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Energy efficiency and rent 



• Member of IUT (Energy working group) 

• Representing 1,5 million households through 

their local tenant organisations = ½ of rental 

sector 

• Affordable housing, good quality of housing, 

safe neighbourhoods and strong local 

organisations 

 
 

 

 

Dutch Union of Tenants 



• 28% of tenants in regulated rent sector in 

poverty after paying for rent + energy 

• Due to rising energy + rents 35% in 2017 

 

Poverty = not able to pay for minimal basic needs. 

(standard of national social cultural planning agency) 

 
 

 

 

Housing costs in NL 
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• 40% of low income households energy label F 

or G 

• 45% of apartments energy label F or G 

 

90% of all rental housing has energy label 
 

 

 

Energy labels in NL 
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• Tenants want better housing, but no higher rent 

• Landlords want to invest, with rent increase 

 

Solution: agreement that rent increase < energy 

saving 

 

‘housing costs guarantee’ 

 

After 1 year effect is measured! 

 
 

 

 

‘Split Incentive’ 



 

 

 

 

 
 

 

Housing costs guarantee 

Stimulates approval of landlord’s proposal for renovation 

 

Landlord has to be transparent about energy saving 

 

Evaluation:  

- more energy is saved when this instrument is used 

- tenants will accept more rent increase 

- more ambitious renovations are possible. 

 

LAW: Landlord needs approval of 70% of the tenants 

 

 



• Dutch Union of Tenants 

• Association of social landlords 

• Government 

 

• Energy label in rent system: 

• More energy efficiency, higher rent 

• Poor energy quality, lower rent 

• Housing costs guarantee 

• Goal: 20% energy saving, energy label ‘B’ 

 

 
 

 

 

Covenant 



- National rent regulation for houses below € 652,52 

 

- Maximum rent is based on quality of the house 

 

- Landlord decides to let for certain % of maximum rent 

 

- Average in NL = 72% of maximum 

 

- Special juridical committee for rent-related affairs 

 

 

 

  
 

Dutch rental system 



All kinds of quality aspects are valued in ‘points’ 

 

For example: 

 

- Amount of square meters 49 m2 = 49 pts 

- Appartment = 1 pt (row house = 12) 

- 2 m2 storage = 1,5 pt 

- 2 heated rooms + heated bathroom = 5 pts 

- Boiler = 5 pts 

- 10 m2 insulated glass = 5 pts 

- Counter size 150 cm = 4 pts 

- 1 toilet, 2 sinks, shower = 9 pts 

- No outdoor space = - 5 pts 

- Facilities in surroundings = 15 pts 

 

        total = 90 points 

 

 

Maximum rent 
  



 

 

Relation points and rent 

Government publishes every year the ‘table of rents’ -

these are maximum rents 



Points for: 

 

- Heating system (efficiency) 

- Amount of heated rooms 

- Amount of m2 insulated glass 

- Amount of m2 insulation 

 

No points for: 

- Solar energy 

- Balanced ventilation 

- Renewable energy 

 
 

 

‘old’ system 



 

 

 

 

 
 

 

Problems with old system 

- Investing in energy efficiency is not feasible for 

landlords (rent vs investment) 

- Especially new techniques are not applied 

- Bad houses have relatively a lot of points  

- Tenants pay high energy bills and high rent in bad 

houses 

- Tenants pay low energy bills and a relatively low rent in 

newer good houses 

 

Energy efficiency was not stimulated by this system 



 

 

 

 

 
 

 

New system: energy label in rent 

 
Single family houses   apartments 



 

 

 

 

 
 

 

No energy label: less rent 

Year of building 

is label: as if 

the house was 

never improved 



 

 

 

 

 
 

 

Effects of new system 

+ 40% energy reduction possible 

+ Almost every house can achieve energy label B 

+ Rent increase tenants = less than energy red in € 

 (it is not obligated but a voluntary instrument) 

+ Bad houses get rent reduction! 

 

- Long term increasing rent levels for new tenants  

- New houses expensive  



 

 

 

 

 
 

 

Effects of covenant 

- Change of rent law 2011 

- housing costs guarantee is being used and it 

works! 

- Energy label B is local policy 

- Fuel poverty is (getting slowly) on the agenda 

 

Measured effects: 

• average gas use p house p year 2%   

• average gas use p m2 3% p year 



 

 

 

 

 
 

 

Recent insights 

 

- Label in rent system increases awareness of 

energy efficiency for tenants 

 

- Energy label has become a policy instrument 

for local agreements on improving houses 



 

 

 

 

 
 

 

Local instruments 

- Risk areas energy poverty 

- Low income, high energy bill 

 effective/ focused 

 renovation 

 

Soft instruments: 

- Energy coach 

- Toolbox  



 

 

 

 

 
 

 

Vulnerable energy consumers 

Netherlands: 

 

People with payment problems energy bill cannot be cut 

off power / gas when: 

- Doctors statement health problem 

- In debt relief 

- Between october and april 

 

Except for fraude and on own request 

 

Lower income households are at risk 

3% of households with payment problems 



 

 

 

 

 
 

 

Questions? 
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