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 Summary

Starting at the end of 2008, an energy-performance certificate must be 
drawn up for most large buildings and for all single-family homes that are 
sold. The requirement for energy-performance certificates in Sweden is part 
of the implementation of Directive 2002/91/EC of the European Parliament 
and of the Council on the energy performance of buildings. The objective 
of that Directive is to promote the improvement of the energy performance 
of buildings. Account is also to be taken of outdoor climatic and local 
conditions, as well as of indoor-climate requirements and cost-effectiveness. 
 The Riksdag (Swedish parliament) set a new objective in 2006 for the 
energy efficiency of buildings: Total energy consumption per unit of heated 
area in homes and other buildings is to be reduced. The reduction should be 
20 per cent by 2020 and 50 per cent by 2050. 
 The Energy Efficiency Working Committee states that energy 
consumption in homes and other buildings accounts for one-third of 
Sweden’s end-use of energy. The Committee also emphasises that there is 
a large potential for enhancing the energy efficiency of existing buildings, 
corresponding to end-use energy of about 13 TWh from district heating and 
fuels, and about 11 TWh from electricity, by 2016. However, the Committee 
claims that there are indications that only about 15 per cent, on average, of 
the measures that would be cost-effective to building owners are actually 
carried out. 
 The energy-performance certificate is a policy instrument intended to 
promote the reduction of the energy consumption of buildings. If necessary 
for the establishment of the energy-performance certificate, the building 
must first be inspected by an independent expert. Where a building has a 
potential for energy savings, the expert must then propose cost-effective 
measures to enhance its energy efficiency. The idea is that receiving 
such proposals will make building owners more inclined to carry out the 
investments involved. 
 For some categories of buildings, such as apartment blocks, the  
energy-performance certificate must be made available to the public in a 
prominent place in the building. The provision of information to tenants 
about their building’s energy consumption relative to that of similar 
buildings is intended to make them demand that their landlord should make 
the improvements to energy efficiency that are possible. 
 The SNAO has examined whether the Government and the government 
agencies responsible have created good conditions for the system of 
energy-performance certificates to promote energy efficiency. It has also 
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assessed whether the agencies’ application of the legislation is such that it 
promotes compliance with the overall objectives in the field. 

The SNAO’s audit shows that the Government and the government agencies 
responsible have not created adequate conditions for the purpose of  
energy-performance certificates to be achieved. In addition, the audit has  
revealed material problems in how the agencies apply the relevant legislation. 

 Little advice for the money
The main purpose of energy-performance certificates is that they should 
help make building owners invest in measures to enhance energy efficiency. 
However, a large proportion – 48 per cent – of all certificates do not include 
any recommendations for measures. In other words, owners get little advice 
for their money. 
 In 25 per cent of the cases, the building was actually inspected without 
any measures being proposed. And in 7 per cent of the cases, measures to 
enhance energy efficiency were proposed in the energy-performance 
certificate even though the building had not been inspected. This latter 
category of energy-performance certificates is not allowed under the 
legislation. In both of these cases, which together account for 32 per cent 
of all certificates, it can be questioned whether the benefit building owners 
derive from the energy-performance certificate justifies the price they pay  
for it. 

 Delays in implementation and application
Sweden’s implementation of the EU Directive and its application of the rules 
have been strongly delayed. As a result of the drawn-out legislative process, 
there was little time left to build a system for energy-performance certificates 
and to draw up certificates for all of the buildings covered by the provisions. 
Moreover, the National Board of Housing, Building and Planning estimates 
that building owners’ expenditures for energy-performance certificates are 
considerable – about SEK 700 million per year. 
 The delays in the implementation of the Directive have led to a failure 
to identify and address points of unclarity in the rules. This lack of clarity 
has entailed problems in application, such as the fact that few certificates 
include recommendations. If such problems are not dealt with at an early 
stage, the consequence may be that the application of the rules will not 
promote compliance with the overall objectives in the field. This, in turn, 
may undermine the effectiveness and legitimacy of the system. 
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 Points of unclarity relating to inspections and    
 recommendations

There are points of unclarity in the Swedish legislation as presently worded, 
both in relation to the concept of ‘inspection’ and as regards when a building 
needs to be inspected. It is also unclear when energy experts are to propose 
measures. These points of unclarity relate both to the Riksdag Act and the 
Government Ordinance and to the Regulations on energy-performance 
certificates issued by the National Board of Housing, Building and Planning. 
 The issue of whether a building needs to be inspected or not influences 
both the quality and the price of certificates. On the one hand, an inspection 
may be necessary in order for an energy expert to verify the owner’s 
information about the energy consumption of a building and to determine 
what specific measures would be cost-effective. On the other hand, a 
certificate including an inspection can be assumed to cost more than a 
certificate without an inspection. 
 Just over two-thirds of the certificates were preceded by an inspection, 
and only half of them include proposed measures. 
 For one-third of the certificates, their usefulness to building owners 
can be questioned. This category consists above all of certificates where a 
building was inspected but no recommendations were made. This may be 
justified in some cases where an expert needs to verify the information that 
the owner of a building has provided about its energy performance. If there 
is no need for such verification, however, the owner of the building will have 
paid a higher price than should be necessary to have the certificate drawn 
up. This category also includes a smaller group of certificates where no 
inspection was carried out but recommendations were made anyway, which 
is explicitly against the rules. 
 The problems that have arisen as a result of the lack of clarity in the  
legislation have been known for a long time. Even so, neither the 
Government nor the National Board of Housing, Building and Planning  
has taken action to address these points of unclarity. 

 The direction exercised by the Government is not linked  
 to the overall objectives 

The Riksdag has decided overall objectives for the energy efficiency of the 
Swedish building stock. The Government has failed to break down these 
overall objectives into monitorable sub-objectives for energy-performance 
certificates. The lack of monitorable sub-objectives set by the Government 
makes it more difficult to assess whether energy-performance certificates 
contribute to the achievement of the Riksdag’s overall objectives in the field. 
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 Inadequate division of responsibility
The Government has not vested any government agency with overall  
responsibility for the system of energy-performance certificates. Several 
agencies and ministries have specific areas of responsibility in relation to 
this system. This entails a risk that systemic problems will fall between the 
cracks. 
 It is unclear which agency is responsible for supporting the supervision 
exercised by municipalities. This unclear responsibility may cause 
supervision to be assigned lower priority by municipalities and may lead to 
unjustified differences in levels of supervision. 

 The system of energy-performance certificates overlaps  
 with other policy instruments

So far, energy-performance certificates have not been coordinated with  
other central-government policy instruments to enhance the energy 
efficiency of the existing building stock. Other such policy instruments 
include the advice on issues of climate and energy that is provided by 
municipalities and funded in part by the central government, as well as 
central-government grants and tax relief. The inadequate coordination 
between energy-performance certificates and other central-government 
policy instruments may lead to sub-optimisation of the central government’s 
overall effort. 
 In the energy bill submitted in the spring of 2009, however, the 
Government proposes that energy-performance certificates should be 
coordinated with a proposed web-based advice portal and the proposed 
tax relief for the repair, maintenance, re-building and extension of certain 
homes. 

 The certification and accreditation system does not fulfil  
 its purpose

Compared with other EU Member States, Sweden has a complex system 
to ensure that energy experts are independent and have the requisite skills. 
Under this system, SWEDAC (the Swedish Board for Accreditation and 
Conformity Assessment) accredits certification bodies, which then certify 
experts and the inspection bodies for which the experts work. By laying down 
these certification and accreditation requirements, the Swedish legislation 
goes beyond the minimum requirements of the Directive. 
 Based on its own processing of data from the National Board 
of Housing, Building and Planning, the SNAO has concluded that, 
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notwithstanding the certification and accreditation requirements, there are 
indications of problems in the quality of certificates and the independence  
of experts. No government agency systematically checks the content of 
energy-performance certificates. There are also indications that certain 
experts may not be sufficiently independent of building owners and that 
certain experts are selling other products as part of their work on  
energy-performance certificates. 
 The certification and accreditation system has no purpose in and of 
itself; it exists only to ensure the quality of energy-performance certificates 
and the independence of experts. There are indications that the Swedish 
system as presently designed does not ensure the quality of certificates. 

 Inadequate follow-up 
There is no regular follow-up of the content of energy-performance 
certificates or the functioning of the system. Nor is there any regular  
follow-up of the investments prompted by energy-performance certificates. 
Further, no central-government body monitors building owners’ expenditures 
for having energy-performance certificates drawn up or for carrying out 
investments to save energy. 
 As a result, neither the Government nor any government agency has an 
overview of how the system of energy-performance certificates has evolved. 
The Government thus lacks the information it would need to assess the 
benefit of energy-performance certificates. 
 The lack of regular follow-up and evaluation to determine building 
owners’ expenditures for having energy-performance certificates drawn 
up and for carrying out energy-saving investments, and to determine what 
savings such investments have yielded, makes it impossible to assess the 
present and future effectiveness of energy-performance certificates. Without 
that information, it cannot be determined whether energy-performance 
certificates contribute to the achievement of the overall objectives set by the 
Riksdag. 

 Municipalities have been encouraged not to exercise  
 supervision 

Because of Sweden’s delayed implementation of the EU Directive, few 
buildings had been the subject of an energy-performance certificate before 
the EU deadline. One consequence of this was that the Swedish Association 
of Local Authorities and Regions (SALAR) encouraged municipalities not to 
exercise their statutory supervision of energy-performance certificates. The 
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Government gave a green light to this. In other words, the Government was 
complicit in SALAR’s decision to encourage municipalities not to abide by 
the Act adopted by the Riksdag. This may undermine the legitimacy of the 
system. 

 Recommendations for the Government
•	 Ensure	the	timely	implementation	of	EU	Directives.	Delays	in	 
 implementation may entail that the rules concerned are applied in a  
 hasty and ill-considered manner. This may lead to inadequate legitimacy  
 and efficiency in application; 
•	 Make	all	bodies	of	rules	(the	Act,	the	Ordinance	and	the	Regulations)	 
 clearer and simpler, so that they are internally consistent; 
•	 Formulate	monitorable	sub-objectives	for	energy-performance	 
 certificates on the basis of the Riksdag’s objectives for the energy  
 efficiency of buildings, and clarify the division of responsibility in this  
 area. Entrust one government agency with central responsibility for  
 energy-performance certificates. Give that agency the task of supporting  
 municipal supervision to ensure that it is uniform across the country; 
•	 Ensure	that	energy-performance	certificates	are	coordinated	with	other	 
 instruments such as various types of support and the municipal energy  
 and climate advisors who are funded by central-government  
 appropriations; 
•	 Ensure	the	quality	of	certificates	and	the	independence	of	experts.	 
 Give the centrally responsible agency the additional task of regularly  
 monitoring the quality of certificates, the savings achieved through them  
 and building owners’ expenditures for energy-performance certificates  
 and investments. Use the existing funds intended for the monitoring of  
 energy consumption. 

 Recommendations for the National Board of Housing,  
 Building and Planning

•	 Make	the	Regulations	and	the	General	Advice	clearer	as	regards	 
 inspections and proposals for measures; 
•	 Make	sure	that	the	register	of	energy-performance	certificates	can	be	 
 used to retrieve the information necessary to monitor and evaluate  
 the impact that energy-performance certificates exert on energy    
 consumption. Follow up on what recommendations have an impact  
 among building owners. 
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1 Background and focus of the audit 

Starting at the end of 2008, an energy-performance certificate must be drawn 
up for most large buildings and for all single-family homes that are sold (see 
Annex 1). The requirement for energy-performance certificates in Sweden 
is part of the implementation of Directive 2002/91/EC of the European 
Parliament and of the Council on the energy performance of buildings. 
 Energy-performance certificates are a policy instrument intended to 
promote the reduction of the energy consumption of buildings. The owner 
of a building must commission an independent energy expert to draw up an 
energy-performance certificate. The owner must provide the expert with basic 
information about the building and its energy consumption. On the basis 
of that information, the expert must decide whether an inspection should 
be carried out. If the expert intends to propose cost-effective measures to 
enhance energy efficiency, the building must first be inspected. The idea 
is that receiving proposals for cost-effective measures will make building 
owners more inclined to carry out investments that will yield energy benefits. 
The certificate must be recorded by the independent expert in the register 
kept by the National Board of Housing, Building and Planning. 
 Owners of apartment blocks and certain other buildings must also put 
up a certificate indicating that a certificate has been drawn up in a prominent 
place in the building. These certificates are intended to make tenants and 
others demand that their landlord should take measures to enhance the 
energy efficiency of the building. 
 The Energy Efficiency Working Committee states that energy 
consumption in homes and other buildings accounts for one-third of 
Sweden’s end-use of energy. The Committee also emphasises that there is 
a large potential for enhancing the energy efficiency of existing buildings, 
corresponding to end-use energy of about 13 TWh from district heating and 
fuels, and about 11 TWh from electricity, by 2016. However, the Committee 
claims that there are indications that only about 15 per cent, on average, of 
the measures that would be cost-effective to building owners are actually 
carried out.1

 The importance of enhancing energy efficiency is increasingly highlighted 
both in Sweden and at the EU level. More efficient use of energy resources 
will create opportunities to secure the supply of energy at competitive 
prices. Enhanced energy efficiency leading to a fall in energy consumption 
is also a prerequisite for the reduction of dependence on fossil fuels so 

1 Government Bill 2008/09:163, pp. 119, 129, 165; cf. SOU 2008:110, p. 154.
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that the energy system can be made more sustainable. What is more, 
enhanced efficiency will also create a good foundation for Sweden’s work 
in international negotiations for new commitments to reduce emissions of 
greenhouse gases. More efficient energy use will also free up resources for 
other purposes. 

1.1 Reasons for the audit
An EU Directive prescribes results that each EU Member State must 
attain on its own territory, under national legislation. Directives must be 
implemented in (or, differently put, transposed into) national legislation. In 
principle, a Directive lets Member States determine the formal and material 
aspects of the implementation method.2

 The deadline for Member States’ implementation of the Directive on 
the energy performance of buildings was 4 January 2006. The Directive was 
implemented in Swedish legislation by means of nine Swedish legislative 
and regulatory acts. Most of these acts, above all the Energy Performance 
Certificates for Buildings Act (SFS 2006:985), were implemented on 1 
October 2006.3 That was more than six months after the EU deadline. 
 However, the Directive allows Member States to delay their full 
application of certain of its provisions, including those on  
energy-performance certificates, by a further three years ‘because of lack 
of qualified and/or accredited experts’. If Member States make use of 
this opportunity, they must notify the European Commission and provide 
the appropriate justification together with a time schedule for the further 
implementation of the Directive.4 Sweden used this opportunity, which 
ended on 4 January 2009. 
 Of the approximately 350,000 buildings that had to be the subject 
of an energy-performance certificate, certificates had been drawn up for 
about 50,000 at the end of 2008.5 Starting in January 2009, about 50,000 
certificates will have to be drawn up each year for single-family homes that 
are sold and for new buildings.6

 Besides the delays in the implementation of the EU legislation, the 
SNAO also identified other problems during the pre-study that preceded the 
audit, including important points of unclarity in the Swedish legislation and 
varying quality of energy-performance certificates. 

2 Bernitz & Kjellgren, Europarättens grunder, 3rd edition, p. 30 f. In this report we use the term ‘implementation’ to refer to the  
 transposition of a Directive into Swedish law. We use the term ‘application’ to refer to the use made of provisions laid down in  
 the Directive or in the Swedish implementing legislation. 
3  See EUR-Lex Celex 72002L0091. There are three main types of legislative and regulatory acts in Sweden: acts (Swedish: lag),  
 which are adopted by the Riksdag (parliament); ordinances (Swedish: förordning), which are adopted by the Government under  
 powers conferred on it by the Riksdag and usually specify the provisions of acts; and (agency) regulations (Swedish: föreskrift),  
 which are adopted by government agencies under powers conferred on them by the Government and usually further specify the  
 provisions of ordinances. Agency regulations are often accompanied by non-binding general advice (Swedish: allmänna råd) on  
 their application.
4 Article 15(1) and 15(2) of Directive 2002/91/EC of the European Parliament and of the Council of 16 December 2002 on the  
 energy performance of buildings.
5 Boverket [National Board of Housing, Building and Planning], annual report for 2008, p. 106. 
6 E-mail message from the National Board of Housing, Building and Planning, 27 March 2009. 
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1.2 Purpose and audit questions
The purpose of the audit is to assess whether the Government and the 
government agencies responsible have created good conditions for the 
system of energy-performance certificates to promote energy efficiency. It 
should also assess whether the agencies’ application of the legislation7 is 
such that it promotes compliance with the overall objectives in the field. 

To meet its purpose, the audit should provide the answers to two audit 
questions: 
•	 Have	the	Government	and	the	government	agencies	responsible	created	 
 good conditions for achieving the objectives of the legislation relating to  
 energy-performance certificates? 
•	 Are	there	any	material	problems	in	the	agencies’	application	of	the	 
 legislation relating to energy-performance certificates; and, if so, what  
 are these problems? 

1.3 Assessment criteria
The basis for the audit consists mainly of the Directive on the energy 
performance of buildings and the Energy Performance Certificates for 
Buildings Act. 
 The objective of the Directive on the energy performance of buildings 
is to promote the improvement of the energy performance of buildings 
within the European Community. Account is also to be taken of outdoor 
climatic and local conditions, as well as of indoor-climate requirements 
and cost-effectiveness.8 Among other things, the Directive lays down 
requirements relating to the energy certification of buildings.9 The term used 
in Swedish national legislation for ‘energy-performance certificate’ is ‘energy 
declaration’. 
 The Energy Performance Certificates for Buildings Act (SFS 2006:985), 
which was adopted by the Riksdag (parliament) in the spring of 2006 
and entered into force on 1 October of that year, is part of Sweden’s 
implementation of the Directive on the energy performance of buildings.10 
The objective of that Act is to promote the efficient use of energy and a good 
indoor environment in buildings.11

7 ‘Legislation’ here refers to the Directive, the Act, Government ordinances and agency regulations.
8 The other policy instruments for which requirements are laid down in the Directive are the following: (1) the general framework  
 for a methodology of calculation of the integrated energy performance of buildings; (2) the application of minimum requirements  
 on the energy performance of new buildings; (3) the application of minimum requirements on the energy performance of large  
 existing buildings that are subject to major renovation; and (4) regular inspection of boilers and of air-conditioning systems in  
 buildings. See Article 1 of Directive 2002/91/EC of the European Parliament and of the Council.
9 Among other things, Member States must ensure that, when buildings are constructed, sold or rented out, an  
 energy-performance certificate is made available to the owner or by the owner to the prospective buyer or tenant. The  
 energy-performance certificate must include reference values in order to make it possible for consumers to compare and assess  
 the energy performance of the building. The certificate must be accompanied by recommendations for the cost-effective  
 improvement of the energy performance. Energy-performance certificates for certain types of buildings must be placed in a  
 prominent place clearly visible to the public. See Article 7 of Directive 2002/91/EC of the European Parliament and of the Council.
10 Committee Report 2005/06:BoU9, p. 1; Riksdag Written Communication 2005/06:365. 
11 See Section 1 of the Energy Performance Certificates for Buildings Act (SFS 2006:985). 
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 The Act lays down, among other things, that the owner of a building 
must ensure that certain information about the energy consumption and 
indoor environment of that building is presented in an energy-performance 
certificate. Such a certificate must be drawn up when a building is first 
constructed. For certain types of buildings, their owner must also ensure 
that there is always an energy-performance certificate which is not older than 
ten years. The latter requirement does not apply to one-family and two-family 
homes which are not being rented out; in other words, most small homes 
are exempt. For such homes, however, a certificate must be drawn up when 
the building is sold unless there is already a certificate which is not older 
than ten years. The energy-performance certificate must be drawn up by an 
independent expert and contain certain specified information. For some 
categories of buildings, the energy-performance certificate must be made 
available to the public in a prominent place in the building where it is clearly 
visible.12

 A more general basis for the SNAO’s assessment is the requirement 
laid down in the Central Government Budget Act (SFS 1996:1059) that a 
high level of efficiency should be aimed for in the operations of the Swedish 
central-government sector. This means that central-government operations 
must be conducted in such a way that the objectives set by the Riksdag are 
achieved to the largest extent possible within the framework of the existing 
resources.13

1.4 Methodology and scope
The audit was carried out using several methods. Both qualitative data  
(documents and interviews) and quantitative secondary data (extracts from 
the register of energy-performance certificates) were used to analyse the 
system of energy-performance certificates. 
 A pre-study was carried out and a number of problems were identified. 
Information about these problems was derived from the study of documents 
and from interviews with representatives of four stakeholder organisations: 
the Association of Swedish Energy Advisers (Sveriges energirådgivare), the 
Swedish Property Federation, the Swedish Association of Municipal Housing 
Companies and the Swedish Homeowners Association. These problems 
then informed the wording of the audit questions. 

12 See Sections 4–13 of the Energy Performance Certificates for Buildings Act (SFS 2006:985). In Government Bill 2008/09:16, the  
 Government proposes an amendment to the Energy Performance Certificates for Buildings Act (a new Section 6a). This would  
 entail that a joint energy-performance certificate may be drawn up for three-dimensional cadastral units belonging to a building  
 complex if the complex has a joint heating system.
13 Central Government Budget Act (SFS 1996:1059), Government Bill 1995/96:220, Part 5.1. 
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 One limitation to the scope of the audit is that we do not evaluate 
the impact that the system of energy-performance certificates has had in 
terms of enhanced energy efficiency. None of the actors responsible has 
yet compiled such information. Further, the timeframe of the audit did not 
permit the collection of such information. 
 A second limitation is that the audit does not include any estimate of 
the future savings that energy-performance certificates may lead to. Such 
an estimate would depend to a large extent on the assumptions made 
about measures carried out on the basis of recommendations contained in 
certificates and on the assumptions made about future energy prices. 
 The analysis concerns two fields: the process to implement the Directive 
in Sweden and the practical application of the relevant legislation. The 
period covered begins at the time of adoption of the Directive in 2002 and 
ends in the spring of 2009. 

1.5 Audit objects
The main central-government entities concerned are the following:

Ministries: Ministry of Enterprise, Energy and Communications
Responsible for implementing and applying the Directive 
and for exercising direction over the Swedish Energy 
Agency. 

Ministry of the Environment
Responsible for exercising direction over the National 
Board of Housing, Building and Planning. 

Government agencies: National Board of Housing, Building and Planning 
Responsible for issuing regulations and for maintaining  
a register of energy-performance certificates. 
Swedish Board for Accreditation and Conformity Assessment 
(SWEDAC)
Responsible for accreditation. Accredits the companies 
that certify individual energy experts as well as the 
companies that draw up energy-performance certificates. 
Swedish Energy Agency
The administrative authority responsible for energy issues. 

Other entities are also concerned by energy-performance certificates: 
the Prime Minister’s Office, which is responsible for coordinating the 
implementation of EU Directives within the Government Offices; the 
Ministry of Justice, which is involved in the drawing-up of Swedish acts 
and ordinances; and the Ministry for Foreign Affairs, which has budgetary 
responsibility for SWEDAC. However, since these entities perform only 
limited tasks in relation to energy-performance certificates, the audit did not 

focus mainly on them. 
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1.6 Structure of the report
The report has the following structure: Chapter 1 includes information 
about the background and focus of the audit. Chapter 2 deals with the 
purpose of the system of energy-performance certificates and the division 
of responsibility within that system. Chapters 3–6 contain the SNAO’s 
observations about the system of energy-performance certificates. Chapter 3 
deals with the Swedish implementation process, Chapter 4 with inspections 
and proposals for measures, Chapter 5 with issues of direction and  
follow-up, and Chapter 6 with issues of checks and supervision. Chapter 7 
presents the SNAO’s conclusions and recommendations. 
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2 Purpose of the legislation and division   
 of responsibility

2.1 Overall purpose and objectives

2.1.1 The EU Directive

The foundation on which the rules on energy-performance certificates rest 
is specified in Directive 2002/91/EC of the European Parliament and of the 
Council on the energy performance of buildings.14 That Directive is the EU’s 
main legal instrument to bring about a holistic perspective on the efforts 
to enhance the energy efficiency of buildings. The principal objective of 
the Directive is to promote the improvement of the energy performance 
of buildings. Account is also to be taken of outdoor climatic and local 
conditions, as well as of indoor-climate requirements and  
cost-effectiveness.15

 Most of the provisions of the Directive apply to all types of buildings, 
regardless of their size and of whether they are used for residential or other 
purposes. The provisions combine prescriptive policy instruments16 and 
information-based policy instruments; energy-performance certificates 
belong to the latter category. 
 The Directive is a ‘minimum Directive’, meaning that the Member States 
may adopt stricter rules when implementing it. At the end of 2008, the 
Commission presented the Member States with a proposal for a recast of 
the Directive. The purpose of recasting the Directive is to clarify and simplify 
certain provisions, extend the scope of the Directive and reinforce certain 
provisions to enhance their impact.17

14 Annex 2 lists examples of other EU Directives which are linked to the energy efficiency of the building stock. 
15 Article 1 of Directive 2002/91/EC of the European Parliament and of the Council.
16 For example, the obligation for Member States to determine requirements for the energy performance of new buildings and  
 buildings undergoing major renovation. 
17  European Commission, Communication from the Commission, Explanatory Memorandum, Proposal for a directive of the European  
 Parliament and of the Council on the energy performance of buildings (recast), SEC (2008) 2820–2821, p. 2 f. Under the  
 Commission’s proposal, the new requirements would have to be transposed into national legislation by 31 December 2010 and  
 fully implemented in national legislation by 31 January 2012. The Commission mentions that there have been delays in the  
 implementation of the Directive but that 22 Member States have now declared that they have implemented the provisions; the  
 Commission will carry out an evaluation to ascertain whether this is the case. The Swedish Government estimated in January  
 2009 that negotiations in the Council on the proposal for a recast Directive will begin in the spring and be concluded in the  
 autumn of 2009. See Regeringskansliet, Näringsdepartementet [Government Offices’, Ministry of Enterprise, Energy and  
 Communications], Factual Memorandum 2008/09:FPM57, Omarbetning av direktivet om byggnaders energiprestanda  
 [‘Recast of the Directive on the energy performance of buildings’], 9 January 2009. 
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2.1.2 Objectives set and legislation enacted by the Riksdag

In 2006, the Riksdag adopted a new sub-objective relating to the energy  
efficiency of buildings under the national environmental-quality objective of 
‘A Good Built Environment’:18

Total energy consumption per unit of heated area in homes and other buildings 
is to be reduced. The reduction should be 20 per cent by 2020 and 50 per cent by 
2050 compared with the 1995 level of energy consumption. By 2020, dependence 
on fossil fuels for energy use in the building sector should be broken and the 
proportion of renewable energy should be increasing continuously. 

In parallel with the new sub-objective relating to the energy efficiency of  
buildings, the Riksdag adopted the Energy Performance Certificates for  
Buildings Act in 2006. The objective of that Act is to promote the efficient 
use of energy and a good indoor environment in buildings.19

 In its report, the Riksdag Committee on Housing emphasised that 
energy-performance certificates would create incentives to meet the 
objectives relating to the efficient use of energy and a good indoor 
environment. According to the Committee, the legislative proposal should 
not be seen exclusively as a way for Sweden to meet the requirement of 
implementing the EU Directive on the energy performance of buildings 
in Swedish legislation. The Committee further stressed that, to achieve 
the objective of promoting the efficient use of energy and a good indoor 
environment in Sweden’s buildings, it would be crucial that building owners, 
holders of rights of use and other stakeholders had a positive attitude to the 
system of energy-performance certificates right from the start.20

2.2 Division of responsibility

2.2.1 Government Offices

At the Government Offices, the Prime Minister’s Office is responsible for 
coordinating the implementation and application of EU legislation. The 
Ministry of Enterprise, Energy and Communications is responsible for the 
implementation and application of the Directive on the energy performance 
of buildings, and it exercises control over the Swedish Energy Agency. The 
Ministry of the Environment exercises direction over the National Board 
of Housing, Building and Planning while the Ministry for Foreign Affairs is 
responsible for exercising direction over SWEDAC. 

18 Committee Report 2005/06:BoU9, Riksdag Written Communication 2005/06:365. The new sub-objective replaced an old one 
 relating to the energy consumption and other characteristics of buildings. 
19 Section 1 of the Energy Performance Certificates for Buildings Act (SFS 2006:985). 
20 Committee Report 2005/06:BoU9, Riksdag Written Communication 2005/06:365, p. 30 f. 
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2.2.2 Government agencies and municipalities

The National Board of Housing, Building and Planning is the administrative 
authority for issues relating to the built environment and the management 
of land and water resources, for town and country planning, for construction 
and building management, and for housing issues. When it comes to 
energy-performance certificates, the Board is responsible for issuing 
regulations specifying the rules as regards the drawing-up of certificates, 
exemptions from the duty to draw up certificates, inspections, the content 
of certificates, the presentation of information about energy performance in 
certificates and the means by which certificates are to be made available to 
the public in certain types of buildings. The Board may also issue regulations 
specifying the qualification requirements applicable to energy experts. It is 
also the duty of the Board to keep a register of certificates.21

 The task of SWEDAC in the field of energy-performance certificates 
is to accredit certification bodies, which then certify that energy experts 
have the qualifications needed to draw up energy-performance certificates. 
SWEDAC is also responsible for the accreditation of the inspection bodies 
for which the experts work. It exercises supervision over the certification and 
inspection bodies it has accredited.22

 The Swedish Energy Agency is the administrative authority for issues 
relating to the use and supply of energy. However, the Agency has not been 
given any specific responsibilities as regards energy-performance certificates 
except that the National Board of Housing, Building and Planning must 
consult with it before issuing regulations in certain areas, including the 
presentation of information about energy performance in certificates.23

 Municipalities24 are to exercise supervision to ensure that owners of 
large special buildings and buildings rented out with a right of use (such as 
apartment blocks) maintain in a clearly visible place a certificate indicating 
that a certificate has been drawn up. This supervision is intended to 
ensure that energy-performance certificates are drawn up for the buildings 
concerned. If necessary, municipalities may issue orders to post such 
certificates in a clearly visible place. They may also impose a fine on anyone 
failing to comply with such an order.25

21 Section 16 of the Energy Performance Certificates for Buildings Act (SFS 2006:985), Section 1 of the Ordinance with Instructions  
 for the National Board of Housing, Building and Planning (SFS 2007:1065) and, above all, Sections 5–9 and 11–12 of the Energy  
 Performance Certificates for Buildings Ordinance (SFS 2006:1592). 
22 Sections 14–18 of the Technical Inspections Act (SFS 1992:1119). An ‘accreditation’ is a statement to the effect that a certain body  
 possesses the requisite qualifications to perform a certain activity. 
23 Section 1 of the Ordinance with Instructions for the Swedish Energy Agency (SFS 2007:1153) and Section 7, third paragraph;  
 Section 8, first paragraph, Point 2; and Section 8, second paragraph, of the Energy Performance Certificates for Buildings  
 Ordinance (SFS 2006:1592). 
24 More specifically, the municipal committees that fulfil the duties imposed on municipalities in the planning and building sector. 
25 Sections 24–25 of the Energy Performance Certificates for Buildings Act (SFS 2006:985).
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 There is no supervision to ensure that owners of small residential 
buildings draw up a certificate before selling them. This is because it has 
been concluded that, in the case of the sale of a small residential building, 
the buyer’s demand will be a sufficient incentive to ensure that a certificate is 
drawn up. 

2.2.3 Administrative appropriations

The National Board of Housing, Building and Planning is the only agency 
which is given a specific appropriation for energy-performance certificates; 
this appropriation was SEK 15 million per year in 2005–2008 and SEK 9 
million in 2009. The appropriation was not fully utilised in 2005–2008; some 
appropriation savings were made. The appropriation was larger before 2009 
because the Government considered that the need for resources would be 
greater during the first years of the system. During those years, the Board 
built a register for energy-performance certificates and carried out basic work 
on its regulations.26

 SWEDAC carries out the accreditation of the bodies that certify  
energy experts and the accreditation of the companies that draw up  
energy-performance certificates on a purely contractual basis; its 
accreditation operations are entirely funded from fees. SWEDAC therefore 
does not receive any public appropriations for its work relating to  
energy-performance certificates. Its work in the field of energy-performance 
certificates must bear its own costs.27

26 The appropriation for energy-performance certificates allocated to the National Board of Housing, Building and Planning is 
 granted by way of the Government’s appropriation directions for the Swedish Energy Agency because the management of  
 central-government appropriations for energy issues is the duty of the Ministry of Enterprise, Energy and Communications. 
 Interview at the Ministry of Enterprise, Energy and Communications, 20 March 2009. 
27 SWEDAC, interview on 3 March 2009. 
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3 The implementation process

The Swedish legislation relating to energy-performance certificates is based 
on the EU Directive on the energy performance of buildings. There have 
been significant delays in the Swedish implementation and application of 
the EU legislation. Because of the drawn-out implementation process, there 
was a shortage of energy experts at the initial stage and few buildings had 
had energy-performance certificates drawn up before the deadline. What 
is more, building owners’ expenditures for energy-performance certificates 
are significant – the National Board of Housing, Building and Planning has 
arrived at a rough estimate of SEK 700 million per year. 

3.1 A lengthy implementation process
Figure 1: Sweden’s implementation of Directive 2002/91/EC 

Submission by the Swedish 
Energy Agency and the 
National Board of Housing, 
Building and Planning of a 
report, commissioned by 
the Government, on the 
ramifications of the Directive 
6 March 2003

16 December 2002
Adoption of EU 
Directive 2002/91/EC 
on the energy 
performance of 
buildings

August 2005
Publication of SOU 
[Swedish Government 
Official Report] 2005:67, 
Energideklarationer – 
Metoder, utformning, 
register och expertkomp-
etens [‘Energy-perform-
ance certificates: 
Methods, design, 
register and expert 
qualifications’]

16 March 2006
Submission to the 
Riksdag of Government 
Bill 2005/06:145, 
Nationellt program för 
energieffektivisering 
och energismart 
byggande [‘A national 
programme for energy 
efficiency and environ-
mentally friendly 
construction’] 

September 2007
Recording of the first 
energy-performance 
certificate in the 
register kept by the 
National Board of 
Housing, Building 
and Planning 

1 September 2007Issuance 
by the National Board of 
Housing, Building and 
Planning of Regulations 
(BFS 2007:14) modifying 
its Regulations and 
General Advice on Energy 
Performance Certificates 
for Buildings (BFS 2007:4)

1 October 2006
Adoption by 
the Riksdag of 
the Energy 
Performance 
Certificates for 
Buildings Act 
(SFS 2006:985) 

Publication of SOU 
[Swedish Government 
Official Report] 2004:109, 
Energideklarering av 
byggnader [‘Energy-
performance certificates 
for buildings’]
November 2004 

Adoption by the 
Government of 
the Energy Perfor-
mance Certificates 
for Buildings 
Ordinance 
(SFS 2006:1592)
1 February 2007

Issuance by the National 
Board of Housing, Building 
and Planning of Regulations 
and General Advice on Energy 
Performance Certificates for 
Buildings (BFS 2007:4) and 
Regulations and Advice on 
the Certification of Energy 
Experts (BFS 2007:5)
1 March 2007 

Expiry of the three-year EU 
deadline for drawing up certifi-
cates for all major buildings; 
about 50,000 of 350,000 such 
buildings in Sweden have had 
a certificate drawn up, and 
about 50,000 single-family 
homes and new buildings will 
be added each year
4 January 2009

Expiry of the EU deadline for 
transposing the Directive into 
Swedish legislation 
4 January 2006

2002 2003 2004 2005 2006 2007 2008 2009

Source: Information compiled by the SNAO.

When the EU deadline for the full application of the Directive on the energy 
performance of buildings expired at the end of 2008, energy-performance 
certificates had been drawn up for only about 50,000 out of about 350,000 
buildings. 
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 Even though the Directive was adopted at the EU level as far back 
as December 2002, it was not implemented in Swedish legislation, and 
material provisions relating to energy-performance certificates were not 
applied, within the agreed period. As a result of the drawn-out legislative 
process, there was little time left to build a functioning system for  
energy-performance certificates and to draw up certificates for all of the 
buildings covered by the provisions. 
 The Directive on the energy performance of buildings was adopted by 
the European Parliament and the Council in December 2002. In April 2002, 
even before the Directive was adopted, the Government instructed the 
National Board of Housing, Building and Planning and the Swedish Energy 
Agency to investigate how the Directive could be implemented in Sweden.28

 After those two agencies had completed their task, the Government 
entrusted a special investigator with the task of submitting more detailed 
proposals for how the Directive should be implemented and applied. The 
terms of reference were decided at a Government meeting on 6 November 
2003.29 The first meeting of the Committee of Inquiry on the Energy 
Performance of Buildings, headed by the special investigator, took place 
in February 2004. The Committee then submitted an interim report in 
November 2004 and a final report in August 2005.30

 Based on the reports of the Committee of Inquiry, the Government on  
16 March 2006 submitted a bill to the Riksdag on the introduction of  
energy-performance certificates in Sweden.31 Besides dealing with the 
expected effects and the practical implementation of energy-performance 
certificates, the bill also linked energy-performance certificates to the 
Government’s overall programme for energy efficiency and environmentally 
friendly construction. The Riksdag Committee on Housing generally 
endorsed the Government’s proposals but suggested certain modifications.32

 The Energy Performance Certificates for Buildings Act (SFS 2006:985) 
entered into force on 1 October 2006, about nine months after the deadline 
set by the EU for the implementation of the Directive in national legislation.33 
The Energy Performance Certificates for Buildings Ordinance (SFS 
2006:1592) entered into force four months after the Act, on 1 February 2007.

28 SOU 2004:109, Energideklarering av byggnader – För effektivare energianvändning [‘Energy-performance certificates of buildings:  
 For the more efficient use of energy’], p. 46. The report subsequently submitted by the two agencies was Statens Energimyndighet  
 [Swedish Energy Agency] and Boverket [National Board of Housing, Building and Planning], Regeringsuppdrag om hur  
 Europaparlamentets och rådets direktiv 2002/91/EG om byggnaders energiprestanda skall genomföras i Sverige [‘Government  
 commission on how Directive 2002/91/EC of the European Parliament and of the Council on the energy performance of buildings  
 is to be implemented in Sweden’], Ref. No. 00-02-1325.
29 Terms of Reference 2003:139, Kommittédirektiv – Genomförande av EG-direktivet om byggnaders energiprestanda [‘Terms of  
 reference: Implementation of the EU Directive on the energy performance of buildings’]. 
30 SOU 2004:109, Energideklarering av byggnader – För effektivare energianvändning [‘Energy-performance certificates of buildings:  
 For the more efficient use of energy’]; SOU 2005:67, Energideklarationer – Metoder, utformning, register och expertkompetens  
 [‘Energy-performance certificates: Methods, design, register and expert qualifications’]. The proposals made in those reports were  
 coordinated with those made in SOU 2004:78, Byggnadsdeklarationer – Inomhusmiljö och energianvändning [‘Building certificates:  
 indoor environment and energy use’]. 
31 Government Bill 2005/06:145, Nationellt program för energieffektivisering och energismart byggande [‘A national programme for  
 energy efficiency and environmentally friendly construction’]. 
32 Committee Report 2005/06:BoU9, Riksdag Written Communication 2005/06:365, p. 2. 
33 Article 15(1) of Directive 2002/91/EC of the European Parliament and of the Council. The deadline for the entry into force of the  
 necessary national provisions was 4 January 2006. 
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 On 1 March 2007, the Regulations and General Advice issued by the 
National Board of Housing, Building and Planning on the Certification of 
Energy Experts and on Energy Performance Certificates for Buildings entered 
into force.34

 Once the Board’s Regulations and General Advice on the Certification of 
Energy Experts had entered into force, SWEDAC began its work to accredit 
certification and inspection bodies. 
 The first energy experts were certified and the first inspection bodies 
were accredited in September 2007. The first Swedish energy-performance 
certificates were drawn up during that same month. 

3.2 Inadequate supply of experts
As a result of the lengthiness of the implementation process and the 
relatively complicated Swedish system for the accreditation and certification 
of energy experts (see further Chapter 6), there was a shortage of qualified 
experts at the initial stage. 
 Compared with the other Member States, Sweden has a relatively 
complicated system to ensure the independence and qualifications of energy 
experts.35 Under this system, SWEDAC accredits both the organisations that 
certify energy experts and the companies for which the energy experts work.36 
The minimum requirement laid down in the Directive is that certificates 
must be drawn up in an independent manner by qualified and/or accredited 
experts.37 The Swedish legislation goes beyond the requirements of the 
Directive by demanding certification and accreditation.
 In August 2005, the Ministry of the Environment informed the European 
Commission that it was already obvious that there would be a shortage of 
energy experts in Sweden during the first years of the proposed system.38 
In December of the same year, the Ministry informed the Commission 
that Sweden would make at least partial use of the opportunity under the 
Directive to extend the application of certain provisions by three years. The 
reason given was the shortage of independent experts that would obtain 
during the first years of the system.39

34 Regulations and General Advice on the Certification of Energy Experts (BFS 2007:5 CEX 1) and Regulations and General Advice  
 on Energy Performance Certificates for Buildings (BFS 2007:4 BED 1) issued by the National Board of Housing, Building and  
 Planning. The Board subsequently modified its Regulations and General Advice on Energy Performance Certificates for Buildings  
 (BFS 2007:4 BED 1); the modified version (BFS 2007:14 BED 2) entered into force on 1 September 2007. 
35 Interview at the Ministry of Enterprise, Energy and Communications, 20 March 2009. 
36 A company which employs a certified expert in a supervisory capacity and is accredited may also use other qualified employees  
 to draw up energy-performance certificates. There are no firm rules in this respect, but SWEDAC has stated as a rule of thumb  
 that between five and fifteen people may work under a certified supervisor at an accredited company.
37 Article 10 of Directive 2002/91/EC of the European Parliament and of the Council. 
38 Miljö- och samhällsbyggnadsdepartementet, rättsenheten [Ministry of the Environment, Legal Division], Svar på kommissionens  
 frågor i ärende TREN/D1/KP/ic D (2005) 114824 angående genomförandet av direktiv 2002/91/EG om byggnaders energiprestanda  
 [‘Replies to the Commission’s questions in matter TREN/D1/KP/ic D (2005) 114824 relating to the implementation of Directive  
 2002/91/EC on the energy performance of buildings’], Ref. No. M2005/4405/R, 23 August 2005. 
39 Miljö- och samhällsbyggnadsdepartementet, rättsenheten [Ministry of the Environment, Legal Division], Underrättelse enligt artikel  
 15.2 i Europaparlamentets och rådets direktiv 2002/91/EG av den 16 december 2002 om byggnaders energiprestanda [‘Notification under  
 Article 15(2) of Directive 2002/91/EC of the European Parliament and of the Council of 16 December 2002 on the energy  
 performance of buildings’], Ref. No. M2005/6452/R, 21 December 2005. 
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 The shortage of energy experts, in turn, also occasioned a 
recommendation in the autumn of 2008 for municipalities to abstain, for the 
time being, from exercising active supervision to ascertain whether building 
owners had fulfilled their obligations as regards certificates. Municipalities 
were also recommended not to impose fines on building owners who had 
ordered an energy-performance certificate before 31 December 2008. This 
recommendation was issued by the Swedish Association of Local Authorities 
and Regions following consultations with the Ministry of Enterprise, Energy 
and Communications, the Ministry of the Environment, the Ministry of 
Finance, the National Board of Housing, Building and Planning and the 
Swedish Energy Agency (see further Chapter 6).40

 There are also indications that a shortage of energy experts may persist 
as late as the spring of 2009 in certain municipalities in sparsely populated 
regions. For example, there is at present only one accredited company on the 
island of Gotland.41

3.3 Few buildings were made the subject of a timely  
 energy-performance certificate

By the middle of March 2009, energy-performance certificates had been 
drawn up for about 88,000 buildings.42 The total number of buildings 
for which certificates should have been drawn up by 4 January 2009 was 
about 350,000. The National Board of Housing, Building and Planning has 
estimated that a ‘normal situation’ will arise during 2010, meaning that 
certificates will then exist for all buildings not offered for sale.43

 Building owners have had a short time in which to have certificates 
drawn up. From the time when it was first possible to draw up an 
energy-performance certificate, they have had one year and three months  
in which to obtain certificates for all of their buildings.44

3.4 Building owners’ expenditures
According to a rough estimate made by the National Board of Housing, 
Building and Planning, building owners’ expenditures for having  
energy-performance certificates drawn up are about SEK 700 million per 
year.45 

40 Sveriges Kommuner och Landsting [Swedish Association of Local Authorities and Regions], Circular 08:62, 1 September 2008. 
41 E-mail message from SWEDAC, 16 March 2009.
42 E-mail message from the National Board of Housing, Building and Planning, 27 March 2009. 
43 Interview at the National Board of Housing, Building and Planning, 20 February 2009. 
44 Interviews at the National Board of Housing, Building and Planning, 20 February 2009, and at SWEDAC, 3 March 2009. 
45 350,000 commercial and public buildings × an average price of SEK 13,000 for a certificate spread across (i.e. divided by) 10 years  
 + 50,000 single-family homes and new buildings per year × an average price of SEK 5,000 for a certificate = SEK 450 million  
 + SEK 250 million = SEK 700 million per annum. E-mail message from the National Board of Housing, Building and Planning,  
 27 March 2009.
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This estimate is based on the assumption that 350,000 commercial and 
public buildings need to be subject to energy-performance certificates over a 
ten-year period and that an average of 50,000 single-family homes and new 
buildings need to be the subject of a certificate each year.
 The average prices for drawing up an energy-performance certificate for 
various types of buildings are the following, according to the National Board 
of Housing, Building and Planning:46

•	 Apartment	block:	 SEK	7,000–15,000.
•	 Non-residential	building:	 SEK	10,000–20,000.
•	 Small	home:	 SEK	4,000–6,000.

In order for the system of energy-performance certificates to be efficient, 
the expenditures for having energy-performance certificates drawn up and 
the investments made by building owners must be covered by the energy 
savings that those investments lead to. 
 Expenditures for having an energy-performance certificate drawn up 
are deductible from income tax, usually as sales-related expenditures for a 
private residential building and as a running operating cost for a commercial 
building.47 The effective tax rate for capital gains on private homes is 22 
per cent.48 Income tax is 26.3 per cent for limited companies, foundations, 
incorporated associations, non-profit associations and life-insurance 
companies.49 For natural persons owning commercial buildings, the related 
revenues together with any income from employment make up total earned 
income. Earned income is (to simplify matters) subject to municipal income 
tax and, in higher income brackets, to central-government income tax.50

3.4.1 Prices in other European countries

In the United Kingdom, the estimated price of an energy-performance 
certificate for a small home is about GBP 100 (about SEK 1,250).51

 In Finland, the Ministry of the Environment states that the price of an 
energy-performance certificate is between EUR 50 and EUR 700 (about SEK 
560–7,850).52

46 E-mail message from the National Board of Housing, Building and Planning, 27 March 2009. 
47 http://www.skatteverket.se/skatter/energideklaration.4.69ef368911e1304a62580002052.html (website of the Swedish Tax Agency),  
 27 April 2009. 
48 Chapter 65, Section 7, and Chapter 45, Section 33, of the Income Tax Act (SFS 1999:1229). The tax rate is 30 per cent and the  
 taxable proportion of capital gains is 22/30. 
49 Cf. Chapter 65, Section 14, of the Income Tax Act (SFS 1999:1229) until 30 June 2009 and subsequently Chapter 65, Section 10, of 
 the same Act. 
50 Chapter 1, Section 5, of the Income Tax Act (SFS 1999:1229). Total earned income is the sum of surpluses in the income categories  
 of income from employment and income from business less general deductions. The remaining amount, in principle, constitutes  
 earned income as assessed. The deductions made from earned income as assessed include a basic deduction. The remaining  
 amount is taxable earned income.
51 http://www.direct.gov.uk/en/HomeAndCommunity/BuyingAndSellingYourHome/Homeinformation packs/Energyperformance  
 certificates/DG_177137, 23 April 2009. Exchange-rate date: 23 April 2009. 
52 http://www.environment.fi/default.asp?contentid=179130&lan=SV, 23 April 2009. Exchange-rate date: 23 April 2009. 
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 The Danish Energy Agency states that a ceiling has been set for small 
homes. The amounts may be reduced on certain conditions. Pricing is free 
for other buildings. The price is to be agreed between the expert and the 
owner of the building.53 Danish energy-performance certificates are valid for 
five years.54 From 1 January 2009, the ceilings for the Danish fees are the 
following:
•	 DKK	5,319	including	VAT	for	a	building	of	less	than	100	m2  
 (about SEK 8,000).
•	 DKK	5,851	including	VAT	for	a	building	of	100–199	m2  
 (about SEK 8,800).
•	 DKK	6,382	including	VAT	for	a	building	of	200–299	m2  
 (about SEK 9,600).

3.5 Energy-saving potential
The Energy Efficiency Working Committee emphasises that there is a large 
potential for enhancing the energy efficiency of existing buildings. It finds 
that the financially viable potential for enhancing efficiency corresponds to 
end-use energy of about 13 TWh from district heating and fuels, and about 11 
TWh from electricity, by 2016.55

 In a recent bill relating to climate and energy policy, the Government 
states that the system of energy-performance certificates is a policy 
instrument whose main impact will be exerted in the long term and that an 
energy-performance certificate drawn up in accordance with the applicable 
rules will contain recommendations for cost-effective measures to enhance 
the energy performance of the building concerned. Individual building 
owners have opportunities to save money by carrying out the measures 
indicated in the certificate. According to the Government, however, this does 
not always happen at the pace that would be desirable from the perspective 
of energy efficiency. The Government considers that there are a great many 
reasons why building owners may fail to take cost-effective measures to 
enhance energy efficiency. Examples include a lack of information, a shortage 
of capital, a perceived lack of incentives to take such measures and other 
real or perceived obstacles.56

53 http://www.ens.dk/sw49379.asp, 23 April 2009. Exchange-rate date: 23 April 2009. 
54 http://www.ens.dk/sw49379.asp, 23 March 2009. Exchange-rate date: 23 April 2009. 
55 Government Bill 2008/09:163, p. 129. 
56 Government Bill 2008/09:163, En sammanhållen klimat- och energipolitik – Energi [‘An integrated climate and energy policy:  
 Energy’], p. 125 f.
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4 Inspections and proposals for measures

The purpose of energy-performance certificates is to promote the 
enhancement of energy efficiency. Where there is scope for enhancing energy 
efficiency, the building is first to be inspected, whereupon recommendations 
for cost-effective measures are to be made. 
 Data from the register of energy-performance certificates kept by the 
National Board of Housing, Building and Planning show that two-thirds 
of all certificates were preceded by an inspection and that only half of 
all certificates contain proposals for measures. There may be several 
explanations for this. 
 About one-third of all certificates either were preceded by an inspection 
but contain no proposals for measures or were not preceded by an 
inspection but even so contain proposals for measures. The usefulness of 
this one-third of the certificates can be questioned. 
 There are strong indications that the problems in relation to inspections 
and proposals for measures are caused by points of unclarity in the Swedish 
legislation. 

4.1 Outcome of energy-performance certificates
The cost and usefulness of an energy-performance certificate to the owner 
of a building is influenced by whether the energy expert inspected the 
building and proposed measures. The time required to draw up a certificate 
is influenced by whether an inspection is performed, and this will also affect 
the price of the certificate. The certificate is useful to building owners only 
to the extent that they receive proposals for cost-effective measures to save 
energy. 
 The SNAO has processed data from the National Board of Housing, 
Building and Planning on the certificates recorded until the middle of March 
2009. The outcome of this data-processing operation is mainly presented 
in charts in this section. For reasons of clarity, these charts do not show 
the proportions for the building categories ‘one- and two-family homes’, 
‘apartment blocks’ and ‘commercial and special buildings’. In some cases, 
information about such proportions is instead provided in the running text.57

57 The data were obtained from the National Board of Housing, Building and Planning on 27 March 2009. They relate to information  
 contained in certificates recorded before or on 12 March 2009. 
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 The register data provided by the Board are not entirely reliable. Some 
energy-performance certificates may have been recorded several times.58 
The information as such may also be uncertain to some extent. This may be 
because the energy experts filled in certificate forms incorrectly, for example 
by describing their proposals for measures in annexes that they did not enter 
into the Board’s register or by failing to indicate whether an inspection was 
performed. 
 One consequence of the latter problem is that the total number of 
certificates differs across the charts.59

4.1.1 Two-thirds of the buildings for which a certificate has been drawn up  
 were inspected 

The SNAO’s processing of data from the National Board of Housing, 
Building and Planning shows that just over two-thirds (71 per cent) of the 
buildings for which a certificate has been drawn up were inspected prior 
to the drawing-up of the energy-performance certificate. The proportion of 
inspected buildings is lowest for apartment blocks (69 per cent). However, 
this is only marginally lower than the proportions for one- and two-family 
homes (70 per cent) and commercial and special buildings (75 per cent).
 The reason why a given building was not inspected may be that basic 
data about it caused the energy expert to conclude that the building was so 
energy-efficient that no cost-effective measures could be recommended. 
Another possible reason is that the inspection was omitted to keep the price 
of the certificate down. The figure below shows the numbers of certificates 
and the proportions of all certificates where the relevant building was 
inspected and not inspected, respectively. 

58 This is because the first 2,500 certificates recorded did not contain information about building ID. At the time, the Board  
 considered that the price charged by the Mapping, Cadastral and Land Registration Authority for that information was too high.  
 The buildings concerned still cannot be identified in the register, but the Board has stated that it intends to correct this error  
 manually. E-mail message from the National Board of Housing, Building and Planning, 24 April 2009. 
59 Telephone interview with the National Board of Housing, Building and Planning, 31 March 2009; e-mail message from the  
 National Board of Housing, Building and Planning, 31 March 2009. 
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Figure 2: Numbers of energy-performance certificates involving and not involving an 
inspection 

Number of energy-performance certificates involving an inspection

Number of energy-performance certificates not involving an inspection

22,797; 29% 

56,333; 71% 

Source: The SNAO’s processing of data from the National Board of Housing, Building and 
Planning. 

4.1.2 Only half the energy-performance certificates include proposals for  
 measures

The main purpose of energy-performance certificates is that they should help 
make building owners invest in measures to enhance energy efficiency. If 
possible, the certificates should include recommendations for  
cost-effective measures (also called ‘proposals for measures’). However, 
a large proportion – 48 per cent – of all certificates do not include any 
recommendations for measures. This may indicate that a large share of the 
building stock for which certificates have been drawn up has already attained 
maximum energy efficiency. Another possible explanation is that too small a 
share of the buildings have been inspected (see Section 4.1.1). 
 The proportion of certificates including proposals for measures is also 
very similar across building categories. It is lowest for one- and two-family 
homes (50 per cent) and slightly higher for apartment blocks (53 per cent) 
and commercial and special buildings (52 per cent). The figure below shows 
the numbers of certificates and the proportions of recorded certificates that 
contain proposals for measures. 
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Figure 3: Numbers of energy-performance certificates including and not including 
proposals for measures 

Number of energy-performance certificates including proposals for measures

Number of energy-performance certificates not including proposals for measures

38,556; 48% 

41,762; 52% 

Source: The SNAO’s processing of data from the National Board of Housing, Building and 
Planning. 

4.1.3 The usefulness of one-third of the certificates can be questioned

The outcome of further processing as regards the content of the certificates 
indicates that the present system of energy-performance certificates has 
considerable problems of efficiency. Under the applicable rules, a building 
shall be inspected if the energy expert deems this to be necessary for an  
energy-performance certificate to be drawn up. However, if a certificate must 
contain recommendations for measures to enhance the energy performance 
of a building, the building shall first be inspected.60

 The SNAO has processed data on certificates with and without 
recommendations for measures to enhance energy efficiency as well as 
certificates preceded and not preceded by a building inspection. 
 It emerges that in 25 per cent of the cases, the building was inspected 
without any measures being proposed in the certificate. This category could 
consist of buildings that are already energy-efficient but were nevertheless 
inspected even though this was presumably not necessary. Another reason 
for performing an inspection could be that the expert deemed it necessary to 
verify the information about the energy performance of a building provided 
by its owner. 

60 Section 8, first paragraph, of the Energy Performance Certificates for Buildings Act (SFS 2006:985) and Section 6, first paragraph,  
 of the Energy Performance Certificates for Buildings Ordinance (SFS 2006:1592). 
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 In 7 per cent of the cases, measures to enhance energy efficiency were 
recommended in the certificate even though the building had not been 
inspected. Such certificates are directly in breach of the legislation. 
 In both of these cases, which together account for 32 per cent of all 
certificates, it can be questioned whether the benefit that building owners 
derive from the energy-performance certificate justifies the price that they 
pay for it. 
 The figure below shows the four relevant categories of certificates. 

Figure 4: Numbers of energy-performance certificates including and not including  
proposals for measures 

Number of energy-performance certificates with an inspection and with proposals for measures

Number of energy-performance certificates with an inspection and without proposals for measures

Number of energy-performance certificates without an inspection and without proposals for measures

Number of energy-performance certificates without an inspection and with proposals for measures

36,403; 46% 

19,930; 25% 

17,438; 22% 

5,359; 7% 

Source: The SNAO’s processing of data from the National Board of Housing, Building and 
Planning. 
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4.2 Points of unclarity in the legislation 

4.2.1 It is unclear what an ‘inspection’ is and what determines whether one  
 should be performed

When energy-performance certificates were introduced, the Government 
assumed that a large share of the responsibility for the extent and quality 
of inspections would be placed on the independent experts.61 However, the 
questions of what actually constitutes an inspection and what determines 
whether a building has to be inspected in order for a certificate to be drawn 
up present energy experts and building owners with significant problems.62 
The main reason for these problems is that the legislation (the Act, the 
Ordinance and the Regulations issued by the National Board of Housing, 
Building and Planning)63 and its preparatory materials (Government bills, 
reports of Riksdag committees, etc.) are unclear and in part contradictory. In 
Annex 3 of this report we provide a more detailed description of the points 
of unclarity to be found in the legislation on energy-performance certificates 
and its preparatory materials. 

The main points of unclarity are the following: 
•	 It	is	unclear	what	determines	whether	a	building	must	be	inspected;	
•	 It	is	also	unclear	whether	an	inspection	always	has	to	be	performed	 
 on-site or whether – and, if so, when – it may be carried out in a place  
 different from that where the building is located; 
•	 Further,	it	is	unclear	whether	the	Government’s	authorisation	for	the	 
 National Board of Housing, Building and Planning to issue regulations  
 covers both the extent of inspections and the form of inspections. 

In greater detail, the points of unclarity relate mainly to the following: 
•	 Under	the	Act,	the	owner	of	a	building	shall	ensure	that	it	is	inspected	 
 if that is necessary in order for a certificate to be drawn up.  
 The Government or the agency appointed by it may issue regulations  
 relating to inspections;64

•	 According	to	the	Government’s	legislative	proposal,	a	building	would	 
 have to be inspected in the way that was necessary for a certificate to be  
 drawn up. The Government thus seemed to assume that inspection  
 would be compulsory. At the same time, however, the Government  
 stresses in its bill that an on-site inspection is not always necessary.65  

61 Government Bill 2005/06:145, p. 77. 
62 See, for example, SWEDAC’s letter of 18 March 2009 to accredited inspection bodies in the field of energy-performance  
 certificates for buildings, Ref. No. 09-733-69. 
63 See, for example, Boverket [National Board of Housing, Building and Planning], Förtydligande angående besiktning [‘Clarification  
 as regards inspection’], 2 April 2009. Cf. SWEDAC’s letter of 18 March 2009 to accredited inspection bodies in the field of  
 energy-performance certificates for buildings, Ref. No. 09-733-69, p. 1. 
64 Section 8 of the Energy Performance Certificates for Buildings Act (SFS 2006:985). 
65 Government Bill 2005/06:145, p. 77.
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 However, it is unclear whether the Government, by its use of the  
 expression ‘on-site inspection’, wishes to emphasise that an ‘inspection’  
 is always performed on-site, specify that inspections may take another  
 form, or indicate that in certain cases no inspection of any kind is  
 required; 
•	 The	main	point	of	unclarity	in	the	report	of	the	Riksdag	Committee	 
 on Housing relates to its statement that the Government’s proposed  
 legislative text on inspections could lead to a misunderstanding to the  
 effect that an expert cannot draw up a certificate without first performing  
 an on-site inspection. At the same time, the Committee emphasises that  
 it does not wish to change the material meaning of the Government’s  
 proposed provision on inspections. In addition, the Committee states  
 that the Government or the agency appointed by it enjoys fairly wide  
 scope to regulate ‘the extent and form of inspections’.66 This latter  
 statement could be interpreted to mean that the Committee extends the  
 meaning of ‘inspection’ to include off-site examination. An alternative  
 interpretation, though, is that the Committee still considers that an  
 ‘inspection’, by definition, is always performed on-site; 
•	 It	is	laid	down	in	the	Ordinance	that	if	an	energy-performance	certificate	 
 must contain recommendations for measures to improve the energy  
 performance of the building concerned, the certificate shall be preceded
 by an inspection. The Ordinance does not lay down any more detailed  
 provisions relating to inspections. Instead it authorises the National  
 Board of Housing, Building and Planning to issue regulations  
 specifying how extensive an inspection needs to be. The Board is also  
 authorised to issue any additional regulations that may be required in   
 relation to the inspection of existing buildings.67 If the concept of  
 ‘inspection’ is interpreted in such a way that an inspection can be  
 performed in a place different from that where the building is located  
 (cf. the above discussion of the Riksdag Committee on Housing), then  
 the Ordinance authorises the Board to issue regulations specifying the  
 form of inspection as well. This entails a further need to specify the  
 meaning of ‘inspection’ in the Board’s Regulations. In several other Acts,  
 ‘inspection’ refers to an on-site examination of, for example, a building.68  
 If the concept of ‘inspection’ were to be applied in the same way as in  
 other Acts, the authorisation in this case would entail a right to lay down,  
 for example, how detailed an on-site examination needs to be; 

66 Committee Report 2005/06:BoU9, p. 31 f. 
67 Section 6 of the Energy Performance Certificates for Buildings Ordinance (SFS 2006:1592). 
68 See, for example, Section 23, first paragraph, of the Administrative Procedure Act (SFS 1971:291) and Chapter 18, Sections 8 and  
 30–40, of the Property Tax Assessment Act (SFS 1979:1152). 



36RIKSREVISIONEN Energy-performance certificates: Poor value for money

•	 The	wording	of	the	Regulations	of	the	National	Board	of	Housing,	 
 Building and Planning indicates that their subject is the extent of  
 inspections. These Regulations lay down rules for two different types  
 of inspections: ‘inspections performed under the Ordinance’ and ‘other  
 inspections’.69 The extent of inspections under the Ordinance shall be  
 determined by whether the inspection may yield recommendations for  
 cost-effective measures without negative consequences for, among other  
 things, the indoor environment. The Board does not specify what ‘other  
 inspections’ refers to. Both the form and the extent of ‘other inspections’  
 are unclear; 
•	 In	connection	with	its	Regulations,	the	National	Board	of	Housing,	 
 Building and Planning also provides General Advice, mainly to the effect 
 that the cost of the inspection should be considered in the assessment  
 of cost-effectiveness. The Board also states that if the energy expert finds  
 that there are no cost-effective measures to an extent justifying an  
 inspection, the expert may instead provide general advice on energy  
 efficiency. 

In April 2009, the National Board of Housing, Building and Planning 
stated that the rules may be difficult to interpret, that the provisions are 
not always correctly applied and that some recorded energy-performance 
certificates are in breach of the rules.70 The Board and SWEDAC also state 
that inspections should be performed in virtually all cases – if for no other 
reason, then to verify the correctness of the owner’s information about the 
energy consumption of the building.71 Both agencies also consider that the 
legislation needs to be applied more strictly, so that more buildings are 
inspected. 
 The National Board of Housing, Building and Planning has not yet 
amended its Regulations nor its General Advice. For the time being, the 
Board instead refers, first, to a letter from SWEDAC to the accredited 
inspection bodies and, second, to a clarification dated 2 April 2009 
published on the Board’s website.72 The Board has also appointed, jointly 
with SWEDAC, a committee of inquiry to investigate how the Board may 
issue guidelines on inspections in the context of energy-performance 
certificates. According to the Board, the work of the committee of inquiry, 
which is expected to submit its report in June 2009, may lead to changes in 
the Regulations or General Advice issued by the Board.73

69 Section 4, first and second paragraphs, of the Regulations and General Advice on Energy Performance Certificates for Buildings  
 (BFS 2007:4 BED 1) issued by the National Board of Housing, Building and Planning. 
70 Website of the National Board of Housing, Building and Planning, 2 April 2009: http://www.boverket.se/Bygga--forvalta/ 
 Energideklaration/Aktuellt/ Aktuellt1/. 
71 ‘Inspection’ is here used in the generally accepted meaning of ‘on-site examination’. Interviews at the National Board of Housing,  
 Building and Planning, 20 February 2009, and at SWEDAC, 3 March 2009.
72 Website of the National Board of Housing, Building and Planning, 2 April 2009: http://www.boverket.se/Bygga--forvalta/ 
 Energideklaration/Aktuellt/ Aktuellt1/. 
73 E-mail message from the National Board of Housing, Building and Planning, 24 April 2009. 
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 There are both building owners and energy experts who take advantage 
of these points of unclarity. Some building owners impose requirements as 
to how certificates are to be drawn up when inviting tenders. Experts who 
agree not to perform an inspection may then offer a lower price, which 
constitutes a competitive advantage. What is more, some energy experts 
offer ‘inspection-free’ certificates.74

4.2.2 It is unclear when experts have to make proposals for measures

The EU Directive lays down that certificates must be accompanied 
by recommendations for the cost-effective improvement of energy 
performance.75 The starting point of the Energy Performance Certificates  
for Buildings Act is that such recommendations must be made if the  
energy performance of a building is capable of improvement considering 
the need for a good indoor environment.76 These recommendations, or 
proposals for measures, are crucial to the achievement of the purpose of 
energy-performance certificates. If no recommendations are made and no 
measures are carried out, energy-performance certificates entail nothing but 
costs to building owners and to society.77

 The SNAO’s processing of data from the National Board of Housing, 
Building and Planning (see Section 4.1.2 above) shows that 48 per cent of  
all energy-performance certificates do not contain any proposals for 
measures. There may be several reasons for this. For example, the buildings 
for which certificates have already been drawn up may be the most  
energy-efficient ones; the quality of inspections may be inadequate; or there 
may be differences in what different experts deem to constitute cost-effective 
measures. There may also be uncertainty among experts as regards the 
circumstances in which they must make recommendations.78

 A further factor that may have contributed to the low number of 
recommendations could be the design of the register of energy-performance 
certificates kept by the Board. Energy experts may perform separate 
calculations to evaluate potential energy savings, but it is not possible to 
enclose such calculations when recording the certificates in the register.79

74 Cf. SWEDAC, Ang. kravet om oberoende [‘On the requirement for independence’], Ref. No. 08-161-69, 22 January 2008; SWEDAC,  
 Kontrollorganets oberoende [‘The independence of the inspection body’], Ref. No. 08-2105-69, 5 June 2008; SWEDAC, Beträffande  
 kraven på ett kontrollorgan för energideklarationer [‘On the requirements imposed on an inspection body for energy-performance  
 certificates’], Ref. No. 08-2105-69, 17 June 2008; and SWEDAC, Krav på kontrollorgan [‘Requirements imposed on inspection  
 bodies’], Ref. No. 09-733-69, 18 March 2009. 
75 Article 7(2) of Directive 2002/91/EC of the European Parliament and of the Council. 
76 Section 9, first paragraph, Point 4, of the Energy Performance Certificates for Buildings Act (SFS 2006:985). 
77 Cf. Statens energimyndighet [Swedish Energy Agency] and Boverket [National Board of Housing, Building and Planning],  
 Regeringsuppdrag om hur Europaparlamentets och rådets direktiv 2002/91/EG om byggnaders energiprestanda skall genomföras i  
 Sverige [‘Government commission on how Directive 2002/91/EC of the European Parliament and of the Council on the energy  
 performance of buildings is to be implemented in Sweden’], 6 March 2003, Ref. No. 00-02-1325.
78 Interview at SWEDAC, 3 March 2009. 
79 Interview at SWEDAC, 3 March 2009. 
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 There are also indications in the register that certain recommendations 
may be used routinely. Examples of such recommendations include fitting 
a vent, using low-flow toilets and reducing indoor temperature by one 
degree.80

 As yet, neither the National Board of Housing, Building and Planning 
nor SWEDAC has tried to find out why such a small number of certificates 
contain recommendations or analysed the quality of the recommendations 
made.81

80 Interview at SWEDAC, 3 March 2009. 
81 Interview at the National Board of Housing, Building and Planning, 20 February 2009. 
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5 Direction and follow-up

The Riksdag has decided an overall long-term objective for the energy 
efficiency of the Swedish building stock. Total energy consumption per 
heated unit of area should fall 20 per cent by 2020 and 50 per cent by 2050.82 
The Government has not specified how energy-performance certificates are 
to contribute to the achievement of that objective. 
 Several government agencies and ministries have specific areas of 
responsibility in relation to the system of energy-performance certificates. 
This entails a risk that systemic problems will fall between the cracks. So 
far, energy-performance certificates have not been explicitly coordinated 
with other central-government policy instruments to enhance the energy 
efficiency of the existing building stock. In the energy bill submitted in the 
spring of 2009, however, the Government proposes that energy-performance 
certificates should be coordinated with a proposed web-based advice portal 
and the proposed tax relief for the repair, maintenance, re-building and 
extension of certain homes. 
 So far there has been no regular follow-up of the improvements to 
energy efficiency that have been made following energy-performance 
certificates. The register of energy-performance certificates has weaknesses 
that make follow-up difficult. There is no central-government entity in charge 
of monitoring building owners’ expenditures for having energy-performance 
certificates drawn up. However, the Government has instructed the National 
Board of Housing, Building and Planning to evaluate during 2009 how the 
administrative procedures of the system of energy-performance certificates 
work from the perspective of building owners and users. 

5.1 Unclear objectives
The environmental-quality objective of ‘A Good Built Environment’ set 
by the Riksdag has an associated sub-objective under which total energy 
consumption per heated unit of area should fall 20 per cent by 2020 and 50 
per cent by 2050 relative to 1995 levels.83 This is the overall objective when 
it comes to the energy efficiency of the Swedish building stock. One of the 
policy instruments to achieve that overall objective is energy-performance 
certificates. 

82 Committee Report 2005/06:BoU9, Riksdag Written Communication 2005/06:365. 
83 Committee Report 2005/06:BoU9, Riksdag Written Communication 2005/06:365. 
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 The Government has not broken down the objective set by the Riksdag 
for the energy efficiency of the building stock into monitorable objectives 
for energy-performance certificates. There is no objective in terms of the 
proportion of the improvement of energy efficiency to which  
energy-performance certificates are to contribute. 
 The Government’s general instructions for the National Board of 
Housing, Building and Planning lay down that the Board is responsible 
for coordination, development, follow-up, evaluation, reporting and 
information as regards the environmental-quality objective of ‘A Good Built 
Environment’.84

 However, the Government’s appropriation directions for the  
Board relating to 2007–2009 do not specify any objectives for  
energy-performance certificates that are explicitly linked to the Riksdag’s 
overall environmental-quality objective for this field. Nor are any such 
objectives to be found in the appropriation directions for SWEDAC or the 
Swedish Energy Agency relating to the same period. 

5.2 Inadequate overview of the system and inadequate  
 direction

5.2.1 Divided responsibility 

Several government agencies and ministries have specific areas of 
responsibility in relation to the system of energy-performance certificates. 
This division of responsibility among several actors may have contributed to 
the failure to identify systemic problems. 
 The Ministry of Enterprise, Energy and Communications is responsible 
for energy issues at the Government Offices, and the Ministry of the 
Environment exercises direction over the National Board of Housing, 
Building and Planning. What is more, the government agencies concerned 
are also responsible for specific parts of the system of energy-performance 
certificates. The Board is responsible for drawing up regulations and for 
keeping a register of certificates. SWEDAC is responsible for ensuring the 
independence and qualifications of experts.85 When the Board is considering 
regulations on how information about the energy performance of buildings 
is to be presented in energy-performance certificates, it must first obtain the 
opinion of the Swedish Energy Agency, which is the administrative authority 
with overall responsibility for energy issues. 

84 Section 4, third paragraph, of the Ordinance with Instructions for the National Board of Housing, Building and Planning  
 (SFS 2007:1065). 
85 Section 10, second paragraph, Point 1(a), of the Energy Performance Certificates for Buildings Act (SFS 2006:1592),  
 with reference being made to Section 14 of the Technical Conformity Assessment Act (SFS 1992:1119). 
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 The Government has not vested any agency with overall responsibility for 
the system of energy-performance certificates. This may be part of the reason 
why no agency has noted that the certification and accreditation system, 
for which SWEDAC is responsible, does not appear to ensure the quality of 
the content of certificates. The inadequate quality of content is clear from 
the SNAO’s processing of data from the register of energy-performance 
certificates kept by the Board. The present organisation thus entails a risk 
that systemic problems will fall between the cracks. 

5.2.2 No coordination with other policy instruments

There is at present no link between energy-performance certificates and the 
central-government grants and tax relief available to building owners who 
implement various proposals for measures. The support and subsidies that 
owners may receive to implement measures to enhance energy efficiency are 
only described in general information brochures from the National Board of 
Housing, Building and Planning and the Swedish Energy Agency.86

 Building owners may also obtain information about measures to 
enhance energy efficiency from municipal energy advisors, who receive 
central-government funding through the Swedish Energy Agency. The 
framework appropriation for that activity was SEK 106 million in 2008. 
The funds in question must not be used for inspection activities or for 
participation in the drawing-up of energy-performance certificates.87

 The Government proposed in its recent bill on climate and energy policy 
that an integrated portal for information and advice should be established 
to promote increased implementation of the measures contained in 
energy-performance certificates of buildings. The Government proposes 
that such a portal should be introduced during the 2010–2014 period.88 
It also announced in the same bill that a system will be introduced under 
which tax relief will be granted for labour expenditures relating to the 
repair, maintenance, re-building and extension of certain homes. Under 
this proposal, owners of small homes who wish to carry out measures to 
enhance energy efficiency, for instance adding extra insulation or replacing 
windows with more energy-efficient ones, will be granted tax relief for  
labour-related expenditures.89

86 Interview at the National Board of Housing, Building and Planning, 20 February 2009. 
87 Appropriation directions relating to the 2008 budget year for the Swedish Energy Agency, 13 November 2008; Section 2, fourth  
 paragraph, of the Grants for Municipal Energy and Climate Advice Ordinance (SFS 1997:1322). 
88 Government Bill 2008/09:163, En sammanhållen klimat- och energipolitik – Energi [‘An integrated climate and energy policy:  
 Energy’], p. 124.
89 Government Bill 2008/09:163, p. 126. The tax relief applies to such work carried out from 8 December 2008 and is granted to the  
 person bearing effective responsibility for maintaining his or her home. This means that the types of work eligible are the repair,  
 maintenance, re-building and extension of small homes, owner-occupied flats and tenant-owner flats owned or possessed,  
 respectively, by the person applying for or requesting tax relief. Rented flats are thus not covered by the reform. 
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5.3 Inadequate follow-up

5.3.1 Follow-up of effects

At the time of the introduction of energy-performance certificates, the 
National Board of Housing, Building and Planning carried out two limited 
surveys to ascertain building owners’ knowledge about and attitudes to 
the legislation. In its surveys, the Board also asked about building owners’ 
intentions to perform improvement measures. Further, the Government 
has instructed the Board to evaluate during 2009 how the administrative 
procedures of the system of energy-performance certificates work from the 
perspective of building owners and users.90

 However, no central-government entity has regularly followed up and 
analysed the investments made after energy-performance certificates have 
been drawn up or the effects of such investments in terms of energy savings. 

 REGISTER OF ENERGY-PERFORMANCE CERTIFICATES 

The purposes for which the register of energy-performance certificates may 
be used include the following: 
- The production of statistics; 
- The follow-up and evaluation of energy consumption and the indoor  
 environment of the building stock; and
- Supervision.91

The Riksdag Committee on Housing stressed, in a report adopted by the full 
Riksdag, that the register of energy-performance certificates may become 
of great importance in a number of fields, including the ones listed above. 
The Committee also emphasised the important role of the register in the 
monitoring of compliance with the environmental-quality objective of ‘A 
Good Built Environment’.92

 However, one weakness of the register kept by the National Board of 
Housing, Building and Planning is that the recommended proposals for 
measures cannot be categorised in useful ways. This reduces the usefulness 
of the register for follow-up. The system only categorises proposals for 
measures in three very rough categories. 
 This rough categorisation entails that it may be difficult to follow up, 
say, whether a certain type of proposed measure – relating to, for example, 
geothermal energy or heat pumps – has had a particularly large impact 
among building owners. 

90 Markör Marknad och Kommunikation, October 2006, Nollmätning ”Lagen om energideklaration” [‘Baseline measurement, “Energy  
 Performance Certificates for Buildings Act” ’] and November 2007, Uppföljning ”Lagen om energideklarationer” [‘Follow-up, “Energy  
 Performance Certificates for Buildings Act” ’].
91 Section 18 of the Energy Performance Certificates for Buildings Act (SFS 2006:985). 
92 Committee Report 2005/06:BoU9, Riksdag Written Communication 2005/06:365, p. 38 f. 
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5.3.2 Follow-up of expenditures

There is no central-government entity in charge of monitoring building 
owners’ expenditures for having energy-performance certificates drawn  
up. However, a rough estimate by the National Board of Housing, Building 
and Planning suggests that building owners’ expenditures for having  
energy-performance certificates drawn up are about SEK 700 million per 
year.93

5.4 Commissions and investigations
The Government has instructed the National Board of Housing, Building 
and Planning to evaluate during 2009 how the administrative procedures of 
the system of energy-performance certificates work from the perspective of 
building owners and users. Where necessary, the Board will consult with the 
Swedish Energy Agency to propose changes to improve and further develop 
procedures and documentation in the context of energy-performance 
certificates. If the Board sees a need for legislative changes, it is to make the 
relevant proposals. The Board will also examine how energy-performance 
certificates are perceived by various building owners, to what extent they 
consider that they have obtained new knowledge about possible energy 
measures and whether they have implemented or are planning to implement 
the measures proposed in energy-performance certificates. 
 Further, the Board will investigate how residents of apartment blocks 
perceive the energy-performance certificate and whether it has increased 
their knowledge about the energy consumption of their building, about 
radon and about ventilation.94

 In September 2008, the Government appointed a special investigator 
to perform in-depth scrutiny of the operations of the National Board of 
Housing, Building and Planning. Among other things, the committee of 
inquiry headed by the investigator will determine whether there is a need to 
change the Board’s operations in terms of focus, objectives and priorities. 
The committee will also identify any possible actions to enhance the 
efficiency of operations and any needs to change the responsibilities of the 
Board and the way in which the Government exercises direction over its 
operations. The committee must submit its report by 31 May 2009.95

93 E-mail message from the National Board of Housing, Building and Planning, 27 March 2009. 
94 Appropriation directions for the National Board of Housing, Building and Planning relating to 2009, Section 3, Task 12,  
 18 December 2008. 
95 Terms of Reference 2008:107, Fördjupad prövning av Boverkets verksamhet [‘In-depth scrutiny of the operations of the National  
 Board of Housing, Building and Planning’]. 
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 It is unclear whether the Government will commission an independent 
review of the system of energy-performance certificates. The Energy 
Efficiency Working Committee proposed that an independent evaluation of 
the system of energy-performance certificates should be carried out in 2010 
at the latest. The Government does not state in its 2009 energy bill whether 
it will accept the Committee’s proposal.96

96 SOU 2009:110; Government Bill 2008/09:163, p. 123. 
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6 Checks and supervision

The charts in Chapter 4 indicate that the Swedish system for the certification 
of experts and the accreditation of companies does not ensure the quality 
of certificates. No government agency systematically checks the content of 
energy-performance certificates. 
 The Directive stipulates that certificates must be drawn up in an 
independent manner. There are indications that some experts are not 
sufficiently independent of building owners. There are also indications that 
some experts sell other products as part of the drawing-up of certificates. 
 At the end of 2008, 240 out of 290 Swedish municipalities had notified 
persons authorised to access the register of energy-performance certificates 
kept by the National Board of Housing, Building and Planning. It is 
unclear which central-government entity is responsible for supporting the 
supervision exercised by municipalities. 
 The Swedish Association of Local Authorities and Regions (SALAR) 
issued a circular to municipalities encouraging them to abstain, during a 
transitional period, from imposing fines on building owners for failing to 
have energy-performance certificates drawn up. The Government gave a 
green light to this. Provided that there is a shortage of experts, building 
owners who have ordered an energy-performance certificate from a certified 
energy expert should not be made to pay a fine. The circular does not state 
when the transitional period will end and does not specify what constitutes  
a ‘shortage of experts’. 

6.1 Quality assurance of certificates
There are indications that the Swedish system for the accreditation of 
companies and the certification of individual experts does not ensure the 
quality of certificates (see Chapter 4). 
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 The Directive on the energy performance of buildings requires Member 
States to ensure that buildings are made the subject of energy-performance 
certificates drawn up in an independent manner by qualified and/or 
accredited experts.97

 A common approach to this process, carried out by qualified and/or 
accredited experts, whose independence is to be guaranteed on the basis 
of objective criteria, will contribute to a level playing field as regards efforts 
made in Member States to save energy in the buildings sector and will 
introduce transparency for prospective owners or users with regard to the 
energy performance in the Community property market.98

6.1.1 Checks of certificates

No government agency performs systematic reviews of the contents of a 
large sample of the energy-performance certificates drawn up. However, 
SWEDAC carries out checks on limited samples of certificates when 
examining companies’ procedures as part of its annual scrutiny linked to 
their accreditation.99

 In addition, no agency monitors the prices charged for  
energy-performance certificates. However, SWEDAC indicates that the  
prices of certificates may vary greatly, above all for large building stocks.  
The agencies see no need to monitor pricing in the market more closely, 
given that there is free competition. However, the price charged for a 
certificate may be a proxy for the time spent on drawing it up and, by 
extension, for its quality. 

6.1.2 The independence of experts

The starting point of the Directive is that certificates are to be drawn up in an 
independent manner by qualified and/or accredited experts.100 The starting 
point of the Swedish legislation is that the expert’s independence should be 
in relation to the other contracting party (the building owner).101

97 Article 10 of Directive 2002/92/EC of the European Parliament and of the Council. The Commission’s proposal for a recast  
 Directive lays down that Member States must ensure that energy-performance certificates and other documentation are drawn  
 up in an independent manner by qualified and accredited experts. It is proposed that the accreditation of experts should be based  
 on the competence and independence of experts. European Commission, Communication from the Commission, Explanatory  
 Memorandum, Proposal for a Directive of the European Parliament and of the Council on the energy performance of buildings (recast),  
 SEC (2008) 2820–2821, Art. 16. The English text of the Directive uses the term ‘accredited’, which corresponds to ‘auktoriserad’  
 [‘authorised’] in the Swedish text of the Directive. The Swedish Government used ‘auktoriserad’ at the start of the discussion  
 contained in its bill on the design of the Swedish system of independent experts; see Government Bill 2005/06:145, p. 87.  
 However, the Government Offices use a different term, ‘ackrediterad’ [‘accredited’], in Factual Memorandum 2008/09:FPM57,  
 p. 3, in the description of the Commission’s proposal for a new wording for the Directive. 
98 Recital 10 of Directive 2002/91/EC of the European Parliament and of the Council. 
99 Interviews: National Board of Housing, Building and Planning, 22 February 2009; SWEDAC, 3 March 2009; Ministry of Enterprise,  
 Energy and Communications, 20 March 2009; Ministry of the Environment, 20 March 2009. E-mail message from SWEDAC,  
 16 March 2009. 
100 Article 10 of Directive 2002/91/EC of the European Parliament and of the Council. 
101 See, for example, Government Bill 2006/06:145, p. 88. Cf. also Section 10 of the Energy Performance Certificates for Buildings  
 Ordinance (SFS 2006:1592). 
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 The Directive does not specify how Member States are to ensure that the 
experts draw up certificates in an independent manner or that they possess 
the requisite qualifications. Sweden has introduced a system under which 
individual experts are certified and the companies for which the experts work 
are accredited. Accreditation is intended to ensure the independence of the 
experts by verifying that the company is independent of entities involved in 
the management and maintenance of building stocks. Certification of the 
independent experts is intended to ensure that they possess the requisite 
knowledge.102

 However, SWEDAC has identified problems with the independence 
of experts. In 2008–2009, it deemed it necessary to send four letters 
about the independence requirement to the accredited companies. In 
its letters, SWEDAC mentions that some energy experts have yielded to 
building owners’ demands that no inspection should be carried out and 
that only recommendations decided beforehand may be made. SWEDAC 
considers that by yielding to such demands, a company breaches the rules 
on the independence of experts. Such a company should risk having its 
accreditation revoked by SWEDAC.103

 Another problem as regards the independence of experts is that  
some accredited companies may propose measures that promote the  
sale of their own products.104 Several large consultancies that draw up 
energy-performance certificates also offer to plan reconstruction projects 
including energy-saving measures. There are also cases where a contract 
to draw up an energy-performance certificate specifies that the inspecting 
company should obtain a certain share of the energy savings made.105

 So far, no expert has had his or her certification withdrawn. SWEDAC 
also has not yet revoked any accreditations.106

 THE INVESTMENT MADE BY CONSULTANTS

A consultant who wishes to be accredited and certified to draw up  
energy-performance certificates must make a certain investment.
 For an accreditation, SWEDAC charges about SEK 30,000 per year. The 
price varies according to the size of the company, however.107 In March 2009, 
there were 338 accredited companies.108

102 For a more detailed description of the accreditation and certification procedures, see Annex 4. 
103 Cf. SWEDAC, Ang. kravet om oberoende [‘On the requirement for independence’], Ref. No. 08-161-69, 22 January 2008; SWEDAC,  
 Kontrollorganets oberoende [‘The independence of the inspection body’], Ref. No. 08-2105-69, 5 June 2008; SWEDAC, Beträffande  
 kraven på ett kontrollorgan för energideklarationer [‘On the requirements imposed on an inspection body for energy-performance  
 certificates’], Ref. No. 08-2105-69, 17 June 2008; and SWEDAC, Krav på kontrollorgan [‘Requirements imposed on inspection  
 bodies’], Ref. No. 09-733-69, 18 March 2009. 
104 SWEDAC, Enheten för anläggningar och installationer [Buildings and Installations Division], Minnesanteckningar möte teknisk  
 kommitté energideklarationer för byggnader 2008-09-18 [‘Notes meeting Technical Committee Energy Performance Certificates for  
 Buildings 18 Sept. 2008’], 10 October 2008. 
105 SWEDAC, Angående kravet om oberoende [‘On the requirement for independence’], 22 January 2008, Ref. No. 08-161-69. 
106 E-mail message from SWEDAC, 16 March 2009. 
107 SWEDAC considers that the price will fall as it takes on people with suitable technical qualifications. At present, SWEDAC uses  
 consultants to make the technical assessments. Its expenditures for those consultants are charged to the applicant companies. 
 Interview at SWEDAC, 3 March 2009. 
108 E-mail message from SWEDAC, 16 March 2009. 
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 Certification costs about SEK 5,000 and is valid for five years. According 
to SWEDAC, there were 739 certified experts in March 2009.109

 A company which employs a certified expert in a supervisory capacity 
and is accredited may also use other qualified employees to draw up 
energy-performance certificates. There are no firm rules in this respect, but 
SWEDAC has stated as a rule of thumb that between five and fifteen people 
may work under a certified supervisor at an accredited company.110

6.2 Supervision of whether certificates have been drawn up

6.2.1 Buildings subject to rights of use and special buildings

Municipalities have a supervisory duty to check that, in buildings subject 
to rights of use and in large special buildings, certificates have been posted 
indicating that an energy-performance certificate has been drawn up.
 At the end of 2008, only 240 out of 290 Swedish municipalities had 
notified persons responsible for this to the register of energy-performance 
certificates kept by the National Board of Housing, Building and Planning.111

 It is unclear what central-government entity should support the 
supervisory work of municipalities and ensure that it is uniform across the 
country. The Board does not consider that it has formal responsibility for 
doing so, even though in practice it does carry out activities in support of 
municipalities. 
 Instead, it claims that county administrative boards probably bear formal 
responsibility for support because they have a general duty to support 
municipalities’ supervision in relation to the provisions of the Planning and 
Building Act (SFS 1987:10).112 However, the Ministry of Enterprise, Energy 
and Communications states that there is no such link between the Planning 
and Building Act and the Energy Performance Certificates for Buildings Act, 
meaning that the duty to support municipalities is not vested in county 
administrative boards.113

 In 2008, the National Board of Housing, Building and Planning noted 
that the deadline for drawing up energy-performance certificates of all 
buildings was not going to be met. It therefore held discussions with the 
Ministry of Enterprise, Energy and Communications, the Ministry of the 
Environment, the Ministry of Finance, the Swedish Energy Agency and the 
Swedish Association of Local Authorities and Regions (SALAR). As a result 
of these discussions, SALAR sent a circular to all municipalities. This circular 

109 E-mail message from SWEDAC, 16 March 2009. 
110 Interview at SWEDAC, 3 March 2009.
111 Boverket [National Board of Housing, Building and Planning], annual report for 2008, p. 107.
112 Interview at the National Board of Housing, Building and Planning, 20 February 2009. 
113 Interview at the Ministry of Enterprise, Energy and Communications, 20 March 2009. 
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suggested that municipalities should abstain, during a transitional period, 
from imposing fines on building owners for failing to have  
energy-performance certificates drawn up. Provided that there was a 
shortage of experts, owners who had ordered an energy-performance 
certificate from a certified energy expert should not be made to pay a fine. 
The circular does not state when the transitional period will end and does 
not specify what constitutes a ‘shortage of experts’. The exact wording of the 
circular as regards municipalities’ handling of supervision is reproduced in 
Annex 5.114

 At the same time, the National Board of Housing, Building and Planning 
stresses that it is important for municipalities to take their supervision of 
energy-performance certificates seriously. The Board’s earlier experience 
from compulsory checks of ventilation shows that there may be major 
shortcomings in municipal supervision.115

6.2.2 One- and two-family homes

There is no supervision of energy-performance certificates of one- and 
two-family homes. Instead, market forces are supposed to create sufficient 
incentives for energy-performance certificates to be drawn up. Sellers of 
small residential buildings must have a certificate drawn up in conjunction 
with the sale. If no certificate has been drawn up, the buyer may have one 
drawn up at the seller’s expense. Home buyers are expected to ask for an 
energy-performance certificate of their own accord, either because they must 
otherwise have one drawn up themselves or because they cannot determine 
the operating costs of the building.
 There are cases where the seller and the buyer agree that there is no 
need for a certificate and specify in their contract that the buyer waives his  
or her right to have a certificate drawn up later at the seller’s expense.116

114 Sveriges Kommuner och Landsting [Swedish Association of Local Authorities and Regions], Circular 08:62, 1 September 2008. 
115 Interview at the National Board of Housing, Building and Planning, 20 February 2009. 
116 Interview at SWEDAC, 3 March 2009. 
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7 Conclusions and recommendations

The objective of the Directive on the energy performance of buildings and 
the Swedish legislation on energy-performance certificates is to promote the 
improvement of the energy performance of buildings. Account is also to be 
taken of outdoor climatic and local conditions, as well as of indoor-climate 
requirements and cost-effectiveness. 
 The Riksdag (Swedish parliament) set a new objective in 2006 for the 
energy efficiency of buildings: Total energy consumption per unit of heated 
area in homes and other buildings is to be reduced. The reduction should be 
20 per cent by 2020 and 50 per cent by 2050. 
 The Energy Efficiency Working Committee states that energy 
consumption in homes and other buildings accounts for one-third of 
Sweden’s end-use of energy. The Committee also emphasises that there is 
a large potential for enhancing the energy efficiency of existing buildings, 
corresponding to end-use energy of about 13 TWh from district heating and 
fuels, and about 11 TWh from electricity, by 2016. However, the Committee 
claims that there are indications that only about 15 per cent, on average, of 
the measures that would be cost-effective to building owners are actually 
carried out.117

 Energy-performance certificates are a policy instrument intended to 
promote the reduction of the energy consumption of buildings. If necessary 
for the establishment of the energy-performance certificate, the building 
must first be inspected by an independent expert. Where a building has a 
potential for energy savings, the expert must then propose cost-effective 
measures to enhance its energy efficiency. The idea is that receiving 
such proposals will make building owners more inclined to carry out the 
investments involved.
 For some categories of buildings, such as apartment blocks, the  
energy-performance certificate must be made available to the public in a 
prominent place in the building. The provision of information to tenants 
about their building’s energy consumption relative to that of similar 
buildings is intended to make them demand that their landlord should  
make the improvements to energy efficiency that are possible. 
 The SNAO has examined whether the Government and the government 
agencies responsible have created good conditions for the system of  
energy-performance certificates to promote energy efficiency. It has also 

117 Government Bill 2008/09:163, pp. 119, 129, 165; cf. SOU 2008:110, p. 154.
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assessed whether the agencies’ application of the legislation is such that it 
promotes compliance with the overall objectives in the field. 

The SNAO’s audit shows that the Government and the government agencies 
responsible have not created adequate conditions for the purpose of  
energy-performance certificates to be achieved. In addition, the audit has  
revealed material problems in how the agencies apply the relevant legislation.

7.1 The Government and the agencies have not created good  
 conditions for achieving the objectives of the legislation  
 relating to energy-performance certificates

 LITTLE ADVICE FOR THE MONEY

The main purpose of energy-performance certificates is that they should 
help make building owners invest in measures to enhance energy efficiency. 
However, a large proportion – 48 per cent – of all certificates do not contain 
any recommendations for measures. In other words, building owners get 
little advice for their money.
 In 25 per cent of the cases, the building was actually inspected without 
any measures being proposed. And in 7 per cent of the cases, measures 
to enhance energy efficiency were proposed in the energy-performance 
certificate even though the building had not been inspected. This latter 
category of energy-performance certificates is not allowed under the 
legislation. In both of these cases, which together account for 32 per cent 
of all certificates, it can be questioned whether the benefit building owners 
derive from the energy-performance certificate justifies the price they pay  
for it.

 DELAYS IN IMPLEMENTATION AND APPLICATION

The Swedish legislation relating to energy-performance certificates is based 
on the EU Directive on the energy performance of buildings. There have 
been major delays in Sweden’s implementation of the Directive and in its 
application of the rules. As a result of the drawn-out legislative process, 
there was little time left to build a system for energy-performance certificates 
and to draw up certificates for all of the buildings covered by the provisions. 
Moreover, the National Board of Housing, Building and Planning estimates 
that building owners’ expenditures for energy-performance certificates are 
considerable – about SEK 700 million per year. 
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 The delays in the implementation of the Directive have led to a failure to 
identify and address points of unclarity in the legislation. This lack of clarity 
has entailed problems in application, such as the fact that few certificates 
contain recommendations. If such problems are not identified in time, 
the consequence may be that the application of the rules will not promote 
compliance with the overall objectives in the field. This, in turn, may 
undermine the effectiveness and legitimacy of the system.

 POINTS OF UNCLARITY RELATING TO INSPECTIONS AND  
 RECOMMENDATIONS

There are points of unclarity in the Swedish legislation as presently worded, 
both in relation to the concept of ‘inspection’ and as regards when a building 
needs to be inspected. It is also unclear when energy experts are to propose 
measures. These points of unclarity relate both to the Riksdag Act and the 
Government Ordinance and to the Regulations issued by the National Board 
of Housing, Building and Planning.
 The issue of whether a building needs to be inspected or not influences 
both the quality and the price of certificates. On the one hand, an inspection 
may be necessary in order for the energy expert to verify the owner’s 
information about the energy consumption of a building and to determine 
what specific measures would be cost-effective. 
 On the other hand, a certificate including an inspection can be assumed 
to cost more than a certificate without an inspection. 
 Just over two-thirds of the certificates were preceded by an inspection, 
and only half of them contain proposals for measures. 
 For one-third of the certificates, their usefulness to building owners 
can be questioned. This category consists above all of certificates where a 
building was inspected but no recommendations were made. This may be 
justified in some cases where an expert needs to verify the information that 
the owner of a building has provided about its energy performance. If there 
is no need for such verification, however, the owner of the building will have 
paid a higher price than should be necessary to have the certificate drawn 
up. This category also includes a smaller group of certificates where no 
inspection was carried out but recommendations were made anyway, which 
is explicitly against the rules. 
 The problems that have arisen as a result of the lack of clarity in 
the legislation have been known for a long time. Even so, neither the 
Government nor the National Board of Housing, Building and Planning has 
taken action to make the legislation clearer. 



54RIKSREVISIONEN Energy-performance certificates: Poor value for money

 THE DIRECTION EXERCISED BY THE GOVERNMENT IS NOT LINKED TO  
 THE OVERALL OBJECTIVES

The Riksdag has decided overall objectives for the energy efficiency of the 
Swedish building stock. The Government has failed to break down these 
overall objectives into monitorable sub-objectives for energy-performance 
certificates. There is no objective in terms of the proportion of the 
improvement of energy efficiency to which energy-performance certificates 
are to contribute. 
 The lack of monitorable sub-objectives set by the Government makes it 
more difficult to assess whether energy-performance certificates contribute 
to the achievement of the Riksdag’s overall objectives in this field.

 INADEQUATE DIVISION OF RESPONSIBILITY 

The Government has not vested any government agency with overall 
responsibility for the system of energy-performance certificates. Several 
government agencies and ministries have specific areas of responsibility 
in relation to the system of energy-performance certificates. The main 
ministries and agencies responsible are the Ministry of Enterprise, Energy 
and Communications, the Ministry of the Environment, the National Board 
of Housing, Building and Planning, the Swedish Board for Accreditation and 
Conformity Assessment (SWEDAC) and the Swedish Energy Agency. 
 This widespread allocation of responsibility may be part of the reason 
why no agency has noted that the certification and accreditation system, for 
which SWEDAC is responsible, does not ensure the quality of the content 
of certificates. The inadequate quality of content is clear from the SNAO’s 
processing of data from the register kept by the National Board of Housing, 
Building and Planning. The present organisation thus entails a risk that 
systemic problems will fall between the cracks. 
 Further examples of problems whose solution requires clear direction 
and coordination are the points of unclarity in the legislation and the lack of 
independence on the part of some experts. 
 It is unclear which agency is responsible for supporting the supervision 
exercised by municipalities. The National Board of Housing, Building and 
Planning does not consider that it has formal responsibility for doing so, 
even though in practice it does carry out some support activities. Instead, 
the Board claims that county administrative boards probably bear formal 
responsibility for support because they have a general duty to support 
municipalities’ supervision in relation to the provisions of the Planning and 
Building Act (SFS 1987:10). However, the Ministry of Enterprise, Energy 
and Communications states that this is not a task for county administrative 
boards. Since no agency has formal responsibility for supporting municipal 
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supervision, the National Board of Housing, Building and Planning 
may choose of its own accord to give lower priority to that support. The 
SNAO finds that this may cause supervision to be assigned lower priority 
by municipalities as well, and that unjustified differences in levels of 
supervision may arise. 

 THE SYSTEM OF ENERGY-PERFORMANCE CERTIFICATES OVERLAPS WITH  
 OTHER POLICY INSTRUMENTS 

So far, energy-performance certificates have not been coordinated with other 
central-government policy instruments to enhance the energy efficiency of 
the existing building stock. Building owners may obtain information about 
measures to enhance the energy performance of their buildings not only 
from certificates but also from municipal energy advisors. Those municipal 
advisory activities are paid for in part by central-government funds; in the 
appropriation directions for the Swedish Energy Agency relating to 2008, 
the framework appropriation for those activities was SEK 106 million. What 
is more, there is at present no direct link between energy-performance 
certificates and the central-government grants and tax relief available to 
building owners who implement various proposals for measures to enhance 
energy efficiency. The inadequate coordination between energy-performance 
certificates and other central-government policy instruments may lead to 
sub-optimisation of the central government’s overall effort. 
 In the energy bill submitted in the spring of 2009, however, the 
Government proposes that energy-performance certificates should be 
coordinated with a proposed web-based advice portal and the proposed 
tax relief for the repair, maintenance, re-building and extension of certain 
homes. 

 THE CERTIFICATION AND ACCREDITATION SYSTEM DOES NOT FULFIL ITS  
 PURPOSE 

Compared with other EU Member States, Sweden has a complex system 
to ensure that energy experts are independent and have the requisite 
qualifications. Under this system, SWEDAC accredits certification bodies, 
which then certify experts and the inspection bodies for which the experts 
work. 
 By laying down these certification and accreditation requirements, 
the Swedish legislation goes beyond the minimum requirements of the 
Directive. The Directive only stipulates that certificates must be drawn up in 
an independent manner by qualified and/or accredited experts. 
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 Based on its own processing of data from the National Board 
of Housing, Building and Planning, the SNAO has concluded that, 
notwithstanding the certification and accreditation requirements, there 
are indications of problems with the quality of certificates. No government 
agency systematically checks the content of energy-performance certificates. 
There are also indications that certain experts may not be sufficiently 
independent of building owners and that certain experts may be selling other 
products as part of their work on energy-performance certificates. 
 So far, no expert has had his or her certification withdrawn. SWEDAC 
also has not yet revoked any accreditations. 
 The certification and accreditation system has no purpose in and of 
itself; it exists only to ensure the quality of energy-performance certificates 
and the independence of experts. There are indications that the system as 
presently designed may not ensure the quality of certificates. 

7.2 Material problems in government agencies’ application of  
 the legislation relating to energy-performance certificates

 INADEQUATE FOLLOW-UP 

There is no regular follow-up of the content of energy-performance 
certificates or the functioning of the system. As a result, neither the 
Government nor any government agency has an overview of how the system 
of energy-performance certificates has evolved. The Government thus lacks 
the information it would need to assess the benefit of energy-performance 
certificates. 
 The register of energy-performance certificates has weaknesses which 
make it difficult to monitor what measures are proposed. Moreover, in 
its handling of that register, the National Board of Housing, Building and 
Planning has failed to address the fact that about 7 per cent of certificates 
are contrary to the applicable legislation. 
 There is no regular follow-up of the investments prompted by  
energy-performance certificates. Further, no central-government body 
monitors building owners’ expenditures for having energy-performance 
certificates drawn up or for carrying out the investments to save energy. 
 The lack of regular follow-up and evaluation to determine building 
owners’ expenditures for having energy-performance certificates drawn 
up and for carrying out energy-saving investments, and to determine what 
savings such investments have yielded, makes it impossible to assess the 
present and future effectiveness of energy-performance certificates. Without 
that information, it cannot be determined whether energy-performance 
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certificates contribute to the achievement of the overall objectives set by the 
Riksdag. 

 MUNICIPALITIES HAVE BEEN ENCOURAGED NOT TO EXERCISE  
 SUPERVISION 

The Swedish Association of Local Authorities and Regions (SALAR) issued a 
circular to municipalities encouraging them to abstain, during a transitional 
period, from imposing fines on building owners for failing to have  
energy-performance certificates drawn up. The Government gave a green 
light to this. Provided that there is a shortage of experts, the circular 
suggests that owners who have ordered an energy-performance certificate 
from a certified energy expert should not be made to pay a fine. The circular 
does not state when the transitional period will end and does not specify 
what constitutes a ‘shortage of experts’. 
 The impossibility of abiding by the Act is due to the length of the 
implementation process carried out by the Government and to the 
Government’s introduction of a national system that in some respects goes 
beyond the EU requirements. This, in turn, has led to a shortage of experts. 
 In other words, the Government was complicit in SALAR’s decision to 
encourage municipalities not to abide by the Act adopted by the Riksdag. 
This may undermine the legitimacy of the system. 

7.3 Planned modification of the EU Directive
The European Commission has proposed that the Directive on the energy 
performance of buildings should be recast. Negotiations are expected to  
take place in the autumn of 2009. 
 However, the fact that the Directive is going to be renegotiated should 
not prevent the Government and the agencies from beginning to monitor 
and evaluate the present functioning and impacts of the system of  
energy-performance certificates. Such monitoring and evaluation could 
facilitate the Swedish implementation and application of the renegotiated 
Directive. The information thus obtained could also be used in the 
negotiations on the modifications to be made to the Directive. 
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7.4 The SNAO’s recommendations

7.4.1 Recommendations for the Government

•	 Ensure	the	timely	implementation	of	EU	Directives.	Delays	in	 
 implementation may entail that the rules concerned are applied in a  
 hasty and ill-considered manner. This may lead to inadequate legitimacy  
 and efficiency in application; 
•	 Make	all	bodies	of	rules	(the	Act,	the	Ordinance	and	the	Regulations)	 
 clearer and simpler, so that they are internally consistent; 
•	 Formulate	monitorable	sub-objectives	for	energy-performance	 
 certificates on the basis of the Riksdag’s objectives for the energy  
 efficiency of buildings, and clarify the division of responsibility in this  
 area. Entrust one government agency with central responsibility for  
 energy-performance certificates. Give that agency the task of supporting  
 municipal supervision to ensure that it is uniform across the country; 
•	 Ensure	that	energy-performance	certificates	are	coordinated	with	other	 
 instruments such as various types of support and the municipal energy  
 and climate advisors who are funded by central-government  
 appropriations; 
•	 Ensure	the	quality	of	certificates	and	the	independence	of	experts.	 
 Give the centrally responsible agency the additional task of regularly  
 monitoring the quality of certificates, the savings achieved through them  
 and building owners’ expenditures for energy-performance certificates  
 and investments. Use the existing funds intended for the monitoring of  
 energy consumption.

7.4.2 Recommendations for the National Board of Housing, Building and  
 Planning

•	 Make	the	Regulations	and	the	General	Advice	clearer	as	regards	 
 inspections and proposals for measures; 
•	 Make	sure	that	the	register	of	energy-performance	certificates	can	be	 
 used to retrieve the information necessary to monitor and evaluate the  
 impact that energy-performance certificates exert on energy consump 
 tion. Follow up on what recommendations have an impact among  
 building owners. 
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Annex 1 Buildings requiring an  
   energy-performance certificate 

Extract from the website of the National Board of Housing, Building and  
Planning, 8 December 2008. 

The introduction of energy-performance certificates is now beginning, with 
full entry into force expected around the end of 2008. Below is a description 
of the buildings concerned and the deadlines for drawing up  
energy-performance certificates for them. 

•	 Special buildings of more than 1,000 m2, such as indoor swimming  
 pools, libraries, schools and health-care buildings, must have had an  
 energy-performance certificate drawn up by the end of 2008. It is  
 indicated on the tax-assessment certificate whether a building is  
 categorised as a special building. The Property Tax Assessment Act  
 (SFS 1979:1152) includes a list of the buildings categorised as special  
 buildings, and the information can also be found on the internet, on a  
 web page run by the ‘Rättsnätet’ network; 
•	 Buildings subject to a right of use, such as leased flats, tenant-owner’s  
 flats and rented-out non-residential buildings, must have had an  
 energy-performance certificate drawn up by the end of 2008. This  
 category also includes one- and two-family homes rented out or leased  
 under tenant- owner’s rights. For tenant-owner’s flats, it is the duty  
 of the tenant-owners’ association to ensure that there is an  
 energy-performance certificate; 
•	 Buildings	that	are	sold must have an energy-performance certificate  
 drawn up from 1 January 2009, unless an approved energy-performance  
 certificate already exists. This applies, among other things, to  
 single-family homes sold after that date; 
•	 New	buildings must be the subject of an energy-performance certificate  
 from 1 January 2009 (two years after the taking-into-use, but no later than  
 two years after the final certificate of construction). If a building was  
 notified before 1 January 2009, there is no requirement to draw up an  
 energy-performance certificate because it is a new building. It may,  
 however, be necessary to draw up a certificate because the building is  
 rented out or because it is a special building. 

An energy-performance certificate is valid for ten years. 
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 Exemptions
The following types of buildings are exempt from the obligation to have 
an energy-performance certificate drawn up. However, if a building has an 
air-conditioning system which is mainly powered by electricity and whose 
effective rated cooling capacity exceeds 12 kW, the system must be inspected 
at least once every ten years after 31 December 2008. 

•	 Buildings	which	are	mainly	used	for	prayer	and	other	religious	activities;	
•	 Industrial	installations	and	workshops;	
•	 Holiday	cottages	containing	no	more	than	two	residential	units;	
•	 Temporary	buildings	intended	for	use	during	no	more	than	two	years;	
•	 Operational	buildings	of	forestry	and	farming	enterprises;	
•	 Separate	buildings	of	less	than	50	m2; 
•	 Secret	buildings;	
•	 Historic	buildings	and	buildings	which	are	particularly	valuable	 
 (under Chapter 3, Section 12, of the Planning and Building Act),  
 in cases where no proposals for measures can be made; 

•	 Buildings	subject	to	rights	of	use	where:	
 (1) letting takes place on a temporary basis or relates only to a small  
  part of the building; 
 (2) letting takes place between companies belonging to the same group;  
  or 
 (3) letting takes place through a land lease and the building is not used  
  as the leaseholder’s residence; 

•	 One-	and	two-family	homes	subject	to	a	right	of	use	where:	
 (1) letting takes place because the owner is working or studying    
  elsewhere, is spending time abroad, is ill, etc.; 
 (2) letting takes place through a last will and testament; or 
 (3) letting takes place to a close relative or similar; 

•	 In	the	case	of	the	sale	of	a	building:	
 (1) between companies belonging to the same group; 
 (2) through compulsory purchase or repossession; 
 (3) by a bankruptcy estate or through coercive measures; or 
 (4) by a close relative or similar. 
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Annex 2 EU legislation linked to energy   
   aspects of the building stock

Council Directive 89/106/EEC of 21 December 1988 on the approximation 
of laws, regulations and administrative provisions of the Member States 
relating to construction products. 

Directive 2004/8/EC of the European Parliament and of the Council of 11 
February 2004 on the promotion of cogeneration based on a useful heat 
demand in the internal energy market and amending Directive 92/42/EEC. 

Directive 2005/32/EC of the European Parliament and of the Council of 6 
July 2005 establishing a framework for the setting of ecodesign requirements 
for energy-using products and amending Council Directive 92/42/EEC and 
Directives 96/57/EC and 2000/55/EC of the European Parliament and of the 
Council. 

Directive 2006/32/EC of the European Parliament and of the Council of 5 
April 2006 on energy end-use efficiency and energy services and repealing 
Council Directive 93/76/EEC. 
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Annex 3 Points of unclarity in the legislation

In this Annex we provide a more detailed description of the points of 
unclarity found in the Swedish legislation and its preparatory materials as 
regards inspections and recommendations. 

 Energy Performance Certificates for Buildings Act (SFS 2006:985)

Section 8 Before an energy-performance certificate is drawn up for an existing 
building, the owner of the building shall ensure that it is inspected if that is 
necessary in order for a certificate to be drawn up. 

The Government or the agency appointed by it may issue regulations relating 
to inspections. 

Section 9 An energy-performance certificate shall include: 
(1) information about the energy performance of the building; 
(2) information about whether a compulsory functional check of the  
 ventilation system has been carried out in the building; 
(3) information about whether a radon measurement has been carried out  
 in the building; 
(4) information about whether the energy performance of the building is  
 capable of improvement considering the need for a good indoor  
 environment and, if so, recommendations for cost-effective measures  
 to improve the energy performance of the building; and
(5) reference values enabling consumers to assess the energy performance  
 of the building and compare it with that of other buildings. 

The Government or the agency appointed by it may issue regulations 
specifying how the energy performance of a building as referred to in the first 
paragraph, Point 1, is to be determined; what reference values as referred 
to in the first paragraph, Point 5, are to be used; and what information 
in addition to that referred to in the first paragraph, Points 1–5, is to be 
provided in a certificate. 
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 Energy Performance Certificates for Buildings Ordinance  
 (SFS 2006:1592) 

Section 6 If, by virtue of Section 9, first paragraph, Point 4, of the Energy 
Performance Certificates for Buildings Act (SFS 2006:985), an  
energy-performance certificate must contain recommendations for measures 
to improve the energy performance of the building, the certificate shall be 
preceded by an inspection making it possible to assess the impact of the 
measures on the indoor climate and the cost-effectiveness of the measures. 
 The National Board of Housing, Building and Planning may issue 
regulations specifying how extensive an inspection needs to be considering 
the energy performance of the building as well as any additional regulations 
that may be required in relation to the inspection of existing buildings under 
Section 8 of the Energy Performance Certificates for Buildings Act. 

 Regulations and General Advice on Energy Performance Certificates  
 for Buildings (BFS 2007:4 BED 1) issued by the National Board of  
 Housing, Building and Planning

Section 4 The extent of inspections performed under the Energy Performance 
Certificates for Buildings Ordinance (SFS 2006:1952) shall be determined 
by whether the inspection may yield recommendations for cost-effective 
measures without negative consequences for the indoor environment, 
the cultural heritage embodied by the building and any other material 
requirements imposed on its characteristics. 
 The extent of other inspections shall be determined on the basis of the 
information provided by the owner of the building to the independent expert. 
 General Advice: The assessment of cost-effectiveness should also include 
the cost of an inspection. The higher the level of energy use per square 
metre and year, the more scope there may be for an inspection and thus 
for recommendations for cost-effective measures. The information referred 
to in the second paragraph above includes the energy consumption and 
areas of the building, the compulsory functional check of the ventilation 
system, radon measurement and any other information to be provided in 
the energy-performance certificate. If the independent expert finds that there 
are no cost-effective measures to an extent justifying an inspection, the 
independent expert may instead provide general advice on the enhancement 
of efficiency, adapted to the category to which the building belongs. 
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 Description of the points of unclarity

The Energy Performance Certificates for Buildings Act lays down that a 
building must be inspected if that is necessary in order for a certificate to 
be drawn up. The Government or the agency appointed by it may issue 
regulations relating to inspections. An energy-performance certificate 
must include, among other things, information about whether the energy 
performance of the building can be improved considering the need for a 
good indoor environment. If that is so, the certificate must also include 
recommendations for cost-effective measures to improve the energy 
performance of the building.118

 The difficulties that have arisen in the application of these provisions 
concern, first, what exactly constitutes an ‘inspection’ and, second, what 
determines whether a building needs to be inspected in order for a certificate 
to be drawn up. 
 The Government’s legislative proposal seems to assume that inspection 
will be compulsory. The legislative proposal included in the Government bill 
has the following wording: 

Section 8 Before an energy-performance certificate is drawn up for an existing 
building, the owner of the building shall ensure that it is inspected in the way 
that is necessary in order for a certificate to be drawn up. The Government or the 
agency appointed by it may issue regulations relating to the extent of inspections. 

The statements about inspections made by the Government in its bill 
include the following one:119

An energy-performance certificate presupposes the gathering of information 
from the owner of the building and the on-site inspection of the building in the 
respects necessary for the drawing-up of a complete certificate. The extent of the 
inspection must be governed by the regulations relating to the content of the 
energy-performance certificate. Large part of the responsibility for the extent and 
quality of inspections will rest on the independent experts proposed in Part 15. 
The housing stock that will be covered by the obligation to draw up certificates 
represents a number of different building types of varying design, age, complexity, 
management, energy performance and indoor environment. As is clear from 
Part 12, the timing of certificates will vary across categories of buildings. For 
some categories a certificate will be drawn up every ten years while the interval 
may be longer for other categories. There is thus a need for more detailed and to 
some extent different criteria specifying the extent of inspections. In some cases, 
for example when a building already has a good energy performance, there may 
conceivably be no need for an on-site inspection. The Government or the agency 
appointed by it should be authorised to issue such regulations. 

118 Section 8 and Section 9, first paragraph, Point 4, of the Energy Performance Certificates for Buildings Act (SFS 2006:985). 
119 Government Bill 2005/06:145, p. 77.
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It is unclear whether, by the expression ‘on-site inspection’, the Government 
intends to emphasise that an ‘inspection’ is always performed on-site, 
specify that inspections may take another form, or indicate that in certain 
cases there may be no inspection. The Riksdag Committee on Housing 
proposed to the full Riksdag that certain amendments relating to inspections 
should be made to Section 8 of the Government’s proposed legislative text 
as regards inspections. The present wording of Section 8 is that found in 
the Committee’s proposal. Among other things, the Committee stated the 
following in its report:120

The Committee on Housing finds that the Government’s legislative proposal gives 
the Government or the agency appointed by it fairly wide scope to specify, by 
means of regulations, the extent and form of inspections. This is necessary given 
the broad range of buildings that will be covered by the Act. It is reasonable that 
the requirements imposed may differ, for example, between the first inspection 
and energy-performance certificate of a building and later re-inspections of a 
building whose characteristics are by then well known. In many cases, it will 
probably be clear from the start that an energy-performance certificate cannot 
be drawn up unless an on-site inspection is first carried out. In other cases, the 
characteristics of the building may be so well known that such an inspection is 
unnecessary. It may therefore be appropriate for the expert chosen to assess, as 
a first step in the work intended to result in an energy-performance certificate, 
and on the basis of information already available, whether there is a need to 
gather additional information and, if so, whether this necessitates an on-site 
inspection of the individual building. As is clear from the above, the Government 
also agrees with the conclusion that on-site inspections will probably not always 
be necessary. However, the Committee has found that the wording proposed 
by the Government for Section 8 may give rise to a misunderstanding to the 
effect that the expert chosen cannot draw up a certificate without carrying out 
an on-site inspection. The Committee therefore proposes a minor re-wording of 
that provision to remove that risk. It should be emphasised that the Committee 
does not wish to change the material meaning of the provision proposed by the 
Government. In the second paragraph of Section 8, a minor change should be 
made to ensure better coherence with the wording proposed by the Committee 
for the first paragraph. Section 12 should also be the subject of a minor change 
for the same reason. 

The Committee on Housing also proposed to the Riksdag that the 
Government’s proposal for the delegation – to the Government or the 
agency appointed by it – of the authority to issue regulations should be 
changed. According to the Government’s unclear proposal, which seemed 
to take as its starting point that inspection was compulsory, this delegation 

120 Committee Report 2005/06:BoU9, p. 34 f. When it comes to inspections, the amendments concerned Section 8, first and second  
 paragraphs, and Section 12, first paragraph. 
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would relate to the ‘extent of inspections’. The Committee proposed that it 
should instead relate to ‘inspections’. 
 The main point of unclarity in the report of the Committee on Housing 
relates to its statement that the Government’s proposed legislative text on 
inspections could lead to a misunderstanding to the effect that an expert 
cannot draw up a certificate without performing an on-site inspection. 
At the same time, the Committee emphasises that it does not wish to 
change the material meaning of the Government’s proposed provision on 
inspections. In addition, the Committee states that the Government or the 
agency appointed by it enjoys fairly wide scope to regulate ‘the extent and 
form of inspection’.121 This latter statement could be interpreted to mean 
that the Committee extends the meaning of ‘inspection’ to include off-site 
examination. An alternative interpretation, though, is that the Committee 
even so considers that an ‘inspection’, by definition, is always performed 
on-site; The Committee’s report gives no further clues to how the concept of 
‘inspection’ should be interpreted.
 In general usage, ‘inspection’ (Swedish: besiktning) refers to the 
examination of a site or an object.122 That meaning is in accordance with, 
for example, the provision on inspections included in the Administrative 
Procedure Act (SFS 1971:291). By virtue of that Act, a court may ‘make 
an order that a view is held at the locus in quo for the inspection of’ real 
property or a site or an object that cannot be brought to the court.123 In the 
field of property taxation, there are a number of provisions laying down that 
the Tax Agency may perform voluntary and compulsory inspections of real 
property. These provisions are based on the assumption that, by definition, 
an ‘inspection’ is always made of the actual real property.124 There are also 
other administrative authorities with the authority to hold views or carry out 
inspections. For example, municipal environmental-health committees and 
planning and building committees may do so as part of their supervisory 
activities.125

 In the case of the Energy Performance Certificates for Buildings 
Ordinance, the inspection is made conditional upon whether the certificate 
must contain recommendations for measures to improve the energy 
performance of the building. The inspection is supposed to make it possible 
to assess the impact of the measures on the indoor environment and the 
cost-effectiveness of the measures. The Ordinance does not lay down any 
more detailed provisions relating to inspections. Instead it authorises the 
National Board of Housing, Building and Planning to issue regulations 
specifying how extensive an inspection needs to be considering the energy 

121 Committee Report 2005/06:BoU9, p. 34 f. 
122 See Nationalencyklopedin [‘Swedish National Encyclopaedia’]. 
123 Section 23, first paragraph, of the Administrative Procedure Act (SFS 1971:291). 
124 Chapter 18, Sections 8 and 30–40, of the Property Tax Assessment Act (SFS 1979:1152). See also Skatteverket [Swedish Tax  
 Agency], Förfarandehandledning i fastighetstaxering [‘Procedural guidance on property-tax assessment’], SKV 287 edition 1, p. 75 f. 
125 Håkan Strömberg and Bengt Lundell, Allmän förvaltningsrätt [‘General Administrative Law’], 24th edition, 2008, p. 106. 
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performance of the building. The Board is also authorised to issue any 
additional regulations that may be required in relation to the inspection of 
existing buildings under Section 8 of the Energy Performance Certificates 
for Buildings Act. The wording of Section 6 of the Ordinance is most closely 
related to the Government bill, where it was assumed that ‘[a]n  
energy-performance certificate presupposes the gathering of information 
from the owner of the building and the on-site inspection of the building in 
the respects necessary for the drawing-up of a complete certificate’.126 If the 
concept of ‘inspection’ is interpreted in such a way that an inspection can 
be performed in a place different from that where the building is located 
(cf. the above discussion of the Riksdag Committee on Housing), then the 
Ordinance authorises the Board to issue regulations specifying the form 
of inspection as well. This entails a further need to specify the meaning of 
‘inspection’ in the Board’s Regulations. In several other Acts, ‘inspection’ 
refers to an on-site examination of, for example, a building.127 If the concept 
of ‘inspection’ were to be applied in the same way as in other Acts, the 
authorisation in this case would entail a right to lay down, for example, how 
detailed an on-site examination needs to be.
 The Board’s Regulations explicitly specify only the extent of inspections; 
they do not specify whether inspections are to be performed. According to 
the Regulations, the extent of an inspection ‘under the Energy Performance 
Certificates for Buildings Ordinance’ is to be determined by whether the 
inspection may yield recommendations for cost-effective measures without 
negative consequences for, among other things, the indoor environment. 
However, the Board then lays down – without specifying the meaning of 
the concept in question – that the extent of ‘other inspections’ shall be 
determined on the basis of the information provided by the owner of the 
building to the independent expert.128 The Board has also issued  
(non-binding) General Advice in conjunction with its Regulations; this  
advice is difficult to interpret.129

 In April the Board published a clarification (not in the form of agency 
regulations) on its website relating to the interpretation of the legislation. 
One source of difficulty as regards the Board’s clarification is that, first, 
it uses a new term for ‘inspection’ (‘the building has been visited’) and, 
second, it declares without the support of either the Act or the Ordinance 
that the rules allow energy-performance certificates to be ‘drawn up without 
the building having been visited only when it is obvious that no measures  
can be recommended that lead to lower energy consumption or when  

126 Government Bill 2005/06:145, p. 77 f. 
127 See, for example, Section 23, first paragraph, of the Administrative Procedure Act (SFS 1971:291) and Chapter 18, Sections 8 and  
 30–40, of the Property Tax Assessment Act (SFS 1979:1152).
128 Section 4 of the Regulations and General Advice on Energy Performance Certificates for Buildings (BFS 2007:4 BED 1) issued by  
 the National Board of Housing, Building and Planning.
129 Interview at the National Board of Housing, Building and Planning, 20 February 2009. 
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the information provided by the owner of the building is complete and 
credible.’130 As we have reported above, the actual starting point of the Act 
is that a building must be inspected if that is necessary for a certificate to be 
drawn up.
 In a document attached to its clarification, the Board states that  
‘the rules may be difficult to interpret, but the Board has noted that the 
provisions are not always correctly applied and some recorded  
energy-performance certificates do not comply with the rules.’131

 The unclarity as regards what constitutes an inspection is also affected 
by the fact that, according to the ISO/IEC 17020 accreditation rules, energy 
experts are to make ‘on-site visits’. The purpose of such visits, according 
to SWEDAC, is ‘verification on the building owner’s premises to review 
materials provided’.132 ‘On-site visits’ would appear to refer to the same thing 
as the ‘other inspections’ mentioned by the Board in its Regulations.

130 http://www.boverket.se/Bygga--forvalta/Energideklaration/Aktuellt/ Aktuellt1/. 
131 Boverket [National Board of Housing, Building and Planning] (2009), Förtydligande angående besiktning [‘Clarification as regards  
 inspection’], 2 April 2009. 
132 Under ISO/IEC 17020, ‘on-site visits’ are a requirement for inspection bodies for the purpose of the verification of their  
 information. SWEDAC, Minnesanteckningar möte teknisk kommitté energideklarationer för byggnader [‘Notes meeting Technical  
 Committee Energy Performance Certificates for Buildings’], 4 December 2008, Stockholm. 
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Annex 4 Certification and accreditation

 Certification

The cost of certification, which is valid for five years, was about SEK 5,000 
in March 2009. To be certified, a person must meet criteria relating to the 
following: 
•	 Basic	training;	
•	 Practical	experience;
•	 Suitability	for	the	task;	
•	 Theoretical	knowledge	(verified	through	an	examination).	

Certification is mainly based on the following elements as laid down by the 
National Board of Housing, Building and Planning: 
•	 SWEDAC	accredits	certification	bodies	(of	which	there	are	four	at	 
 present) to certify individuals who meet the requirements laid down in  
 the Board’s Regulations; 
•	 Accredited	organisations	train	the	experts	to	the	extent	that	specialised	 
 knowledge is required and certify the experts; 
•	 Certification	is	valid	for	five	years;	
•	 Those	certified	must	work	for	inspection	bodies	accredited	by	SWEDAC;	
•	 There	are	different	requirements	for	certification	in	relation	to	simple	 
 and complex buildings, etc. (normal, qualified, air conditioning). 

The certification requirements are laid down in the Board’s CEX 1 
Regulations. Based on the overall requirements specified there, the 
accredited certification bodies have developed more detailed requirements. 
The certification bodies have a technical committee whose task is to 
interpret and clarify the certification requirements to ensure that uniform 
standards apply to certification. The Board is a member of that committee in 
its capacity as the body imposing the requirements. 
 In March 2009 there were 739 certified experts entitled to access the 
Board’s register. 
 A company which employs a certified expert in a supervisory capacity 
and is accredited may also use other employees to draw up certificates. 
There are no formal rules in this respect, but SWEDAC has stated as a rule 
of thumb that between five and fifteen people may work under a certified 
supervisor at an accredited company.133

133 Interview at SWEDAC, 3 March 2009.
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 Accreditation

SWEDAC also accredits the companies that draw up energy-performance 
certificates. The accreditation process is intended to ensure, first, that 
the companies’ administrative procedures and systems guarantee their 
independence and, second, that the companies draw up certificates in a 
correct way. 
 The price charged by SWEDAC for accrediting a company is about SEK 
30,000 per year; for large companies, the cost is higher. In March 2009 there 
were 338 accredited companies. 
 SWEDAC’s goal is that the time from the submission of a complete 
application to the first inspection visit by SWEDAC should be no more than 
three months. At present, this time is about two months.134

134 Ibid. 
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Annex 5 Extract from Circular 08:62 of  
   the Swedish Association of Local  
   Authorities and Regions

Extract from Circular 08:62, Energideklarationer och kommunens tillsynsansvar 
[‘Energy-performance certificates and municipal supervisory duties’], of 
the Swedish Association of Local Authorities and Regions, relating to 
municipalities’ handling of supervision. 

 Municipalities’ handling of supervision
Considering that the number of buildings for which an energy-performance 
certificate must be drawn up is very large, about 300,000, and that the 
number of energy experts is not yet sufficient to meet the need, it may be 
difficult to complete all energy-performance certificates by the 31 December 
2008 deadline. 
 To find a reasonable solution to this problem, the Swedish Association 
of Local Authorities and Regions has discussed the matter unofficially with 
the National Board of Housing, Building and Planning, the Swedish Energy 
Agency, the Ministry of Finance, the Ministry of Enterprise, Energy and 
Communications and the Ministry of the Environment. 
 The Association proposes that municipalities should encourage their 
building owners – those who must submit an energy-performance certificate 
before 31 December 2008 – to place, without delay, a written order for an 
energy-performance certificate with a certified energy expert and have the 
energy expert verify the order. If it subsequently turns out that the  
energy-performance certificate cannot be drawn up before 31 December 
2008, the person responsible for supervision at the municipal authorities 
will be able to accept the order and will not need to take any action such as 
the imposition of a fine. 
 However, the energy-performance certificate will have to be drawn up 
and submitted to the National Board of Housing, Building and Planning 
within a reasonable time. How long ‘a reasonable time’ is will have to be 
decided by municipalities on a case-by-case basis. 
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As regards the general supervision to ensure that certificates indicating that 
energy-performance certificates have been drawn up are posted in prominent 
places in the various buildings, no proactive work is to be initiated. 
 If the attention of the building and planning committee of a municipality 
is brought to the absence of a certificate, the committee is to take action. 
The first measure to be taken by the committee should be to send a letter to 
the owner of the building, asking why the certificate is not publicly available. 
It may be that those responsible have simply forgotten to post it. 
 If no certificate has been drawn up, a fine should be decided and the 
owner should be told to have an energy-performance certificate drawn up 
without delay. It is suggested that the fine should be slightly higher than the 
price of an energy-performance certificate. 
 The municipality is not to request the submission of energy-performance 
certificates for purposes of verification or the like. This is the responsibility 
of the National Board of Housing, Building and Planning and of the Swedish 
Energy Agency. 



81 RIKSREVISIONENEnergy-performance certificates: Poor value for money

Previous performance-audit reports of the SNAO

2003 2003:1 Hur effektiv är djurskyddstillsynen?
2004 2004:1 Länsplanerna för regional infrastruktur –  
  vad har styrt prioriteringarna?
 2004:2 Förändringar inom kommittéväsendet
 2004:3  Arbetslöshetsförsäkringens hantering på arbetsförmedlingen
 2004:4  Den statliga garantimodellen
 2004:5  Återfall i brott eller anpassning i samhället –  
  uppföljning av kriminalvårdens klienter
 2004:6  Materiel för miljarder – en granskning av försvarets  
  materielförsörjning
 2004:7  Personlig assistans till funktionshindrade
 2004:8  Uppdrag statistik – Insyn i SCB:s avgiftsbelagda verksamhet
 2004:9  Riktlinjer för prioriteringar inom hälso- och sjukvård
 2004:10 Bistånd via ambassader – en granskning av UD och Sida i  
  utvecklingssamarbetet
 2004:11  Betyg med lika värde? – en granskning av statens insatser
 2004:12  Höga tjänstemäns representation och förmåner
 2004:13  Riksrevisionens årliga rapport 2004
 2004:14  Arbetsmiljöverkets tillsyn
 2004:15  Offentlig förvaltning i privat regi – statsbidrag till  
  idrottsrörelsen och folkbildningen
 2004:16  Premiepensionens första år
 2004:17  Rätt avgifter? – statens uttag av tvingande avgifter
 2004:18  Vattenfall AB – Uppdrag och statens styrning
 2004:19  Vem styr den elektroniska förvaltningen?
 2004:20  The Swedish National Audit Office Report 2004
 2004:21  Försäkringskassans köp av tjänster för rehabilitering
 2004:22  Arlandabanan – Insyn i ett samfinansierat järnvägsprojekt
 2004:23  Regelförenklingar för företag
 2004:24  Snabbare asylprövning
 2004:25  Sjukpenninganslaget – utgiftsutveckling under kontroll?
 2004:26  Utgift eller inkomstavdrag? – Regeringens hantering av det  
  tillfälliga sysselsättningsstödet
 2004: 27  Stödet till polisens brottsutredningar
 2004:28  Regeringens förvaltning och styrning av sex statliga bolag
 2004:29  Kontrollen av strukturfonderna
 2004:30  Barnkonventionen i praktiken
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2005   2005:1  Miljömålsrapporteringen – för mycket och för lite
 2005:2  Tillväxt genom samverkan? Högskolan och det omgivande  
  samhället
 2005:3  Arbetslöshetsförsäkringen – kontroll och effektivitet
 2005:4  Miljögifter från avfallsförbränningen – hur fungerar tillsynen
 2005:5  Från invandrarpolitik till invandrarpolitik
 2005:6  Regionala stöd – styrs de mot ökad tillväxt?
 2005:7  Ökad tillgänglighet i sjukvården? – regeringens styrning och  
  uppföljning
 2005:8  Representation och förmåner i statliga bolag och stiftelser
 2005:9  Statens bidrag för att anställa mer personal i skolor och fritidshem
 2005:10  Samordnade inköp
 2005:11  Bolagiseringen av Statens järnvägar
 2005:12  Uppsikt och tillsyn i samhällsplaneringen – intention och praktik 
 2005:13  Riksrevisionens årliga rapport 2005
 2005:14  Förtidspension utan återvändo
 2005:15  Marklösen – Finns förutsättningar för rätt ersättning?
 2005:16  Statsbidrag till ungdomsorganisationer – hur kontrolleras de?
 2005:17  Aktivitetsgarantin – Regeringen och AMS uppföljning och  
  utvärdering
 2005:18  Rikspolisstyrelsens styrning av polismyndigheterna
 2005:19  Rätt utbildning för undervisningen – Statens insatser för  
  lärarkompetens
 2005:20  Statliga myndigheters bemyndiganderedovisning
 2005:21  Lärares arbetstider vid universitet och högskolor –  
  planering och uppföljning
 2005:22  Kontrollfunktioner – två fallstudier
 2005:23  Skydd mot mutor – Läkemedelsförmånsnämnden
 2005:24  Skydd mot mutor – Apoteket AB
 2005: 25  Rekryteringsbidrag till vuxenstuderande – uppföljning och  
  utbetalningskontroll
 2005:26  Granskning av Statens pensionsverks interna styrning och  
  kontroll av informationssäkerheten
 2005:27  Granskning av Sjöfartsverkets interna styrning och kontroll av  
  informationssäkerheten
 2005:28  Fokus på hållbar tillväxt? Statens stöd till regional  
  projektverksamhet
 2005:29  Statliga bolags årsredovisningar
 2005:30  Skydd mot mutor – Banverket
 2005:31  När oljan når land – har staten säkerställt en god kommunal  
  beredskap för oljekatastrofer?
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2006  2006:1  Arbetsmarknadsverkets insatser för att minska  
  deltidsarbetslösheten
 2006:2  Regeringens styrning av Naturvårdsverket
 2006:3  Kvalitén i elöverföringen – finns förutsättningar för en effektiv  
  tillsyn?
 2006:4  Mer kemikalier och bristande kontroll – tillsynen av tillverkare  
  och importörer av kemiska produkter
 2006:5  Länsstyrelsernas tillsyn av överförmyndare
 2006:6  Redovisning av myndigheters betalningsflöden
 2006:7  Begravningsverksamheten – förenlig med religionsfrihet och  
  demokratisk styrning?
 2006:8  Skydd mot korruption i statlig verksamhet
 2006:9  Tandvårdsstöd för äldre
 2006:10  Punktskattekontroll – mest reklam?
 2006:11  Vad och vem styr de statliga bolagen?
 2006:12  Konsumentskyddet inom det finansiella området – fungerar  
  tillsynen?
 2006:13  Kvalificerad yrkesutbildning – utbildning för marknadens behov?
 2006:14  Arbetsförmedlingen och de kommunala ungdomsprogrammen
 2006:15  Statliga bolag och offentlig upphandling
 2006:16  Socialstyrelsen och de nationella kvalitetsregistren inom hälso- och  
  sjukvården
 2006:17  Förvaltningsutgifter på sakanslag
 2006:18  Riksrevisionens årliga rapport
 2006:19  Statliga insatser för nyanlända invandrare
 2006:20  Styrning och kontroll av regeltillämpningen inom socialförsäkringen
 2006:21  Finansförvaltningen i statliga fastighetsbolag
 2006:22  Den offentliga arbetsförmedlingen
 2006:23  Det makroekonomiska underlaget i budgetpropositionerna
 2006:24  Granskning av Arbetsmarknadsverkets interna styrning och kontroll  
  av informationssäkerheten
 2006:25  Granskning av Migrationsverkets interna styrning och kontroll av  
  informationssäkerheten
 2006:26  Granskning av Lantmäteriverkets interna styrning och kontroll  
  av informationssäkerheten
 2006:27 Regeringens uppföljning av överskottsmålet
 2006:28  Anställningsstöd
 2006:29  Reformen av Försvarets logistik – Blev det billigare och effektivare?
 2006:30  Socialförsäkringsförmåner till gravida – Försäkringskassans  
  agerande för en lagenlig och enhetlig tillämpning
 2006:31  Genetiskt modifierade organismer – det möjliga och det rimliga
 2006:32  Bidrag som regeringen och Regeringskansliet fördelar
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2007 2007:1  Statlig tillsyn av bostad med särskild service enligt LSS
 2007:2  The Swedish National Audit Office – Annual report 2006
 2007:3  Regeringens beredning och redovisning av skatteutgifter
 2007:4  Beredskapen för kärnkraftsolyckor
 2007:5  Regeringens skatteprognoser
 2007:6  Vägverkets körprov – lika för alla?
 2007:7  Den största affären i livet – tillsyn över fastighetsmäklare och  
  konsumenternas möjlighet till tvistelösning
 2007:8  Regeringens beredning av förslag om försäljning av sex bolag
 2007:9  Säkerheten vid vattenkraftdammar
 2007:10  Regeringens styrning av informationssäkerhetsarbetet i den  
  statliga förvaltningen
 2007:11  Statens företagsbefrämjande insatser. Når de kvinnor och personer  
  med utländsk bakgrund?
 2007:12  Hur förbereds arbetsmarknadspolitiken? En granskning av  
  regeringens underlag
 2007:13  Granskning av Årsredovisning för staten 2006
 2007:14  Riksrevisionens årliga rapport
 2007:15  Almi Företagspartner AB och samhällsuppdraget
 2007:16  Regeringens uppföljning av kommunernas ekonomi
 2007:17  Statens insatser för att hantera omfattande elavbrott
 2007:18  Bilprovningen och tillgängligheten – Granskning av ett  
  samhällsuppdrag
 2007:19  Tas sjukskrivnas arbetsförmåga tillvara? Försäkringskassans  
  kontakter med arbetsgivare 
 2007:20  Oegentligheter inom bistånd – Är Sidas kontroll av  
  biståndsinsatser via enskilda organisationer tillräcklig?
 2007:21  Regeringens analys av finanspolitikens långsiktiga hållbarhet
 2007:22  Sambandet mellan utgiftstaket, överskottsmålet och  
  skattepolitiken – regeringens redovisning
 2007:23  Statens insatser vid anmälningar av vårdskador – Kommer  
  patienten till tals?
 2007:24  Utanförskap på arbetsmarknaden – Funktionshindrade med  
  nedsatt arbetsförmåga
 2007:25  Styrelser med fullt ansvar
 2007:26  Regeringens redovisning av budgeteffekter
 2007:27  Statligt bildade stiftelsers årsredovisningar
 2007:28  Krisberedskap i betalningssystemet – Tekniska hot och risker
 2007:29  Vattenfall – med vind i ryggen?
 2007:30  Så förvaltas förmögenheten – fem stiftelsers kapitalförvalning och  
  regeringens roll som stiftare
 2007:31  Budgetstöd genom bistånd – regeringens och Sidas hantering av  
  en central biståndsform
 2007:32  Försäkringskassans hantering av arbetsskadeförsäkringen
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2008 2008:1  Pandemier - hantering av hot mot människors hälsa
 2008:2 Statens insatser för att bevara de kyrkliga kulturminnena
 2008:3  Staten och pensionsinformationen
 2008:4  Regeringens redovisning av arbetsmarknadspolitikens  
  förväntade effekter
 2008:5  Högskolelärares bisysslor
 2008:6  Regler och rutiner för indirekt sponsring inom SVT – 
  tillräckligt för att säkerställa SVT:s oberoende?
 2008:7  Statligt bildade stiftelser – regeringens insyn och uppföljning
 2008:8  Dricksvattenförsörjning – beredskap för stora kriser
 2008:9 Regeringen och krisen – regeringens krishantering och styrning av  
  samhällets beredskap för allvarliga samhällskriser
 2008:10 Riksrevisionens årliga rapport
 2008:11 Tvärvillkorskontroller i EU:s jordbruksstöd
 2008:12 Regeringens försäljning av åtta procent av aktierna i TeliaSonera
 2008:13 Svenskundervisning för invandrare (sfi) – 
  En verksamhet med okända effekter
 2008:14 Kulturbidrag – effektiv kontroll och goda förutsättningar för  
  förnyelse?
 2008:15 Tillämpningen av det finanspolitiska ramverket – Regeringens 
  redovisning i 2008 års ekonomiska vårproposition
 2008:16 Sänkta socialavgifter – för vem och till vilket pris?
 2008:17 Regeringens hantering av tilläggsbudgeten
 2008:18 Avveckling av myndigheter
 2008:19 Hög kvalitet i högre utbildning?
 2008:20 Granskning av Årsredovisning för staten 2007
 2008:21 Statens styrning av kvalitet i privat äldreomsorg
 2008:22 Rekryteringen av internationella studenter till svenska lärosäten
 2008:23 Statens insatser för ett hållbart fiske
 2008:24 Stöd till start av näringsverksamhet – Ett framgångsrikt program
 2008:25 Kasernen Fastighetsaktiebolag
 2008:26 Utanförskap och sysselsättningspolitik – regeringens redovisning
 2008:27 Delpension för statligt anställda – tillämpning och effekter
 2008:28 Skyddat arbete hos Samhall – mer rehabilitering för pengarna
 2008:29 Skyddet för farligt gods
 2008:30 Tillämpningen av det finanspolitiska ramverket – regeringens  
  redovisning i budgetpropositionen för 2009
 2008:31 Svenska trygghetssystem utomlands – Försäkringskassans och  
  CSN:s utbetalningar och fordringshantering.



86RIKSREVISIONEN Energy-performance certificates: Poor value for money

2009 2009:1 Omställningskrav i sjukförsäkringen – att pröva sjukas förmåga  
  i annat arbete
 2009:2 Försäkringskassans inköp av IT-lösningar
 2009:3 Skatteuppskov – Regeringens redovisning av bostadsuppskov
  och pensionssparavdrag
 2009:4 Swedfund International AB och samhällsuppdraget
 2009:5 En effektiv och transparent plan- och byggprocess? Exemplet buller

Orders: publikationsservice@riksrevisionen.se


