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Improving the energy performance of privately rented homes: consultation document
Aim of this consultation

The purpose of this 2025 consultation is to seek views on the Government’s proposals to
raise Minimum Energy Efficiency Standards (MEES) for privately rented homes in England
and Wales by 2030. The previous government consulted in 2020 on proposals to raise
standards, but a response to the consultation was not published. The proposals set out in
this consultation —in Chapter 1 of this document — seek to build on the proposals from the
2020 consultation whilst taking into account the passage of time and changed context. In
Chapter 2, the Government is also responding to the proposals from the 2020 consultation
in instances where further follow-on questions are not being asked.

In this consultation, the Government is asking the following questions:

1. Do you agree with the Government’s preferred position of using new alternative
Energy Performance Certificate (EPC) metrics following EPC reform as the basis for
higher Minimum Energy Efficiency Standards (MEES) for privately rented homes?

Agree

The Almshouse Association (registered charity number 245668) is the support
organisation for almshouse charities. As the organisation representing almshouse
providers, we are generally supportive of efforts to increase energy efficiency
across the housing sector. We would also welcome a consistent approach to EPC
reform as the basis for MEES, as well as an improved methodology.

However, any changes to the current metrics ought to ensure that any changes,
particularly regarding EPC reform, take into account the specific nature of
almshouses and other forms of charitable housing. These properties often face
unique challenges when upgrading energy efficiency due to their age, historical
significance, and lack of financial flexibility. Therefore, while we agree in principle
with using new EPC metrics to set higher MEES, we would advocate for flexible
approaches that accommodate the distinct needs of almshouses, particularly
listed houses and charitable landlords.
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2. Government would welcome views on options for setting future MEES against a
combination of new EPC metrics. Do you agree with government’s preferred
approach of having a requirement to meet a primary standard set against the fabric
performance metric and then a secondary standard set against either the smart
readiness metric or heating system metric, with landlord discretion on which
secondary metric their property meets?

Disagree

Many almshouses are heritage buildings, which vary widely in construction, and not
all fabric measures will be appropriate in this context. While fabric-first is a good
principle, government must ensure the methodology distinguishes between suitable
and unsuitable interventions. Flexibility is crucial where insulation or other upgrades
could damage historic fabric or create moisture risks.

The option to choose between heating system or smart readiness as the secondary
metric is helpful, but more clarity is needed on how this will work in practice —
especially where smart systems are not viable due to occupant profile (e.g. elderly
residents) or connectivity. Guidance must support appropriate intervention choices,
and EPCs should recommend suitable measures for heritage contexts.

We would recommend flexibility in allowing alternative methods for improving
efficiency, especially for properties that cannot easily comply with the secondary
metrics.




THE ALMSHOUSE ASSOCIATION CONSULTATION RESPONSE
e ENERGY PERFORMANCE OF PRIVATELY RENTED HOMES

ALMSHOUSE

EEBERl] Consultation Deadline: 2 May 2025

3. What are your views on the alternative approaches of:

Alternative 1: A requirement to meet a standard set against dual metrics of equal weighting.
The standard would be set against dual metrics including 2 of the following: fabric
performance, heating system and smart readiness.

Alternative 2: A requirement to meet an overarching standard set against all 3 metrics of
fabric performance, heating system, and smart readiness, either through improvements
across all standards or through landlords concentrating improvements against one or two
standards.

Neither

We do not support either alternative. Equal weighting or requiring improvements
across all three metrics would be too rigid for the complexity of heritage buildings
and would increase compliance burdens on charitable landlords with limited
resources. We favour the government's preferred approach — a single mandatory
metric with landlord discretion over the second — provided exemptions and
flexibilities are available for non-standard buildings.

For heritage properties where fabric measures may not be viable, allowing landlords
to improve via other routes (e.g. heating or smart systems) is essential. However, the
system must avoid incentivising minimum-effort compliance. Clear communication
and training are vital.

The Almshouse Association would prefer a more adaptable framework that focuses
on achievable improvements. Concentrating improvements on one or two standards
might be more practical, but we recommend that landlords be allowed flexibility in
how they approach this.
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4. Do you have any alternative suggestions for how government could utilise
new EPC metrics as the basis for MEES, such as a single metric approach (for
example, fabric or cost based?) Please provide a rationale with your answer.

Yes

We would suggest a cost-based metric could be an effective alternative. This would
allow almshouses to prioritise energy-efficiency upgrades within their financial
constraints. Given the reliance of many almshouses on charitable funding and
volunteers, a cost-based metric would help ensure that improvements can be made
in a financially sustainable way. This could be scaled depending on the size of the
charity or type of dwellings — 80% of almshouse charities have no more than 20
dwellings and nearly 35% of almshouse charities provide accommodation in Listed
buildings. A cost-based model — potentially linked to lifecycle carbon savings or
energy bill reductions — could help align MEES with both fuel poverty and net zero
objectives.
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5. Do you agree with government’s proposal to increase the maximum required
investment for Private Rented Sector (PRS) MEES to £15,000 per property and for
landlords to be able to register an exemption if expenditure would take them over
this figure? If not, please set out whether you consider a cap should apply and how;
and if so, what level you consider the cap should be set at and why (whether this is
the 2020 proposal of £10,000 or another figure). Please explain your answer.

Disagree with increasing the cost cap

The Almshouse Association does not support the £15,000 cap as a reasonable limit.
While £15,000 may be necessary for some properties to achieve EPC C, especially
older or larger buildings, it is a high threshold for charitable landlords or those in low-
rent areas.

Almshouse residents typically pay a weekly maintenance contribution, often much
lower than market rent, to cover the cost of their accommodation and the upkeep of
the building. This contribution, sometimes as low as £35 per week, may also include
utilities, heating, and hot water.

As such, many of our members face financial constraints and limited resources,
making it essential that there is a cap to prevent them from overextending
themselves financially. However, we recommend that there should be additional
support mechanisms or exemptions for charitable landlords who may not have
access to the same funding as private landlords.

Almshouses are Permanent Endowment, gifted to the charity in perpetuity and can
not be sold. They often have limited asset value so that whilst in the private sector

such improvements may carry the benefit of increasing the asset value that would

not be the case with almshouses.
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6. Should government extend the exemption period for the cost cap to 10 years? If not,
how long do you think the cost cap exemption should last? Please explain your
answer.

Yes

We believe extending the exemption period to 10 years is a reasonable proposal.
Given the complexity and financial constraints of many almshouses, a longer period
will provide time to manage and fund necessary improvements. However, we would
urge that this exemption period be carefully monitored to deliver support to
properties to meet their energy efficiency obligations in a timely manner.

A 10-year exemption provides much-needed stability and avoids repetitive,
burdensome reapplication processes. Many smaller landlords, including almshouse
charities, lack internal resources to regularly re-apply for exemptions — extending
the exemption period would reduce administrative burden and ensure landlords can
plan responsibly over a longer horizon.

7. Do you agree with government’s preferred implementation timeline to require ‘new
tenancies’ to meet the higher standard from 2028 and ‘all tenancies’ to meet the
higher standard by 20307? If not, do you have alternative suggestions?

Disagree

In general, the timeline is achievable for standard properties. However, for heritage,
listed, or traditional properties — particularly those requiring specialist materials
or upgrades — this timeline may be too ambitious. We suggest that the 2030
backstop should remain, but that flexibility be embedded through exemptions,
phased targets, or a special category for heritage properties. Phased
implementation or a "years from regulation" model is strongly recommended.

Given the diverse nature of almshouses, we would suggest that the timeline be
flexible to account for properties that may require additional time due to their
specific circumstances, such as historical restrictions or limited access to funding.
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8. Do you agree with government’s proposal that, as an EPC reform transition measure,
landlords should be able to demonstrate their properties are compliant with the
existing standard of EPC E using their past EPC?

Agree

We support this proposal in general as it provides continuity and avoids unnecessary
costs for landlords who have already complied with previous standards. However,
clear guidance is needed to ensure both landlords and local authorities understand
what standards apply during the transition. Properties that have never had an EPC
must be supported to come into compliance. It would also help alleviate the burden
on almshouse providers who might not be able to afford a new EPC.

9. Do you agree properties that have an EPC rating of C against the EER on EPCs before
2026 should be recognised as compliant with the future standard until
their EPC expires or is replaced?

Agree

We agree with this proposal, as it ensures that properties which have already made
significant progress towards energy efficiency are not penalised for minor
discrepancies in future standards. This avoids penalising proactive landlords and
provides clarity. This approach allows for a smooth transition without excessive
costs and reduces the assessment burden.

10. Do you agree with government’s proposal to require landlords to commission a
new EPC before taking action to comply with higher MEES?

Agree
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10.1. Should the cost of this new EPC be included within the cost cap?

Yes

We believe this is areasonable proposal, as it ensures that any improvements made
are based on accurate, up-to-date information. However, the cost of obtaining a new
EPC should be carefully considered, especially for charitable landlords. However,
current EPCs can be unreliable for heritage properties, and reform and flexibility is
needed urgently.

The cost of obtaining a new EPC should be included within the cost cap. Given the
financial constraints that almshouses often operate under, this would help ensure
that the costs of compliance are manageable.

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

Yes

Yes, to prove compliance. A draft EPC model (like an MOT advisory notice) could be
more efficient. Repeated EPC costs should be avoided. If multiple assessments are
required, this could divert funds from actual improvement works. Alternatively,
assessors could issue a single certificate conditional on evidence of works, reducing
duplication and cost. Additional costs such as professional fees necessary for
meeting the measures should be included in the cap. These may be historic
buildings advisors, architects and surveyors.
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11. Should government develop an affordability exemption? If yes, what eligibility
criteria would be the most appropriate for an affordability exemption? Please
indicate which, if any, of the proposed approaches you support or otherwise provide
alternative suggestions.

Yes
Rent level based approach

We strongly support the development of an affordability exemption. For
almshouses, the eligibility criteria should take into account charitable status, the
availability of funding, and the age/condition of the property. A thorough
assessment of the financial capacity of the landlord would ensure that this
exemption targets those mostin need.

A rent level based approach would best reflect the real income of the charity and
avoid penalising low-rent providers (affordable housing) — such as almshouses.
Charitable landlords, including almshouses, often rent at well below market value
— sometimes as little as 30-50% of equivalent PRS rates — and would otherwise be
unfairly exposed to high upgrade costs. Government should allow use of one year’s
rent or a 10-year average as the benchmark.

12. Should government apply the PRS MEES Regulations to short-term lets? Please
explain your answer.

Don’t Know

Almshouses do not typically operate as short-term lets as defined in the Levelling
Up and Regeneration Act (2023). Accordingly, The Almshouse Association does not
have a direct stake or specific expertise in this area and therefore does not wish to
provide a view on this question.
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13. What actions could government take, including changes to the law to encourage or
require smart meters in properties undergoing efficiency upgrades, to increase the
number of smart meters installed in the PRS? Please provide your rationale and
evidence for any suggestions for actions you have.

Government could provide incentives for landlords to install smart meters, such as
grants or tax relief for those who take action to improve efficiency with smart
technologies. Education campaigns targeting landlords, particularly in the charity
sector, would also be beneficial in increasing awareness of the long-term benefits of
smart meters. However, smart meters are not always suitable for all properties (e.g.
poor signal, elderly tenants), and mandates should be applied with flexibility.

14. Do you think the current MEES exemptions available to landlords are suitable?

Yes

The current exemptions are generally suitable, but there should be more flexibility in
applying them to charitable landlords, especially those with older properties that
may require more substantial investment. Key issues include:

e Listed building requirements: LBC processes are lengthy and costly, often
leading to refused consent for energy measures.

e Outdated EPC recommendations: Many pre-2012 recommendations are
irrelevant or inappropriate.

e Poor usability of the exemption register: It demands more evidence than the
guidance implies and is poorly understood by small landlords.

e Exemptions should be considered for organisations that are charities
registered with the Charity Commission - they offer public good and if the
impact of EPC’s reduced their viability society would be at a loss.
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14.1. Are there other circumstances, not covered by the current MEES exemptions
regime, where you think government should consider making exemptions for?

Yes

We suggest that government consider an exemption for non-profit housing
providers that face financial constraints and unique challenges due to the age and
construction of their properties.

This could take the form of:

e Heritage/traditional construction exemption, linked to Building Regulations
Approved Document L.

e Charitable status exemption, where below-market rent is offered for public
benefit.

e Recognition of alternative carbon-reduction activities, e.g. rural estate
landscape recovery schemes.

We also recommend a separate review of the exemption register, with input from
the sector and digital design experts.

15. Do you agree with the Government’s preferred position to keep a potential
requirement on lettings agents and online property platforms under review whilst
the PRS Database is being developed for properties in England?

Agree

We agree with this approach, as it provides time to assess the effectiveness of the
database and its implementation. Any measures to encourage compliance should
also consider the specific needs and capacities of charitable landlords.
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16. Do you have any new evidence to submit regarding the topics as summarised in
Chapter 2 of this consultation? Please specify which topic you are providing new
evidence for.

No

We do not have new evidence to submit at this time, but we remain committed to
providing input on any relevant future developments regarding energy efficiency in
the sector.

17. Is there any additional information or evidence you would like to provide on either
the effectiveness of the existing PRS regulations 2015 and guidance, or interactions
with other policies?

Yes

We would like to highlight that existing regulations and guidance can be difficult for
smaller and charitable landlords to navigate due to the financial and administrative
burden. Streamlining the process, alongside clear guidance tailored to the
charitable sector, would ensure that almshouses can continue to meet regulatory
requirements without compromising their ability to support vulnerable tenants.




