
Commercial PACE: Raising Confidence in 
Savings to Ramp Investment & Demand    

Welcome to: 



Environmental Defense Fund’s 
Investor Confidence Project 

Delivering Investment Quality Energy Efficiency to Market 



Investor Confidence Project 

•  Our Mission is to enable a market for investment in quality energy efficiency 
projects by reducing transaction costs and engineering overhead, while increasing 
the reliability and consistency of savings. 

•  History 
–  EDF focus on barriers to capital participation in energy efficiency 

–  Three year foundation funded consensus effort  

–  Broad participation from investors, engineers, programs, energy service 
companies, and building owners 

•  Key Goals 
–  Increase Deal Flow 

–  Manage Performance Risk 

–  Create Actionable Data 

 



Near-Term: Not Enough Deal-Flow 

•  High Transaction Costs 

•  Lack of Viable Origination Channels 

•  Highly Variable Performance  

•  Complex Custom Projects 

 



Long-Term: High Cost of Capital 

•  More equity than debt 

•  Not enough volume to securitize 

•  Insufficient actuarial data  

•  Performance risk not acceptable to capital markets  

 



Project Risk Factors 

Performance 
Risk 

Credit  
Risk 

Asset   
Risk 

•  On-Bill Repayment 
•  Commercial PACE 
•  Green Banks 

•  Benchmarking 
•  Asset Labeling 
•  Disclosure 



Performance Risk Barriers 

•  Savings Uncertainty 
–  Lots of winners and losers (variance) 
–  Many approaches to savings estimation, installation, commissioning 
–  Averages penalize performing projects, and incentivize low quality  

•  Project Origination Costs 
–  Lack of standards puts engineering overhead on each firm 
–  Inability to compare and evaluate projects 

–  Channels are limited 
–  Lack of transparency has created market inefficiencies 

•  Actuarial Data 
–  Lack of quality and quantity of data results in a high degree of uncertainty 
–  Getting data from industry, finance, and the energy sector is challenging 
–  Data does not describe all factors that impact performance 

 

Performance 
 Risk 

Credit  
Risk 

Asset  
Risk 



What Is An Energy Efficiency Project? 



BASELINING 

•  Existing Building  
•  Drawings 
•  Weather File 
•  Energy Usage 
•  Energy Rates 
•  Occupancy 

Energy Performance Protocols   

SAVINGS 

•  Model File 
•  Calibration Data 
•  Bid Packages 
•  Certifications 

COMMISSION 

•  Cx Plan 
•  Cx Authority 
•  Test Procedures 
•  Facilities Req. 

OPERATIONS 

•  BMS Points 
•  Fault Plan 
•  Maintenance 

Plan 

MEASUREME 

•  M&V Model  
•  Regression 

Model 
•  Adjustments 
•  Impact 
•  Baseline 

Adjustments 

Cx 



Quality Assurance Certification 

•  Standardized QA Protocols 

•  Certification Checklists 

•  Third-Party Confidence and 
Technical Underwriting 

•  Qualified QA Providers 
–  Independent Engineering Firms 

–  Programs 
–  Investors 

 



Investment Ready Energy Efficiency 

Projects that are developed following the ICP 
Protocols, that have been verified by a 
qualified third party can carry the designation  

Investors and underwrites can have 
confidence in the data they need to make an 
investment decision: 
 



Investor Confidence Project Roadmap 

•    Large Commercial 
–    Larger Project (over $1MM), Whole-building retrofits 
–    Large Commercial Update v1.1 Released June ‘13.   

•  Standard Commercial  
–  Smaller projects (under $1MM), Lighter engineering requirements 
–  V1 Released September 2013 

•  Targeted Commercial 
–  Single Measure or Non-Interactive Retrofits 
–  Released January 2014 

•  Multifamily 
–  Release Q1 2014 

•  Quality Assurance Protocol 
–  Currently in BETA 

 



Stakeholder Value of Standardization 
Building Owners 

Greater confidence in savings 
Access competitive financing 

Financial Markets  
Ensure performance risk is managed 

Create large pools of conforming projects  

Project Developers 
Connect projects to capital 

Manage performance risk 

Insurance Industry 
Underwrite performance risk 

Reduce transaction time and costs 

Energy Service Companies 
Increase deal flow by accessing channels 

Reduce engineering transaction costs 

Manage performance risk  

Technology Providers 
Common project taxonomy that crosses platforms 

Help your customers connect projects to investors 

 

Utilities / Capacity Markets 
Meet capacity and regulatory requirements 

Manage EM&V risk 

 

Programs and NGOs 
Link efforts to a marketplace of investors 

Develop a national market with common standards 



ICP Ally Marketplace 



Creating One Big Market for Investors 



Investor Confidence Project 
 

www.EEperformance.org 

For More Information: 
 
Matt Golden 
Senior Energy Finance Consultant 
Environmental Defense Fund 
 
matt@efficiency.org  
415.902.4546 
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David	
  Gabrielson	
  is	
  PACENow’s	
  Execu@ve	
  Director.	
  He	
  was	
  
introduced	
  to	
  PACE	
  while	
  helping	
  develop	
  Energize	
  Bedford,	
  
an	
  energy	
  efficiency	
  financing	
  program	
  for	
  homes	
  in	
  Bedford,	
  
New	
  York,	
  where	
  he	
  has	
  served	
  as	
  an	
  elected	
  Councilman	
  
since	
  2008.	
  Before	
  his	
  careers	
  in	
  energy	
  and	
  poli@cs,	
  David	
  
spent	
  over	
  20	
  years	
  as	
  an	
  investment	
  banker	
  to	
  state	
  and	
  
local	
  governments,	
  financing	
  a	
  wide	
  range	
  of	
  capital	
  facili@es	
  
and	
  programs	
  at	
  na@onal	
  firms	
  including	
  Credit	
  Suisse	
  First	
  
Boston	
  and	
  J.P.	
  Morgan.	
  	
  David	
  earned	
  a	
  bachelors	
  degree	
  in	
  
Economics	
  at	
  the	
  University	
  of	
  California	
  at	
  Berkeley	
  and	
  
holds	
  a	
  Masters	
  Degree	
  in	
  Public	
  and	
  Private	
  Management	
  
from	
  Yale	
  University.	
  	
  
	
  
	
  
Contact:	
  
David@PACENow.org	
  
914.741.2000	
  



 

Brian J. McCarter 
CEO  

Sustainable Real Estate Solutions 
 
 
SRS’s cloud-based energy finance and technical underwriting software platform enables a 
streamlined, transparent and technically sound methodology (consistent with ICP protocols) 
for PACE program stakeholders to underwrite EE & RE projects that yield compelling 
investment returns.  SRS clients include: 

n     Connecticut’s Clean Energy Finance and Investment Authority (CEFIA), C-PACE 
 Program Administrator  

n     Energy Improvement Corp., Energize NY™, New York PACE Program Administrator 

n     Los Angeles Better Building Challenge & LA County PACE Programs 

Contact: 
bmccarter@srmnetwork.com 
 
  

 
 
 
 
 



Charlene	
  Heydinger	
  
__________________________________________________________________________________________	
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Charlene	
  Heydinger	
  is	
  the	
  execu@ve	
  director	
  of	
  Keeping	
  
PACE	
  in	
  Texas,	
  a	
  trade	
  associa@on	
  created	
  to	
  promote	
  
PACE	
  financing	
  throughout	
  the	
  state.	
  	
  PACE	
  legisla@on,	
  SB	
  
385,	
  was	
  signed	
  into	
  law	
  in	
  June	
  2013.	
  	
  Charlene	
  leads	
  a	
  
broad	
  coali@on	
  of	
  stakeholders	
  in	
  preparing	
  a	
  tool	
  kit	
  
called	
  “PACE	
  in	
  a	
  Box”	
  to	
  help	
  local	
  communi@es	
  across	
  
Texas	
  promote	
  economic	
  development	
  and	
  conserve	
  
water	
  and	
  power	
  through	
  local	
  PACE	
  programs.	
  	
  The	
  
effort,	
  named	
  2013	
  Statewide	
  Collabora@ve	
  of	
  the	
  Year	
  by	
  
the	
  Texas	
  Renewable	
  Energy	
  Industry	
  Associa@on,	
  has	
  
embarked	
  on	
  a	
  statewide	
  campaign	
  to	
  help	
  communi@es	
  
throughout	
  Texas	
  adopt	
  uniform,	
  user	
  friendly,	
  
sustainable,	
  and	
  scalable	
  PACE	
  programs.	
  	
  	
  
	
  
Contact:	
  
charlene.heydinger@keeppace.org	
  
512.469.6184	
  
Full	
  Bio:	
  hfp://www.tklaw.com/charlene-­‐heydinger	
  
	
  
	
  
	
  



John	
  Kinney	
  
__________________________________________________________________________________________	
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John	
  has	
  been	
  the	
  CEO	
  of	
  three	
  INC	
  500	
  companies.	
  He	
  
was	
  the	
  CEO	
  of	
  Greenline	
  Industries	
  in	
  2007	
  and	
  installed	
  
15	
  biodiesel	
  plants	
  around	
  the	
  world.	
  	
  John	
  sold	
  his	
  
interest	
  in	
  Greenline	
  in	
  2008	
  and	
  became	
  the	
  Managing	
  
Director	
  of	
  Imperial	
  Capital	
  responsible	
  for	
  clean	
  energy	
  
companies.	
  He	
  is	
  currently	
  the	
  CEO	
  of	
  Clean	
  Fund,	
  a	
  
cleantech	
  specialty	
  finance	
  firm	
  with	
  a	
  specific	
  focus	
  on	
  
commercial	
  energy	
  efficiency.	
  John	
  is	
  ac@ve	
  in	
  
environmental	
  educa@on	
  on	
  the	
  board	
  of	
  NatureBridge,	
  
and	
  with	
  the	
  YPO	
  Environmental	
  Network.	
  
	
  
Contact:	
  
john.kinney@cleanfund.com	
  
	
  
	
  
	
  



Panel 

David Gabrielson, Executive Director, PACENOW 
David@PACENow.org 
 
Brian J. McCarter, CEO, Sustainable Real Estate Solutions 
bmccarter@srmnetwork.com 
 
Charlene Heydinger, Executive Director, Keeping PACE in Texas 
charlene.heydinger@keepace.org 
 
John Kinney, CEO, Clean Fund 
john.kinney@cleanfund.com 
 
 
  


