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Preface 

Copenhagen Economics was commissioned by The Danish Energy Agency to examine the 

relationship between house prices and energy ratings. The analysis is a part of the initia-

tive ‘BedreBolig’ (Better Houses) and comprises both an econometric and an experi-

mental approach. This report concludes the main results from the two approaches. Be-

sides this report, two other sub-reports have been made. One describing the method and 

results from the econometric analysis and the experimental analysis, respectively.  

 

First of all, this concluding report presents the theoretical basis for the expected correla-

tion between energy h and house prices and secondly, the most central results seen across 

our two analyses.  
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Executive summary 

Energy savings in buildings are a thematic focal point in politics, in Denmark as well as in 

the EU in general. This is because energy savings in buildings are an inexpensive way to 

reduce CO2 compared to other alternatives. In many cases the payback period of an en-

ergy renovation is quite short and in some cases the CO2 reductions can be achieved with 

zero net cost. A number of policy initiatives are launched, for example to promote house-

holds to undertake renovations, including energy the companies’ saving obligation and 

‘BedreBolig’ (Better House) initiative.  

 

Despite those initiatives, we still lag behind when it comes to the implementation of en-

ergy renovations, which may for example be due to the decision-making. Facing the deci-

sion to invest into an energy renovation or not, households are confronted with several 

negative incentives: uncertainty regarding the future energy price, the “annoyance cost”1 

of conducting the renovation as such as well as the large upfront payment compared to 

the small, but constant energy savings in the future.  

 

In addition, households face uncertainty about whether the energy improvement will be 

reflected in the house price. That consideration becomes relevant if the owner of the 

house wishes to sell the it before the investment is repaid. Like other investments such as 

a new kitchen, the decision to conduct an energy renovation is an assessment of whether 

the initial investment is outweighed by the future benefits that the renovation entails. Op-

posite to a new kitchen – which primarily gives comfort improvements – energy renova-

tions provide monetary savings through reduced energy bills.  

 

Numerical examples show that these savings can be substantial. For example, the differ-

ence in energy costs to heat an average house of 100 square meters with a good energy 

rating (energy label B) compared to a similar house with a bad energy rating (energy label 

E) would be almost 180,000 DKK (24,000 €) over a 30 year period or approximately 

6,000 DKK (800 €) annually on average.2 If the house is sold before the savings are real-

ised it becomes crucial whether or not the improved energy rating gives rise to a higher 

selling price.  

 

In this analysis, we examine to what extent an improved energy rating will give rise to a 

higher house price. From the outset, neither a theoretical nor a practical perspective pro-

vides a clear answer to that complex question. We have made a variety of analyses to iso-

late the actual effect of energy ratings on selling prices. Compared to previous analyses of 

by other authors, our approach ensures that the resulting price effect comes solely from 

the energy rating and not from any other (correlated) characteristics such as location of 

the house and general condition of the house.  

 

                                                                                                                                                                       
1  Which is also a society cost, but can be difficult to quantify in a macro perspective.  

2  Based on existing estimates for the movement in energy prices and with a discount rate of 5 percent.  
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Firstly, we have performed a series of econometric analyses based on 365,000 sales of 

single-family houses in Denmark from 2006 to 2014 and detailed information about the 

house energy rating, construction, general condition, location, sales situation and 

buyer/seller characteristics. Secondly, we have made a number of controlled experiments 

on both potential buyers and real estate agents to derive the isolated effect of the energy 

rating on the house price.  

 

The Danish energy label scheme serves as the basis for the houses’ energy rating. This 

scheme, which is compulsory to apply when selling a house, assigns a label from A to G to 

a house, where A denotes the highest rating and G the lowest.3 The energy label gives an 

impression of the house’s (energy-related) condition and thus provides a tool to assess 

and compare the expected energy costs of different houses.  

 

Clear correlation between high-energy rating and high sales price 

Our results from both studies clearly show that houses with a high energy rating system-

atically have a higher selling price no matter how many other residential and sales charac-

teristics were taken into account. The estimates suggest an effect between 40,000 and 

55,000 DKK (5,400 € - 7.400 €) per step up in the scale, for an average house of 100 sqm, 

cf. Figure 1. 

 

 

Figure 1 Correlation between house prices and energy labels.  
 

 
 
Note:  All numbers have been converted to correspond to a 100-sqm house and has to be seen in relation to 

a G-labelled house. Numbers above the bars show totals and numbers inside the columns show the 

difference in relation to the previous label. All totals and differences are statistical significant except 

for the jump from B to A. The bar indicates the theoretical expectation for the price increase if future 

savings are realised in full.  

Source:  Copenhagen Economics 

 

                                                                                                                                                                       
3  Houses that meet the requirements in Building regulations 2010, Building regulations 2015 and Building regulations 2020, 

are labelled A2010, A2015 and A2020, respectively. All low energy classes A2010, A2015 and A2020 are in this report de-

noted with energy class A, and energy labels from previous energy label schemes are converted to the current.   
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The results are very robust to other choices of econometric models and other specifica-

tions of the models. In addition, we managed to isolate the energy rating’s effect on the 

price from the effect of the general condition, which is a typical methodical problem in 

this type of analysis.  

 

Our experimental analysis confirmed that there is a clear positive correlation between en-

ergy rating and housing price. From almost 17,000 questions to 1,500 people (real estate 

agents and potential buyers) that were part of our internet-based, controlled experiment, 

we can see a clear positive relationship between energy rating and house price. The results 

show for example that both buyers and estate agents believe that a C-labelled house can 

be sold for approximately 100,000 DKK (1,400 €) more than an otherwise similar E-la-

belled house.  

 

We also conducted actual physical assessments of several houses with 47 real estate 

agents. From those assessments, we find that a false information about a high energy la-

bel leads to a higher initial valuation of the same physical house. The result is not statisti-

cal significant due to high variation and relatively few observations.  

 

In addition, we performed a so-called conjoint analysis among the same 47 real estate 

agents and find that a one-step increase on the energy label scale is equivalent to the 

value of 10-15 additional square meters.  

 

Comparing the magnitude of the effects across the econometric and experimental study is 

only possible to a limited extent. However, overall we can conclude that both studies une-

quivocally indicate a clear positive correlation between energy rating and house price. We 

cannot know with certainty whether the energy label as an indicator for the energy condi-

tion gives rise to the difference, or whether the information about the previous owner’s 

energy consumption is decisive. Nevertheless, both cases indicate that house buyers are 

very aware of the importance of future energy costs when buying a house.  

 

Energy rating is not fully reflected in the sales price 

However, the higher sales price induced by a higher energy rating is not as high as the 

saved future energy cost over time would justify. We find that the effect of a better energy 

rating is approximately 35-50 percent lower than the theoretical calculation. This corre-

sponds to approximately 50-66 % of the theoretical saving with a high-energy rating is 

captured by the housing price.  

 

There may be several reasons for this:  

 Houses with poor energy labels harbour great potential to conduct energy renova-

tions. A buyer will not pay more for a house with a higher energy rating than it costs 

to buy a similar house with a low energy rating and to do the energy renovation him-

self. The value of this option raises the price of a house with a poor energy label rela-

tively to a house with a good energy label (which does not have the same options for 

renovations) 
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 If the energy prices are expected to fall, a house with a good energy label becomes less 

attractive. The uncertainty about the price development can therefore reduce the will-

ingness to pay for houses with a good energy rating.  

 

 If buyers are not fully informed about the value of good energy ratings they will not be 

willing to pay for it.  

 

 Buyers may face limitations regarding a bank loan. If the buyer does not have the op-

portunity to borrow additional money to buy a similar house with a better label, even 

though it has lower running costs over time, they will not be able to price in the en-

ergy rating value.  

 

 Conversely, houses with a high energy rating can have a better indoor climate due to 

e.g. reduced draught and thermal bridges, which suggests a higher willingness to pay 

for houses with good energy ratings.  

 

The energy label’s effect varies with different buyers and houses 

We have analysed whether the energy label’s effect on the house price varies with other 

characteristics of the house or with the buyer’s characteristics. 

 

Firstly, both analyses indicate that the information available to prospective buyers affects 

sales prices to a large extent. The first type of information is the energy rating. The en-

ergy-labelling scheme has clearly improved transparency and clarity regarding that type 

of information. In our econometric analysis, we find that the energy label’s effect on the 

house price is more explicit after 2010 than before 2010 when the labelling scheme was 

made compulsory when selling a house.4 The second type of information is how a well the 

energy rating reflects the household’s running costs for energy. Our experimental analysis 

indicates that the link between energy label and housing price becomes even clearer when 

potential buyers are made explicitly aware of the economic importance of a better energy 

label. The valuation of an illustrative house with an E-label and a price of 4 million DKK 

(535,900 €) increases by 80,000 DKK (11,000 €) when information about the benefits of 

the label is provided, cf. Figure 2. This indicates that emphasising the link between a good 

energy label and its entailed economic savings entails that a larger share of the future en-

ergy savings can be priced into the sales price of the house.   

                                                                                                                                                                       
4  There could be several other reasons for why the effect is more explicit after 2010.  
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Figure 2 Effect of explicit information about the energy label   
 

 
 
Note:  The effect is measured for a house with energy label E at 4 million DKK. In the experiment, the partic-

ipants were informed about the improvement in the energy label from F to E due to a renovation, 

which entails yearly savings of 5,000 DKK (670 €)   

Source:  Copenhagen Economics, Net based experiment 

 

 

Secondly, we find that the greatest correlation between price and energy rating appears in 

houses built in the period between 1931 and 1960. This holds when compared to houses 

built before 1930 as well as after 1960. It may be because the houses built before this pe-

riod have a relatively high potential for energy renovation. There is a clear tendency for 

newer houses having a smaller effect from the energy label, since these houses have a 

higher energy label themselves. This applies to houses built after 1972 and especially after 

1998.  

 

Thirdly, we find that the effect of the energy rating depends on factors such as the buyer’s 

income, the selling price of the house and location. Interestingly, the correlation between 

energy rating and housing price is approximately 40 percent higher when the buyer (or 

the household, respectively) has a high income.5 This may be because high-income fami-

lies typically have better opportunities to finance a high upfront payment.  

 

     

 

  

                                                                                                                                                                       
5  Households with income in the highest quartile.  
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Chapter 1 

1 What correlation between energy 
rating and house price should we 
expect?  

In this report, we examine the relationship between energy rating and the sales price of a 

house. In this first chapter, we analyse the relationship between these two concepts from 

a theoretical perspective.  

 

A house is a composite good consisting of a number of different characteristics – such as 

location, size, construction, design and energy rating – which all are essential for the pro-

spective buyer’s willingness to pay for it. The energy rating differs from most of the other 

characteristics since it is directly related to the current costs of living in it – through the 

energy costs. A house can be considered an investment with a high upfront cost and here-

after a range of running costs. A poor energy rating will result in high energy costs – ce-

teris paribus - and thus reduce the overall value and hence the price of the house. The op-

posite is the case for houses with a good energy rating, which will have lower running en-

ergy costs and hence a higher value.  

 

This chapter is divided into three sections: the first section (1.1) examines the correlation 

between the actual energy costs of a house with the energy label of that house, type of 

heating and energy price at the time of sale. In the second section (1.2) we analyse theo-

retically how the impact of a higher energy label, energy price etc. is expected to affect the 

house price. In the third section (1.3) we shortly discuss which other factors might be im-

portant.    

1.1 The correlation between energy costs and energy label 
When evaluating the value of a house in a sales situation, the former household’s energy 

consumption and/or energy costs could be used as indicator for the energy rating of the 

house. However, this is an inaccurate indicator, since it depends on the specific household 

composition, if the household is trying to save heat, weather conditions (mild or cold win-

ters), as well as the energy price.  

 

The labelling scheme is a much better indicator, since it is independent of those factors.6 

It assigns houses a label on a scale from A to G where A indicates the highest energy rat-

ing and G the lowest.7  

 

                                                                                                                                                                       
6  The energy labelling scheme is subject to a number of deviations from assessing the ‘pure’ energy rating. For example, the 

label is tied to the heating source of the house (e.g. electric heating) and whether renewable energy devices are in use – e.g. 

a solar cell panel.  

7  The energy-labelling scheme was introduced for single-family houses in 1997. After an amendment in 2006, it became com-

pulsory from 2010 to list the energy label of the house in sales documents. This study is based on energy labels from 2006 

onwards.  
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The expected energy consumption for a “rating family” is given for each energy label. For 

example, a 100 sq. m. house with energy label C will have an energy consumption be-

tween 92 and 142 kWh per year per sqm corresponding to an average energy consump-

tion of 117 kWh per year per sqm, cf. Figure 3.8  

 

Figure 3 Definition of Danish energy labels 
 

 
 
Note:  The energy consumption is based on a 100 sqm house. The average levels for energy consumption 

are specified in the boxes while the limits are listed above each box.  

Source:  Copenhagen Economics based on http://boligejer.dk/energimaerkeberegningen  

 

For homeowners, not the energy consumption per se is important to them from an eco-

nomic perspective, but the energy costs that this consumption gives rise to. Consequently, 

the price of energy is crucial. Considering a rating house of 100 sqm with average energy 

prices we find that the annual energy costs for a D-labelled house is 4,100 DKK (550 €) 

higher than for an equivalent C-labelled house, cf. Figure 4. Furthermore, energy-related 

larger for low energy labels and decrease as the energy label increases.  

 

 

                                                                                                                                                                       
8  The lowest limit for a house of 100 sq. m. is given by 70+2200/100=92 and the highest limit is given by 

110+3200/100=142. The average levels equal the median.  
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Figure 4 Annual energy costs per energy label given average en-

ergy prices  
 

 
 
Note:  We have used the average energy price of 0.69 DKK per kWh for a rating house of 100 sqm.  

Source:  Copenhagen Economics 

 

Energy prices varies significantly depending on the heating source in the house. In Den-

mark the most widely used heating sources are district heating, natural gas or oil, which 

since 2006 have had average prices of 0.61 DKK (8.2 ct), 0.95 DKK (12.7 ct) and 1.24 DKK 

(16.6 ct) per kWh, respectively. Considering this, we find quite large variations in energy 

costs across energy labels and heating types, cf. Table 1. For example, a district heated D-

labelled house has had a lower energy cost than a C-labelled house heated with natural 

gas, and a E-labelled house with district heating will have lower energy costs than a C-la-

belled house heated with oil.  

 

Table 1 Annual energy costs per energy label and heating type 

Annual DKK District heating Natural Gas  Oil Average 

A 3.400 5.200 6.700 4.400 

B 4.900 7.700 9.900 6.500 

C 7.200 11.200 14.500 9.500 

D 10.300 15.900 20.600 13.600 

E 13.300 20.700 26.800 17.700 

F 16.800 26.100 33.800 22.300 

G 20.600 31.900 41.400 27.300 
 

Note:  We have used a rating house of 100 sqm and average energy prices in the period 2006-2014 for the 

three sources, cf. Figure 5. In the right column (on average), we weight our data with the distribution 

of heating types for Danish single-family houses. 57 % are heated with district heating, 25 % with 

natural gas and 18 % with oil when we round off.   

Source:  Copenhagen Economics 

 

27.300 

22.300 

17.700 

13.600 

9.500 

6.500 
4.400 

5,000 

4,600 

4,100 

4,100 

3,000 

2,100 

0

5,000

10,000

15,000

20,000

25,000

30,000

G F E D C B A

Annual DKK

Ekstra energiforbrug ved mærke Energiforbrug fra tidligere mærkeAdditional energy consumption Energy consumption from next label



Do homes with better energy efficiency ratings 

have higher house prices? 

 

 

 

 

 

 

 

 

 

 

 

 

12 

The energy prices for the different heating sources – especially oil and natural gas – also 

varied considerably over time (cf. Figure 5) which entails varying energy costs for the in-

dividual house and heating types from year to year.  

 

 

 

 

Figure 5 Energy prices for typical Danish heating types 
 

 
 
Note:  The figure shows consumer prices including taxes.  

Source:  Statistics Denmark 

 

 

These calculations are based on a “rating family” energy consumption. For a household 

with a lower energy consumption than this, a house with a high energy rating would be 

less worth and vice versa for a household with a higher energy consumption. 

1.2 Higher energy label should result in higher house price  
 

By looking at a longer period of time, the energy savings from having a high energy rating 

can be quite large. For a 100 sq. m. house with an average heating type, the energy sav-

ings over 30 years from having a C-labelled house rather than a D-labelled house will be 

about 180,000 DKK (24,100 €).9  

 

Buyers thus have an incentive to pay more for a C-labelled house to achieve these savings 

in the future. Consequently, the future energy savings will affect today’s sales price. To 

what extent this actually happens depends on a number of factors such as, for example 

the buyer’s:   

                                                                                                                                                                       
9  We have not considering e.g. depreciations in our calculations, but instead we assume that house buyers have a maximum 

investment horizon of 30 years. We also assume that energy prices on average increase nominally with 2.43 % annually.  
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 Assessment of the energy rating of the house 

 Expectations about the energy prices in the future 

 Valuation of future savings compared to current savings 

 Costs associated with energy renovation / opportunities to do it oneself. 

 

A rational investor who discounts a continuous stream of future energy savings would be 

willing to pay about 85,000 DKK (11,400 €) more for a rating 100 sqm C-labelled house 

than for a similarly D-labelled house, cf. Figure 6.10 Looking across the energy labels, our 

calculations show that the rational investor will be willing to pay about 170,000 DKK 

(22,800 €) more for a house having an energy rating that leads to annual energy savings 

of 10 MWh.  

 

 

Figure 6 Capitalised energy savings per energy label compared 

to a G-labelled house 
 

 
 
Note:  All numbers are for a 100 sqm house and relative to a G-labelled house, cf. the calculation method in 

the economic background report. (Copenhagen Economics 2015a) 

Source:  Copenhagen Economics 

 

Prospective buyers will not only look at future energy savings when assessing how much 

more they will pay for a house with good energy rating. The possibility to renovate the al-

ternative house with a low energy rating is essential for the willingness to pay for a house 

with a high energy rating. Instead of buying a house with a high energy rating, a buyer 

could buy an otherwise similar house with a low energy rating and then pay for the reno-

vation. In some cases, it might even be profitable to tear down the old house and build a 

new one from scratch.  

 

                                                                                                                                                                       
10  This is based on the present value calculation of energy savings where we assume an investment horizon of 30 years, a sub-

jective discount rate of 5 % and an average increase in energy prices of 2.46 %. We do not consider degeneration. These as-

sumptions are more less the same as the assumptions in SBi (2013b), cf. the calculations in Copenhagen Economics (2015a) 
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This means that a buyer should not pay more for a house with a high energy rating than it 

will cost to renovate a house with a low energy rating to a similar level. This is relevant es-

pecially in the light of the uncertainty that exists in relation to the future energy prices, 

technologies and costs associated with a renovation. Purchasing a house with a low en-

ergy rating leaves the household flexible to react (or not to react) once when the renova-

tion costs would fall (once energy prices fall, which makes a better energy label less profit-

able). 

 

To account for this we have used data for the renovation proposal from the Energy Label 

Reports (Energimærkningsrapporterne).11 For houses with a low energy label it can often 

be increased with relatively low investment costs. Energy improvements of houses with a 

high energy label are typically more expensive and in many instances practically impossi-

ble, cf. Table 2.12 

 

 

Table 2 Value of renovation option 
  G F E D C B A 

Average value of the renovation option 

(DKK per sq. m.) 
485 354 205 114 57 30 3 

 

Note:  This is based on the renovation proposal given by energy consultants approved under the energy la-

belling scheme when assessing the energy rating of houses since 2006, cf. the calculation method in 

the econometric background report (Copenhagen Economics 2015a) 

Source:  Copenhagen Economics 

 

When we take this ‘flexibility effect’ into account (or ‘real option’) we find that the ex-

pected willingness to pay for a high energy rating is lower - as depicted in Figure 7 (com-

pared to Figure 6). For a rating 100 square meters D-labelled house we find that the reno-

vation option has a value of approximately 11,400 DKK (1,500 €) while the renovation op-

tion only has a value of approximately 5,700 (760 €) for a C-labelled house. Conse-

quently, the price difference between a typical C and D-labelled house decreases from ap-

proximately 85,000 DKK (11,400 €) to 79,000 DKK (10,400 €). Across all energy labels 

the buyers will pay approximately 150,000 DKK (20,100 €) more for a 100 sqm house for 

each additional 10 MWh of annual energy saving.13  

 

 

                                                                                                                                                                       
11  We have this data for all energy valuations since 2006. For houses with obvious energy renovation options the consultants 

indicate how much it will cost to energy renovate and thus increase the energy rating of the house with one or several en-

ergy labels.  

12   This is also the conclusion of Johnson and Kaserman (1983) who look at energy ratings in American houses.   

13  Generally, these expectations should be seen in light of the assumptions made and there could be some uncertainty con-

nected with them, cf. the discussions in section 1.3 and also in the econometric background report (Copenhagen Economics 

2015a) 
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Figure 7 Expected house price increase compared to a G-labelled 

house, when the renovation option is accounted for 
 

 
 
Note:  All numbers are for a 100 sqm house and seen relative to a G-labelled house, cf. the calculation 

method in the econometric background report (Copenhagen Economics 2015a) 

Source:  Copenhagen Economics 

 

 

It is important to emphasise that a good energy label  is worth more when energy prices 

are high. This is because the value of the energy saving is higher. The actual energy price 

varies considerably depending on the type of heating and date of sale, cf. Figure 5. For 

houses heated with oil the price difference between high and low energy effective houses 

is expected to be higher than if the house was heated with e.g. district heating. In general, 

we find that for a 100 sqm house the willingness to pay for 10 MWh of annual energy sav-

ing increases by 216,000 DKK (28,900 €) when the energy price increases by 1 DKK (14.4 

ct) per kWh. Official energy price forecasts suggest continued increasing prices, which 

would lead to higher valuation of the houses with a good energy label and therewith to a 

larger impact of the label on the house price.  

1.3 Other factors that could have an influence 
 

Several factors can affect the buyers’ valuation of the energy rating of a house. First, an 

improved energy rating can have several benefits besides the reduced energy bill. A well-

insulated house for example is typically associated with less draught and fewer thermal 

bridges. A high energy label can also have a signalling effect, showing the buyer’s consid-

eration for the climate. These factors will push the value of a high energy label up – po-

tentially higher than the value of the energy saving itself. The actual value of a label can 

therefore larger than the theoretical effects calculated above. On the other hand, some ef-

fects pull towards the opposite direction. Our calculation does , for example, not consider 

that buyers often can be credit limited and therefore not be able to pay a higher initial 

price for accessing the lower running costs. This means that buyers implicitly will valuate 

low expenses today even higher than low expenses in the future compared with what they 
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otherwise would have done. In addition, our calculation does not take into account the 

uncertainty about the future that households may have. The greater the uncertainty about 

the future energy prices, the more risky is investing in a good energy rating. In addition, 

buyers can have a different time horizon than the 30 years we have applied. If the con-

sumers’ time horizon is lower, they will not be willing to pay as much for high energy rat-

ings.  

 

Ultimately, buyers might face uncertainties regarding the actual (energy related) condi-

tion of a house, which increases the investment risk. This would also result in a smaller 

willingness to pay than we calculated above.  

1.4 Previous literature and results in this area 
 

After the agreement of the EU Directive ‘Directive on the Energy Performance of Build-

ing’, many European countries have implemented energy labelling schemes similar to the 

Danish one. There have previously been performed econometric analyses of the impact of 

energy labels on house prices in the Netherlands, Ireland, England, Denmark and several 

other counties based on these schemes. In line with the econometric analysis in this re-

port, the previous ones also uses similarly detailed register data and so-called hedonic 

pricing models, i.e. models where the building characteristics – here the energy label – 

are priced.  

 

Previously in Denmark there has also been performed a number of quantitative and quali-

tative analyses of the correlation between energy rating and house price. The producers of 

these reports were usually from the real estate industry, mortgage credit institutions or 

public organisations.  

 

Overall, previous econometric, quantitative and qualitative analyses find a positive corre-

lation between the energy rating and the house price, cf. Table 3. In the econometric stud-

ies, the correlation is significant and the price effect systematically follows the ranking of 

the energy labels. Compared to a house with an average energy rating, very high (very 

low) labels with increase (lower) the selling prices by 5-10 percent.  
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Table 3 Results from previous studies 
  Correlation Effect 

Econometric 

Analyses 

+ 
Sales price relative to D-label: A/B (5 %), C (1.8 %), C (1.7 %), E (-0.7 

%), F(-0.9 %) and G(-6.8 %) 

+ 
Sales price relative to D-label: A (10.2 %), B (5.5 %), C (2.1 %), E (-

0.5%), F (-2.3 %) and G (-4.8 %) 

+ 
Sales price relative to D-label: A/B (6.4 %), C (6 %), E (-6.2 %), F (-

12.3 %) and G (-19.4 %) 

Quantitative 

and qualitative 

analyses 

+ 43,000 DKK per label (172,000 DKK. effect from G to C on average) 

+ 3 times higher rejection for a G-house compared with a C-house.  

+ 
Higher prices per square meter and lower discounts for energy efficient 

houses.  
 

Note:  The effects from the econometric analyses are all significant  

Source:  Copenhagen Economics based on (in chronological order) Fuerst et al. (2015), Brounen and Kok 

(2011), SBi (2013a), EDC (2012), Spar Nord og NRGi (2015), Deloitte (2012) 
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Chapter 2 

2 What correlation between energy 
rating and house price do we find in 
practice?  

We have now seen that from a theoretical point of view, we should expect considerable 

economic benefits from choosing a house with a high energy rating. However, we also 

found that the correlation between the two elements was not simple. In this chapter, we 

look at how the connection between energy labels and house prices are in practice.  

 

This is a complicated task because a house consists of many different characteristics. It is 

difficult to find two houses that differ solely in their energy label. Therefore, we have con-

ducted a series of studies that aim at isolating the effect from other factors that influence 

the sales price, e.g. location, the general condition, size, age etc. We have conducted three 

econometric analyses and three experimental analyses.  

 

This chapter is divided into five sections: In the first section (2.1), we define our approach 

and method in the three econometric analyses and the three experimental analyses re-

spectively. Next, we present the key findings from the analyses divided in four main head-

ings: “Good energy ratings are clearly reflected in house prices” (2.2), “Energy prices in-

fluence the value of the energy rating” (2.3), “The effect depends on the characteristics of 

the house and the buyer” (2.4) and finally “Real estate agents and experts themselves 

agree on a positive correlation between energy rating and house prices” (2.5).  

2.1 Approach and method 
 

In the following, we briefly describe our approach and method, firstly for the econometric 

analysis and secondly for the experimental analysis. A thorough description of the anal-

yses’ design and results is provided in two background reports.14  

 

Econometric analyses 

We have made three different econometric analyses of the energy label’s effect on the 

sales price based on data of all single-family houses sold in Denmark between 2006 and 

2014. In all three analyses, we include a range of variables in addition to information 

about energy labels and heating form. Those variables relate to the geographical location 

of the house, construction design, construction year, general condition and socio-eco-

nomic information related to the buyer. Our first model compares house prices across all 

house sales. The second model compares repeated sales of the same house and the last 

model compares only houses having the same probability of having the given energy label, 

cf. the description in Box 1.  

                                                                                                                                                                       
14  See Copenhagen Economics (2015a) and Copenhagen Economics (2015b) 
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Box 1 Our econometric methods 
 

To find the ‘pure’ effect of energy rating of houses on the sales price it is important to 

account for a number of factors. Firstly, houses with a high energy rating typically also 

are in a good condition in general. Secondly, the general condition of the house is of-

ten better in areas where the house prices already are high.15 

 

We use a comprehensive data set of nearly 365,000 sales of almost 300,000 Dan-

ish single-family houses from 2006 to 2014. We control for detailed information 

about the house such as construction year, structure of the house, size, latest renova-

tion, heating type and reported flaws and deficiencies for each sale. We control for the 

location of the house in relation to the coast, forests, roads, the price level of houses 

in the area, as well as buyer’s and sellers’ income, education and family type. As a 

measurement for the energy rating we use the given energy label.  

 

We use three econometric models with different approaches to estimate the relation-

ship between energy rating and house price. Each has different strengths and weak-

nesses in relation to the mentioned problems. We can minimise the risk of having 

wrong estimates by comparing the results from each model. Our first model is a ran-

dom effects model. In this model, we compare sales prices for all house sales, both 

with previous sales of the same house and with sales of all other houses. When we 

control for the mentioned details about the house and the sales situation, we are able 

to isolate the ‘pure’ effect of energy rating on sales price.  

 

The second model is a fixed effects model and here we only compare each sale with 

previous sales of the same house. The analysis is less sensitive to certain estimation 

errors. Whenever a house changes its energy rating between two sales we are able to 

isolate the effect of the energy rating on the sales price.  

 

Our last model applies a completely different approach – a so-called propensity 

score matching. First we assessed the probability that the house had a given energy 

label. Next, we compared the sales price of each house with sales prices of houses 

with approximately the same likelihood of having a given energy label. Even though 

the houses have the same likelihood of having the given label, in practice there will be 

variation in the energy label of the houses. We are then able to analyse what this vari-

ation in the energy label means for the sales price. This model is more robust when 

house sales and energy rating are not random.  

 

In the augmented models, we also allow for a varying effect of the energy rating on 

the sales price, conditional on the energy price and renovation options. If this is con-

sistent with our expectations, it confirms that the model captures the ‘pure’ effect of 

energy rating on the sales price.   
 

Note:  See the background report for a detailed description of the different models (Copenhagen Economics 

2015a) 

Source:  Copenhagen Economics 

 

In the augmented models, we also explicitly account for the energy price and the option to 

conduct an energy renovation affect the relationship between energy rating and house 

                                                                                                                                                                       
15  In addition, house sales and energy renovations are not always independent of what sellers expect to sell the house for. This 

is beyond the scope of this analysis though.  
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price and analyse whether high energy prices lead to a larger impact of the energy rating 

on the sales price.  

 

The comprehensive data and statistical basis helps to ensure that we do not over- or un-

der-estimate the energy label’s effect on the house price. For example, energy efficient 

houses is typically newer, in good general condition and located in areas where income 

and the price of land typically is higher. If we do not control and make robustness tests for 

such details, we might overestimate the energy label’s effect.  

 

Experimental analyses 

We have conducted three experimental analyses, which also examine the relationship be-

tween energy ratings and house prices. The first experiment is net based; here, potential 

buyers as well as real estate agents online assess house prices from typical house notices 

as you know them from estate agencies’ webpages. The second experiment is a physical 

experiment where a group of real estate agents conduct actual property assessments of 

houses in Denmark. Both of these experiments are designed as so-called randomized con-

trolled experiments. This means that, if you vary the energy label – and only the energy 

label – we can obtain isolated conclusions about the effect of energy ratings on the house 

price. The third and final experiment aimed at making the real estate agents reveal their 

assessment of the value energy ratings relatively to other housing characteristics.  Box 2 

provides brief explanation of the design and methodology of each experiment.  
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Box 2 Experimental design and method 
 

In the net-based experiment, we had 1,555 potential buyers and real estate agents 

to login at a website that Copenhagen Economics created. On the website each re-

spondent was presented a number of houses – one at a time – and was asked each 

time to assess the value of the house. In total that gave us 16,994 assessments. 

When we compared all these observations, we could compare houses that were com-

pletely identical – except from the energy label – and thus control for the typical er-

rors that occur when not seperating the energy rating from e.g. the general condition. 

The randomised controlled experiment thus allows us only to vary one given factor 

with everything else being equal. This allows us to draw conclusions about the isolated 

effect of energy ratings on house prices. 

 

In the physical experiment, 47 Danish real estate agents were divided into two 

groups and assessed the exact same houses except for one particular factor: In the 

houses’ information document one group was given one energy label, e.g. label C, 

while the other group was given another label, e.g. D. This was done for each house 

with jumps of either one or two energy labels. The groups were given balanced infor-

mation, i.e. sometimes higher, sometimes lower energy labels than the others. The 

experiment allows us to analyse whether Danish real estate agents recognise the en-

ergy label when they conduct actual property assessments.  

 

In the third and final experiment about relative valuation, the conjoint analysis, we 

made the same 47 real estate agents consider which of two presented houses they 

thought could be sold for the highest price. This was done for 24 house alternatives 

where different house characteristics were varied including the energy label. This ex-

periment allows us to analyse the importance that real estate agents put on the en-

ergy label relatively to other characteristics such as the number of square meters.  
 

Note:  See the background report for a detailed description of the different models. (Copenhagen Economics 

2015b) 

Source:  Copenhagen Economics 

2.2 Good energy ratings are clearly reflected in house prices 
 

Across the analyses, we find a clear and positive correlation between the energy rating of 

the house and the sales price.  

 

Econometric analysis 

In all the analysed models, we find a clear and significant effect of the energy rating on 

the house price. In our preferred model that uses data for all house sales, we find that the 

house price for a 100 sqm house with a C-label is approximately 200,000 DKK (26,800 

€) higher than a similar G-label house and approximately 45,000 DKK (6,000 €) higher 

than a similar D-labelled house, cf. Figure 8. The effect is statistically significant for each 

step on the scale except from B to A, which is partly because the number of sold A-houses 

is relatively low.   
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Figure 8 Relationship between house price and energy labels 

from a G-labelled house perspective 
 

 
 
Note:  All numbers have been converted to correspond to a 100 sqm house and has to be seen in relation to 

a G-labelled house. The results are from model 1 rounded to the nearest thousand. Numbers above 

the bars show totals and numbers inside the bars show differences compared to previous label. All 

totals and differences are statistically significant except for the step from B to A. The bar indicates the 

theoretical expectation from Chapter 1.  

Source:  Copenhagen Economics, random effects model.  

 

 

For every step on the energy label scale, we find a significant effect of the energy label on 

the sales price. It is only for the A-labelled houses that the added effect compared to B-la-

belled houses is not statistical significant. The last result is possible because our data set 

only contains relatively few A-labelled houses. Additionally, the energy saving from going 

from a B-labelled house to an A-labelled house is rather small.  

 

However, we also find that the impact on the house price is not as big as one would theo-

retically expect when accounting for renovation options (indicated with black bars in Fig-

ure 8). For a 100 sqm C-labelled house we would theoretically expect a sales price that is 

about 325,000 DKK (43,500 €) higher than a similar G-labelled house, but our estimates 

indicate that the sales price is only about 205,000 DKK (27,500 €) higher. This means 

that the actual price effect in this case is only about 63 percent of the theoretically ex-

pected impact.  

 

We also look across all the labels when we consider how much the house price is expected 

to increase if the energy rating of a house of 100 sqm is so high, that it saves 10 MWh an-

nually in energy consumption. In that case, we find that the sales price will increase by 

75,000 to 100,000 DKK (10,000 € – 13,400 €). This means that about 50-65 percent of 

the theoretically expected energy savings are translated into a higher house price.16 This 

                                                                                                                                                                       
16  With an average energy price across heating types.  
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result stems for an extensive robustness analyses of our results: Both using three different 

econometric models and also using several robustness controls within each model.   

 

There could be several reasons why the full expected energy saving is not translated into 

the house price:  

 Houses with a poor energy rating have a potential for conducting energy renovations. 

A buyer will not pay more for a house with a higher energy label than it costs to buy 

and energy renovate a similar house with lower energy rating. The value of this option 

increases the price of a house with a poor energy label relative to a house with a good 

energy label (and thus does not has this option).  

 If the energy prices are expected to fall, a house with a good energy label becomes rel-

atively less attractive. The uncertainty about the development in the energy prices 

may therefore reduce the willingness to pay for high energy ratings.  

 If buyers are not fully informed about the value of good energy labels they will not pay 

for it.  

 Buyers can have credit limitations. If buyers do not have the opportunity to borrow 

extra funds to a similar house with a high energy rating despite the lower running 

costs over time they will not be able to price in the value of the energy rating.  

 

Conversely, houses with a high energy ratings can typically have a better indoor climate 

e.g. in form of reduced draught and thermal bridges which can increase the price of 

houses with a high energy rating above the pure energy savings.  

 

There are of course uncertainties associated with these estimates. The uncertainties may 

concern both our estimates for the observed correlation between energy label and house 

prices, but also the calculation of the theoretically expected correlation. For example, if 

we assumed that the discount rate was 1 percentage point higher the observed price ef-

fects would be consistent with the expected effect from the energy savings. The same 

holds if the expectations for the increase in energy prices were approximately 0.5-per-

centage point lower or if buyers had an investment horizon of about 19 years instead of 30 

years.  

 

One of the strengths of our analysis is the large number of control variables we used. It is 

evident in our analysis that the effect of the energy rating on house price is overrated (up 

to 100 percent) if we do not control for the general condition of the house and age, which 

is due to the very strong correlation between the energy condition of houses and the gen-

eral condition, as well as energy rating and age. This can explain why previous studies 

with fewer control variables find larger effects.17  

 

Experimental analyses 

In our net-based experiment, we also find a positive correlation between energy rating 

and house price. Potential homebuyers and real estate agents assess that the value of a 

house increases incrementally as the energy rating increases, cf. Figure 9. 

 

                                                                                                                                                                       
17  Cf. e.g. SBi (2013a) 
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Figure 9 Correlation between the value of a house and energy 

rating 
 

 
 
Note:  The results are both about assessments from civil people and estate agents (a total of 16,994 obser-

vations from 1,555 individuals). The increase from F to the E-label is not statistically significant but 

the increase from E to D and D to C is significant at the 1 % significance level. Due to the requirement 

of sufficient observations for us to make conclusion the labels G, A and B are not included in the anal-

ysis.  

Source:  Copenhagen Economics, net based experiment 

 

 

The correlation between energy rating and house price is strongest in the step from an E 

to a D-labelled house and next from a D- to a C-labelled house. Here we find that a better 

energy label could increase the sales price by 40,000-50,000 DKK (5,400 – 6,700 €) for 

an average house at 3 million DKK (402,000 €). Following chapter 1, it is expected that 

the effect from E to D exceeds the one from D to C, but surprisingly the jump from F to E 

does not show the biggest effect.  

 

The results from the net-based experiment cannot be directly compared with the econo-

metric analysis because we use different sqm sizes. If we nevertheless try to compare the 

result, and consider the average area, then the results from the net-based experiment are 

a bit below the main results from the econometric analysis.  

 

In our analysis of the relative valuation (the conjoint analysis), we also find a positive val-

uation of a high energy rating. We find that an upward energy label jump has the same 

value as approximately 10-15 additional square meters, cf. Figure 10. For example, a B-

labelled house compared with a G-labelled house will, ceteris paribus, have the same 

value as a G-labelled house that is approximately 47 sqm larger.  
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Figure 10 The value of energy label relative to square meters 
 

 
 
Note:  G is the benchmark for the shown effects. The numbers above the columns indicate the value (meas-

ured in sqm) from a change from G to each of the listed energy labels while the numbers inside the 

columns indicates the effect from the energy label below.   

Source:  Copenhagen Economics, conjoint analysis 

 

In our physical controlled experiment with a number of real estate agents, we also found 

(on average) a that a higher value is assigned to houses with better energy labels. The re-

sults are affected by a considerable variance and the difference of 157,000 DKK (21,000 

€) per step in energy label was not statistical significant. This does not mean that there is 

no positive correlation between energy label and the value of a house, but that the results 

are subject to too much noise in the data that it is difficult to say anything with statistical 

certainty.  

 

Overall, the results in the econometric and experimental analyses indicate a clear effect of 

energy rating on the sales price, but also an effect that is significantly below our theoreti-

cal expectations. In the econometric study we found an effect of the energy rating between 

77,000 and 110,000 DKK (10,300 – 14,700 €) per 100 kWh in additional annual energy 

savings. Our experimental analyses and robustness tests in the econometric study indi-

cates that the effect should lie in the lower part of this interval. Especially in the econo-

metric study, we find that the effect of energy ratings are largest for the lowest energy la-

bels which is in line with the theoretical expectation.  

2.3 Energy prices have an impact on the effect of energy 

ratings  
Our results show that the energy label’s effect on the house price is highly dependent on 

the energy prices at the time of the sale. The higher the price of energy, the more buyers 

are willing to pay for a good energy rating. We also find that for house sales where the en-

ergy price is high (3rd and 4th quartile), the label’s effect is approximately 50 percent 

larger than when the energy price is low (1st and 2nd quartile), cf. the black bars to the left 

in Figure 11. This includes both the variation in the energy prices over time and across the 
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heating types. Similarly we find that the effect is considerably greater for houses heated 

with oil and natural gas  than for those heated with district heating, cf. the grey bars to the 

right in Figure 11.  

 

 

Figure 11 Effect of energy rating dependent on energy prices and 

heating type 
 

 
 
Note:  All numbers have been converted to correspond to a 100 sqm house. The results are from model 1 

(RE model) and are used in various part of the overall data. The black columns show data for different 

energy prices at the time of sale, the grey columns show data for different heating types. The break-

down of energy prices is as follows: 1) In the first quartile the energy price is under 0.63 DKK (8.4 ct) 

per kWh, 2) In the second lowest quartile the energy price is above 0.63 DKK (8.4 ct) and below 0.69 

DKK (9.2 ct) per kWh, 3). In the second highest quartile the energy price is above 0.69 DKK (9.2 ct) 

and below 1.00 DKK (13.4 ct) per kWh and 4) In the highest quartile the energy price is above 1.00 

DKK (13.4 ct) per kWh.  

Source:  Copenhagen Economics 

 

This result is interesting for several reasons. One of the biggest challenges in this econo-

metric analysis has been that houses with high energy ratings typically also have a good 

condition and amenity value in general. However, there is a difference between energy 

rating and the general condition, because the willingness to pay for the general condition 

should not vary with the energy prices. Finding that the energy label’s effect varies with 

the energy prices is an indication that the model is capable of isolating the effect of the en-

ergy rating from the effect of the general condition and amenity value.  
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2.4 The effect of energy ratings depends on characteristics of 

the house and the buyer 
 

We have also analysed whether the importance of a high energy rating for the house price 

depends on other characteristics of the house and the actual buyers. We find five interest-

ing characteristics that are important for the energy label’s effect on the house price.  

 

First, we find that the effect seems to be increasing over time. Before 2010, buyers paid on 

average approximately 71,000 DKK (9,500 €) for an energy saving of 10 MWh. After 2011, 

they almost paid 100,000 DKK (13,400 €) on average for the same energy saving, cf. Fig-

ure 12. This may relate to the fact that the labelling scheme has become more common 

over time and from 2010 made compulsory in the sales documents. This means that buy-

ers probably have become considerably more aware of the energy rating of potential 

houses over time. Other factors that we have not been able to control for statistically may 

also play a role.18    

 

 

Figure 12 The effect of energy rating is different over time 
 

 
 
Note:  All numbers have been converted to correspond to a 100 sqm house. The results are from model 1 

(RE model) and are used in various parts of the data by time of sale.  

Source:  Copenhagen Economics 

 

Second, we find that the effect depends considerably on the buyer family’s (or house-

hold’s) disposable income. The effect is relatively equal for income in the three lowest 

quartiles but the effect is considerably higher for the top quartile. This means that high-

income families, on average, pay more to obtain a high energy rating. We find that the ex-

tra willingness to pay to achieve energy savings of 10 MWh is approximately 140,000 

DKK (18,800 €) for high-income families compared to approximately 100,000 DKK 

(13,400 €) for the other three quartiles, cf. Figure 13. This may be because high-income 

                                                                                                                                                                       
18  The energy prices have also increased since 2010 but not enough to explain the big difference we see in the figure.  
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families typically have easier access to financing and thereby have more opportunities to 

pay a higher upfront amount to obtain the lower running energy costs.  

 

 

Figure 13 The effect of energy rating is dependent on buyer fam-

ily’s disposable annual income 
 

 
 
Note:  All numbers have been converted to correspond to a 100 sqm house. These results are from model 1 

(RE model) where we allow for effects of energy rating dependent on intervals of disposable annual 

family income. These intervals are defined as: 1) The lowest quartile with disposable annual income 

below 280,000 DKK (37,500 €), 2) The second lowest quartile with disposable annual income between 

280,000 DKK (37,500 €) and 380,000 DKK (50,900 €), 3) the second highest quartile with disposable 

annual income between 380,000 DKK (50,900 €) and 500,000 DKK (67,000 €) and 4) the highest 

quartile with disposable annual income above 500,000 DKK (67,000 €).  

Source:  Copenhagen Economics 

 

There appears to be no clear difference in the energy label’s effect across different levels of 

education.  

 

Third, we find that it is very important how the energy label is interpreted compared to 

the current energy bill. In our experimental analysis we tested the effects of being very ex-

plicit about what a better energy label means in terms of economic savings. By making 

clear to potential buyers how much they would save by choosing a house with a good en-

ergy label, the valuation of a good energy label increased significantly for those people. 

Potential buyers with explicit information about the economic savings were willing to pay 

approximately 80,000 DKK (10,700 €) more for an illustrative E-labelled house at 4 mil-

lion DKK (ca. 535,900 €) than those buyers that had not been given this explicit infor-

mation about the economic savings (but only on the difference in the energy label), cf. 

Figure 14. 
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Figure 14 The effect of the energy rating is dependent on explicit 

information on the economic importance of the energy label 
 

 
 
Note:  The effect is measured for a house with an E-label at 4 million DKK (535,900 €). The participants in 

the experiment are informed that the energy label has increased from a F to an E-label when the 

house was renovated. This gave rise to savings of 5,000 DKK (670 €) annually.  

Source:  Copenhagen Economics, net based experiment 

 

This effect is clearer for real estate agents than for potential (private) buyers: While buy-

ers value the property 69,000 DKK (9,200 €) more considering the effect, real estate 

agents value the property even higher at 95,000 DKK (12,700 €). 

 

In the experiment, the information was given in a context that had the purpose of mim-

icking standard housing posts on a webpage as much as possible. The large and signifi-

cant result thus reflects that there could be a significant potential in providing (pecuniary) 

information to increase the awareness about energy ratings and the effect on the energy 

bill, both to the demand side (buyers) and supply side (estate agents) of the market. Sev-

eral other behavioural aspects may be interesting to test for as well, e.g. highlighting the 

energy label scheme as a filtering mechanism on housing portals online. 

 

Forth, we find that there is a big difference in the effect depending on when the house was 

constructed. We find a clear tendency that the energy label’s effect is lower for newer 

houses, cf. Figure 15. Houses constructed after 1972 and in particular after 1998 typically 

have a relatively high energy rating (label A, B or C). The small differences between the 

high energy labels can explain part of this result. For houses constructed before 1930, the 

effect is lower than for houses constructed 1931-1960. This may be due to the possibility 

of renovating: houses constructed before 1930 typically have a relatively high potential for 

energy renovation. In some of these houses with a poor energy label, it would be cheap to 

improve the energy rating and therewith the poor energy label. The poor initial label will 

thus not affect the property price as much.  
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We have applied tests to ensure that this is not due to the correlation between the energy 

label and the general condition of the house, which is typically better for new houses, by 

using the status report of the house as control variable for the general condition.   

 

 

Figure 15 The effect of energy rating is dependent on the age of 

the house 
 

 
 
Note:  All numbers have been converted to correspond to a 100 sqm house. These results are from model 1 

(RE model) where we allow for a separate effect from of the energy rating on the sales price depend-

ent on the age of the house.  

Source:  Copenhagen Economics 

 

 

Fifth, we find that there are differences across regions in Denmark. However, those re-

sults differ between our econometric analysis or our experimental analysis.  

 

In the econometric analyses, we find that the energy rating has significant larger effect in 

the capital region (Region Hovedstaden) and a significantly lower effect in “Region Mid-

tjylland”, cf. Figure 16. In the other Danish regions, the energy rating has more or less the 

same effect on the house price.  
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Figure 16 The effect of the energy rating depends on geography; 

econometric analysis 
 

 
 
Note:  These results are from model 1 (RE model) where we allow for a separate effect of the energy rating 

on sales price dependent on the region.  

Source:  Copenhagen Economics 

 

Conversely, we find in the experimental analysis that respondents living in “Region 

Hovedstaden” appears to put the lowest price on energy ratings, cf. Figure 17. People per-

ceive the effect of a step from energy label F to C as 2-3 times less valuable compared with 

the rest of the country. The results are consistent regardless of whether the respondents 

are real estate agents or potential homebuyers.  
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Figure 17 The effect of the energy rating depends on geography; 

experimental analysis 
  

 
Note:  Shows the results for the difference in the property value for a F and a C-labelled house across regions.  

Source:  Copenhagen Economics, net based experiment 

 

 

2.5 Real estate agents themselves confirms a positive 

correlation 
 

Initially in our analysis, we have interviewed a number of people in the real estate indus-

try to hear how they assess the correlation between energy rating and house price. The 

purpose of these interviews was primarily to assure the quality of our experiments, but it 

is interesting to present the estate agents view on the correlation.  

 

The general assessment in the real estate industry is that there is a positive correlation be-

tween the energy rating and house prices.19 Especially owners of estate agencies state that 

higher energy ratings lead to faster sales and therewith to smaller discounts on the offer-

ing price. In particular, the houses with the lowest energy labels (G, F and D) are difficult 

to sell. 

 

The estate agents believe that the positive correlation is more pronounced in cities be-

cause people are more concerned about the environment and in general better educated 

                                                                                                                                                                       
19  Source: Interviews with relevant players in the business 
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(and hence more aware of energy costs) here. The estate agents also emphasise that visi-

ble energy renovations can be expected to have a larger impact than invisible renovations, 

e.g. new A-windows versus cavity wall insulation.  

 

Despite the general agreement on the positive correlation between the energy rating and 

house prices, there still seems to be a dispute about the magnitude of the correlation. 

While owners of estate agencies generally believe that the energy rating has a decisive im-

pact, the majority of the estate agents working with and on the properties every day be-

lieve that it is the general condition of the house that is important for the sales price.20 A 

central point is that most real estate agents do not know the energy label of a house at the 

time they conduct the initial assessment of the house and set the offering price, because 

the energy label report made afterwards. If the energy rating should be reflected in the of-

fering price, is must be based on the real estate agent’s personal assessment. In general, 

the real estate agents say that they are not explicitly able to assess the energy rating of a 

house, but that it happens implicitly from a general assessment of the condition of the 

house.  

 

Overall, the majority within the real estate industry believes that there is a positive corre-

lation between energy labels and house prices with a ‘kink’ in the importance around the 

lowest energy labels. There is, however, no clear opinion about the (pecuniary) magnitude 

of those effects. The real estate industry’s assessment is thus in line with the results from 

our analysis.   

 

 

 

 

 

 

 

                                                                                                                                                                       
20  On the basis of a discussion on two workshops with a total of 47 real estate agents arranged by ”Dansk Ejendoms-

mæglerforening” 
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