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A Critical Piece:  
Reliable, Easy to Get Efficiency Information

Home Energy Score website: www.homeenergyscore.gov

• Offers homeowners affordable, reliable, 

easy way to understand homes’ energy 

performance

• Available at no-cost to program providers

• Intended to motivate homeowners to 

invest in residential energy efficiency

– Simple and action-oriented

– Ability to document investment in energy 

efficiency using the post-improvement score

The U.S. Department of Energy created the Home Energy Score to serve 

as a nationally standardized “miles-per-gallon” rating for homes

http://homeenergyscore.lbl.gov/
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The Score Report

• Takes an hour or less to 
complete

• Can be generated by 
home inspectors, 
contractors, utilities, 
others

• Can be used directly on-
line or linked to other 
software tools

• Builds on social norming 
principles:  “5” represents 
a home with expected 
average energy use

• Generates values of 
interest beyond the 1-10 
score (e.g., expected 
energy use)
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 Score is a flexible offering that can be customized and delivered 

through many avenues

– Home Performance with ENERGY STAR, direct install 

programs, as part of real estate transactions 

 Earlier this year, DOE launched new 3-D training & testing tool 

for Assessors

– Allows greater number and type of building professionals (e.g., 

home inspectors, HVAC contractors) to offer the Score

 Software companies licensing Home Energy Score Application 

Programming Interface (API)

– Allows seamless data transfer 

– Now accepts data in HPXML 

– Now offering Score thru API: EnergySavvy, Optimiser, 

CakeSystems, EnergySoft, Spirit Foundation, CEEF, PSD

 State and local adoption

– CO, CT, MO, OR, VT 

– Others likely to adopt include AL, AR, NY

– City of Berkeley passed ordinance – will use Score to fulfill 

disclosure requirement

Market Adoption Highlights
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But information alone is 

not enough…

we need to make that information 

easily ACCESSIBLE and USED

in real estate transactions.
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Two New Better Buildings 
Residential Accelerators

Called for in the President's Climate Action Plan

Better Buildings Accelerators are designed to demonstrate specific 

innovative approaches in energy data, performance contracting, utility strategic 

energy management, and other areas within three years, which upon 

successful demonstration will accelerate investment in energy efficiency.

 Home Energy Information Accelerator – facilitate widespread use of 

reliable home energy information at all relevant points in the real estate 

transaction

 Home Upgrade Program Accelerator – bring home energy upgrade 

services to more homes by reducing the costs associated with 

managing and operating energy upgrade programs and improving 

overall program effectiveness
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Home Energy Information Accelerator

Widespread use of reliable home 

energy information at all relevant points in the real estate 

transaction, enabling fair value at sale for energy efficient / high performing homes 

Success Metric

Significantly expand availability and use of reliable home energy information in five or more pilot 

markets to demonstrate replicable models of automated, linked systems influencing home sales

Demonstrate 

Use

▪ Of home energy 

information in MLS 

listings, appraisal 

forms, and other 

relevant 

applications   

Expand          

Pipeline

▪ Of homes with 

verified energy 

information (e.g., 

Home Energy 

Score, Zero Energy 

Ready Homes, 

ENERGY STAR)

1

Develop Tools & 

Systems

▪ That facilitate the 

standardized and 

automated flow of 

home energy 

information from 

credible sources to 

relevant users 

2 3

5

4

Recognize 

Champions

▪ In relevant fields, 

highlight their 

successes, and 

encourage 

adoption of best 

practices

Vision
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Data 
Repository

Inspectors

EE Services 
(States, utilities, 

contractors)

MLS

Appraisers

Lenders

Real 
Estate 
Agents

Closing the Loop to Capture the 
Value of EE in Homes

 Maintain energy information in a central 

repository (or make it part of public 

record)

 Automate information flow to MLS

 Make energy information non-threatening 

and useful to homebuyers

 Buyers generally want to know what their 

monthly costs are going to be as a homeowner 

(e.g., utility costs)

 Ideally, brokers will encourage buyers to have a 

home energy assessment as part of a home 

inspection 

 Inspectors can point out opportunities for greater 

efficiency as well as incentives, retailer or utility 

offers (e.g.,  lead generation)

 Design policies that encourage lenders 

and appraisers to seek out the information

 Greater training and outreach to lenders & 

appraisers 

 Need clear policies on how this information can 

be used to inform lending decisions and 

valuation
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Engaging Key Players

Agents/

Brokers

Lenders

• Differentiation

• Customer service

Inspectors

MotivationKey Players  

Appraisers

MLS 

Boards

EE & RE  

Services

• Differentiation

• Additional revenue

• Required to analyze 

all characteristics of 

the house

• Minimize risk

• Keeping up with market

• Delivering information 

of interest

• Increased program 

participation

• Capture value of 

investments

Key Challenges

• Awareness/training

• Fear of negative 

information

• Awareness

• Awareness/Training

• Additional effort

• Lack of comps

• Quantifiable impact on 

foreclosures

• Favor “comp” appraisals

• Data transfer 

protocols

• Privacy

• Awareness

• Consistent metrics & 

information

National Progress

Gaining traction 

Gaining traction

Slow progress

Slow progress

Gaining traction

On board & 

growing
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For More Information

THANK YOU!

joan.glickman@ee.doe.gov

homeenergyscore@ee.doe.gov

www.homeenergyscore.gov 

mailto:joan.glickman@ee.doe.gov
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• Know your state’s (or community’s) strengths. Know its challenges.

– Individuals

– Organizations

– Laws on the books, relevant requirements

– Funds

– Related interests

• What information do you currently have on home energy efficiency 

in the housing stock?

– What are your best bets for growing a sustainable pipeline of reliable 

home energy information?

• What information do different players in the real estate industry 

want? Can you generate different pieces of information for different 

users without creating market confusion?

• Can you figure out messaging or delivery methods that use scores 

to drive demand for energy efficiency absent changes to lending and 

appraisal practices?

Determining a Path that’s Right for You
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 Tying the Score to Financing

• Provide a two percent stretch on the 

qualifying debt-to-income ratio 

provided to borrowers

• If home is a 6 or better

• If improvements are being made to get the 

home to achieve a 6 or better

• Good News:  203(k) and 203(b) are 

standard, high volume products

• Bad News: Will only be possible 

through “manual” underwriting 

initially

• Changes to automated underwriting:

• Much more difficult to achieve

• Requires data to inform modifications to 

current algorithms

Home Energy Score Integration with FHA 
Loans
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Incorporating Energy Efficiency into 
Mortgage Underwriting

 Adjust capacity to account for expected energy costs –
• Can’t use previous owner’s utility bills given variability associated 

with occupant behavior, weather, etc.
• Asset rating/score that predicts energy costs is an excellent alternative 

– we just need the policies in place to require this adjustment.

 Adjust valuation of the home reflects the energy cost savings.

The Three C’s of 
Underwriting

Credit

Capacity

Borrower’s ability to pay the 
monthly mortgage

Debt-to-Income Test

Collateral

Appraised value of the home

Loan to Value Ratio

Courtesy of IMT, Cliff Majersik



15 | Building Technologies Office eere.energy.gov

• Would provide guidance to HUD to issue 
updated underwriting  and appraisal 
guidelines for borrowers who submit a 
qualified home energy report. 

• Debt-to-Income Adjustment: Instructs lenders 
to account for expected energy cost savings as 
an offset to other expenses in the debt-to-
income qualifying ratio. 
 “PITI+E”

• Loan-to-Value Adjustment: Instructs lenders 
to add the present value of expected energy 
savings when calculating the loan-to-value 
ratio, where not already accounted for in the 
home’s appraisal report. 

• Opportunity to inform buyer -- what to expect 
in terms of likely monthly bills

The SAVE Act

Courtesy of IMT, Cliff Majersik
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Using Score to Drive Demand for EE 

Improved Data Flow

Build  A Base 

Ensure Quality & Continuous Improvement

Training & CEU credits 

Tools  for real estate professionals

Consistent Metric for New & Existing Homes (e.g., cost) 

Attractive Financing & Appraisal Policies

Facilitate lead generation 

from home inspectors

Educate and Market to Homebuyers

Leverage Time 

of Purchase Opportunities

Optimize messaging & score delivery method to existing homeowners
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Key Activities Accomplishments

----------------------------------------- Last 12 Months  ----------------------------------------

Existing Partners • Reaching scale and trying new approaches – congratulations & thank you!

New Partners
• Focus on Energy, Arkansas Economic Development Commission-Energy Office, OR 

Department of Energy, VEIC (VT), SEEL, Posigen

State & Local Policies 
• VT, NH, AL, AR, MO, CO, OR, CT

• Berkeley ordinance

Scoring Tool, API, & 

Gateway

• 5 = average home

• HPXML now available

• Growing number of software tools with API access to Score

• Partner Portal

Assessor Training & 

Testing 

• Scoring Tool v.2015

• 3-D simulation training & testing platform 

• New Assessor requirements 

Evaluation • Launched 2 additional studies with NYSERDA & Colorado Energy Office

----------------------------------------- Coming Soon ------------------------------------------

Quality Assurance • More automated capabilities for QA and review of scores 

IT Gateway
• Development underway

• Gateway expected September 2015

HUD/FHA • Announcement for 2% stretch expected in Spring/Summer 2015

Program Accomplishments of 
Last 12 Months



18 | Building Technologies Office eere.energy.gov

 Increased supply
– X number of homes scored/year

– X percent of all home inspections include the score

– Different players benefit from using it  (e.g., sustainable, profitable)

– Large retailers and/or manufacturers use the Score as part of their 

business strategies

 Increased Demand
– Consumers demand the score, want to improve homes that score 

below 6

– Easy to get key metrics (score, estimated cost) and easy to use the 

info to affect decision-making(lenders, appraisers, homeowner/buyer)

Some Thoughts from our Team

• What are indicators of success? What needs to be true in the marketplace to be confident that 

the program -- as well as its intended outcomes – are sustainable?

Supply Demand

Impact 

on Home 

Energy 

Efficiency

VISION: Home Energy Score is widely used and motivates homeowners and buyers to 

make efficiency improvements

 Increased Impact
– X percent of homes scored  make EE improvements 

– House plays a role at time of sale (e.g., buyers desire a higher score)

– Score factors into X percent of home sales 

– Policies in place (states, HUD, GSEs) rely on the score or incentivize action related to the score 
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• Connecticut: Integrating Score with utilities’ Home Energy Solutions program

– Plan on scoring 11,000 homes annually 

– Using the Score to help track progress toward the state’s 80% weatherization goal for 2030

• Colorado:  Linking the Score to incentives at point of sale or refinance 

– $750 per score jump, up to $3,000

– Capitalize on homebuyers’ willingness to invest in efficiency at point of sale

– Launching in July (thru utilities & home inspectors)

• Vermont: Adopting Home Energy Score as a key component of the state’s voluntary 

labeling program

– Using multiple metrics from the Home Energy Scoring Tool to generate a customized state 

label

• Missouri: Home Energy Certification Program 

– Recognizes high scores as well as specific improvements in ratings using Home Energy 

Score & HERS

Statewide Programs Launching in 
2015
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• Recent developments

• Vision moving forward (utilities 

and now trying to push home 

inspectors)

• Value of HEScore and how it’s 

gaining traction (still need to sell 

some folks on it)

• Issues that Partners/states are 

having 

• Accelerator

• New homes and existing homes 

and how we can work toward 

consistent calculations

NOTES

What opportunities & challenges does DOE see? 

Can it work for New Homes? What issues are they 

hearing states / programs are struggling with.

How can we streamline data collection? 

5. How can we unite differing state methods (e.g. custom 

labels) and metrics (e.g. HES vs. MMBTU) to provide the 

market with clear collective messaging? 

6. What will it take to ensure that the Score remains viable 

over the long-term and is fully integrated into your 

communities? 

What is the latest update to Home Energy Score? 

What opportunities & challenges does DOE see? Can 

it work for New Homes? What issues are they hearing 

states / programs are struggling with. 



Overcoming Barriers to Valuing Energy 

Efficiency in Residential Real Estate 

Transactions: 

Steps EE Programs Can Take Now

Elizabeth Stuart

Lawrence Berkeley National Laboratory



Why engage the real estate community?
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• Homebuyers value efficiency

• EE not properly valued in home sale process

• Opportunity: > 5 million homes sold annually

• EE programs have information to drive EE 

valuation

• Create a future in which                          

homeowners eagerly pay 

for efficiency upgrades



Some key barriers to accurately valuing EE
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• EE often invisible to buyers, agents, inspectors

• Lack of standard documentation and dissemination

• Lack of 3rd party verification certification

• Time gap between upgrades                               

and home resale

• Failure to assign qualified                          

appraisers



National Efforts Underway
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• Unlocking the Value of an EE Home (Blueprint)

• DOE: BEDES; BPI 2101 Standard

• Green the MLS (NAR)

• Appraisal Institute Residential Green and Energy 

Efficient Addendum

• Appraisal Foundation forthcoming documents

• Aligning building efficiency and real estate 

information (e.g., RETS)



EE program influence touchpoints
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Real Estate or Program Actor EE Program Activity Ideas

Home performance contractors Document upgrades in 

standardized formats; put sticker on 

home’s breaker box

EE program participants Issue EE upgrade or home rating 

certificate; engage homeowners to 

share the information when 

reselling the home

Local Board of REALTORS® Support real estate agent 

education; give “brown bag” talks; 

work to establish green fields in 

MLS

Mortgage lenders, appraisers,

home inspectors

Support green real estate 

education; post lists of green-

qualified professionals



Activity Areas
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• Activity areas

1. Collect and communicate EE 

data in standardized formats

2. Retain information and 

communicate at home resale

3. Support training resources 

for real estate professionals



EE Program Activities: Where to Start?
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• Potential activities involve range of effort level

• Basic level of effort, e.g.

• Offer certificates for home energy upgrades

• Put sticker with EE info on home’s circuit box

• Long-term effort, e.g. 

• Establish green MLS data fields

• Use established data standards 



EE Program Activities: Where to Start?
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• First step: assess local situation

• What is the inventory of high performance homes?

• Does program offer certification or rating?

• What is the real estate community’s level of 

interest/experience with efficient homes

• What ‘green’ fields does the MLS accept (if any)?

• What resources do I have available?



Activity Area 1: Standardized Data Formats
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• Basic approach – leverage existing resources:

• National terminology standards (BEDES, RETS)

• Rating systems (e.g., HES, EPS, HERS)

• 3rd-party verified certificates (e.g., HPwES)

• Appraisal Institute Residential Green and Efficient 

Addendum



Activity Area 1: Standardized Data Formats
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Activity Area 1: Standardized Data Formats
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• Longer-term effort: Green the MLS

• Establish or expand green MLS fields                                  

• Partner with local brokerages/agents

• Use Green MLS Implementation Guide 

• Can start with checkbox for ENERGY STAR home, 

upgrade certificate or home energy rating

Program Example: State of Colorado

• Needed data to support EE financing programs

• Undertook broad statewide effort



Activity Area 1: Standardized Data Formats

32

• Longer-term effort: interoperable national standards

• BPI-2101 defines data requirements for 2 certificates: 

• Cert. of performance (e.g. HES, HERS rating, EPS)

• Cert. of energy improvement (e.g., HPwES)

• BPI-2103 (HPXML) is the data transfer protocol

• HPXML Implementation Guide: steps and use cases

Program Example: NYSERDA

• Goal: open market to multiple software vendors

• (Re)evaluated every data field

• Additional benefit: improved workflow



Activity Area 2: Retain and Communicate
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• Basic effort: Keep EE information with the home

• Create sticker with home’s EE                           

information

• Require contractors to place                                   

sticker on home’s breaker box

• Follow lead of ENERGY STAR                                 

qualified new homes, manufactured                              

homes and energy code compliance                  

programs 



Activity Area 2: Retain and Communicate
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• Basic effort: engage program participants beyond 

the upgrade

• Educate homeowners to retain EE/rating information 

and share it with agent when they sell home

• Periodically engage and remind participants 

Program Example: Illinois Home Performance

• Website reminder

• Postcard mailings



Activity Area 2: Retain and Communicate
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• Moderate effort: Ensure EE information is included 

in appraisals

• Document upgrades in Appraisal Institute Green and 

Energy Efficient Addendum

• Educate homeowners to retain the Addendum 

• Educate lenders, real estate professionals and 

appraisers about the Addendum 

• Educate agents to tell home buyers to request green-

qualified appraiser

• Link to lists of local/national green-qualified appraisers



Activity Area 2: Retain and Communicate
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• Longer-term effort: Automate data transfer to MLS

• First step: as program participants for permission to 

share EE data 

Program Example: Energy Trust of Oregon

• Exploring automated transfer from ETO 

database to MLS aggregators

• 1st step: transmit Energy Performance Score



Activity Area 3: Education and Training
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• Basic approach: Outreach and presentations to 

real estate community

• E.g., “brown bag” talks, green home tours

• Develop relationships, network

Program Example: Energy Trust of Oregon

• Created real estate ally designation

• Promotes allies on website, networking



Activity Area 3: Education and Training
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• Leverage existing resources to support training

• Courses that provide CEUs for license renewal

• Voluntary professional development

• Multi-day advanced designation training, e.g.:

• NAR Green Designation

• Eco-broker

• Earth Advantage Broker

• Appraisal Institute Valuation of Sustainable 

Buildings Professional Development program



Activity Area 3: Education and Training

39

• Leverage existing resources to support training

• Success factors:

• Partner to get courses CEU-certified

• Messaging: expand expertise 

• Subsidize cost: agents have many options for free 

CEUs

Program Example: MEEA

• Partnered with NAR Green Designation and 

local board of Realtors®



Getting Started: Assess Your Situation
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• Has the regional MLS established any green fields? 

• Is there interest among local real estate professionals? 

• Is there a growing inventory of high-performance homes? 

• Are local green real estate trainings available? 

• Does my program have relationships with members of the real 

estate community?

• Has my program established any energy efficiency certification 

and rating programs? 

• Does my program have the resources necessary to develop 

databases and work with software vendors ? 



Thank you!
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Elizabeth Stuart

Lawrence Berkeley National Laboratory

Estuart@lbl.gov



Multiple Listing Service
Leveraging the Real Estate Industry to Increase 

Energy Efficiency Upgrades 



What is CMLS?

• Founded in 1957

• National Association supporting MLSs

• 150 members that service 85% of the market

• Provide resources, networking and advocacy



Who am I?

• Denee Evans, CEO 

• Degree in Finance – Real Estate

• ED of EnergyFit Nevada, HPwES program

• Senior Loan Officer at BofA and Wells Fargo

• Homeowner



What is an MLS?

• How many MLSs in the US?

• No one really knows……

• Somewhere between 700-900

• How many should there be?



Can’t we just standardize MLS?

Can’t we just 
standardize MLS?

Local Board 

of 

REALTORS

850+ Nationally 1600+ Nationally 1.2 Million Members

Independently operated Independently operated National organization

Governance:  Exec 

Board, Reps from local 

board of REALTORs

Governance:  Exec Board Governance:  Exec Board

MLS Services:  MLS 

data hosting, training,

compliance

MLS-Related Services: 

Code of Ethics, training, 

grievance process

MLS Services:  Legal 

guidance to MLS staff



Where do we start?

Key partners leading the way



How to green the MLS?

www.greenthemls.org/green-mls-implementation-guide

http://www.greenthemls.org/green-mls-implementation-guide


Strong MLS Adoption

79 out of Top 100 population markets

Source:  2010 MLS survey by 

NAR Green REsource Council. 

2014 update by Elevate Energy.  



How do MLSs define “HPH”?

Third-Party Verified Fields 
Program/Body

• Rating

• Year

• URL

Performance Metrics

• Score

• Year

• URL

Specific/Technical Fields 
(Sample List)

 Heating

 Cooling

 Interior Features

 Exterior Features

 Window Features

 Construction Materials

 Foundation Details

 Appliances

www.reso.org/data-dictionary

http://www.reso.org/data-dictionary


MLS Operators

Agents

Tax Data

Brokerages

Aggregators

Tax works, why not “green”?

2.4 Million Records

Verified

Green Data 

Auto-pop



Why?

• Share perspective from different sides

• MLS, EE Program, Lender, Homeowner

• Connect the dots between stakeholders

• Highlight what my members are doing

• Hear what others need to be successful

• Help build your EE army



Questions…..

Contact Info:

Denee Evans, CEO

Denee.evans@councilofmls.org

www.CouncilofMLS.org

919.459.2167 office

919.674.4185 direct
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Overcoming Barriers to Valuing Energy 
Efficiency in Residential Real Estate 
Transactions: 
Steps EE Programs Can Take Now

Laura Reedy Stukel

May 28, 2015
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Our Mission

We promote smarter energy use for all. 

We ensure the benefits of energy efficiency 
reach those who need them most. 

We give people the resources they need to make 
informed energy choices.

We design and implement efficiency programs 
that lower costs, and protect the environment. 
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Community Level Programs
Green MLS Transformation: The Broad Scope

 Why don’t real estate markets consistently value high 
performance homes?

Blueprint for collaboration was missing. 

56
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A Blueprint for Collaboration

57

1. Document Upgrades

2. Disclose Inventories

3. Continuing Education

4. Green MLS Usage

5. Appraiser Designed Valuation 
Studies

6. Cross-Industry IT Solutions

7. Work with Lending Institutions

http://www.elevateenergy.org/value-high-performance-homes-campaign/visible-value/
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1. Document Upgrades –
Use MLS Definition of “High Performance Home”

Third-Party Verified Fields 
Green Building Program/Sponsor

Year Verified

Rating Achieved

Score Achieved (i.e., HERS Index Score)

58

Specific/Technical Fields (Partial List)
Construction Materials (insulation, etc.)
Cooling
Heating
Interior Features (countertops, etc.)
Roof
Foundation Details

Utility Data Fields
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2. Disclose Inventories 
Top 100 US Population Areas; Third-Party Verified Upgrades

59
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4. Green MLS Usage
DC Example
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Standards are Driving Solutions
Energy Cost Disclosure in Chicago’s MLS

61
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Energy Cost Disclosure in Chicago
Impact – 18 month program review; Correlation, not yet causation

 Higher percentage of the asking price
 Sample – Chicago Condos

 Disclosure homes - original list price to closed price (97.2%) 

 Non-disclosure counterparts  - original list price to closed price (95.9%)

 Extra $4,576 for the average seller who disclosed energy costs

 Average condo closed price in Chicago - $352,000

 Less time on the market
 Sample – Chicago condos

 Disclosure homes - 69 days 

 Non-disclosure counterparts - 93 days

 About one less mortgage cycle for the average seller

 No negative consequence
 Data shows connection between homes that closed AND disclosed

 Disclosure at the time of listing benefits both seller and buyer
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Questions? -- Stay in Touch

@elevate_energy

Facebook/elevateenergy

LinkedIn

Laura Stukel
Value for High Performance Homes Campaign
www.elevateenergy.org/value-high-performance-homes-campaign

Laura.Stukel@ElevateEnergy.org

http://www.elevateenergy.org/value-high-performance-homes-campaign
mailto:Laura.Stukel@ElevateEnergy.org











































