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0 SUMMARY 

Near zero energy renovations and deployment of renewable energy resources are still a 

challenge in The Netherlands, despite available technologies. A large potential for energy 

efficiency was identified by the Dutch government within the Dutch residential sector. The 

uniformity in housing plans, built in the post-war period, is a chance for upscaling near zero 

energy renovations in a systematic way. 

The main stakeholder who can make a difference in the Netherlands in the near future are the 

social housing associations (see figure below). Within these organisations we need to support 

the enterprising, connecting and leading people, who think in opportunities. They need the 

sharing of knowledge and experiences with each other. Successful projects inspire others! The 

roadmap to a climate neutral 2050 starts with local networks.  

 

 

Figure 1: Visualisation  of the Dutch roadmap, with a focus on the role for socail housing 

associations. 

The first ‘task’ for social housing associations is to think from a residents perspective: from 

tenancy to partnership and individual choices. Tenants are more likely to participate in 

renovations when we address their needs.  

The second task is to organize renewable energy on a district level, instead of individual 

solutions. The third task is to change the approach from stand-alone projects to upscaling with 

suitable products.  

And the final task is to change from a mere energy performance to an integral sustainability 

performance approach. Following these tasks with local networks can lead to successful 

project that inspire others. Important aspect is the thinking in products and services (upscaling 

potential) instead of stand-alone projects. Risk on the road is an excess of customer 
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friendliness, although in the end it’s all about healthy and comfortable dwelling in the 21st 

century! 

When building products and renovation concept have been improved and refined, based on 

the experience in the social housing sector, it will become more easy to activate also the group 

of private home owners. Success in this latter sector may therefore depend on successful 

roadmap implementation in the social sector. But also local energy cooperatives could help to 

reach this group. 
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1 INTRODUCTION 

The NeZeR project promotes the implementation and smart integration of Nearly Zero Energy 

Building Renovation (NZEBR) measures and the deployment of Renewable Energy Sources 

(RES) in the European renovation market. The scope of NeZeR is in urban residential houses 

and dwellings. The specific types of residential houses are selected in each of the five 

partnering countries in order to choose the most important national house types. 

The aim of the project is to make NZEBR the prevailing means for refurbishment and to 

improve the performance of the existing residential building stock, decrease the energy use of 

the building stock, achieve significant emission reductions of the building sector, and 

decrease the non-renewable energy dependency of Europe.  

In order to facilitate the implementation of NZEBR and uptake of RES, roadmaps for NZEBR 

and RES have been created. The focus countries are Finland, Romania, Spain, Sweden, and 

The Netherlands. This report presents the roadmap for The Netherlands.  

The roadmaps include general descriptions of how to achieve mainstream NZEBR and 

utilization of RES from the perspectives of different stakeholder groups, e.g. city authorities, 

property owners and housing associations, construction sector (architects, developers, 

component producers) and the user perspective. However, it has been up to each country to 

select the most important stakeholders from their respective conditions. 

1.1 Purpose of the roadmap 

The purpose of the roadmap is to complement the action plans developed in the NeZeR WP4 

by concretizing actions that various stakeholders need to take to make NZEBR the prevailing 

means for refurbishment. The roadmap may contribute to achieving the EU targets for 

existing buildings, mainstreaming NZEBR in the NeZeR countries and enable implementation 

of the action plan by guiding the stakeholders. 

1.2 Methodology 

Generally, a roadmap can be described as a strategic plan that describes the steps needed to 

achieve stated outcomes and goals. In this project it includes tasks and priorities for action 

and suggestion of metrics that allow the tracking of the progress towards the final goals. The 

tracking process will occur after finalizing the NeZeR-project.  

The roadmap development process has been divided into three phases: 

 Planning and preparation 

 Development of a roadmap document 

 Review and consultation with key stakeholders 

 Refining and launch of the roadmap 

 

The roadmap has been created in close cooperation with the national NeZeR clusters. One 

national cluster workshop was organized specifically to provide input to the development of 

the roadmaps for the different stakeholder groups. After the workshop all data was gathered 

and some additional interviews were carried out to reach other stakeholders and to confirm 

the outcome. 
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During the workshop it was important to give the stakeholders the right conditions, rather 

than steering them. The stakeholders are the actors on the NZEBR market. Nevertheless, to 

get a roadmap that is as concrete as possible the stakeholders were asked to also include 

policy instruments for example legislation, incentives and information. 

 

 

 

 

1.3 Scope and boundaries (and connection to other NeZeR WPs) 

The roadmap has been drawn on a national level, from the perspective of different 

stakeholders, previously identified in WP5 (Impact through national clusters). The roadmaps 

also take into account the technical, functional, and economic aspects, addressed within WP2 

(Criteria for NZEBR technologies and solutions) and WP3 (Feasibility of NZEBR over 

traditional renovation).  

Results from WP2 and WP3 on technical and non-technical aspects have been kept in mind during 

the development of the roadmap. The roadmap provides recommendations on future actions for 

different stakeholders with special attention to the challenges and non-technological barriers for 

NZEBR and RES identified for different stakeholder groups. 

The roadmap differs from the city action plans (WP4) in the sense that they focus on the 

stakeholder perspective including the individual perspectives of different stakeholders. The 

Action plans in WP4 were developed for the cities and the roadmaps, on the other hand, have 

been created on the national level and for different stakeholders. However, the action plans 

have been used as input for creating the roadmaps.  

1.4 Identified stakeholders 

The most important stakeholders to include in the roadmap development were identified 

based on the stakeholder analysis performed in task 5.1 of the NeZeR project. The following 

were identified as the most important stakeholders in The Netherlands: 

 Government (national level) 

 Provinces 

 Municipal decision makers 

 Social housing associations 

 Construction companies 

 Owners 

 Tenants 

However, the whole NeZeR cluster was invited to the roadmap workshop, so input was also 

received from other stakeholders also, such as technical university. The stakeholders and 

experts of the national clusters were thus involved in the process.  
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2 BASELINE 

2.1 Current situation, building stock, energy use 

Below is a description of the baseline situation in EU and The Netherlands.  

Common important user needs and market barriers 

Directive 2010/31/EU (EPBD) on the energy performance of buildings states that existing 

buildings undergoing major renovation shall fulfil minimum energy requirements. Renewable 

energy production shall be included if this is technically, functionally and economically 

feasible. The EPBD has resulted in the development of national building codes, norms for 

calculation of the energy performance of buildings and energy certification of buildings. 

However, major renovations aiming for nearly zero energy performance have not yet had a 

market break through. 

The initiators and planners of the energy upgrade face several barriers of different categories. 

The economic barriers include low energy prices (to change behaviour) and the lack of cost 

effective products. Tenants’ and building owners’ lack of knowledge regarding energy use 

and energy efficiency improvement form a knowledge barrier. Priority to comfort and high 

indoor temperatures and priority to personal gains over responsibility for the environment are 

examples of individual and cultural barriers. Structural barriers relate to the lack of feedback 

on energy use, the lack of services for energy efficiency as well as organizational barriers 

related to the decision making processes in housing cooperatives. Political barriers include 

insufficient coordination of initiatives, incentives and regulations.  

Energy efficient renovation measures have been investigated in several research projects in 

the participating countries. In spite of the ambitious and relevant research results the gathered 

information is still shattered in various reports and weakly disseminated among practitioners, 

building professionals and decision-making stakeholders. The decision makers need 

knowledge on the gains of energy efficiency. This is valid both for private and professional 

decision makers. Knowledge today is often only accessible for specialists and is not 

communicated towards the public.  

Current situation in The Netherlands 

The total building stock in The Netherlands was approximately 7 million dwellings in 2012 

(national statistics). Of these, 70 % were single-family buildings and 30 % were multi- 

familybuildings. Dutch authorities have identified a large potential for energy efficiency 

improvement measures within the Dutch residential sector. Also, they identified a large 

uniformity in housing plans and construction methods for 3.8 million dwellings. Especially in 

the post-war period (1946-1974) approximately 1.8 million dwellings were built in The 

Netherlands because of the housing shortage. Of these. about 450.000 dwellings were built 

according to a ’system building technology’. These buildings are constructed mainly with 

prefabricated building elements and are usually poorly insulated (see also Figure 2).  
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Figure 2. Building stock The Netherlands ï building year and type (status year 2012, source: 

RvO and BouwHulpGroep). 

 

The Dutch ’Agreement on Energy for Sustainable Growth’ [2] aims at a reduction of 96 

Petajoules a year in the built environment, from 2008 until the end of 2020. Approximately 

64% of the aimed reduction can be allocated to the residential sector (ca. 62 PJ a year). 

At moment of writing, two extremes are comonly used to illustrate the choice between 

renovation strategies: 

1. ’zero-on-the-meter’: renovation of housing by insulating, adding HVAC and 

sustainable energy. Energy use balanced over a year is zero (included the energy use 

for household). 

2. ’Label B’: renovation of housing by improving insulation, adding individual HVAC 

systems and sustainable energy (optional). Energy performance is Label B (energy 

certificate for the building related energy use). 

The goal of 62 PJ energy reduction corresponds to : 

- 1.1 million ’zero-on-the-meter’ renovations by the end of 2020, with financial input of 

at least EUR 44.9 billion [1]; 

OR 

- 2.2 million ’label B’ renovations by the end of 2020, with financial input of at least 

EUR 28.1 billion [1]. 

Between these two ’extreme’ roads for renovations there is a wide spectrum of possibilities 

and combinations of measures, including the Near Zero Energy Renovations. The investment 

challenge is enormous, but financially achievable for the social housing sector on a national 

level, according to the government. Far more difficult it is for the sector of private owners, 

who difficult to convince making large investements in energy savings or who simply cannot 

afford make the necessary investments. 
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This roadmap shows gaps and barriers, action items, impact and indicators for the ’Dutch 

quest’ between the two roads zero-on-the-meter and label B renovations. 

 

2.2 Policies and incentives 

The ’Agreement on Energy for Sustainable Growth’ (2013) marks the start of the transition to 

a sustainable future in The Netherlands. ”The agreement gives voice to the willingness of 

many parties to work on making the Dutch society and economy sustainable. A sustainable 

energy supply is an indispensable component of that process. The agreement unites divergent 

interests and brings together more than forty organisations – including central, regional and 

local government, employers’ associations and unions, nature conservation and environmental 

organisations, and other civil-society organisations and financial institutions. It is based on the 

awareness that a long-term perspective means placing the common good far above the 

separate interests of either individuals or organisations and that it also means a growth path 

defined by energy and climate objectives as well as by feasible and necessary gains in 

competitiveness, employment, and exports”. 

In this agreement numerous opportunities for achieving significant energy savings in the built 

environment are adressed.  

”The basic principle is that individuals and businesses have an interest themselves in saving 

energy and will shoulder responsibility for doing so. A combination has therefore been chosen 

of information provision, awareness-raising, reducing the burden, and funding support. A 

revolving fund is established for energy saving in the built environment amounting to some 

EUR 600m. This national energy-saving fund was operational in 2013 with a component 

focusing on owner occupiers making it possible for this large group of individuals to take 

profitable measures to save energy. Financing options and any future policy measures can 

make use of the energy performance certificate, to which favourable financing can be linked.  

An agreement is concluded between central government and the Association of Netherlands 

Municipalities (VNG) on providing municipalities with active support concerning local and 

regional energy saving and energy generation.  

The parties to the Voluntary Agreement on Energy Saving for the Rented Sector [Convenant 

Energiebesparing Huursector] have committed themselves to the agreed objectives of 

ensuring an average of Label B for corporations and a minimum of Label C for 80% of 

private landlords by 2020. In that context, the central government is providing EUR 400m in 

funding for building owners in the subsidised rented housing sector (STEP subsidy) for the 

purpose of investment in energy-saving measures between 2014 and 2017, with the aim being 

to contribute to achieving the objectives of the Voluntary Agreement. In the short term, this 

measure will promote a substantial wave of investment in making rented housing energy-

efficient.” [2] 

Also in 2013 the Dutch governmental program for energy reduction in the housing sector 

(programme ”Energiesprong”), six housing associations and four construction companies 

made a (green) deal called ’De Stroomversnelling’. Aim of this deal was to accelerate the 

proces of energy renovations by adressing ’all barriers at the same time’ so that a ’zero energy 

on the meter’ performance will be possible to realize for (a first) 11.000 dwellings in the 

social housing sector. In 2015 ’the deal’ developed into an broader association, which aims to 

scale up the zero-on-the-meter principle for (all) existing and also new building stock. This 

movement ensured new legislation (july 2016) for social housing associations which gives 

them the possibility to collect an ”Energy Performance Fee from tenants 

(EnergiePrestatieVergoeding). This new legislation should provide a solution for the so-called 
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”split incentive” that is faced by owners of rental housing when they make investments in 

energy efficiency measure for the building. By means of the Energy Performance Fee the 

building owner can charge the tenants a fixed fee for the provison of energy services so that 

he can collect the benefits from the  energy saving investment.  

Other relevant fiscal incentives have been identified in WP3 of the NeZeR project. A separate 

report can be downloaded from the NeZeR website (www.nezer-project.eu). Most important 

incentives are mentioned here above. 

http://www.nezer-project.eu/
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3 ROADMAP 

3.1 General gaps and barriers for NZEBR 

Overall gaps and barriers for NZEBR have been identified previously in NeZeR WP2 as: 

Economic aspects as well as the decision making process play a relevant role when 

undertaking NZEB renovations.  

For multifamily buildings in private or mixed (private and social housing) ownership, the 

decision-making process and the financing of investments are major bottlenecks. The higher 

the upfront investment the more difficult the intervention is. Energy efficiency improvement 

measures are related to long term planning and the ownership turnover cycles are often 

shorter than the payback period for the measures.  

With respect to technical aspects, it is still very difficult to obtain profitability in renovation to 

NZEB level of very old multifamily buildings, e.g. buildings from the post-war era. The post-

war buildings often demand extensive measures and are not easily converted to buildings with 

low energy consumption.  

In general, the technology to reduce the energy consumption exists but comprehensive 

measures are required to reach a very low level of energy consumption. Furthermore, 

sometimes measures can also be difficult due to additional restrictions, such as the protection 

of cultural heritage.  

Finally, another barrier to reach NZEBs is related with the social aspects. Despite the 

implementation of advanced technologies, e.g. heating solutions, there is still an evident lack 

of knowledge related to its use and there are inappropriate behavioural habits that are difficult 

to change. 

3.2 Roadmap for different stakeholders 

Through workshops with the Dutch cluster and additional interviews a roadmap / matrix has 

been drawn for The Netherlands, which is summarised in Figure 3. In the following chapters, 

the roadmap / matrix is described for each main stakeholder group. 
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Figure 3. Summary of Dutch roadmap / matrix 

3.2.1 National Government 

Gaps and Barriers: The national government has to cooperate with a lot of stakeholders, 

which makes it difficult to accelerate. This also results in a high level of abstraction of energy 

policies. The compartmentalization of state departments sometimes causes fragmented  

regulations on energy issues. The 4 year cycle of politics makes it difficult to reach and work 

on a long-term perspective. 

Action Items: Make policies and adapt regulations that stimulate awareness of NZEBR. 

Provide subsidies. 

Impact: Long term ambition perspective, stimulate all stakeholders. 

Indicator: CO2 reduction and employment on national level. 

 

3.2.2 Regional Government (=Provincial) 

Gaps and Barriers: The role of the provincial governments may be different for each region. 

In practice provinces are ‘more or less’ invisible for tenants and private owners. The 4 year 

cycle of politics makes it difficult to reach and work on a long-term perspective. 

Action Items: Provincial governments can stimulate the local NZEBR-economy by 

facilitating municipalities and companies, providing knowledge, capacity, subsidies.  

Impact: NZEBR becomes more profitable. Stimulating long-term management plans among 

construction companies and long-term policies for municipalities. 

Indicator: CO2 reduction and employment on regional level. Overview of local policies. 
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3.2.3 Municipal Government 

Gaps and Barriers: The Municipal Government is defined here to include all actors that make 

decisions (both technical and political) on a municipal level: i.e. municipal planners, 

municipal architects, municipal authorities, municipality councils and aldermen. These 

municipal decision makers have a lot of interests to deal with. NZEBR is one of them, but the 

influence on making it happen is limited. 

Action Items: Increased cooperation between stakeholders and between different municipality 

departments. A long year budget for NZEBR activities. Municipalities can play an important 

role in facilitating awareness, initiatives and monitoring.  

Impact: NZEBR becomes visible on the agendas of stakeholders. Local cooperation. 

Indicator: CO2 reduction and employment on a local level. Overview of local activities. 

 

3.2.4 Social Housing Associations 

Social Housing Associations comprises the group of institutional housing owners, which 

provides rental housing for families with a low income (annual  income below €35.000)
1
. 

Gaps and Barriers: There is a lack of urgency and direction in the social housing sector, due to 

overregulation.  

Action Items: Change of working processes by focusing on the end-user/customer, integrated 

components and concepts (instead of separate energy measures) and innovative contract 

management. Approach from stand-alone projects to products and services. 

Impact: Upscaling and higher speed of NZEBR  

Indicator: Customer satisfaction and better energy certificates (for housing). 

 

3.2.5 Construction Companies2 

Gaps and Barriers:  

Most construction companies are part of a very traditional and fragmented sector. Therefore 

there is still a lack of integrated renovation concepts. Often only separate semi-manufactured 

products are used for renovating (replacing a boiler, glazing, etc.). The proces and forms of 

contracting are also very traditional. Maintenance and operating the renovated houses is done 

by other parties than the construction company who installed and renovated the houses in the 

first place.  

Action Items: Construction companies could use new business models with integrated 

renovation concepts and a customer focused supply. Publicity of good examples is needed. 

Impact: An available product range of affordable, energy efficient an healthy NZEBR 

concepts.  

Indicator: More good examples. More NZEBR are being built 

 

                                                 

1
 In other countries this stakeholder group may be named “Public Housing Companies” when they are not 

restricted to low-income tenants only. 
2
 Also called “Contractors” in other national road maps 
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3.2.6 Tenants 

Gaps and Barriers: Only a small part of tenants are interested in sustainability (ca. 8% 

according to a survey by social housing association Portaal). There seems to be a lack of 

urgency and ignorance of the problems of climate change. Sometimes there is distrust against 

the social housing association.  

Action Items: Social housing associations and municipalities can invest in awareness, 

education and the willingness for dialogue. Use marketing as a tool, so that renovation 

concepts meet the needs of tenants. 

Impact: Upscaling an higher speed of energy renovations. 

Indicator: More satisfied tenants, lower energy use- and costs and better energy-certificates 

(important for the social housing associations in relation to level of rent). 

3.2.7 Home Owners (incl. Home Owner Associations) 

This group comprises the private owners who live in their own house. These house  may be 

either single-family dwellings (row houses or detached) or multifamily buildings. In case of 

multifamily buildings the home owners are associated in home owners associations entities 

which are responsible for the maintenance of the building itself and common areas inside or 

around the building.  

Gaps and Barriers: Only a small part of owners are interested in sustainability. Limited budget 

is often an important barrier. There seems to be a lack of urgency and ignorance of the 

problems of climate change. Sometimes there is distrust against construction companies who 

try to sell semi-manufactured sustainable products. There is a lack of structured information 

of high quality about possibilities of NZEBR. 

In case of multifamily buildings the decision making process among all owners forms an 

important extra barrier. 

Action Items: The government, provinces and municipalities can invest in awareness, 

education and the willingness for dialogue. Local cooperatives can play the role of 

independent party for knowledge and advise. Home owners associations often need to be 

(re)activated and to build up larger maintenance funds. 

Impact: Broad acceptance and upscaling of energy renovations, step by step. 

Indicator: More satisfied owners, better energy-certificates and lower real energy use and 

costs. 

 

3.3 Priorities and timelines 

Priorities in the roadmap / matrix were discussed with the national cluster. One of the 

important outcomes was the great potential that was expected from local cooperation of 

stakeholders. Participation in renovation projects on a more equivalent basis, could speed up 

the process and amount of NZEBR.  
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Figure 4. From separate positions tot local cooperation 

 

Also the most important actions to achieve the goals were prioritized and brought together as 

in figure 5 : 

- Start with local networks 

- Support the leading people with knowledge: ‘smart on the road’, fulfilling four tasks: 

- ‘Think from residents perspective’ 

- ‘Renewable energy on a district level’ 

- ‘Building components approach’ 

- ‘Building circular’ 

 

 

 

Figure 5. Roadmap to 2050 with four tasks 

Explanation: 
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The main stakeholder who can make a difference in the Netherlands are the social housing 

associations. Within these organisations we need to support the enterprising, connecting and 

leading people, who think in opportunities. They need the sharing of knowledge and 

experiences with each other. Succesfull projects inspire others! The roadmap to a climate 

neutral 2050 starts with local networks.  

The first ‘task’ is to think from a residents perspective: from tenancy to partnership and 

individual choices. Tenants are more likely to participate in renovations when we address 

their needs.  

The second task is to organize renewable energy on a district level, instead of individual 

solutions. The third task is to change the approach from stand-alone projects to upscaling with 

suitable products.  

And the final task is to change from a mere energy performance to an integral sustainability 

performance approach. Following these tasks with local networks can lead to successful 

project that inspire others. Important aspect is the thinking in products and services (upscaling 

potential) instead of stand-alone projects. Risk on the road is an excess of customer 

friendliness, although in the end it’s all about healthy and comfortable dwelling in the 21st 

century! 
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4 ROADMAP IMPLEMENTATION, MONITORING AND REVISION 

In a workshop with eight social housing associations on the 10
th
 of  

november 2016 we presented the roadmap with the main tracks. Each 

track was presented by an expert out of the field of practice. The 

participants were asked to give additional direction signs for the way to 

2050. One of the important outcomes was the need for a ‘community of 

practice’: a group of people who share their profession and experiences.  

A summary of the workshop and Roadmap will be / was published in 

Renda magazine (December 2016). Next step will be taken on the 

building fair in february 2017. The community of practice will then be 

continued and enlarged. 
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5 CONCLUSIONS 

Near zero energy renovations and deployment of renewable energy resources are still a 

challenge in The Netherlands, despite available technologies. A large potential for energy 

efficiency was identified by the Dutch government within the Dutch residential sector. The 

uniformity in housing plans, built in the post-war period, is a chance for upscaling near zero 

energy renovations in a systematic way. Two extreme approaches are commonly used to 

illustrate the challenge: 

1. ‘Zero-on-the-meter’: renovation of housing by insulating, adding HVAC and 

sustainable energy. Energy use balanced over a year is zero (included the energy use 

for household) 

2. ‘Label B’: renovation of housing by insulating, adding HVAC and sustainable energy 

(optional). Energy performance is Label B (energy certificate for the building related 

energy use). 

Between these two ’extreme’ roads for renovations there is a wide spectrum of possibilities 

and combinations of measures, including the Near Zero Energy Renovations. The investment 

challenge is enormous, but financially achievable for the social housing sector on a national 

level, according to the government. Far more difficult it is for the sector of private owners, 

who cannot afford to invest or lend money. 

Social housing associations are the main stakeholder because they own ca. 30% (2.4 billion)  

of all housing in the Netherlands and can make a difference. The main gaps and barriers are; a 

lack of urgency and direction, possibly due to overregulation. Change of working processes 

by focusing on the end-user/customer, integrated products and innovative contract 

management are important actions.  

Priorities for the roadmap / matrix were discussed with the national cluster. One of the 

important outcomes was the great potential that was expected from local cooperation of 

stakeholders. Participation in renovation projects on a more equivalent basis, could speed up 

the process and amount of NZEBR. 

Within social housing associations we need to support the enterprising, connecting and 

leading people, who think in opportunities. They need the sharing of knowledge and 

experiences with each other. Four tasks are important, starting with local networks:  

1. Thinking from residents perspective 

2. Renewable energy on a district level 

3. Building components approach 

4. Building circular 

Following these tasks with local networks can lead to successful project that inspire others. 

Important aspect is the thinking in products and services (upscaling potential) instead of 

stand-alone projects. 

When building products and renovation concept have been improved and refined, based on 

the experience in the social housing sector, it will become more easy to activate also the group 

of private home owners. Success in this latter sector may therefore depend on successful 

roadmap implementation in the social sector. But also local energy cooperatives could help to 

reach this group. 
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