the extensive procedure 
prescribed by the national 
legislation 

Social diagnosis 1 month Survey among tenants to 
collect their needs, 
identify problems in the 
use 

1 week  A pre survey is carried 
out to determine tenure 
type and  customer 
profile  

1 week  1 week  

Refurbishment 
brief (major 
targets for the 
project) 

2 weeks  4 weeks  Defined at design stage 1 week Both Technical 
and Energy 
diagnosis already 
show some critical 
aspects 

1 week Insulation of the building 
envelope up to the national 
norms (insulation of external 
walls, roof and replacement 
of windows) 

Choice of the 
design team 

4 months Public call for candidates 
with a mandatory period 
of 3 months and a 
tendering commission.  
Usually not architecture 
contest (both new or 
refurbishment).  

8 weeks  A mixture of internal 
and external resources  

3 days Internal resources 1 week  

Initial draft 
project:  

1 months  1 month  This could change 
following customer 
consultation and at the 
end of each stage  

2 weeks Usually Building 
owner 
(municipality) 
wants to see and 
validate the draft 
project 

1 week  
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 France  UK Italy  Bulgaria  
Definitive draft 
project:  

2 months  2 months    2 weeks After Building 
Owner approval, 
team can 
complete 
Definitive draft 
project 

2 
weeks 

 

Application for 
building permit 
(if needed) 

1-3 
months 

Depending on the city’s 
agreement on the project. 
Usually there is no 
problem except when 
building is protected by 
the Historical monuments 
Architect 

N/A   30 days Using simplified 
procedure 

1 
month 

According to the national 
regulations 

Technical 
design 
- detailed 
specification of 
technical 
solutions 
- final evaluation 
of energy 
performance 

1-3 
months 

 2 months  Pre consultation with 
tenant is a key part of 
the process  

5 weeks  4 
months 

Because of condominium 
property this process takes a 
long time 

Implementation 
plans (optional) 

1 month  2 months    1 month  1 
month 

Takes longer time because 
of the extensive procedure 
prescribed by the national 
legislation 

Call for tender  52 days European call for tender N/A   52 days Standard time, 
relationship with 
“Call for tender” 
procedure and 
cost of the 
intervention. 
Regulated by law 

  

Selection and 
negotiation 

1 month  6 months  This has been carried 
out under the European 
directive 

30 days In relationship with 
the cost of the 
intervention  

1 
month 
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5.3. Technical practices 
The following tables analyse the usual practices in refurbishment in social housing. They do not have a statistical basis but they give a first idea of the practices in each 
country. They result from questions asked to FRESH SHO partners.  

5.3.1. Insulation 
 France  UK Italy  Bulgaria  
Inner insulation      

- Is it usual or exceptional?  It is avoided because it reduces 
living surface and rents 

Exceptional exceptional exceptional 

- What level of thermal resistance is usually 
added? (R / cm of insulation) 

6-8 cm N/A – This work is not common and there is not a set 
standard used.  Places for People is looking at this 
area at the moment – some new products have 
arrived in the market. 

  

- What level of thermal resistance is added 
in performing energy refurbishments? (R / 
cm of insulation) 

15 cm Not common and the levels depend on the specific 
project. 

  

Outer insulation      

- Is it usual or exceptional?  It is becoming usual now but in 
France it is quite new.  

Exceptional usual usual 

- What level of thermal resistance is usually 
added? (R / cm of insulation) 

8-12 cm It is usual for us to carry out loft and cavity to all our 
properties with a investment of over Euro 2.5 m   

R= 1.6  6 cm of 
insulation 
consisting of 
EPS 

- What level of thermal resistance is added 
in performing energy refurbishments? (R  
or cm of insulation) 

20 cm Not common and the levels depend on the specific 
project. 

R=3  

Cavity Wall Insulation      

- What level of thermal resistance is added 
in performing energy refurbishments? (R  
or cm of insulation) 

This is not done in France Cavity wall construction is relatively common in 
England – and is a cheap form of insulation (c.€350 
for a 3 bed semi).  The insulation is usually mineral 
wool (but can be foam or polystyrene beads). 
Thickness varies depending on the cavity obviously, 
typically between 50mm and 75mm.  The RdSAP 
default U-value for a filled cavity wall will usually be 
0.5   
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5.3.2. Windows 
 France  UK Italy  Bulgaria  

Double glazed windows Systematic Usual Usual Usual 

Double glazed windows with reinforced 
insulation 

Increasingly Exceptional Usual Unusual 

Double glazed windows with argon (or 
other gases) and reinforced insulation 

Increasingly Exceptional Unusual Unusual 

Triple glazed windows No Exceptional Unusual Unusual 

5.3.3. Heating systems (and hot water if collective ) 
 France  UK Italy  Bulgaria  
 Individual  Multifamily  Individual  Multifamily  Individual  Multifamily  Individual  Multifamily  

Coal boiler Replaced Replaced Replaced Replaced No No Switch to gas 
or oil 

Switch to gas or oil 

Oil boiler Replaced Replaced Replaced Replaced No No Switch to gas  None 

Standard gas boiler Replaced Replaced Replaced Replaced No Yes Replaced  Replaced  

Condensation boiler Systematic Systematic Usual Usual Yes Yes Sometimes Sometimes 

Low temperature boiler Depending  Depending Exceptional Exceptional Yes Yes Sometimes Sometimes 

Wood or biomass boiler No Very few projects Exceptional Exceptional No Yes No No 

Heat pumps No Very few projects Exceptional Exceptional Very few Very few No No 

Electric heating (precise 
what types) 

Replace by 
accumulators or 
radiant panels, 
or switch to gas 

Replace by 
accumulators or 
radiant panels, or 
switch to gas 

Exceptional Exceptional No No Very usual, 
replaced by 
accumulators 
sometimes 

Very usual, replaced 
by accumulators 
sometimes 

Solar panels  Never for 
heating and hot 
water 

Never for heating 
and hot water 

Exceptional Exceptional Yes Yes Rare, but 
increasingly 
installed 

Very rare 

Transformation from 
individual to collective 
heating / hot water 

/ Regularly Exceptional Exceptional Yes No No 50% of buildings, often 
replaced by electric 
radiators for non 
payment problems 

Transformation from 
collective to individual 
heating / hot water 

/ No Exceptional Exceptional / No No Rare 
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5.3.4. Hot water (without heating) 
 
 France  UK Italy  Bulgaria  
 Individual  Multifamily  Individual  Multifamily  Individual  Multifamily  Individual  Multifamily  

Coal boiler Replaced Replaced Usually with 
heating 

Usually with 
heating 

No No Not just hot 
water 

Not just hot 
water 

Fuel boiler Replaced Replaced Usually with 
heating 

Usually with 
heating 

No No Not just hot 
water 

Not just hot 
water 

Standard gas boiler Replaced Replaced Usually with 
heating 

Usually with 
heating 

Yes Yes Not just hot 
water 

Not just hot 
water 

Condensation boiler Systematic to replace 
standard gas 

Systematic to 
replace standard gas 

Usually with 
heating 

Usually with 
heating 

Yes Yes Not just hot 
water 

Not just hot 
water 

Wood or biomass 
boiler 

Not just for heating Not just for heating Usually with 
heating 

Usually with 
heating 

No No Not just hot 
water 

Not just hot 
water 

Heat pumps We have started to 
install thermodynamic 
water boilers 

We have started to 
install 
thermodynamic 
water boilers 

Usually with 
heating 

Usually with 
heating 

No No No No 

Electric boiler Very often kept Very often kept Very often 
kept 

Very often 
kept 

No No No Not just 
hot water 

No Not just 
hot water 

Solar panels Increasingly, but not 
very often so far 

Regularly Rarely 
installed 

Rarely 
installed 

No Yes Rare, but 
increasingly 
installed 

Very rare 

Transformation from 
individual to collective 
hot water 

/ Regularly / Rarely Yes Yes No No 

Transformation from 
collective to individual 
hot water 

/ Rarely / No No No No No 
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5.3.5. Ventilation 
 France  UK Italy  Bulgaria  
 Individual  Multifamily  Individual  Multifamily  Individual  Multifamily  Individual  Multifamily  

No ventilation system We always install one  We always install 
one  

Trickle vent are 
always in place 
but we  install 
mechanical 
ventilation during 
major works to 
kitchens and 
bathrooms  

Trickle vent are 
always in place 
but we  install 
mechanical 
ventilation during 
major works to 
kitchens and 
bathrooms 

No change No change No 
change 

No change 

Natural ventilation In old buildings we 
sometimes leave it 

In old buildings we 
sometimes leave it 

Trickle ventilation 
to new windows 
and has been 
standard for 20 
years  

Trickle ventilation 
to new windows 
and has been 
standard for 20 
years 

No change No change No 
change 

No change 

Mechanical 
ventilation 

Standard for most 
refurbishments 

Standard for most 
refurbishments 

Trickle vent are 
always in place 
but we  install 
mechanical 
ventilation during 
major works to 
kitchens and 
bathrooms  

Trickle vent are 
always in place 
but we  install 
mechanical 
ventilation during 
major works to 
kitchens and 
bathrooms  

No change No change No No 

Mechanical hygro-
regulated ventilation 

Usually Hygro B 
(regulation of 
ventilation speed and 
size of air extraction 
holes) 

Usually Hygro B 
(regulation of 
ventilation speed and 
size of air extraction 
holes) 

Standard size 
hole and flow 
rate is used  

Standard size 
hole and flow 
rate is used 

No change No change No No 

Double flow 
ventilation with heat 
recovery 

No No Special projects 
only 

Special projects 
only 

No No No No 
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5.3.6. Lighting 
 France  UK Italy  Bulgaria  

Standard light bulbs We try to get rid of them in common 
parts 

Exceptional No more Yes 

Fluocompact light bulbs in dwellings No, because it is tenants’ competence Usual Yes no 

Fluocompact light bulbs in common 
parts 

Yes Exceptional Yes no 

 
 

5.3.7. Photovoltaic electricity 
 France  UK Italy  Bulgaria  

Do you often install PV panels 
in a refurbishment? 

Very few projects Exceptional Increasingly, but only on new construction. no 

If so, why do you install it?  Mostly because subsidies are interesting 
and it is a profitable investment for the 
SHO 

Trial only For law prescription (Local law 156), and cost reduction 
for tenants 

N/A 

Do you use your PV electricity 
or do you sell it to the grid?  

Sell it to the grid No Exchange on place is the normal procedure no 

If there is a feed-in tariff?  Feed in tariff is 0.33 €/kWh if not integrated 
in the building’s architecture, 0.62€/kWh if 
integrated. In 2010 there will probably be a 
unique tariff at 0.45 €/kWh. 

No  GSE (Electrical Service Management) will pay in 
relationship with the total kWp installed and in 
relationship with the effective production of the plant. 
(for ex. 3-20kWp: 0.42 €/kWh of effective production 
(coming from GSE). 
The balance in the “exchange on place procedure” in 
based on money (in relationship with the hours of feed-
in) and not with kWh. The Energy Authority has in 
charge the regulation of the prices. 

no 

How are PV incomes taken 
into account in rental charges? 

They are disconnected from rental charges No  It is used to decrease rental charges.  N/A 

What is the payback time for a 
PV installation? 

10 to 20 years depending on the location.  20 years  Usually 17-20 years for public owner. 
10-12 for private owner using dedicated financial 
procedures. 

20 years 
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5.3.8. Energy management 
 France  UK Italy  Bulgaria  
 Individual  Multifamily  Individual  Multifamily  Individual  Multifamily  Individual  Multifamily  

Central management 
of HVAC 

No Yes, by heating 
company mostly 

No Not normally 
retrofitted (unless 
part of major 
refurbishment) 

 Yes  Yes 

Individual 
management of 
HVAC 

Yes Heating when it is 
individual 

Yes Individual HVAC is 
more common 
than communal. 

Yes   Yes 

Individual metering 
for heating 

Yes Not usually  Yes Communal heating 
is the exception – 
so usually tenants 
have relationship 
with energy 
supplier.   Where 
communal heating 
exists this is split 
between ‘flat rate’ 
and individual 
metering. 

 Yes Yes Heat 
allocators 
90% of 
buildings  

Individual metering 
for hot water 

Yes Yes Yes As above, tenants 
relationship with 
energy supplier  

 Yes Yes Yes 

Individual invoicing 
for heating 

Yes No (based on 
surface) 

No No   Yes Yes Yes 

Individual invoicing 
for hot water 

Yes Yes No  No  Yes Yes Yes Yes 

ICT to manage 
energy consumptions  

No No Usual Usual Remote 
management of 
heating plants, 
following 
consumptions 

 No No 

 
 



IEE/08/668/SI2.528421 - FRESH  Intelligent Energy Europe 

FRESH-WP2-ICF-D3-rev2.0-Social housing survey  Page 30/31 

5.4. Costs and return on investment 
Please provide the average costs for the different components of an energy refurbishment project. If there is a difference please use rather figures for Multi-family 
buildings.  
Please provide figures in € / dwelling. 
Energy payback time is calculated without distinguishing landlord and tenant and without energy inflation. 
 
 France  UK Italy  Bulgaria  
 Average 

cost 
Energy 
payback 
time  

Average 
cost 

Energy 
payback 
time  

Average 
cost 

Energy 
payback time  

Average cost  Energy payback 
time  

Diagnosis N/A  / 1,567€ / 500€ / 300€ / 

Design team 7-10% of 
investment 

/ 2,000€ / 7-10% of 
investment 

/ 375€ / 

General refurbishment 
(dwellings, common 
parts…) 

15,000€ / 1,800€ / 3,000€ / 3,500€ / 

Outer insulation of 
walls 

8,000€ 15-40 years 7,000€ 10 years 25-45€/m² 5-10 years 2,500€ 10-15 

Changing windows 5,500 € 30-50 years 5,000€ 30 years 200€/m² 4 years 1,700€ 10 

Heating systems 4,000 € 5-15 years 4,500€ 13 years 1,000€  1 year 5,000-10,000€ 5-15 years 

Hot water (except 
solar) 

3,500 € 10-20 years N/A N/A 15,000€ for 
a 100 kW in 
a building of 
12 dwelling 

4 years 1,500-2,500€ 15 

Solar hot water 2,000 € 7-12 years 3,500€ 8 years N/A N/A 1,500-2,000€ 8 

Ventilation 1,500 € 15 years N/A N/A N/A N/A N/A N/A 

Lighting  800 € > 50 years N/A N/A N/A N/A N/A N/A 

Photovoltaic electricity 2,500 € 12-20 years 12,000€ 30/50 years N/A N/A N/A N/A 

Energy management 20 € 1-3 year  N/A N/A N/A N/A N/A N/A 
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5.5. Financing 
 
 France  UK Italy  Bulgaria  
 % of 

financing  
Description  % of 

financing  
Description  % of 

financing  
Description  % of 

financing  
Description  

Government-aided 
loans 

60%  Less than 
1% 

Low Carbon 
Building 
Programme  

  20-30% EBRD credit line  

Private loans 0% Not used 0%    50-60%  

Equity 10-30%  0%  10-40%    

State subsidies 0%  0%  30-80% National programme for urban 
requalification 

20% National 
Renovation 
Program 

Local authorities 
subsidies 

20%  0%  30% (In Emilia Romagna)   

White certificates 
(energy savings 
certificates) 

Up to 
10% 

 >90% Carbon Emission 
Reduction Target 

 This represents a possibility for 
SHO’s but it is not used so far 

  

Black certificates 
(CO2 projects) 

0% Not used 0%      

Participation of 
tenants 

0% (so 
far) 

50% of energy 
savings for 15 
years 

0%   Under an agreement signed by 
the 100% of tenants is possible 
to share the refurbishment costs. 

 No tenant 

Other: 1% housing 10% 1% housing from 
SNCF, 
counterpart to 
reservation of 
dwellings 

   Regional subsidies are 
periodically available (about 20-
30%) 

 EU structural 
funds  

 
 


