
C-PACE FOR 
PRIVATELY-OWNED 
BUILDINGS
ACCELERATING THE UPTAKE AND 
EXPANDING THE SCOPE OF ENERGY AND 
RESILIENCY RETROFITS



About Me
 Seasoned Energy and Sustainability Professional w/Finance 
focus over the past 5+ years
 Directed Sustainability and Green Building/Energy-

Efficiency programming at large public and private sector 
organizations

 Professional Credentials
 Leadership for Energy and Environmental Design  (LEED)  

AP O+M 
 Certified Energy Manager (CEM)
 Certified Sustainable Development (CSDP)

 Passionate about advancing more sustainable and resilient 
real estate in the marketplace
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BUNDLED RETROFIT (FL)
CASE STUDY

PROJECT
Development Stage: Retrofit

Property City: Miami, FL

Project Developers: TRANE

PROPERTY DETAILS
Property Name: Victoria Nursing and Rehabilitation Center

Building Type: Medical/ALF

8 floors, 312 beds

IMPROVEMENT TYPES
• HVAC System upgrades

• Mini-split systems

• New centrifugal chiller

• Cooling tower upgrade

• Standby emergency generator

• Wind resistant windows

• Building automation upgrades

BENEFITS
• Retain utility rebates & incentives 

to yield near net-zero and positive 
cash flow

• Pass through expense

• Fully non-recourse to sponsor

• Combine with tax credits

$3.7 Million
25 yr. C-PACE Financing

$125,000
Annual Energy Savings

“PACE has enabled our team to engage 
in a project that maximizes both the 
energy efficiency of our facility as well 
as the comfort and safety of our 
residents. There’s a benefit to the 
property owner, environment and 
community.”

Richard Stacey

President, Victoria Towers Inc.

$1MM  $3.7MM “Bundled” Scope with PACE



Example: Biden’s Goal to Upgrade 4M Buildings
Where will the money come from to upgrade buildings at scale?

Sources of Capital
• EPC/UESC – Public Buildings -

$103 billion

• Cash, Bank Loans -- $144 
billion

• Grants (Federal) -- $26 billion

• Utility Incentives -- $96 billion

• Commercial PACE – $129 
billion

• ESA/MESA -- $38 billion

• Total: $536 billion

Analysis performed by National Association of Energy Service Companies (NAESCO)

Note: These estimates are for energy efficiency only.
Does not include solar or electrification.



RELEASING THE EFFICIENCY PROJECTS 
FLOOD GATES FOR PRIVATE BUILDINGS

Removing Barriers

• Resources go first to mission critical investments: ex. Employees, 
Technology, Marketing, Tenant Retention, Real Estate Acquisitions, etc.  

• Property improvements may not be a 1st priority 

• <2 yr Payback thresholds result in deferred maintenance

• Landlord-Tenant Split Incentive
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US DOE INDUSTRIAL ASSESSMENTS: WHAT’S LEFT ON THE TABLE?



Business-as-Usual: We end up with a Vicious Feedback Loop

HVAC 
Usage

Energy 
Consumption

GHG 
Emissions

CapEx OpEx Regulation

Real Estate 
Impacts

Real Estate 
Investment 
Impacts

 Energy Costs    Net Operating Income    Building Value
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Drivers of Resilient, Future-proof Buildings and Communities

Renewable Energy Price Parity with 
Fossil Fuels ($/kWh)

Global Investment Managers Committing 
to ESG and downstream impacts

Building resiliency strategy that 
incorporates microgrids for both revenue 
generation and cost avoidance

Technology advancements 

Preservation of Critical Assets / 
Business Continuity during power 
outages

Recognition of Unpredictable magnitude of 
productivity loss associated with Climate / 
Weather Stressors and Shocks ex. COVID 
Pandemic, Heat Waves, etc. 



9/14/2022  CNN



We end up with Vicious Feedback Loop When We are 
Unprepared for Rapid Changes/Shocks to the System

Extreme 
Weather Events

Unplanned 
Facility 

Downtime

Lost Revenue/
Insurance 
Premiums

Extreme 
Weather Events

Sustained Facility 
Operations

Revenue 
Conserved / 

Operating Costs

Unprepared

Prepared

Texas Winter Storm | Hurricanes | Heat Waves



Other Scenarios: Prepared vs Unprepared

• EV Charging Regulations

• Unexpected Increases in Energy / Resource Costs

• Growing market preference for sustainable and resilient investments (ESG)



Property Assessed Clean Energy (PACE)

• Public Purpose combined w/Private Benefit 

• Financing repayment through voluntary non ad-valorem special assessment on 
tax bill

• Broad Eligibility across Resource Efficiency and Resiliency property features / 
improvements including soft, hard and ancillary costs

• Geographic differentiation of eligible measures and financing leverage 
limitations: LTV, LTC, Savings to Investment Ratios (SIR), etc.
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◦ C-PACE is a Public / Private partnership which allows property owners to finance projects through 
voluntary assessments placed on the property often by a state economic development agency. 

◦ C-PACE programs may finance 100% of the energy efficiency, renewable energy, water 
conservation, resiliency improvements and the related costs (ex. audits), covering retrofits to 
ground-up construction (typically no more than 20% of the appraised value). Improvements 
increase NOI and property value, improve aging infrastructure, and align landlord and tenant 
interests.

◦ The financing is typically collected with regular local real estate taxes and assessment payments 
are amortized over a 5 - 30 year term, not to exceed the useful life of the project.  

Commercial Property Assessed Clean Energy (C-PACE)

PACE available in 35+ States



Benefits of C-PACE
• 100% financing of projects through non-

recourse financing
• May be off-balance sheet to relieve stress on 

balance sheet
• Provides low cost of capital to alternative 

funding source of municipal financing, equity 
or mezzanine debt with no guarantees

• Offers liquidity relief by recouping capital 
from recently completed projects

• Accelerates start of retrofits with streamlined 
underwriting and closing

• Coverage of some or all eligible soft costs: 
energy assessments, green building 
certification, design/engineering, etc. 

UNIQUE BENEFITS AND FLEXIBILITY OF C-PACE
Commercial financing for energy-saving, resiliency and water conservation

How C-PACE works
• Standardized and simple tax lien contract 

with no intercreditor agreements
• Cost of improvements/upgrades and 

measures is repaid through a special tax 
assessment 

• Owner keeps all incentives and rebates
• Terms are up to useful life of equipment, 

generally 25 years
• May defer repayment for years by 

capitalizing interest



PROPERTY RESILIENCY INVESTMENTS: SELF-FUNDED VS PACE VS ESA

CRE / Lending Metrics Self-funded /
Design-Bid-Build

ESA PACE

Credit Standing High High Medium

Credit Impact High None None

Funding Source Capital Budget Financing + Energy Savings Financing

Balance Sheet Impact Capital Dollars None None*

Time to Construction Slow Fast Fast

Comprehensive Scope ex. “bundling” 
of services/products

Narrow Wide Wide

Lease Pass-through Viability Possible Complicated High

Potential NOI impact Low to Medium: Payback threshold 
constrained

Medium to High: no payback 
threshold; terms up to 20 years

Medium to High: no payback 
threshold; terms up to 30+ years

Overall Relative Resiliency Impact Low Medium to High Medium to High

*Note: Please consult accountant regarding “off-balance” sheet treatment of PACE. While it may be common practice, each business’
situation is unique



PACE TRANSACTION STRUCTURE EXPLAINED
PACE District or State/Econ Dev Agency 
with levy and taxing authority

Underwriting: Eligible Measures and credit-worthiness 
based on clean mortgage/tax payment history

Source: Adapted from https://betterbuildingssolutioncenter.energy.gov/financing-navigator/option/cpace



PACE is Unique and Differentiated for Future-
Proof + Resilient Operations
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Energy and Resiliency Investments w/no CapEx in non-
recourse manner

Mitigate Value Engineering & Achieve High-Performance 

Push CapEx out into Future OpEx in Cash Neutral / 
Positive Fashion: fixed rate & long-term 25 – 30 yrs

Maximize Net Operating Income  Best possible resale 
/ refinance



STANDARD SCREW CHILLER RETROFIT
PACE MAY ENABLE POSITIVE CASH FLOW FROM DAY 1 FOR ELIGIBLE RETROFITS

Year 1 2 3 4 5 6 7 8 9

Standard Chiller Upfront 
Costs $175,000

Energy Savings $30,000 $29,550 $29,107 $28,670 $28,240 $27,816 $27,399 $26,988 $26,583

Maintenance Costs $5,000 $10,000 $5,000

Net Annual Cash Flow $145,000 $29,550 $24,107 $28,670 $18,240 $27,816 $22,399 $26,988 $26,583

Cumulative Net Annual 
Cash Flow $145,000 $115,450 $91,343 $62,673 $44,433 $16,617 $5,783 $32,771 $59,354

PACE Financing $0 $0 $14,436 $14,436 $14,436 $14,436 $14,436 $14,436 $14,436

PACE Annual Cash Flow $30,000 $29,550 $9,671 $14,234 $3,804 $13,380 $7,963 $12,552 $12,147

Simple 
Payback



MAGNETIC BEARING (HE) CHILLER RETROFIT
THE MORE EFFICIENT, HIGH-PERFORMANCE RETROFIT OPTION GENERATES GREATER POSITIVE CASH FLOW VS
STANDARD PERFORMANCE ALTERNATIVE

Year 1 2 3 4 5 6 7 8 9

Standard Chiller Upfront 
Costs $300,000

Energy Savings $42,000 $42,000 $42,000 $42,000 $42,000 $42,000 $42,000 $42,000 $42,000

Maintenance Costs $5,000

Net Annual Cash Flow $258,000 $42,000 $42,000 $42,000 $37,000 $42,000 $42,000 $42,000 $42,000

Cumulative Net Annual 
Cash Flow $258,000 $216,000 $174,000 $132,000 $95,000 $53,000 $11,000 $31,000 $73,000

PACE Financing $0 $0 $24,756 $24,756 $24,756 $24,756 $24,756 $24,756 $24,756

PACE Annual Cash Flow $42,000 $42,000 $17,244 $17,244 $12,244 $17,244 $17,244 $17,244 $17,244

Simple 
Payback
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PACE ELIGIBLE MEASURES IN FLORIDA
• Energy-Efficiency
• Clean/Renewable Energy
• Windstorm Resiliency
 Hard, Soft and Ancillary Costs



NET OPERATING 
INCOME 
(NOI):PACE-
FINANCED 
RETROFIT OF 
$1,000,000

$55,000

Resiliency Finance Value



PACE + NET ZERO 
ENERGY (NZE) 
JOURNEY FOR 
BUILDING 
PORTFOLIO
• PACE enabled major retrofit 

that dropped the Energy Use 
Intensity (EUI = kWh/sq ft) by 
over 30% in < 2 years

• Notice the regular retrofits that 
occur over the building life-
cycle ex. tenant/lease turnover 
events across buildings in the 
portfolio

Source: GUIDE: BEST PRACTICES FOR ACHIEVING ZERO OVER TIME FOR 
BUILDING PORTFOLIOS , Rocky Mountain Institute (2018)



Source: GUIDE: BEST PRACTICES FOR ACHIEVING ZERO OVER TIME FOR BUILDING PORTFOLIOS , Rocky Mountain Institute (2018)

PACE reduces payback
to  <= 1 year

Source: GUIDE: BEST PRACTICES FOR ACHIEVING ZERO OVER TIME FOR BUILDING PORTFOLIOS , Rocky Mountain Institute (2018)

PACE reduces payback
to  <= 1 year

ROI: REDUCE PAYBACK PERIODS



Recapturing Expenditure and Expanding Scope of Work
$42 Million - Hospital



Near Net Zero Office Retrofit
$3.7 Million    Class B   



Code Compliance and Expanded Scope of Work
$3.7 Million  |  Skilled Nursing and Rehabilitation Center













Reducing Tenant Utility Bills in a Townhome Community
$500,000  |  Townhomes   



CASE STUDY:

NEAR NET-ZERO OFFICE RETROFIT (MD)

$3.7 million
25 yr. C-PACE Financing

90%
Energy demand met on-site

(near net zero)
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• Refinance recent upgrades
• Wet fire suppression system
• Plumbing of Airlines and high-pressure compressor 

upgrades
• 480 volt electrical service/1000 amps
• Lighting upgrades
• Energy Audits / Assessments

• Enable high-performance / resilient structure
• Solar
• Battery Storage: power redundancy and peak shaving
• Fleet EV charging infrastructure optimized for load / 

demand
• Other resource-efficiency tenant requirements 
• Pre-paid maintenance contracts

Industrial Property for Sale: What could C-PACE do?



3
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PACE PROCESS
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Thank You!
Devesh Nirmul

CEM | CSDP | LEED AP O+M

Executive Director
Counterpointe Sustainable Real Estate

813.230.7704
Devesh.Nirmul@counterpointesre.com
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