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Before renovation After rencvation
Financing costs [with deduction of tax benefit for owners) MEnergy costs, including flxed connection costs
WA contribution (reservation MYMP) WA contribution {extluding reservation MYMP)

Collecting data Qty of apartments 176 |Result calculations
Costs/year before renovation Individual Collective |n;s|ms Individual Collective
CA contribution (excluding reservation MYMP) € 1.000,00 [savings in housing costs per year €1.291,46 €227297,13
CA contribution (reservation MYMP) €925,00 Lifetime (cumulative during finance period) €38.743,83 € 6.818.913,79
Electricity consumption (peak) € 8.000,00 Financing costs (deducted) €16.138,18 € 2.840.318,87
|Energy consumption electricity (off-peak) €0,00 |Subsidy £€8.197.73 € 1.442.800,00
Energy consumption of natural gas £230.000,00 Increased value of the apartment(s) after renovation £25.000,00 £ 4.400.000,00
Yield solar panels (peak) €52.350,00 Housing costs neutral budget Collective
Yield solar panels (off-peak) €0,00 Renavation budget based on savings, excluding subsidy € 22.605,65 €3.978.594,93
Fixed costs electricity connection €0,00 Renovation budget based including subsidy €30.803,38 €5.421.394,93
Fixed costs gas connection €0,00 Renovation budget (savings, subsidy and increase value) €55.803,38 €9.821.394,93
Collective Housing costs, collective per year Before After
Ilnvestmem: renovation per apartment €7.214.000,00 |CA contribution (excluding reservation MYMP) € 176.000,00 € 176.000,00
Investment in research_and process management £ 350.000,00 A contribution [reservation MYMP) € 162 800,00 €83.600,00
Equity of the CA (release during renovation) € 1.500.000,00 Energy costs, including fixed connection costs € 238.000,00 € 80.902,87
Subsidy € 1.442.800,00 Financing costs (with deduction of tax benefit for home owners) £€0,00 € 229.304,54
Total € 576.800,00 € 578.807,41
[Resuttof renovation
Complex completely natural gas-free after renovation (yes/n: nee Housing costs Optimal per month Before vation| After
Complex after renovation (extra) solar panels (yes/no) ja |CA contribution (excluding reservation MYMP) €83,33 €8333
Energy saving 50,00% CA contribution (reservation MYMP) £77,08 €39,58
Energy costs, including fixed connection costs €112,69 €42,57
Costs/year after renovation Individual Collective Financing costs {with deduction of tax benefit for owners) £0,00 €108,57
CA contribution (excluding reservation MYMP) € 1.000,00 Cost per home per month (in average) €273,11 € 274,06
CA contribution (reservation MYMP) €475,00
Increase I value after renovation S23000.00 Housing Costs Optimal Renovation, individual / month
Financing
Loan term (years) 30
Interest renovation loan 3,90%
Potential tax benefit for owners 30,00%
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| Red RGB | Green RGB | Blue RGB HEX
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Orange 255 132 71 #ff8447
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CA: Condominium Association, alternative for Homeowners' Association. A CA concerns just one
building

Condominium: A condominium (also called a "condo") is a large property complex comprised of
individual units, and (the right to use) each unit is owned separately

CM: Condominium Manager

CondoReno: Acronym of the project “Creating and Multiplying Integrated Home Renovation Services
for private condominiums in the Netherlands and Flanders” (LIFE grant agreement No. 101076316)
FAB: Flemish Advisory Board

GM: General meeting. The (annual) meeting in which the owners of an apartment (members of the
CA) take decisions about the collective parts of their residential building

LCI: Living costs indicator, sometimes called housing costs indicator, an indicator to provide general
information about the costs that are related to the house before and after renovation

HOA: Homeowners' Association, alternative for Condominium Association. An HOA concerns several
buildings. An HOA can include several CAs.

IHRS: Integrated Home Renovation Services

KPI: Key Performance Indicator

LSG: Local Stakeholder Group, referring to the local stakeholders that co-create supply for IHRS
MYMP: Multi-year maintenance plan, a thorough (30 year ahead) maintenance plan that includes all
maintenance and replacement costs. Preferably drawn up in accordance with a standardized building
survey such as NEN2767

NAB: National Advisory Board (Netherlands)

TCO: Total cost of ownership

VEKA: The Flemish Energy and Climate Agency

WNR: “WoonlastenNeutraal Renoveren” renovation translated to English as Living Cost Neutral
Renovating or Housing Expense Neutral renovation

WP: Work Package
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This CondoReno Deliverable is a comprehensive document designed to aid Condominium
Associations (CAs) in the Netherlands and Flanders with energy renovations. Spearheaded by WNR
with collaboration from experts at TU Delft and other institutions, the deliverable introduces a
Renovation Roadmap and a Financial Calculation Tool. These are intended to streamline the
renovation process by providing a structured approach and simplifying financial decisions for CAs.

The Renovation Roadmap, as important tool of the IHRS approach, serves as a strategic guide, helping
CAs understand the entire renovation journey, including the necessary decisions and the roles of
different stakeholders. This step-by-step plan (investment proposal method) provides guidance on
when which decisions should be made, linked to a decision by the GM. In addition to the widely
supported start of a renovation process, the most important decisions are the decision to invest and
the final assignment to renovate. Alongside this, the Financial Calculation Tool offers a preliminary
financial overview, enabling CAs to assess the economic feasibility of renovations before committing.
This tool is particularly designed to present a simplified comparison of costs before and after
renovations, incorporating variables like potential subsidies and energy savings, though it does not
account for inflation to maintain a consistent comparison basis. The investments and energy savings
come from the advisory reports or master plan studies of various types of consultants, such as
architects or engineering firms.

The primary aim of this deliverable is to facilitate the decision-making process for CAs, reducing
barriers to undertaking deep renovations. By providing a clear financial picture and potentially
demonstrating cost savings and benefits over time, the tool encourages more CAs to commit to
substantial energy efficiency improvements.

The tool was also tested in real cases and evaluated by stakeholders. When testing the tool in practice,
it turned out that owners were not even that interested in the exact results or the range of the
outcomes. For the trust of the CA board and the members, simply having a conversation about the
results proved sufficient. The explanation regarding the collection of the correct figures was also very
important. It became very clear that the more accurate the figures, the more time and money it costs
to collect them. By discussing this in this way, we immediately noticed more understanding among
the homeowners.

This report is intended for all professional parties that offer or are considering offering maintenance
and renovation services to Condominium Associations (CAs) boards. The content of the services and
materials developed is intended for the boards of CAs to structure and thereby simplify the
decision-making process, so this document might be interesting to read for themselves as well. The
translation of the content of this material for companies acting on the supply side is described in
deliverable D8 Training material supply side.
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An investment proposal for an integral renovation is an important milestone in the renovation
process of a CA. To achieve an investment proposal a renovation roadmap is an important
instrument that can be used to point the CA in the right direction. It can help to make the choices
that have to be made during the renovation journey on rational grounds such as return and the
effect of an investment on operating costs.

The CondoReno project has developed a Renovation Roadmap as an important guideline to give a
CAs insight into the entire renovation process, the route that can be followed, the decisions that
need to be made and which parties can or should play a role in this. The roadmap provides a
number of guidelines, including the suggestion to make various renovation scenarios financially
transparent and express them in costs per month per apartment before and after renovation.

initiative orientation deepening transaction constructi aftercare
phase phase phase phase on phase phase

Figure of the six phases of the roadmap

For a detailed explanation of the development and background of the roadmaps, we like to refer to
Toolkit for Condominium Association decision-making, where you will find the general Overview
Report. Or go directly to the Overview on the Dutch IHRS-Roadmap (annex 3) and the Overview on
the Flemish IHRS-Roadmap (annex 4).

A comparison of various renovation scenarios can be supportive in the decision-making process of
homeowners on the condition that this comparison is transparent on costs and effects on future
costs. This comparison should show the costs per month and apartment associated with the various
scenarios before and after the renovation.

For this reason, CondoReno project partner WNR developed a tool, a simplified calculation module,
especially for the CondoReno project to visualize the effect of the renovation on the entire
apartment complex and to give the owners of a CA insight into the average cost of living in an
apartment within the condominium before and after renovation. The calculation tool provides a
general indication of the financial consequences of a renovation based on the living costs or housing
expense of an average apartment. In chapter 4 we will delve deeper into the workings of this tool.

The results of the simplified calculation tool are to be used in the first part of the roadmap to select
the preferred renovation scenario out of several possibilities. It is also useful to raise awareness of
the impact of renovation to the expenses of living in an apartment, the so-called living cost. The
living costs that are affected by a renovation are the energy costs (heating the home and production
of hot tap water), the CA-contribution (major maintenance reservations, insurance, cleaning and
management) and any repayment and interest in case the CA has to take out a loan to finance the
renovation.
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By a living cost-neutral renovation, we mean that the costs for the homeowner before and after the
renovation are (almost) the same. This concerns the costs affected by the renovation, i.e., for energy
(heating and hot water) and the CA contribution (maintenance grant). Because CAs generally reserve
insufficient funds for future maintenance, and certainly not for sustainability improvements, the
costs for interest and loan repayment are added after the renovation.

This tool provides insight in the average living costs related to apartment before and after
renovation. In practice, there might be significant differences between the individual apartments,
read homeowners, based on the actual use. For example, the preferred indoor temperature in the
house or when the house is only used parttime. The energy consumption for the production of hot
water for instance is highly dependent on the number of residents in the apartment and of course
also the use. In case of collective heating the deed of division can be of great influence.

When WNR was founded, it was politically important to make renovations feasible and affordable. At
the time a model was chosen to be able to carry out an integral renovation on a living cost-neutral
basis and is therefore the literal translation of the name “WoonlastenNeutraal Renoveren”. The living
costs before and after the renovation are then actually almost the same. By saving a huge amount
of energy (>90%) - by implementing passive house standards - and minimizing maintenance after
renovation, financial space is freed up to repay a loan, including interest payments. In general, a CA
does not have sufficient financial reserves, which makes the loan necessary.

In practice, living cost-neutral renovation is realistically feasible for a limited number of CAs. The
larger residential complexes (50+ homes) with overdue maintenance (built in 1955 - 1975) are
particularly promising. Living cost neutrality is no longer a goal in itself for WNR. Comfort improves,
the homes have a healthier indoor climate and the value demonstrably increases. Sufficient reasons
to opt for a complete renovation, even if the monthly costs increase slightly due to repayments and
interest.

The goal of this report is to provide Integrated Home Renovation Services (IHRS) a roadmap and a
simple tool to be able to give CAs insights in which steps to take and with this tool how their living
cost change after a deep renovation. Communication with a CA focuses on the CA-members, the
owners of an apartment in a multi-family residential building. We do not take into account the
interests of tenants in the event that one or more homes are rented. Although the roadmap does
pay attention to tenants to involve them in communication about plans and implementation. The
effect on a tenant's living costs is highly dependent on the rental contract, which is the responsibility
of the landlord.

A renovation should also lead to a significantly improved standard of living in terms of comfort and
energy consumption, as well as an improvement of the quality of the indoor climate. It will be a
pleasant, healthy and sustainable home. Although we recognize these benefits are important for
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convincing homeowners, our development within CondoReno is limited because home owners react
strongly to the monthly costs. Experience shows that they cannot easily imagine a comfortable living
environment and are therefore not very willing to pay for it monthly, leaving them with less money
net for fun things. This effect is even stronger when it comes to health and, for example, the quality
of the ventilation air.

So, in addition to all these benefits, we also have to explain the cost side thorough and careful. For
that reason, it is essential to look at the total cost of ownership (TCO), the total of costs related to
the house over a period of at least thirty years, to justify the one-off investment. For the owner of an
apartment, comfort and health are of secondary importance, as practice shows, it is always about
the costs per month.

AWNR

WoonlastenNeutraal Rencveren

MJOP chack

Dossier straten Haalbaarheidstudie

Technische Technische Definitiove Definitiove Afname-
specificati ke

o5 specificaties Uitvraag uitvoering Pro-ang
opstellen doarrekenen aanvraag aanvraag

B — Definitieve i
opstelien subsidieaanvraag ~ OvOraenxems! renvatie Naorgproces

Figure of general impression of a working document (Dutch) of the development of the Roadmap for CA renovations

In general, we aim to make the route the CA has to take to actually renovate their building as
smoothly as possible. The roadmap showcases the process after testing and the calculation tool is a
derivative of it. CA-members frequently comment "a high-quality renovation approach is not feasible
for us”, which has to be altered to the question “how much does the renovation cost us per month".
The calculation tool provides an initial answer to that question.

This calculation tool can be used throughout the entire process, although in practice the calculation
tool will be most useful in the orientation phase. The calculation tool makes it easy to choose from
the various renovation scenarios offered, provided that all information is available. If this
information is not available, it is a good indicator that more information is necessary to make the
right choice. Later in the process, the calculation tool can be continuously updated to continue
monitoring the living costs for the owners.
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This calculation tool is not intended as an instrument to determine the exact expenses for the
individual home owner. The main purpose is communication and raising awareness of the CA-
members of the actual effects of various renovation strategies to their monthly costs. It considers
the investment costs for the renovation, the subsidies, the energy costs and savings, the financing
costs (term/interest) and the reduction of the reservation for future maintenance. In the dialogue
with homeowners, it also provides an idea of the complexity of collecting the correct data for cost
calculations. It helps both not to underestimate the complexity of the situation and also to help
them to be guided through this renovation process.

This calculation module can be used with instructions for the CA to get a first impression. The tool
especially helps CA-board members, or CA-members who have united in a sustainability committee,
to become introduced to the rather technical (financial) world of sustainability and deep
renovations. The tool proves itself the best as support for the conversation with, and in between,
CA-members is provided. The calculation tool can be used throughout the entire process, with the
results becoming more accurate as the available information becomes more concrete.

oS

Step-by-step plan ‘D\

IN-DEPTH PHASE

5. Defining functional requirements and specifications
6. Defining the technical specifications

7. Determining the optimal investment level in relation
to housing costs /_i‘!westment planning

15. After care

INITIATION PHASE o \

o TRANSACTION PHASE
ﬂ 8. The renovation contractor comes on board
o 9. Developing of the detailed design
- }‘ 10. Applying for planning permission

11. Applying for grants

12 lying for fundin;
1. We aim to become a competent client 13 a?\';?'rers\watlon a feemen(
2. All members of the CA come on board ORIENTATION PHASE : =

3. We gather information about our owners’ association
4. We determine our preferred scenario

Figure of the document of the Roadmap for CA renovations
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This living cost calculation tool provides a first impression of the calculation of the living costs (housing
expenses) after a renovation in relation to the current expenses. It shows the effect of various
strategies including subsidies, interest rates, an adjusted loan term and so on to the monthly costs of
the home owners.

Several data are required, both calculated, measured or estimated entitled to the situation before and
after renovation. If a first customized advice for renovation has already been generated, a large
number of data can be extracted from it, of course only if energy savings are included. If that is not
the case, the CA will have to make its own assessment. If desired or even necessary, as in general with
the IHRS, experts can provide support with these activities.

The costs entered in this calculation are calculated including VAT. This tool works without indexation.
This makes the current living cost and the future living cost of different scenarios comparable.

Despite of this inflation should be taken into account when communicating about the CA-contribution
after renovation. Because of inflation-correction in fact the CA-contribution after the renovation often
will be higher than before.

The reservation for (major) maintenance is not (completely) sufficient at many CAs and often no
reservation has been built up for sustainability (saving energy, solar panels and natural gas-free). In
principle, we assume that in addition to subsidies, a loan is necessary.

If a loan is taken out, it is important to realize that the costs for interest and repayment are a fixed
amount in the CA-contribution during the term of the loan, provided that a fixed interest period is
chosen during the term of the loan. No inflation adjustment is applied to this part of the CA-
contribution. Due to inflation, this part of the monthly costs becomes relatively smaller over the
term. This is important, because in this way, financial space is created within the CA-contribution
during the term of the loan for reserving (major) maintenance in the (distant) future.

This supporting calculation tool was developed to be able to quickly provide global insight and in
that sense serves as an instrument to substantiate financial decisions. The calculation tool also helps
to provide insight into the information needed to make a sound decision. the results of this
calculation tool obviously depend on the quality of the data supplied. The more accurate the data,
both with regard to investments and energy savings and reduction of maintenance reservations, the
smaller the risk of deviations from reality after renovation. On the other hand, very accurate figures
require more time and money and that is not always necessary. A pre-selection of different
renovation scenarios is sometimes possible with relatively simple key figures.
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To provide insight into the current living costs related to owning the apartment and the living costs after
the renovation, we only look at the costs that are affected by this renovation. The exact data needed is
described in detail in the manual in chapter 4.2.

To visualize current living costs, we look at the CA-contribution and the energy costs for heating the home
and producing hot water. Depending on the type heating system, collective or individual, the costs are
more or less easy to collect. In case of a collective heating system the invoices are available in the books
of the CA. With individual heating, it is more work to request consumption figures from all members with
multiple energy providers, and you are dependent on the owners' willingness to cooperate at all.

The cost for the CA-contribution consists of two parts, the fixed annual costs for operation and
management of the collective parts of the building (cleaning, insurance, elevator inspection, etc.) and the
reservation for multi-year maintenance plan (MYMP) or also known as reserve fund.

CAs in general save too little money for future maintenance. One of the first steps in the roadmap is to
raise awareness to this point, so the CA can take action to provide a realistic and thorough maintenance
budget that includes all future maintenance and replacement costs that are expected over the next thirty
years. If there is no MYMP available yet, the CA or IHRS should request it, preferably drawn up in
accordance with a standardized building survey (such as the standard NEN2767 in the Netherlands). In
the Dutch situation, a financier may request this if there is insufficient reserve for the renovation. If the
CA agrees to have another MYMP made, they should also ask for an estimate of the maintenance costs
related to a “sustainable” MYMP, the MYMP that considers the annual situation after the renovation
(steps).

Keep in mind that gathering this information takes a significant amount of time. This is also an important
lesson for the CA board and the CA members. The more precise the desired outcome, the more time and
money it costs to collect the necessary information.
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Collecting data Qty of apartments 176

Costs/year before renovation Individual Collective
CA contribution (excluding reservation MYMP) € 1.000,00

CA contribution (reservation MYMP) € 925,00

Electricity consumption (peak) € 8.000,00
Energy consumption electricity (off-peak) €0,00
Energy consumption of natural gas € 230.000,00
Yield solar panels (peak) € 52.350,00
Yield solar panels (off-peak) €0,00
Fixed costs electricity connection €0,00
Fixed costs gas connection €0,00
Investment renovation Individual Collective
Investment renovation per apartment € 7.214.000,00
Investment in research and process management € 350.000,00
Equity of the CA (release during renovation) € 1.500.000,00
Subsidy € 1.442 800,00
Result of renovation

Complex completely natural gas-free after renovation (yes/nd nee

Complex after renovation (extra) solar panels (yes/no) ja

Energy saving 50,00%

Costs/year after renovation Individual Collective
CA contribution (excluding reservation MYMP) € 1.000,00

CA contribution (reservation MYMP) € 475,00

Increase in value after renovation € 25.000,00

Financing

Loan term (years) 30

Interest renovation loan 3,90%

Potential tax benefit for owners 30,00%

Figure of the input part of the living cost calculation tool.

The calculation above has been prepared for a CA in Amsterdam North consisting of two gallery flats,
each with 88 apartments spread over 11 floors, which is not included in the overview of case studies.
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The result presented by the tool consists of a number of key figures. The most important figures are
the living cost neutral renovation budget to provide guidance, and the estimated living costs before
and after the renovation.

Result calculations

Results Individual

Collective

Savings in housing costs per year €1.291,46 €227.297,13
Lifetime (cumulative during finance period) € 38.743,83 €6.818.913,79
Financing costs (deducted) €16.138,18 € 2.840.318,87

Subsidy € 8.197,73 €1.442.800,00

Increased value of the apartment(s) after renovation € 25.000,00 € 4.400.000,00
Housing costs neutral renovation budget Individual Collective

Renovation budget based on savings, excluding subsidy € 22.605,65 € 3.978.594,93
Renovation budget based on savings, including subsidy € 30.803,38 €5.421.394,93
Renovation budget (savings, subsidy and increase value) € 55.803,38 €90.821.394,93

Before renovation| After renovation
€ 176.000,00 € 176.000,00

Housing costs, collective per year
CA contribution (excluding reservation MYMP)

CA contribution (reservation MYMP) € 162.800,00 € 83.600,00
Energy costs, including fixed connection costs € 238.000,00 € 89.902,87
Financing costs (with deduction of tax benefit for home owners) €£0,00 € 229.304,54
Total € 576.800,00 € 578.807,41

Housing costs Optimal Renovation, individually per month

Before renovation

After renovation

CA contribution (excluding reservation MYMP) £ 83,33 € 83,33
CA contribution (reservation MYMP) €£77,08 € 39,58
Energy costs, including fixed connection costs €112,69 €42,57
Financing costs (with deduction of tax benefit for owners) €0,00 € 108,57
Cost per home per month (in average) €273,11 € 274,06

Figure of the output part of the living cost calculation tool

In the results overview, the living cost neutral renovation budgets are calculated first, both without
and with available subsidies, based on potential savings on energy costs and the reduction of the
reserve for (major) maintenance (MYMP). If the expected savings are realized and the renovation
costs, including subsidies, remain within this budget, the renovation is considered living cost neutral.
However, this is not possible in all cases.

In most cases, a renovation leads to an increase in the value of the property. Therefore, an estimate
of the increase in value of the apartments is also taken into account when calculating the renovation
budget. This estimate can be obtained through a professional assessment by a property appraiser or
a reasoned estimate in consultation with the homeowners. The potential future returns from capital
appreciation naturally have no influence on living costs after the renovation. It is a potential future
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return that does not directly affect monthly income and expenses. Nevertheless, this potential
increase in value, and consequently the expansion of the renovation budget, can be used in dialogue
with homeowners to justify a potential increase in living costs after renovation. In the Netherlands, it
is now also possible to have any increase in monthly living costs compensated by a loan from the
Warmtefonds, based on the expected higher future value of the apartment proceeds following the
sale of the apartment.

Subsequently, the estimated effect on living costs before and after renovation is presented. The living
costs included in this calculation are the costs affected by the renovation, such as energy costs and
contributions to the CA (VVE). Energy costs include the costs for collective energy consumption for
lighting, elevators, etc. If the energy costs for heating and hot water are collective, these can also be
included. The contribution to the CA consists of fixed annual costs such as insurance, cleaning,
management fees, etc., and the reserve for the MYMP.

Living Costs Optimal Renovation, individual / month

€ 300,00
€ 250,00
€ 200,00
€ 100,00
€ 50,00
€0,00
Before renovation After renovation
Financing costs (with deduction of tax benefit for owners) B Energy costs, including fixed connection costs
B CA contribution (reservation MYMP) M CA contribution (excluding reservation MYMP)

Figure of the of the living cost calculation tool graph showing living monthly costs before and after renovation

After renovation, the revenue from any collectively installed solar panels can also be included in this
result. If a loan is taken out for the renovation, the interest and repayment costs form a separate
component of the contribution to the CA, with the possibility of deduction from income tax for the
individual homeowners.

Page 16 of 23
CondoReno— Deliverable 3.1 — GA: 101076316



https://condoreno.org/ [ l(] RENC

Open the MS Excel file ‘Living cost calculation tool for optimal renovation CA, model 2026’ as 'Read-
only".

After opening the file, you will see an example of a calculation for a Living Cost Neutral renovation of
an apartment complex with 176 units. The living costs before and after renovation are virtually
identical.

You can enter the values for your own situation yourself in the yellow fields; see the explanation
below. The numbering refers to the cell in the Excel file. You can save and/or print the file containing
the values for your specific situation.

Enter the data per field as follows:
. C1 - The number of apartments.

. B3 - The (average) current CA contribution per unit per year, excluding the reservation for the
multi-year maintenance plan (MYMP). If different amounts per dwelling are applied for the CA
contribution based on the deed of division, enter the total revenue from CA contributions in cell C3.
An average contribution will then be taken into account for the calculation.

. B4 - The (average) reservation for the Multi-Year Maintenance Plan (MYMP) as part of the CA
contribution per dwelling per year. If different amounts per dwelling are applied for the CA
contribution based on the deed of division, enter the total MYMP reservation, i.e. the total revenue
from CA contributions, in cell C4. An average contribution will then be taken into account for the
calculation.

. B5, B6 and B7 - Enter the annual energy consumption of the requested energy sources. The
average value per dwelling in column B or the total energy consumption in column C. In the case of
individual and collective energy connections, both columns can be completed.

Tip: Take into account the extra energy consumption of (electric) supplementary heating in the winter
and/or extra cooling in the summer months. This portion of energy consumption falls under regular
household consumption but will cease after the renovation.

. B21 - Will the apartment complex be completely natural gas-free after renovation or not?
Please note: If you select “Yes"”, all fixed costs for the natural gas connection will be waived. If individual
owners retain their connection, for example because they continue to cook with natural gas, this is an
individual choice and those costs will not be included in this collective calculation.
. B22 - If the apartment complex is equipped with (additional) solar panels, enter “Yes".
You can only fill in cells B9 and B10 after this choice has been made. If solar panels were
already present, you can offset the generated electricity against the energy consumption in
cells B5 and Bé.
. B23 - Enter the expected energy savings here. This value is based on a calculation or an
estimate. If an energy or custom report is available, you can enter the specified energy savings here.

1 Please note that this version has been optimized for the Dutch market, which means the accuracy of the results
may be lower when used for other countries.
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. B9 and B10 - Enter the expected annual yield of the solar panels. The average value per
dwelling in column B or the total solar power yield in column C. In the case of individual and collective
feed-in of solar power, both columns can be completed. These cells can only be filled in after the
choice for (additional) solar panels in cell B22 has been set to “Yes".

. B11 and B12 - Enter the annual fixed costs for the energy connection (gas and electricity) of
the collective part of the Owners' Association. The average value per dwelling in column B or the total
of the fixed portion in column C. In the case of individual and collective energy connection, both
columns can be completed. This value may be negative due to the energy allowance payment
(collective in the Netherlands).

. B15 - Calculate or estimate the required (average) investment per apartment, excluding
available subsidies. The average value per dwelling in column B or the total investment in the
renovation in column C. A combination of individual and collective is also possible.

. B16 - Calculate or estimate all additional costs for research and process management. The
average value per dwelling in column B or the total additional costs in column C. A combination of
individual and collective is also possible.

. B17 - Calculate or estimate the available equity. If a comprehensive renovation is chosen, the
reservation for the Multi-Year Maintenance Plan (MYMP) for the coming years is limited. If the Owners'
Association has commissioned a sustainable MYMP for the situation after renovation, this will also be
evident from that statement.

. B18 - Calculate the (average) subsidy per dwelling. This concerns subsidies for materials as
well as process management, etc. The average value per dwelling in column B or the total available
subsidy in column C. A combination of individual and collective is also possible.

. B26 - Estimate the CA contribution per dwelling per month after the renovation, excluding the
reservation for the Multi-Year Maintenance Plan (MYMP). By renewing the materials used (type of
flooring, lighting, etc.), for example, daily maintenance and cleaning costs may turn out lower. If
different amounts per dwelling are applied for the CA contribution based on the deed of division,
enter the total revenue from CA contributions in cell C26. An average contribution will then be taken
into account for the calculation.

. B27 - The (average) reservation for the MJMP as part of the CA contribution per dwelling per
month, after renovation. This amount will turn out significantly lower because many components have
been completely repaired or renewed during the renovation. If different amounts per dwelling are
applied for the CA contribution based on the deed of division, enter the total MYMP reservation, i.e.
the total revenue from CA contributions, in cell C27. An average contribution will then be taken into
account for the calculation.

. B28 - Optional. Estimate the (average) increase in value of an apartment after renovation. This
increase in value can be estimated based on research into the improvement of the energy label and
the associated increase in property value. By entering a value, the renovation budget increases and
living costs before and after renovation remain closer together, which can simplify the dialogue with
the owners.
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. B31 - Select the loan term based on the offered loan conditions, if necessary due to a lack of
sufficient own funds.

. B32 - Enter the interest rate of the lender here, based on the chosen loan term. The interest
rate depends heavily on the chosen loan, the term, the risk, the banking institution, etc.

. B33 - The potential tax benefit for owners relates to the average benefit that CA members
save on their income tax. If the CA takes out a loan, interest charges and depreciation are shown
separately as part of the total service costs. With this statement, individual members can demonstrate
to the tax authorities that they have a share in this loan and pay interest on it. This interest payment
is deductible from annual income tax.

Result calculations

The results are presented as follows: the results consist of two parts, the available Living Cost Neutral
renovation budget based on a specific saving in energy consumption after renovation, and an
overview of the average living costs, including the breakdown of the CA contribution, before and after

the renovation. The figures are shown at both a collective and individual level.

Renovation budget

. F10 - Represents the individual renovation budget excluding subsidy.

. F11 - Represents the individual renovation budget including subsidy and is the most realistic
figure to use.

. F12 - Represents the individual renovation budget including subsidy and average increase in

value of the homes. If this figure is used for the calculations, the renovation is in principle still Living
Cost Neutral, but part of the proceeds lie in the future. The actual monthly living costs may be higher
after the renovation. This will be compensated in the future upon sale of the apartment.

. F3 to F7 provide an overview of the breakdown of the individual renovation budget.

. Column G contains the aforementioned figures for the entire residential building.

Collective (average) living costs before and after renovation

. F15 - Annual CA contribution, excluding the reservation for the Multi-Year Maintenance Plan
(MYMP), before renovation; and after renovation in cell G15.

. F16 - The reservation for the MYMP per year as part of the annual CA contribution before
renovation; and after renovation in cell G16.

. F17 - The total annual energy costs, including fixed charges, before renovation; and after
renovation in cell G17.

. F18 - The annual financing costs, consisting of principal repayment and interest, including

deduction of the tax benefit for the owners, before renovation (nil); and after renovation in cell G17.
The actual amount to be repaid by the CA is higher because the average tax benefit, as indicated when
filling in cell B33, has already been taken into account in this overview.

. F19 - Total collective living costs per year before renovation; and after renovation in cell G19.
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. F22 to G26 provides an overview of the monthly amounts at the individual level of the
aforementioned (F15 to G19) collective figures.

Graph ‘Living Costs Optimal Renovation, individual / month’ provides an overview of the figures from
cells F22 to G26. Note that a negative value represents a revenue or discount on costs that may be
displayed as a negative value in the graph.

It is interesting to see how members and boards of a CA are now using this calculation tool in
practise. This deviates somewhat from our expectations, although we see that the main goal we had
in mind is being achieved.

The expectation was that if we distributed the calculation tool (free of charge) on our website and
drew attention to it via social media and newsletters, it would be eagerly used. There was also the
idea that filling it out would raise questions that they could submit to us, allowing us to enter into a
dialogue with a Homeowners' Association. That effect is marginal. Too little to draw statistically
validated conclusions. For now, we have to use a few substantive interviews and anecdotal
examples.

We had high expectations that homeowners livening in an apartment, the CA-members, the
members of the CA board, and or certainly the Sustainability Committee would have been able to
use the calculation tool easily. Given the limited number of responses and after discussions with the
first users of the calculation tool, it appears that we may have underestimated this. It should be
noted, however, that it is not so much about entering the numbers as it is about gathering the right
information to enter. We cautiously conclude that this is, and remains, the domain of professionals.

Fortunately, we also have positive results to report.

Where the calculation tool is very useful, however, is to explain the 'story of the renovation' by
entering the data and explaining the outcomes. This includes the complexity and the choice
regarding the degree of certainty you want regarding the exact results of the tool, as well as how
much energy and time you are willing to invest in it during the renovation process.

In conversations with the homeowners, it was striking that some were genuinely interested in the
hard figures of the results, while others had confidence purely due to the way we were able to
substantiate our explanation with this calculation tool. And this despite the fact that we clearly
explain that the figures are indicative, especially at the beginning of the renovation process. They
provide a reliable impression of the average living costs in the building. Larger or smaller
apartments, which are also assigned a different fractional share in the deed of division, will
therefore turn out higher or lower than this average.
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Where we can make exact statements, and this was more of an unexpected result, is in answering
the 'what if' questions. As an example, let me give an example of a CA in Nijmegen with 24
apartments. Due to some overdue maintenance and a CA contribution that has been on the low side
for years, living costs are rising by an average of €195 per month per dwelling. A lot of money, and
also a lot of value for that money. This building from the late 1960s is undergoing extensive
renovation with new facades, window frames, glass, roof, solar panels, etc., and is moving towards
an energy label A. The improvement in comfort is enormous. This proposal is not unacceptable to
the owners, the only question they have is what happens if it becomes more expensive. Here, using
the calculation tool, we were able to provide exact answers to questions such as: It becomes
€100,000 more expensive due to an unexpected rise in construction costs or interest rates increase
by 1%. The answers are €17 and €43 per month per dwelling, respectively, which provides the
owners with a point of reference.

It is wonderful to experience that homeowners are asking throughout the process to gain insight
into living costs before and after renovation using this calculation tool, even for projects that have
been running for several years, where we simply did not have this tool available in the beginning
and where we are now moving towards realization. That means that we are truly meeting a need
with this calculation tool.

After a short period of gaining practical experience, we naturally still have many wishes to improve
and expand the calculator. The tool will eventually be expanded with many features like the ability to
select multiple financiers. If the case described above, a calculation of both loan components is
performed in the background and a weighted interest rate is calculated.

e Quality of data collected. Naturally, the outcome of the calculation is directly dependent on
the data entered. The more information about the current situation is known, the more
accurately it can be determined. In some cases, it will be necessary to use extrapolated figures.
Thorough calculations are required for the situation after renovation to create the most
accurate picture possible. Here too you cannot escape a number of well-reasoned
assumptions.

e These are average living costs. Depending on the actual situation, partly dictated by the cost
allocation key in the deed of division, this may differ for the individual.

e Theresults of the calculations are based on the current price level. Future inflation is not taken
into account. This is an excellent method to compare different scenarios today, because (price)
developments in the future are unpredictable and every assumption in that area is arbitrary.
It is advisable to state in the communication that the costs for interest and repayment based
on an annuity loan with a fixed interest period during the entire term are a fixed (monthly)
amount for the remaining amount.

e All prices in the calculation tool include VAT. This choice was made because CAs in the
Netherlands cannot reclaim VAT. It is of great importance for the calculations, and naturally
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especially for the actual invoicing, that the correct VAT percentage is applied. In some cases, a
product or service may be VAT-exempt or fall under a lower rate. In practice, we have observed
that commercial companies lacking experience with consumers or CAs do not take this into
account. We draw special attention to quotations from construction companies that, in
accordance with their standard working method, are often offered excluding VAT!

e The living expense calculation takes into account the benefit of individual tax deductibility of
the interest component of the loan from the CA. This only applies to the owners who also live
there. Since 2023, the tax rate for interest deduction in the Netherlands has been linked to
the tax rate of the lowest income bracket, which is 36.97%. The 30% proposed in the
calculation tool is a calculation unit that is on the cautious side and also partly takes into
account the correction for the Own Home Forfait. The tax rules have not been investigated for
Belgium and other European countries. The amount of the tax benefit always depends on the
personal situation:

o Amount of Own Home Forfait based on the WOZ value
o Extent of other deductible interest payments
o Income level etc.

Various formulas are used in the calculation tool. Below is an overview of the most essential
formulas per category.

Living expense before and after renovation

o The current energy costs are entered. Insofar as these are relevant for the calculation
and relate to the energy consumption for heating the home and preparing hot tap
water, the energy for auxiliary systems such as ventilation, pumps, lighting and the
elevator installation.

» For collective heating, an estimate must be made of the energy consumption
for additional heating (and cooling) based on a request.

» If there is no collective heating, the total energy consumption is calculated
based on the total of individual consumption multiplied by the number of
homes. Possibly based on extrapolation if not all data is available.

o CA-contribution, splitinto reservation for the MYMP and other expenses. This involves
a simple multiplication of the individual contributions and the number of homes.

» After renovation, possibly supplemented with the costs for interest and
repayment of the loan. Formula: Microsoft Excel =BET((Monthly interest);
Number of months; Loan amount).

o The savings on energy consumption for heating the homes is evident from the advice
of experts and can be entered as a percentage. The energy consumption for heating
the home is reduced by the percentage of the savings. Any savings on hot tap water
preparation are not included in this simplified model.
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o Tax benefits for owners. The interest component of the loan is reduced by the
percentage of owners' potential tax benefit. Check this benefit, what is the effect on
different income categories?

o The total count of the costs per year before and after renovation consists of the sum
of the energy costs and the CA-contribution (MYMP reservation and other costs). In
the case of a loan, the costs for repayment and interest also count.

» The aforementioned total costs are also expressed in average costs per home
per year.

» The aforementioned average costs per home per year are also expressed in
average costs per home per month.

Living expense Neutral renovation budget
o Therenovation budget is the net present value of the total difference in living expense
before and after a renovation during the term of the loan. Net present value. Formula:
Microsoft Excel =NPV(Interest; Savings in certain period).

» The renovation budget including subsidies is the net present value plus the
total available subsidies.

» Optionally, the potential increase in value of the homes can also be added to
the aforementioned renovation budget. However, this is an optional benefitin
the future and has no effect on living cost.

o The renovation budget, as described above, is presented as a total budget for the
collective and as a value per home.

Calculation tool, Excel ‘Living cost calculation tool for optimal renovation CA, model 2026'.
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