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Introduction  

The Centre for Sustainable Energy (CSE) is a charity (charity 298740) supporting people and organisations across the UK to tackle the climate emergency and end the suffering caused by cold homes. We do this by sharing our knowledge, practical experience, and policy insights. For over 40 years, we have supported people to take effective action on energy in their homes. We help communities and local councils to understand energy issues, set priorities, and put plans into action. Our research and analysis focus on making the energy system greener, smarter, and fairer. Through our advice line, home visits and one to one support, we support around 15,000 people a year to reduce their bills and make their homes more energy efficient.  

We deliver fuel poverty services for two of the electricity network operators and six local authorities. Through these services we support nearly 20.000 of people of low incomes per year who often have multiple vulnerabilities. The private rented sector has the worst levels of energy efficiency when compared to other sectors. As a result, the PRS has the highest rate of fuel poverty i.e. one in four1 households being fuel poor.  

Many of the tenants we speak to struggle to keep their homes warm and are unable to afford to improve their homes. If they are eligible for a grant or can afford to improve the levels of energy efficiency of their home, they can only make improvements to their homes with the approval of their landlord and are vulnerable to no fault eviction at any time. It’s therefore important to ensure that the regulations to improve the energy efficiency of privately rented homes are appropriate and protect tenants from the misery of cold homes, which can also be life threatening in the worst cases.  

Our response is informed by the experience of the thousands of people we speak to in fuel poverty every year, and our own research exploring the path to net zero and ending fuel poverty. We are also informed by the views of the Green Homes Group and End Fuel Poverty Coalition with whom we work closely.

[bookmark: _Toc197599634]Summary

Overall, we welcome the new tightened standards which are essential to alleviating fuel poverty, and the primary focus on energy efficiency. We would favour clear consistent standards rather than allowing discretion for landlords to choose from a menu of approaches. It’s desirable for the number of exemptions to be kept to the minimum to avoid gaming the system, and for the same reason short-term lets should be subject to the same regulations.  

The MEES regulations should not be seen in isolation but should be complemented with wider reforms to the rental market such as ending Section 21 evictions, in order to avoid unintended consequences. Work from Generation Rent has shown that issues of fuel poverty and rental insecurity are inextricably linked.  

Landlords should be given support to meet the standards, including green finance options or tax allowances, plus an advice service to help them plan and prioritise improvements. Local authorities must be sufficiently resourced to take enforce standards and take genuine action against landlords that fail to meet them.


[bookmark: _Toc197599635]Question 1: Do you agree with government’s preferred position of using new Energy Performance Certificate (EPC) metrics following EPC reform as the basis for higher minimum energy efficiency standards (MEES) for privately rented homes?

Yes. 
 
The reform of EPCs and the introduction of new metrics like “fabric efficiency” are an important building block in the drive to improve consumer awareness, knowledge, and trust. However, until we understand how EPC ratings will be calculated by the new household energy model it’s not clear which factors will drive higher EPC ratings. For example, at present the factors that drive lower bills have a significant impact on the EPC rating, meaning a switch from a gas boiler to a heat pump may not drive significant improvements in EPCs. We therefore cannot fully comment on the unintended consequences of the proposed regime.

In our response to the EPC reform consultation, we raised concerns with the fabric performance metric, most notably that in the absence of a health metric this must include ventilation. We understand that the Government is not ready to implement health and climate resilience metrics, but progress towards the development and adoption of these metrics should be made, and they then should be used as part of MEES.  

The measures landlords propose to meet the new standards may de-prioritise adequate ventilation, which is essential to maintaining good indoor air quality and health. The government should also consider how adequate ventilation, to provide good indoor air quality, can be incentivised by EPCs, within the recommendations to householders and the ratings, in the absence of a health metric. 


[bookmark: _Toc197599636]Question 2: Government would welcome views on options for setting future minimum energy efficiency standards against a combination of new Energy Performance Certificate (EPC) metrics. Do you agree with government’s preferred approach of having a requirement to meet a primary standard set against the fabric performance metric and then a secondary standard set against either the smart readiness metric or heating system metric, with landlord discretion on which secondary metric their property meets?

Disagree

We support the move to prioritise fabric efficiency recommendations on an EPC certificate, however, have concerns about offering landlords discretion regarding secondary metrics. 
The rules should be designed to direct landlords towards adopting options which are best for reducing fuel poverty. Giving private landlord’s discretion to select measures is likely to lead to the installation of low cost and low hassle measures which might not have the greatest reduction on tenant energy bills.

It is unclear how a smart readiness metric would operate and therefore how useful it would be, however in general we support measures which allow equitable access for all to smart energy offers and products. A precondition for smart readiness is that people have access to a smart meter, however there is little incentive for landlords to have them fitted.  
Whilst we agree that other smart measures such as EV charging and batteries could benefit private sector tenants, the most significant change would be to ensure that all new rented properties have smart meters fitted as a mandatory requirement, and that all tenants who wish to have a smart meter can have one.

As discussed in our response to the EPC consultation, we have concerns about the proposed heating system metric, as it’s not clear how this could be calculated with any certainty. The efficiency of a heating system is not entirely defined by the heating appliance itself i.e. the boiler or the heat pump. The way the system is designed, specified, and installed is critical. For example, if a new gas boiler has been set up to run at a temperature that’s unnecessarily high2 with old silt filled radiators, you will get a lower level of efficiency than a new boiler set to the optimal temperature and modulation with new radiators.

We would therefore not support a heating efficiency metric that was purely based on the heating units designed efficiency (as reported in the SEDBUK database). The measure would need to more nuanced to ensure heating engineers, and consumers, understand the importance of system design. We would support a target for a minimum coefficient of performance for any heat pump installed which was then verified by in-situ performance testing.  

We encourage government to develop mechanisms to help landlords in meeting the new standards, and to ensure that when they don’t, enforcement follows. A recent report from Citizen Advice recommended the following, all of which would be helpful: 
· Practical support options to help landlords deal with the cost of making upgrades i.e. low-interest loans or tax incentives. 
· A clear and tailored communications strategy to inform landlords about the MEES policy and the support available.  
· Enforcement action where landlords don’t meet required standards. The Government must give local authorities the resources to take genuine action, alongside wider reforms to the rental market such as ending Section 21 evictions.  

Additionally, we would support calls for a national and regional retrofit advice service. 


[bookmark: _Toc197599637]Question 3: What are your views on the alternative approaches of: 

[bookmark: _Toc197599638]Alternative 1: A requirement to meet a standard set against dual metrics of equal weighting. The standard would be set against dual metrics including two of the following: fabric performance, heating system and smart readiness. 

[bookmark: _Toc197599639]Alternative 2: A requirement to meet an overarching standard set against all three metrics of fabric performance, heating system, and smart readiness, either through improvements across all standards or through landlords concentrating improvements against one or two standards.

Neither.

We have concerns about both alternatives. 

Alternative one could enable landlords to implement measures which lead to changes to heating systems without reducing the tenants’ bills. 

Alternative two could enable landlords to adopt measures which are low cost and have a more limited impact on reducing tenants’ bills. 

As noted in our response to question one, the final regime needs to guarantee two things: 
1. An improvement in the levels of energy efficiency. 
2. An impetus to install the most efficient heating system possible. Note that for a heat pump system means more than just the heating unit. 


[bookmark: _Toc197599640]Question 4: Do you have any alternative suggestions for how government could utilise new Energy Performance Certificate (EPC) metrics as the basis for minimum energy efficiency standards (MEES) such as a single metric approach (e.g. fabric or cost based?) Please provide a rationale with your answer.

No.  

As noted under question one, we can’t adequately respond to this until the outcome of the reforms to the energy performance of buildings regime consultation is published. We question why the MEES standards could not just adopt a single target of EPC band C.  


[bookmark: _Toc197599641]Question 5: Do you agree with government’s proposal to increase the maximum required investment (cost cap) for private rented sector minimum energy efficiency standards to £15,000 per property and for landlords to be able to register an exemption if expenditure would take them over this figure? If not, please set out whether you consider a cap should apply and how; and if so, what level you consider the cap should be set at and why (whether this is the 2020 proposal of £10,000 or another figure). Please explain your answer.

We support the proposal to require landlords to invest up to a maximum of £15,000 per property on improvements to meet the new EPC C standard (the ‘cost cap’) or to achieve the highest EPC rating possible short of band C. This cost cap will enable the overwhelming majority of PRS homes to achieve compliance. 

However, we have concerns that even the improved cost cap leaves those tenants in the worst performing properties, (where £15,000 will be insufficient to achieve band C) unprotected. We would recommend that a further statutory baseline should be considered, requiring all rental properties to achieve minimum EPC E, with no spending cap or financial exemptions, to be brought in when the new regulations come into force. Whilst relatively few properties can be expected to be below EPC E after £15,000 of investment, a staggering 45.7% of tenants in F and G rated rental properties are in fuel poverty. An exemption might however be necessary in relation to listed buildings, in cases where bringing the property up to EPC E would cause significant harm to the fabric or heritage significance of the asset. 

Introducing this statutory requirement with no financial exemption should not be difficult target for landlords to meet, in that the MEES regulations have required landlords to achieve a minimum Band E EPC rating since 2018. 

Clarity should be provided on how the cost-cap applies to the hierarchy of metrics proposed, for example: if a landlord had spent £10,000 towards meeting the fabric rating, but the next measure to achieve fabric performance would cost more than £5,000, pushing them into an exemption, but there was a heating or smart measure that would cost £4,000, it may be beneficial for them to be required to make this. A holistic approach should be promoted, so that connected measures are made together. 

If a cost cap is introduced, it should be increased annually by inflation measured under the Consumer Price Index from the previous financial year. A fixed cost cap could incentivise landlords to delay works, as taking action later cost less in real terms, considering rising prices and rents. In 2030, according to the Office for Budget Responsibility’s inflation forecast (March 2025), £15,000 will be equivalent to around £13,300 in today’s prices. This reduction in spending power per property could significantly weaken the policy’s impact, removing certain measures from within the policy’s scope while disincentivising early action. 

No grant funded improvements should be included in the cap. 


[bookmark: _Toc197599642]Question 6: Should government extend the exemption period for the cost cap, currently set at five years, to ten years? If not, how long do you think the cost cap exemption should last? Please explain your answer.

No. 

We do not agree with the suggestion of a 10-year exemption, which would leave tenants at risk of fuel poverty for much longer than and reduce the pace at which emission reduction can be achieved. According to the CCC’s 7th carbon budget, half of homes will need to be electrified by 2040 to meet net-zero ambitions. Delaying sequential improvements in PRS homes through long exemptions is not aligned with this target. 

We would argue that only one official exemption, the cost cap, should be in place for PRS MEES. In addition to the cost cap, local council housing professionals can act with discretion based on existing laws and protections, e.g., planning law, and renters’ rights and interests. 
However, we do consider that mechanisms should be developed to support landlords in meeting the new standards, including access to finance and advice.  


[bookmark: _Toc197599643]Question 7: Do you agree with the government’s preferred implementation timeline to require ‘new tenancies’ to meet the higher standard from 2028 and ‘all tenancies’ to meet the higher standard by 2030? If not, do you have alternative suggestions?

Yes.

We support the proposal to require a minimum of EPC C on new tenancies from 2028 and on all tenancies from 2030. As stated in response to question 5, a further statutory baseline should be introduced from 2028, requiring all rental properties to achieve minimum EPC E, with no spending cap or financial exemptions.  

The government should ensure supply chains, and the EPC framework are ready before the start of 2027. The timeline will require the government to have fully implemented the new EPC framework before the end of 2026. Government should deliver an advice service for all homeowners, including landlords, before 2027. Finally, financial support for landlords in the form of a green loan should also be tested and made available before 2027.

[bookmark: _Toc197599644]Question 8: Do you agree with government’s proposal that, as an EPC reform transition measure, landlords should be able to demonstrate their properties are compliant with the existing standard of EPC E using their past EPC?

Yes. 

Existing EPC should be valid to show compliance. 

However, we agree with the government's proposal to require landlords to commission a new EPC before taking action to comply with higher MEES standards. The recommendations provided through EPC reform should deliver higher quality advice and thus recommend works that will more effectively address fuel poverty. This is especially important in the PRS as rented homes are the oldest of all tenures with 31% or 1.5 million homes constructed before 1919 (2024 English Housing Survey). Older buildings present complex challenges that require expert advice and assessment to deliver high quality retrofit works. 


[bookmark: _Toc197599645]Question 9: Do you agree properties that have an EPC rating of C against the Energy Efficiency Rating (EER) on Energy Performance Certificates (EPCs) before 2026 should be recognised as compliant with the future standard until their EPC expires or is replaced?

If properties currently achieve EPC C before 2026, then that should deem them as compliant for the future standard until their current EPC expires. Landlords that have taken early action to decarbonise their homes, to the benefit of their tenants should not be punished.  


[bookmark: _Toc197599646]Question 10: Do you agree with government’s proposal to require landlords to commission a new Energy Performance Certificate (EPC) before taking action to comply with higher minimum energy efficiency standards (MEES)?


[bookmark: _Toc197599647]10.1. Should the cost of this new EPC be included within the cost cap?
No.  

EPCs are already an established cost of business for landlords and the purpose of the cost cap is, in the consultation's own words, “to invest in the energy performance of these properties.” As such, it should reflect the costs of actual improvements to the property, not business expenses. 


[bookmark: _Toc197599648]10.2. Should landlords still be required to commission post-improvement EPCs? If yes, should the cost of the post-improvement EPC also be included within the cost cap?
Yes.  

Post-improvement EPCs are crucial and must be required to ensure compliance with the regulations. Without post improvement EPCs, the status of energy efficiency in the home will not be clear to consumers, enforcement bodies, and policymakers alike. Government should require assessors to discount the cost of the post-improvement EPC. 


[bookmark: _Toc197599649]Question 11: Should government develop an affordability exemption? If yes, what eligibility criteria would be the most appropriate for an affordability exemption? Please indicate which, if any, of the proposed approaches you support or otherwise provide alternative suggestions.

No. 

We disagree with all the eligibility criteria proposed, which would all have the effect in practice of tacitly allowing homes in lower value areas to be rented out at lower standards than homes in higher value areas, thereby reinforcing inequality and the poverty premium.  

We share the views of the Fuel Poverty Coalition that the best approach for reducing fuel poverty is to have no affordability exemptions, providing a clear regulatory framework for landlord businesses, and reducing regional inequality. 

The government’s recent survey of landlords suggests most landlords can afford the costs of these upgrades. In principle, home upgrades that range from small maintenance works to larger renovations should be considered a basic cost of operating a landlord business. All well-run businesses will anticipate these expenses when managing their finances. 

None of the affordability exemption proposals put forward by the consultation means-test landlord businesses. Furthermore, exemptions which are based on rental costs or regional markets will negatively impact renters living in fuel poverty. 

National Energy Action recommend that if an affordability exemption is desired, an alternative would be a means test for landlords, prove their income or their businesses is below a certain revenue threshold.  


[bookmark: _Toc197599650]Question 12: Should the government apply the private rented sector (PRS) minimum energy efficiency standards (MEES) regulations to short-term lets? Please explain your answer.

Yes  

The housing market is dynamic. Properties may be developed with the intention of becoming short-term lets and then be occupied permanently and vice versa. Introducing different standards for short-term lets would significantly complicate implementation of the MEES standards by local authorities. Furthermore, even assuming perfect enforcement of the regulations, excluding short-term lets from the regulations would result in these properties having to be retrofitted later at greater cost, in order to move between tenures. 

Excluding short-term lets would also introduce a loophole where landlords change their properties from privately rented properties to short-term lets to avoid the tighter regulations. It might also result in the properties which are hardest or most expensive to retrofit being used for short-term rentals, reducing the available housing stock. It would be regrettable if regulations intended to benefit tenants unintentionally resulted in the growth of even less secure shorter-term tenancies.  

Furthermore, some of the most vulnerable people live in temporary accommodation, under short term lets, and would not be protected.  

We would favour a consistent standard being applied to similar property types as well as improving the energy efficiency of the properties let across the domestic building stock.  

Considering the low cost and ease of procuring an EPC this will not introduce an excessive burden to those operating short-term lets. Furthermore, the short-term lets sector has ample void periods providing landlords with plenty of opportunities to make upgrades.


[bookmark: _Toc197599651]Question 13: What actions could the government take, including changes to the law, to encourage or require smart meters in properties undergoing efficiency upgrades to increase the number of smart meters installed in the private rented sector (PRS)? Please provide your rationale and evidence for any suggestions for actions you have.

Smart meters are foundational infrastructure without which a smart, flexible energy system cannot be achieved. Without smart meters, tenants will be excluded from smart tariffs and technologies.  

Therefore, we think there should be a baseline requirement to fit smart meters to all new rented homes. 
 

[bookmark: _Toc197599652]Question 14: Do you think the current minimum energy efficiency standards (MEES) exemptions available to landlords are suitable?

No.

Only one blanket exemption, the cost cap, should be in place. In addition, in exceptional circumstances, local housing professionals should be able to issue case-by-case exemptions where it is in the interests of the tenant, for instance where there's very vulnerable person in the house who would want to avoid disturbance from retrofitting work. All landlords should also be required to pay a fee to lodge an exemption request to fund enforcement and disincentive unscrupulous behaviour. 

The risk of landlords using exemptions to evade their responsibilities is high. Evidence indicates the existing enforcement register is misused and or misunderstood by landlords. Furthermore, the more complex the exemptions scheme is, the more challenging the regulations are to enforce. 

[bookmark: _Toc197599653]14.1. Are there other circumstances, not covered by the current MEES exemptions regime, where you think government should consider making exemptions for? 
Yes. 

Case by case exemptions might be necessary in relation to listed buildings, in cases were bringing the property up to EPC E would cause significant harm to the fabric or heritage significance of the listed building. 

As discussed in our response to the EPC consultation, heritage designations (for example if a building is listed) may restrict the measures which are appropriate to be fitted to a building to improve its energy efficiency and EPC rating. This may in certain circumstances limit the maximum EPC rating the building can achieve, and the cost of upgrading it. However, extensive advice is available from Historic England3 on the measures which could be suitable, and the approaches which could be taken, and HE is supportive of historic buildings being retrofitted to save carbon and reduce bills. In general, whilst a more careful approach is needed, it is still normally possible to significantly improve the energy efficiency of historic buildings and potentially achieve EPC band C.  

Therefore, it would not be appropriate to apply a blanket exemption to all listed buildings which result in tenants in historic buildings being disadvantaged. Conservation officers within councils will be able to advice housing officers as to whether, at a high level, there are further measures which could be undertaken which would be acceptable in conservation terms.  


[bookmark: _Toc197599654]Question 15: Do you agree with government’s preferred position to keep a potential requirement on lettings agents and online property platforms under review whilst the private rented sector (PRS) Database is being developed for properties in England?

No. 

CSE have undertaken research on compliance with and enforcement of the previous MEES regulations with local authority teams, most recently in 20204. This found the availability of high-quality data, GDPR concerns and reliable data matching (including the lack of a Unique Property Reference Number’s (UPRN) to be major barriers to enforcement by local authorities. The problems significantly hampered the effectiveness and cost of monitoring and enforcement. 

Therefore, we strongly welcome the creation of a PRS database to streamline and systemise monitoring and enforcement. Once implemented, the landlord database must be complete with EPC information and must be mandatory.  

In the meantime, letting agencies and online platforms should function as intermediaries between tenants and landlords and carry the same duty as landlords to display EPCs and provide information on the energy efficiency of their homes, as well as tenants’ rights. This information is crucial to inform tenant decision making and will be particularly important in the interim period before the launch of the new landlord database as EPCs are reformed.  


[bookmark: _Toc197599655]Question 16: Do you have any new evidence to submit regarding the topics as summarised in Chapter 2 of this consultation? Please specify which topic you are providing new evidence for.

No.


[bookmark: _Toc197599656]Question 17: Is there any additional information or evidence you would like to provide on either the effectiveness of the existing private rented sector (PRS) regulations 2015 and guidance, or interactions with other policies?
Yes  

The successful delivery of MEES upgrades to millions of privately rented homes relies on a number of other policy measures that have not been covered by this consultation. 

[bookmark: _Toc197599657]Enforcement 

Regulation must be enforced. This is so that justice is delivered in situations of misconduct and because it acts as a deterrent for potential misdemeanour. 

We strongly recommend the government: 

Provide local authorities with the long-term, ring-fenced funding they need to enforce the new standards. 

Introduce a clear statutory duty and training on how to enforce MEES for local authority enforcement teams. 

Encourage proactive enforcement to reduce the issue of landlord intimidation of tenants when issues have been reported, and to circumvent the threat of retaliation that prevents renters from reporting issues in the first place. 

Make the proposed Landlord Database mandatory, for it to include EPC data, and it must be fully accessible for councils to use for enforcement. 

Allow local authorities to be able to access public data to inform their enforcement efforts. 

Expand the current rights for tenants to receive a Rent Repayment Order for other non-compliance issues to MEES regulations. 

Ensure letting agents are highly regulated as they are likely to manage a substantial proportion of works on behalf of their landlord clients. 

[bookmark: _Toc197599658]Protections for renters 

Renters, particularly those living in fuel poverty, are at the heart of this cause. We are concerned that this consultation, existing legislation, and the new rights proposed by the Renters’ Rights Bill do not provide sufficient protection for renters. This includes renters who are currently experiencing retrofit upgrades and those who will be affected by forthcoming mandates. Added protections are critical to ensure climate justice is delivered for the poorest renters and precious public funding (delivered through grant programmes and subsidies) is used ethically. 

We strongly recommend the government: 

Protect renters from eviction and rent increases after works are complete. 

Provide clear guidance on the rights and expectations of tenants and landlords during the renovation process to ensure clear communication and fair outcomes. 

[bookmark: _Toc197599659]Greater awareness and advice for tenants and landlords 

In order for the government to successfully lift millions of renters out of fuel poverty, a greater public awareness campaign is needed to raise the importance of these works and the benefits they will bring to renters and to reduce global heating.
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