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• President, Vermontwise Energy Services, Inc., Rochester, VT 
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• Member of the 2009 Westford, MA CPHC class – never a CPHC
• Residential new construction efficiency services implementation 
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• Utility Demand-Side-Management, Central Vermont Public 

Service 1992-1997
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I am not an appraiser, a Realtor®, nor a lender



Agenda
The Problem

Few Real Estate Professionals Have the Necessary 
Training and Skills

You and Your Passive House Client: 
Best Practice for Passive House Projects Seeking 
Financing

Appraisals
Engaging Lenders

Passive Houses for the Masses
To Get Contributory Value for Energy Efficiency and 
Renewable Energy, Real Estate Market Transformation is 
Needed Everywhere – We Need Your Help!
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Visible Home Features
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Visible Home Features
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Visibility Problem

Much of what makes a 
home highly energy 
efficient is invisible.
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We use special diagnostic tools to make 
home performance visible
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Problem
Lack of Knowledge & Training

Many real estate professionals are ill-equipped to 
identify and value Passive Houses. 
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The Risk

Without a supporting 
appraisal and a loan, 
including the additional 
capital to build a Passive 
House, many projects will 
come to a halt. 
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The Conundrum

It’s unfair, but illustrative to 
say, appraisers drive by 
looking in the rear view 
mirror

Appraisers need market
evidence that energy 
efficiency is valued…
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…but, as market value is primarily determined by what’s 
happened in the past, and many appraisers lack training and the 
tools and data to identify whether contributory value for energy 
efficiency exists in a market, we encounter a classic conundrum.

Which 
comes 
first?

The Conundrum
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“Nowadays people know the price of 
everything and the value of nothing.”

Oscar Wilde, The Picture of Dorian Gray
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Source: Brad Hevenor, MAI Markus Appraisal, RI

Brad Hevenor, MAI 
Markus Appraisal, RI



Contributory Value: Three Requirements
1.The market must be convinced that renewable energy 

and high-performance building features have value.
NOT the APPRAISER’S RESPONSIBILITY

Responsibility of the builders, designers, real estate 
brokers, certifying organizations, non-profits, and 
government agencies promoting high performance 
buildings.

2.Building technology must be understood.
3.The market reaction to the building features and 

attributes must be measured.
The APPRAISER’S RESPONSIBILITY

Source: Brad Hevenor, MAI Markus Appraisal, RI



Three Appraisal Methods – One Gets 
Used
Sales Comparison Approach (or Market Approach)

Most common method & required by Fannie Mae & Freddie 
Mac.

Cost Approach
Less common in use, but appropriate as support for 
adjustments to the Sales Comparison Approach when 
comparable homes lack Passive House features and benefits.

Income Capitalization Approach
Commonly used with income generating properties; though 
uncommon, use is appropriate with single family homes to 
support adjustments to the Sales Comparison Approach when 
energy savings are credibly documented as an income stream.
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Just as the vast majority of architects and 
builders do not have the training necessary to 
design and build a Passive House…

the vast majority of real estate professionals -
appraisers, lenders, and Realtors® are also 
unfamiliar with Passive House construction 
methods and their benefits to the owner.

Stating the Obvious
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Appraisal Issues Acknowledged

There is some good news 
on the national front…
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John S. Brenan, Director of Appraisal Issues, The 
Appraisal Foundation (2010)

“Through a 5-year Memorandum of Understanding with 
the US Department of Energy, The Appraisal Foundation 
is very much incorporating the valuation of green 
buildings in the work of our three independent Boards”: 

• Appraisal Practices Board (APB),

• Appraisal Standards Board (ASB), &

• Appraiser Qualifications Board (AQB).
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In follow-up with John Brenan in July, 2016…

“The five year MOU between DOE and The Appraisal 
Foundation (TAF) expired last month; however, both 
organizations have agreed to extend the MOU for 
another three years, and we’re in the process of 
finalizing that agreement.”
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“What TAF has accomplished thus far under the MOU 
includes:

The Appraiser Qualifications Board (AQB) included 
the topic of valuing green buildings as part of the 
qualifying education hours that are required to obtain 
a real property appraiser credential.

The AQB added the topic of valuing green buildings to 
those eligible for continuing education credit required 
to renew a real property appraiser credential.
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The Appraisal Practices Board (APB) issued the 
following Valuation Advisories:

• Valuation of Green and High Performance 
Properties: Background and Core Competence

• Valuation of Green and High Performance 
Properties: 1-4 Unit Residential”

Jeffrey Gephart, Vermontwise LLC

John S. Brenan, Director of Appraisal Issues, 
The Appraisal Foundation, July 2016



Appraisal Qualifications Board (AQB)

GUIDANCE FOR REQUIRED CORE CURRICULUM CONTENT*
IX. ADVANCED RESIDENTIAL APPLICATIONS AND CASE STUDIES 
(required for the Certified Residential classification) 15 HOURS

A. Complex Property, Ownership, and Market Conditions
B. Deriving and Supporting Adjustments
C. Residential Market Analysis
D. Advanced Case Studies

1. Seller Concessions
2. Special Energy-Efficient Items (i.e., “Green Buildings”)

*AQB GUIDE NOTE 1 (GN-1)
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GUIDANCE FOR REQUIRED CORE CURRICULUM CONTENT cont.
XI. GENERAL APPRAISER SALES COMPARISON APPROACH 
(required for the Certified General classification) 30 HOURS

A. Value Principles
B. Procedures
C. Identification and Measurement of Adjustments
D. Reconciliation
E. Case Studies

1. Seller Concessions
2. Special Energy-Efficient Items (i.e., “Green Buildings”)

John S. Brenan, Director of Appraisal Issues,
The Appraisal Foundation, January 2019

Jeffrey Gephart, Vermontwise LLC

AQB GUIDE NOTE 1 (GN-1)



The Appraisal Institute is a membership 
organization whose “mission is to advance 
professionalism and ethics, global standards, 
methodologies, and practices through the 
professional development of property economics 
worldwide.”
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The Appraisal Institute established its Valuation of Sustainable 
Buildings Professional Development Program and Registry in 
2011. 

Per William Garber, Director of Government and External 
Relations, Appraisal Institute:

Since its inception, “just under 900 appraisers, out of a little 
more than 39,000* certified and licensed residential appraisers 
in the U.S., have gained a Valuation of Sustainable Buildings 
Professional Registry listing.”

*Note the # of appraisers is down from 50,000 in 2017!

In Vermont we’re now working on the appraisal trainees.
Jeffrey Gephart, Vermontwise LLC



Valuation of Sustainable 
Buildings Professional 
Development Program & 
Registry – Required Courses
Residential Courses Required
8 Vermont appraisers accepting for fee assignments

Hours & Continuing 
Education Credits

Introduction to Green Building: Principles & Concepts 7 hours
Case Studies in Appraising Green Residential Buildings 7 hours
Residential and Commercial Valuation of Solar 15 hours

Commercial Courses Required
5 Vermont appraisers accepting for fee assignments

Hours & Continuing 
Education Credits

Introduction to Green Building: Principles & Concepts 7 hours
Case Studies in Appraising Green Commercial Buildings 15 hours
Residential and Commercial Valuation of Solar 15 hours
Practical Applications in Appraising Green Commercial 
Properties

14 hours

Jeffrey Gephart, Vermontwise LLC



Valuation of Sustainable Buildings Professional Registry

Find an Appraiser
Search for a Designated member, Candidate, Practicing Affiliate, 
Affiliate and other individual not in one such category who has 
completed the Valuation of Sustainable Buildings Professional 
Development Program:

Residential
Commercial

Jeffrey Gephart, Vermontwise LLC

http://www.myappraisalinstitute.org/findappraiser/green_sustainability_residential.aspx
http://www.myappraisalinstitute.org/findappraiser/green_sustainability_commercial.aspx


Current Vermont 
Residential  
Valuation of 
Sustainable 

Buildings 
Professional  

Registry Listings



U.S. States & DC Residential U.S. States & DC Residential U.S. States & DC Residential

Alabama 1 Kentucky 9 North Dakota 0
Alaska 9 Louisiana 0 Ohio 5
Arizona 13 Maine 6 Oklahoma 5
Arkansas 4 Maryland 4 Oregon 4
California 73 Massachusetts 3 Pennsylvania 4
Colorado 14 Michigan 2 Rhode Island 1
Connecticut 3 Minnesota 1 South Carolina 1
Delaware 0 Mississippi 0 South Dakota 0
District of Columbia 1 Missouri 2 Tennessee 4
Florida 19 Montana 0 Texas 11
Georgia 19 Nebraska 0 Utah 18
Hawaii 0 Nevada 6 Vermont 9
Idaho 0 New Hampshire 3 Virginia 26
Illinois 22 New Jersey 6 Washington 2
Indiana 8 New Mexico 7 West Virginia 2
Iowa 3 New York 9 Wisconsin 2
Kansas 2 North Carolina 3 Wyoming 0

Total: 346

Appraisal Institute - Valuation of Sustainable Buildings 
Professional Registry Residential Listings

Appraisers Accepting For Fee Assignments as of 8/28/17
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But you might die waiting for trained 
appraisers!
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Be proactive regarding project appraisal and 
financing

Getting it right the 1st time is less trouble than 
appealing bad appraisals

Fill out the Appraisal Institute’s Residential Green 
and Energy Efficient Addendum and attach 
supporting documentation

Get the Addendum into the mortgage application

Start Providing Data for Appraiser Use 
Right Now
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www.appraisalinstitute.org/assets/1/7/ResidentialGreenandEnergyEfficientAddendum.pdf
Jeffrey Gephart, Vermontwise LLC



www.appraisalinstitute.org/assets/1/7/ResidentialGreenandEnergyEfficientAddendum.pdf
Jeffrey Gephart, Vermontwise LLC



The objective of this Addendum is to 
standardize the communication of 
the high performing features of 
residential properties. 
Identifying the features not found 
on the [URAR] 1004 form provides a 
basis for comparable selection and 
analysis of the features. 
Builders, contractors, homeowners, 
and third party verifiers are 
encouraged to complete this 
Addendum and present it to 
appraisers, agents, lenders, and 
homeowners.

Residential Green and Energy 
Efficient Addendum

Jeffrey Gephart, Vermontwise LLC



Provide Data!

Use your Home Energy Rating (HERS) Index Score & report

• Provides a 3rd party verification of the efficiency of a home 
using a nationally recognized “asset rating” system 
designed for use in mortgage finance

• HERS report provides much of the data needed for the 
Residential Green and Energy Efficient Addendum

Request that your PHIUS+ HERS Rater:

• provide the annual energy savings for your Passive House 
versus a home built to the minimum local energy code 
requirements

• calculate the present value (PV) or net present value (NPV) 
of the energy savings

Jeffrey Gephart, Vermontwise LLC



RESNET National Conference Feb/Mar 2016, Scottsdale, AZ

Steve 
Baden 

RESNET
Scott 

Robinson 
Appraisal 
Institute
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Provide Data!
With energy efficiency 
recognized as a new market 
influencer, appraisers can justify 
using cost data as secondary 
evidence to support adjustments 
to the sales comparison 
approach, where comparable 
homes are lacking
Cost Data Addendum for High 
Performance Homes V2 -
developed in the Pacific 
Northwest by Fiona Douglas-
Hamilton at S.E.E.C., LLC
Can be downloaded at no charge

http://seecsolutions.com/wp-content/uploads/2013/03/EHI_Cost-Data-Addendum_03-04-13.pdf
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Provide Data!

https://pvvalue.com/

PV Value®
This U.S. DOE 
supported web tool is 
used to help 
determine the value 
of a host-owned 
photovoltaic (PV) 
system installed on 
residential and 
commercial 
properties

Income Capitalization 
Method Tool

Jeffrey Gephart, Vermontwise LLC



“In theory, there is no difference between 
practice and theory.” 

“In practice, there is.”

Yogi Berra



Few lenders have seen or heard of the Residential 
Green and Energy Efficient Addendum
The Addendum puts the lender on notice that you 
have a complex appraisal assignment and they need 
hire a competent appraiser
Lenders may state that the Dodd-Frank banking 
reform bill’s Appraisal Independence Requirements
prohibits them from involvement in appraiser hiring
Such comment is inaccurate as Fannie Mae states in 
its Appraisal Independence Requirements

Speaking to the Lender

Jeffrey Gephart, Vermontwise LLC



B. There must be separation of a Seller’s sales or Mortgage 
production functions and appraisal functions.
An employee of the Seller in the sales or Mortgage production 
function shall have no involvement in the operations of the 
appraisal function. 

(1) Certain parties are prohibited from: 
(a) Selecting, retaining, recommending, or influencing 
the selection of any appraiser for a particular appraisal 
assignment or for inclusion on a list or panel of 
appraisers approved or forbidden to perform appraisals 
for the Seller; and 
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(b) Having any substantive communications with an appraiser or 
appraisal management company relating to or having an impact 
on valuation, including ordering or managing an appraisal 
assignment. 

These parties are: 

(i) All members of the Seller’s Mortgage production staff; 

(ii) Any person who is compensated on a commission basis 
upon the successful completion of a Mortgage; and 

(iii) Any person whose immediate supervisor is not 
independent of the Mortgage production staff and process. 

Jeffrey Gephart, Vermontwise LLC



Complex Appraisal – Special Property Type

Complex appraisal assignment
• Passive Houses have unique features compared to a 

traditionally built home

• Databases are insufficient presenting research challenges

• Most appraisers do not have training about this special 
property type

• Without knowledge of construction methods and benefits 
to the owner, it will be difficult for the appraiser to 
appraise this special property type appropriately

Sandra Adomatis, SRA, LEED GA



Know Your Rights
Communication Allowed Under 
Lending Guidelines/Dodd-Frank Act

Appraisers can talk with builders, brokers, agents, and sellers

Builders, brokers, agents, and sellers can provide the 
appraiser with documents

Builders, brokers, agents, and sellers can accompany appraiser 
on the inspection

Appraisers cannot be pressured by loan officer or others 
involved in the process to arrive at a value conclusion or to 
omit important facts

Source: High-Performance Appraisals: Steps for Success – August 7,2013
Sandra Adomatis, SRA, LEED GP



Appraiser Competence

Though it is a challenge, sellers 
and buyers have a right to a 
competent appraisal.

When provided with 
appropriate documentation it is 
the lender’s responsibility to 
hire a competent appraiser.
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Know Your Rights - The Competency Rule
Per Uniform Standard of Professional Appraisal Practice (USPAP) an 
appraiser must:
1) be competent to perform the assignment,
2) acquire the necessary competency to perform the assignment, or
3) decline or withdraw from the assignment.
Competency requires:
1) The ability to properly identify the problem to be addressed, and
2) The knowledge and experience to complete the assignment 

competently, and
3) Recognition of, and compliance with laws and regulations that 

apply to the appraiser or to the assignment…includes familiarity 
with a specific type of property.

Source: Appraising ENERGY STAR Qualified Homes - June 30,2010
Brian Ng, Karen Argeris, Donald Briggs, Sandra Adomatis



Fannie Mae  Selling Guide 

www.fanniemae.com/content/guide/selling/b4/1.1/03.html

Part B, Origination Through 
Closing Subpart B4, 
Underwriting Property 
Chapter B4-1, Appraisal 
Requirements 
Section B4-1.1, General 
Appraisal Requirements
Published: October 2, 2019
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Fannie Mae Selling Guide 
Appraiser Selection Criteria
Knowledge and Experience

“Lenders must use appraisers that:

have the requisite knowledge required to perform a 
professional quality appraisal for the specific geographic 
location and particular property type; and

have the requisite knowledge about, and access to, the 
necessary and appropriate data sources for the area in which 
the appraisal assignment is located.”

Source: Selling Guide: Fannie Mae Single Family - Published October 2, 2019, 
B4-1.1-03, Appraiser Selection Criteria
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Fannie Mae Selling Guide 
Appraiser Selection Criteria
Knowledge and Experience

“Appraisers that are not familiar with specific real estate 
markets may not have adequate information available to 
perform a reliable appraisal. “

“Although the Uniform Standards of Professional 
Appraisal Practice (USPAP) allows an appraiser that does 
not have the appropriate knowledge and experience to 
accept an appraisal assignment by providing procedures 
with which the appraiser can complete the assignment, 
Fannie Mae does not allow the USPAP flexibility.”

Source: Selling Guide: Fannie Mae Single Family - Published October 2, 2019, 
B4-1.1-03, Appraiser Selection Criteria

Jeffrey Gephart, Vermontwise LLC



Competency & the Major 
Secondary Mortgage Markets

Competency 
Required:

USPAP Fannie 
Mae

Freddie 
Mac

FHA VA

Before 
Completion: X X

Prior to 
Accepting: X X X

Source: Residential Green Valuation Tools – August 19,2014
Sandra Adomatis, SRA, LEED GP



A Leading Appraiser’s Advice
Sandra Adomatis, SRA, LEED GA - the appraiser who 
developed the AI Addendum and author of Residential 
Green Valuation Tools provides the following advice:



A Leading Appraiser’s Advice

Sandra Adomatis, SRA, LEED GA, advises that you:

• Complete the AI’s Residential Green and Energy 
Efficient Addendum & attach a copy of:

• any state or local energy code compliance 
certificate
• the full Home Energy Rating Report (including the 

Home Energy Rating Certificate)

• a graphic display of Home Energy Rating Index

Code Home

Sandra Adomatis, SRA, LEED GA



Your Home

Code Home

Passive House

Reference 
Home

A Leading 
Appraiser’s 
Advice

Graphic display 
advised
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Another possible graphic summary…

but, remember the KISS 
principle.
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A Leading Appraiser’s Advice
Sandra Adomatis, SRA, LEED GA, advises that you:

• Complete the AI’s Residential Green and Energy 
Efficient Addendum & attach a copy of:
• any state or local energy code compliance certificate

• the full Home Energy Rating Report (including the Home Energy 
Rating Certificate)

• a graphic display of Home Energy Rating Index

• 3rd party verified energy efficiency or green building 
certifications…

your Passive House certification

Sandra Adomatis, SRA, LEED GA



How to prepare the buyer/loan 
applicant for an appraisal

How to provide data to the lender 
and appraiser

Work with partner financial institutions to 
ensure selection of qualified appraisers.
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Explains why there are issues 
with appraisals:

• Changes in market demand

• Energy code updates

• Fannie Mae, Freddie Mac, 
FHA requirements for 
appraiser competency

Engaging Lenders Using:
Appraised Value and Energy Efficiency: Getting It Right

http://bcap-energy.org/appraised-value-
and-energy-efficiency-getting-it-right/
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Template letters for buyer and 
lender offer solutions:
• Prepares buyer for the mortgage 

application and appraisal
• What loan applicants need to do 

when seeking the mortgage
• For lenders it describes why home 

is a special property type
• Provides a Registry where lenders 

can find qualified appraisers
• Explains course work those 

appraisers completed 

Engaging Lenders Using:
Appraised Value and Energy Efficiency: Getting It Right

Jeffrey Gephart, Vermontwise LLC



Buyer Template Letter 
Modify to describe Passive House 
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Buyer Template Letter
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Lender Template Letter
Modify to describe Passive House 
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Lender Template Letter
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Appraised Value & Energy Efficiency: 
Getting It Right – The Bandwagon
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Appraised Value & Energy Efficiency: 
Getting It Right – Home Performance 
Contractors

http://www.homeperformance.org/sites/default/files/
Appraised%20Value-Retrofit%20FINAL_0.pdf
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Appraised Value & Energy Efficiency: 
Getting It Right - For Realtors® 

www.greenresourcecouncil.org/Appraisal-Links
Jeffrey Gephart, Vermontwise LLC



No Registry listed appraisers in your 
market, no one known with 
knowledge and experience?

Interview the appraiser when they call to schedule 
an appointment or with questions about the 
documentation you’ve provided.
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A Leading Appraiser’s Suggested 
Questions
Ask about the appraiser’s qualifications before the appraisal 
begins, 

or your client could face the cost of two appraisals.

• How many hours of energy efficiency and green building 
education has the appraiser completed?

Adomatis feels that 14 hours is appropriate based on 
AI's “green” courses. Unfortunately, it is unlikely that 
many appraisers have that many hours yet.

• What is their actual experience appraising green homes?

Sandra Adomatis, SRA, LEED GA



A Leading Appraiser’s Suggested 
Questions
• Is the appraiser familiar with the AI Addendum?
• How will the appraiser assign value to the AI Addendum

defined green categories: “(1) site, (2) water, (3) energy, (4) 
materials, (5) indoor air quality, & (6) maintenance and 
operation?”
• Ask if the appraiser uses net present value to calculate the 

energy savings revenue stream, what are the assumptions, 
methodology and duration for the savings? 
• Does the appraiser subscribe to the local MLS?

If no, this causes concerns about competency above & 
beyond energy efficiency & green building.

Sandra Adomatis, SRA, LEED GA



A Leading Appraiser’s Advice

• Provide the AI Addendum and attachments to the 
appraiser before beginning the site visit of the subject 
property. 

• Someone knowledgeable about the efficiency and green 
features in the home should accompany the appraiser to 
clarify, elaborate, and answer the appraiser’s questions.

• If you are selling the home, have your listing agent attach 
to the MLS listing the AI Addendum and other 
documents previously itemized.

Sandra Adomatis, SRA, LEED GA



Challenging an Appraisal 
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Challenging an Appraisal 

Challenges must be:

• in writing

• based on error of fact(s) or omission

• based on inconsistencies

• addressed with the lender directly

• addressed in a timely manner

• and cannot be based on – “I don’t like the value of the 
appraisal!”

Do not approach the appraiser directly – you are not the 
appraiser’s client. The lender is.

Sandra Adomatis, SRA, LEED GA

Ask for a “Reconsideration of Value,” 
a formal request that lenders must 
track & respond to.



We Need Everyone on the Same Page

Outreach to and education of 
prospective owners, 
architects, and builders is not 
enough to move Passive 
Houses into the mainstream

To get there appraisers, 
lenders, and real estate agents 
need data and training to 
recognize and realistically 
value energy efficiency and 
renewable energy benefits

Jeffrey Gephart, Vermontwise LLC



How do we make energy 
efficiency visible to real 
estate professionals and to 
more of their clients?
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The Visible Value 
Blueprint

a blueprint contributed 
to by the… 

Vermont Green 
Home Alliance
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Vermont Green Home Alliance (VGHA)

The VGHA is an informal 
alliance of collaborating 
trade organizations and 

businesses that operates 
on a consensus basis.
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Vermont Green Home Alliance
• Association of Vermont Credit Unions
• Building Performance Professionals 

Association of Vermont
• Efficiency Vermont
• Energy Futures Group
• Vermont Builders & Remodelers 

Association
• Little River Realty
• New England Federal Credit Union
• New England Real Estate Network 

(MLS)
• New Hampshire/Vermont Chapter of 

the Appraisal Institute
• Sterling Homes

• SunCommon
• Turtle Creek Builders Ltd
• U.S. Department of Agriculture, Rural 

Development, Housing Programs
• Vermont Association of Professional 

Home Inspectors
• Vermont Association of Realtors®
• Vermont Energy Investment 

Corporation
• Vermont Green Building Network
• Vermont Housing Finance Agency 
• Vermont Passive House
• Vermont State Employees Credit 

Union

Jeffrey Gephart, Vermontwise LLC



Transformation of the real 
estate market so that buyers 
and sellers can identify and 

accurately value energy 
efficiency and renewable 

energy benefits.

Vermont Green 
Home Alliance 

Mission

Jeffrey Gephart, Vermontwise LLC



“Politicians discussing global warming.”
Sculpture by Isaac Cordal

Jeffrey Gephart, Vermontwise LLC



Prevailing National Strategy
Explanation of national 
efforts to coordinate 
communications between 
the building and energy 
efficiency community and the 
real estate, lending, and 
appraisal professions utilizing 
the “Greened MLS” as a 
common data repository.

www.elevateenergy.org/wp/wp-content/uploads/2014/01/
Unlocking_the_Value_an_Energy_Efficient_Home.pdf

Jeffrey Gephart, Vermontwise LLC



Visible Value Blueprint: 7 Steps
1. Document energy efficiency features and improvements using 

consistent, standardized methods.
2. Disclose inventories of energy efficient homes to track supply.
3. Capitalize on existing (and/or create) high-quality continuing 

education and designation training.
4. Work with the MLS community to ensure that data about home 

energy efficiency improvements are incorporated into for-sale 
listings. 

5. Ensure that the data about home energy efficiency 
improvements are incorporated into the appraisal process. 

6. Develop standards and IT solutions that allow quicker and more 
automated transfer of data. 

7. Work with partner financial institutions to ensure selection of 
qualified appraisers. 

Unlocking the Value of an Energy Efficient Home, August 2013
CNT Energy & National Home Performance Council 



Implementing all 
Visible Value 

Blueprint steps 
simultaneously.

Vermont Green Home Alliance
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Visible Value Blueprint

How does the Passive House Architect, Builder, or 
CPHC fit in?
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Visible Value Blueprint and You
What matters, what you can control, what you can do:
1. Document energy efficiency features and improvements 

using consistent, standardized methods.

4. Work with the MLS community to ensure that data about 
home energy efficiency improvements are incorporated into 
for-sale listings. 

5. Ensure that the data about home energy efficiency 
improvements are incorporated into the appraisal process. 

7. Work with partner financial institutions to ensure selection 
of qualified appraisers.

Jeffrey Gephart, Vermontwise LLC



Document energy efficiency features and improvements 
using consistent, standardized methods.

Appraisal Institute’s Residential Green and Energy Efficient 
Addendum

Passive House and/or other 3rd party verified building/green 
building certificates

e.g. ENERGY STAR® Home, LEED for Homes, National Green 
Building Standard, etc.

Home Energy Rating Report

PV Value Report (when applicable)

Code compliance certificate

Incremental cost for Passive House construction versus code

Jeffrey Gephart, Vermontwise LLC



Get in the MLS

The Multiple Listing Service (MLS) is your area’s real 
estate database 

Its brain!!!

Jeffrey Gephart, Vermontwise LLC



Real Estate Is Local (The MLS)

Usually, independent organizations owned and operated 
by local Boards of Realtors®

The MLS displays homes for sale and sold

Users can search for many home features; however…

Many of the ~600 MLS across the country, don’t have 
“Green Features” or energy performance data

However, many in the top metro markets have now 
implemented “Green Features”

The MLS is also an important tool used by appraisers to 
find “comparable” value homes from actual sales data

Jeffrey Gephart, Vermontwise LLC



How do you get 
Passive House into 

that MLS brain?

Work with the MLS community to ensure that 
data about home energy efficiency improvements 
are incorporated into for-sale listings. 

Jeffrey Gephart, Vermontwise LLC



“Two roads diverged in a yellow wood…”
The Road Not Taken, Robert Frost

Those roads in this instance are:
1. those with “green fields” in their MLS
2. those without

Don’t get cocky those with green fields
Little data entry
Lots of inaccuracy
Greenwashing

Those without…

Find allies

Jeffrey Gephart, Vermontwise LLC



Vermont’s Approach to Market 
Transformation – 1st round allies

• Created an alliance with local construction allies
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Expanded the alliance to include local appraisers, lenders, 
and Realtors® through their trade associations
Educated them about the HERS Index, 3rd party verified 
building certifications, building science, and energy 
economics

The appraisers, lenders, and Realtors® schooled us energy 
geeks on our failings too!

Identified local NAR Green Designated Realtors® and 
EcoBrokers and enlisted their support prior to engaging our 
MLS (some are on our local MLS Board)

Appraisers and Realtors® are MLS subscribers; you’re not

Vermont’s Approach to Market 
Transformation – 2nd round RE pros
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Approached our MLS to request green fields

Vermont’s Approach to Market 
Transformation – 3rd step MLS
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Show that the local trend is to 
improve efficiency via disclosing 
the energy efficient home 
inventory
Verified energy information in 
an MLS reduces liability and 
elevates homebuyer 
confidence…
even when a home’s efficiency 
isn’t great.

Vermont’s Approach to Market Transformation –
2nd step MLS Outreach - Disclose inventories of 
energy efficient homes to track supply
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170 3rd Party Certified High Performance 
and U.S. DOE Zero Energy Ready New 
Homes Statewide (2013-Sept. 2019) 



Market Penetration and Total Count of 3rd Party 
Certified New Homes by County 2000-2019

• Over 7,000 New Homes 3rd Party 
Certified Statewide (2000-Sept. 
2019) 

• Color shows 3rd Party Certified 
Percent of New Homes 

• Number shows 3rd Party Certified 
New Homes (2000-Sept. 2019) 

Percent Certified

8% 37%



Help from the top
NAR Tools for Approaching the MLS

Green MLS Implementation Guide

This Guide is for MLS professionals to 
use to ensure that data fields and 
entries conform to the Real Estate 
Standards Organization (RESO) 
Data Dictionary

RESNET, BPI, AI Addendum, lender 
documents, etc. all to conform, 
eventually

http://greenresourcecouncil.org/sites/default/files/2014%20NAR%20Green
%20MLS%20Implementation%20Guide.pdf
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New England Real Estate Network - MLS 3rd Party 
Verified Green Fields
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New England Real Estate Network – 3rd Party Verified 
Green Programs Drop-Down Selection List:
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Capitalize on existing (and/or create) 
high-quality continuing education and 
designation training.
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The National Association of 
Realtors® rolled out their 
Green Designation in 2008.

Out of 1.2 million Realtors® 
(NAR members), among the 
2 million active licensed real 
estate agents in the U.S.), 
~3,650 currently have 
earned the NAR Green 
Designation.
Amanda Stinton, Director of 
Sustainability, National 
Association of Realtors®

Help from the top
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Held in Vermont in 
2015, 2017, & 2019 
the  Symposium is a 
financial success for 
Vermont Realtors®

It also inspired the NH 
Assoc. of Realtors® to 

conduct a similar 
Symposium in March 

2017 & 2019

Continuing education 
credits are key!

Vermont’s Approach to Market 
Transformation – Education Collaboration
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• VGHA members have supported the 
Appraisal Institute’s Valuation of 
Sustainable Buildings Professional 
Development Program to gain more 
Registry listings of competent appraisers.
• VGHA provided direct mail marketing for 

these courses and resource information 
for attendees. 

• VGHA members have underwritten course 
costs and paid incentives for acquiring a 
Registry listing.

Sandra Adomatis, SRA, LEED 
GA & author of Residential 

Green Valuation Tools

Vermont’s Approach to Market 
Transformation – Appraiser Support
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Work with partner financial institutions to 
ensure selection of qualified appraisers. 

Vermont outreach examples

Jeffrey Gephart, Vermontwise LLC



Outreach to 
Design 

Professionals
Re: Appraised 

Value & EE
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Outreach to Homebuilders 
Re: Appraised Value & Energy Efficiency
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Promoting Appraised Value and Energy Efficiency: Getting It Right
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Promoting Appraised Value and Energy Efficiency: Getting It Right.

Promoting AI Registry courses and supportive housing studies
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HELIX

?

¿

?

¿

Home Energy Label 
Information eXchange 

HELIX
• A NE/NY regional 

energy data source for 
MLS auto-population.

• U.S. DOE Grant Funded 
project of the VT Dept. 
of Public Service.

Develop standards and IT solutions that allow 
quicker and more automated transfer of data. 



Passive Certified Projects Database and MLS?

Auto-pop 
for Passive 

House?
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Other organizations working on real 
estate market transformation…
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Earth Advantage 
Portland, OR

Jeffrey Gephart, Vermontwise LLC



Build It 
Green 
Los Angeles 
& Oakland, 
CA
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North Carolina Energy Efficiency Alliance, Boone, NC
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Passive House professionals are advocates
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Real Estate Is Local – We Can Fix It
After, 1st do no harm, energy geeks are taught that 
buildings are systems.
The real estate market is a system too,

one that isn’t functioning rationally due to lack of 
information and training;
a system where intervention and solutions must be 
implemented locally.

Let’s build and renovate sustainably, share data, and 
educate and ensure that…
sellers and buyers can identify and accurately value 
the benefits of Passive Houses.
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I appreciate your 
interest in…
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Now Go Make the Invisible

Jeff Gephart
Vermontwise LLC

802.767.4501 - vtwise@together.net

Visible

Questions?


