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Legal Disclaimer

CDFA is not herein engaged in rendering legal, accounting, financial or other 
advisory services, nor does CDFA intend that the material included herein be 
relied upon to the exclusion of outside counsel or a municipal advisor. This 
publication, report or presentation is intended to provide accurate and 
authoritative general information and does not constitute advising on any 
municipal security or municipal financial product. CDFA is not a registered 
municipal advisor and does not provide advice, guidance or recommendations 
on the issuance of municipal securities or municipal financial products. Those 
seeking to conduct complex financial transitions using the best practices 
mentioned in this publication, report or presentation are encouraged to seek 
the advice of a skilled legal, financial and/or registered municipal advisor. 
Questions concerning this publication, report or presentation should be 
directed to info@cdfa.net.
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• Outreach
• Application Process
• RFP Process
• Lender Selection
• Project Verifications
• Project Commencement
• Approval Process
• Post Closing
• Roadblocks 
• Success Stories

AGENDA

Joshua Hertzer
PACE Operations Manager 



WHO WE ARE

ohpace.org greatercea.org kypace.org

Nonprofit Organization Facilitating Energy Efficiency
• Better Buildings Neighborhood Program Grant Recipient 

• Promoted regional investment in energy efficiency for over a decade

• Residential Programs

Program Administrator 
• OHIO PACE 

• ENERGIZE KENTUCKY

• Facilitated 50 Projects  totaling over $50 million in PACE Financing



Why is Outreach Important?

Contractor Education
• Contractor Training 
• Registration

Property Owner Education
• Local Events
• Project Meetings

Local Outreach
• Local Governments
• Professional Memberships

OUTREACH



Initial Eligibility
• Understanding a projects  Initial 

Eligibility gives our program an 
understanding of the basics of 
the project

Qualification
• Who is the Property Owner
• Where is the project
• When is funding needed
• Does the Property Owner have a 

lender?

APPLICATION PROCESS



Application
• Provides additional project 

information
• Provides snapshot of business

Financial Information
• Balance Sheets
• P&L Statements
• Cash Flow Models
• Interim Financial Statements
• Appraisal

APPLICATION PROCESS



Energy Project Scope
• Qualify ECM Measures
• Improvement
• Useful Life
• Contractor 
• Energy Savings

Supporting Documentation
• Contractor Contract
• Energy Savings Verification
• Spec Sheets
• Contractor Registration

APPLICATION PROCESS



Lender Consent
• Work with client to educate 

Lenders
• Explain Lender lien position
• Provide form for Lender 

Consent
• Foster relationship for future 

projects

Consenting Banks
• Over 100 Banks providing 

consent
• Work with other programs to 

find lender contacts

APPLICATION PROCESS



RFP / LENDER SELECTION

RFP Requirements 
• Dates
• Fees
• Financial Data

Funding Summary
• Term / Rate
• Prepayment
• Lender Fees

Selection of Lender
• Develop Relationship
• Signed Term Sheet



Engage Bricker & Eckler
• Provide Project Details
• Prepare Closing Timeline
• Develop Action Items

Manage Stakeholder Calls
• Kickoff
• Progress Calls

Engage Local Government
• Timing
• Project Details
• Collection Type

PROJECT COMMENCEMENT
Pace Special Assessment Approval Overview 

 

1. 3/20- PACE Project documentation submitted to legal counsel: Estimated Wednesday March 
20, 2019 

• Project documentation sent to Bricker and Eckler for legal document creation 
 

2. 3/29 - Legal documents draft completed for review: Estimated Friday March 29, 2019 

• Initial draft documents received by Stakeholders 

• Lender and Borrower review documents 
 

3. 5/2 - Legal documents approved: Estimated Thursday May 2, 2019 

• All parties approve documents as substantially final for submittal to Local Government 
 

4. 5/3 - Approved legal documents sent to City of Norwood: Estimated Friday May 3, 2019 

• Approved substantially final documents are sent to City of Norwood for review 
 

5. 5/6 - Energy Special Improvement Board Meeting held called: Estimated Monday May 6, 2019 

• Written Lender Consent must be received from Borrower’s bank prior to this step.   

• ESID Board Packets distributed to all board members 

• Notifications sent out to board members for meeting time and date  
 

6. 5/7 - Final, signed petition and supplemental plan submitted to Local Government: Estimated 
Tuesday May 7, 2019 
 

7. 5/13 – Energy Special Improvement Board Meeting held: Estimated Monday May 13, 2019 

• Board Approves project 
 

8. 5/14 - Local Government reading:  Estimated Tuesday May 14, 2019 

• Local Government first reading of all documents and assessment legislation 

• Local Government final approval of all documents and assessment is recorded on 
property schedule  

 
9. 5/22 – PACE Project Closing: Estimated Wednesday May 22, 2019 

• All parties and counsel conduct loan closing 



Verify PACE Scope
• Installed Measures
• Savings Requirements
• Qualifies for PACE

Verify Project Information
• Parcel 
• Legal Property Owner
• Lender Consent

Verify Fee Structures
• Lender Fees
• Other Fees

PROJECT VERIFICATION 

Retrofit



APPROVAL PROCESS

Special Improvement District  
• Schedule Meetings
• Project Verification
• Stakeholder Coordination

Local Government 
• Project Information
• Approval Process
• Timing
• Attend Meetings

Energy Project Submitted to ESID 
Board for Review and Approval

Local Government Approves 
Legislation

Assessment Certified with County 
Auditor

Financial Closing Completed 
Between Lender, Property Owner, 

and Bricker & Eckler



Approve Disbursements
• Verify Invoices
• Site Visit

Compile Energy Data
• Reporting
• Social Impact

Monitor Payments 
• Verify Receipt

POST CLOSING



ROADBLOCKS

Property Owner Issues - Outreach
• True Property Owner not applying for PACE
• Getting Legal Property owner to agree to PACE

Property Issues - Initial Eligibility 
• Wrong Parcel selected for assessment
• Additional parcels added to assessment 

Project Funding Issues - Application
• Owner did not have adequate financial information
• Worked to find lender that would underwrite project

Lender Consent Issues - Verification
• Senior Lender not authorizing PACE
• Property Owner selected new Senior Lender



ROADBLOCKS

Energy Savings Issues - Verification
• Code Requirement Issues
• Changing analysis to use proper code

Timing Issues - Local Government
• Local Government Summer Recess 
• Worked with stakeholders to expedite approvals 

Payment Issues - Post Closing
• Payment not certified by County in error
• Worked with County and Local Government 

to correct payment issue



PACE SUCCESS STORIES

Energy Improvements
▪ Building Envelope
▪ Elevator
▪ HVAC
▪ LED Lighting

Energy Improvements 
▪ Roof
▪ Windows
▪ Doors
▪ Insulation



QUESTIONS?

Joshua Hertzer
PACE Operations Manager 

513.621.4232
jhertzer@ohpace.org
jhertzer@kypace.org 

ohpace.org greatercea.org kypace.org
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Overview of the 
Finance Authority
The Columbus-Franklin County Finance Authority is a public agency that provides creative 
and timely financing solutions for economic development projects in Central Ohio. We 
were established in 2006 by legislative action of the Columbus City Council and the Franklin 
County Board of Commissioners and are organized as a port authority under Ohio law.

Columbus-Franklin County Finance Authority 28



Overview of the Finance Authority

• In partnering with economic developers, government entities and 
banks, the Finance Authority provides creative funding options for 
projects in the private, non-profit and public sectors. Our portfolio of 
projects includes:
oPublic improvement projects
oMixed-use properties
oCapital leases
o Energy efficiency improvements

• In business for over 10 years, the Finance Authority has facilitated 
more than $2 billion in financing and has an A- bond fund rating from 
Standard & Poor’s Rating Services for our Central Ohio Bond Fund

Columbus-Franklin County Finance Authority 29



Columbus-Franklin County Finance Authority
Financing the Future of the Columbus Region

o Investment to date: over $17 million 

o Annual energy cost savings: over $1.2 million

o Average utility bill reduction: over 38%

o Utilizes PACE (Property Assessed Clean Energy)

o 100% financing of project, off balance sheet

PACE Program
In partnership with Franklin County’s Energy Works program

30Columbus-Franklin County Finance Authority



Overview of the PACE Program

• Program available since 2015 with introduction of Energy Works 

• Financing amount within Franklin County can be between $200,000 
to $6 million or more. Per funding restrictions, projects outside of 
Franklin County must be at least $2 million.

• Up to 100% financing of project costs

• Fixed, market rate financing up to 20 years or more

• Open market

Columbus-Franklin County Finance Authority 31



Energy audit and feasibility
study performed by ESCO

Development and review of
potential project(s)

4-9
Weeks

Application and approval

Term Sheet created and
approved

Phase 3: Project
Implementation

Project installation through
contracted ESCO

Phase 4: Ongoing

Measurement

Measurement of energy

consumption and
verification of savings

Documentation and
legislative processes for
special assessment to

be levied

Ongoing Payment

Energy special assessment

payments paid
semiannually with
property tax bill

1 Week -
1 Year

Annual

agreement
for the life of

the loan

7-12 Weeks
(Parallels

other phases
of project)

Estimated Project
Process and

Timeline

Phase 2: Project Financing

Phase 1: Project Exploration

Initial engagement with an

ESCO and utility bill analysis

32



Phase 1: Project Exploration

• Finance Authority learns of project
o Referrals, one-on-one meetings, website and 

social media outreach

• Owner seeks ASRHAE level 2 energy audit 
(or equivalent) and prepares 
underwriting documents

• Energy scope vetted for PACE eligibility
o Retrofit: replacements are more efficient
o New build: improvements are more efficient 

than building code
o Renewable energy always qualifies

3333Columbus-Franklin County Finance Authority



Heating and Cooling

• High efficiency HVAC
• Building envelope –

including “cool roofs”
• Steam systems – heat 

and industrial usage –
boilers

• Compressed air
• Refrigeration systems
• Solar hot water heaters
• Ground source heat 

pumps – geothermal 
HVAC

• District heating and 
cooling systems

Columbus-Franklin County Finance Authority

Eligible Improvements (Non-exhaustive)

Electricity Improvements Energy Distribution Technologies

• LED lighting
• Energy management 

systems and controls –
including metering

• Waste energy recovery: power 
generation, absorption chillers, process 
reviews

• Fuel cells
• Renewable power generation: 

methane gas, biomass, wind, solar PV
• Combined heat and power systems –

microturbines – cogeneration
• Electrical distribution – power factor 

correction, transformer replacement
• Water conservation measures or 

reduced flow – (must be able to 
calculate accompanying energy 
savings)

Renewable Energy

• Solar-photovoltaic
• Solar-thermal
• Geothermal
• Customer-generated 

energy (wind, biomass, 
or gasification)

34



• Property owner submits underwriting 
documents, application, and final 
energy audit

• Term sheet created in approximately 
one week

• Upon signing, closing financing takes 
approximately 7-12 weeks
o Timeframe influenced by source of capital and 

location of project

3535

Phase 2: Project Financing

Columbus-Franklin County Finance Authority



• Approvals sought
o Finance Authority board, Energy Special 

Improvement District (ESID) board, and local 
jurisdiction’s City Council or Board of 
Trustees

• Formal mortgage lender consent sought
o Verbal or informal consent sought before 

executing term sheet

• Ongoing payment
o Special assessments collected twice per year. 

Assessments collected by County and 
rerouted to Finance Authority

3636

Phase 2: Project Financing

Columbus-Franklin County Finance Authority



Energy Special Improvement District 
(ESID)

• ESIDs are special improvement districts that are permitted to 
participate in PACE projects

• They can be formed by a municipality, township, or a collection of 
adjoining communities. They are governed by a common non-profit 
corporation. Locally, this is the Columbus Regional Energy Special 
Improvement District

• While more communities can join, the Columbus Regional ESID is 
currently comprised of Columbus, Worthington, Dublin, Whitehall, 
Hilliard, Perry Township, Grove City, and Bexley

Columbus-Franklin County Finance Authority 37



What role does local government play in 
the ESID and PACE?

• City councils levy PACE special assessments through legislative action

• As a property owner pays for PACE financing through their property 
tax bill, the funds are rerouted to the Finance Authority

• As a PACE transaction is finalized, the PACE project’s parcel joins the 
ESID. The jurisdiction’s executive and legislative arms each elect one 
representative to the ESID (this can be the same person)

• Board management and audit responsibilities

Columbus-Franklin County Finance Authority 38



• Upon closing, 100% of project funds are 
made available for the PACE upgrades. 
These are drawn as costs are incurred
o Can reimburse property owner for costs paid or pay 

outstanding invoices directly

• AIA forms, lien waivers, invoices, and 
other evidence of PACE-eligible expenses

• Importance of maintaining approved 
budget

• Periodic site visits

3939

Phase 3: Project Implementation

Columbus-Franklin County Finance Authority



• Ohio PACE statute does not require 
ongoing measurement. Collecting it is 
a programmatic decision.

• At the Finance Authority, for certain 
projects we collect annualized utility 
bill data

4040

Phase 4: Ongoing Measurement

Columbus-Franklin County Finance Authority



First Steps in Summary

1. Schedule an initial meeting or phone call with the Finance Authority 
to discuss the process and eligibility

2. Determine needed improvements, cost estimates, and energy 
savings through an ASHRAE II energy audit

3. Arrange a site visit and facility walkthrough with the Finance 
Authority and the ASHRAE II energy auditor

4. Complete the application form on the Finance Authority’s website 
which includes three years of business financials, current year 
budget, and other due diligence items

Columbus-Franklin County Finance Authority 41



Columbus-Franklin County Finance Authority 42

PNC Plaza
Retrofit

- Financing: $3.3 million

- Energy Savings: $199,000 annually

- Upgrades: Lighting, roofing, 
domestic water supply pumps, 
energy controls



Trivium Worthington
Rehabilitation

- Financing: $325,000

- Savings: $37,000 annually

- Upgrades: Lighting, HVAC

43Columbus-Franklin County Finance Authority



Trivium Grove City
New build construction

- Financing: $448,500

- Energy Savings: $59,000 annually

- Upgrades: Building automation system, 
domestic hot water heater, roofing, 
walls, windows, LED lighting, HVAC

Columbus-Franklin County Finance Authority 44



Jeremy Druhot
Manager of Programming and Projects

O: 614-429-0438

C: 419-591-6640

jdruhot@columbusfinance.org

http://www.columbusfinance.org

Thank you

45Columbus-Franklin County Finance Authority
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PACE Legal Issues

Legal Issues Are All In Acronym

PACE
• Property, meaning that the financing 

mechanism improves real property 
and is secured with an interest in real 
property

• Assessed, meaning that the                                   
financing mechanism is paid for                                     
with special assessments 

• Clean Energy, meaning energy                             
efficiency and alternative energy                    
improvements are eligible for                                  
financing



Special Assessments

49

Special Assessments are: 
• governmental charges

• not taxes

• imposed on real property near an improvement

• used to pay the costs of improvement

• imposed in recognition of the “special benefit” received

• collected like real property taxes



Special Assessments

50

Special assessments are traditionally imposed for “public use” 
improvements.

Examples: 
• Roads
• Sidewalks
• Lighting improvements

The “public use” element is fundamental to the use of 
governmental power to lien property.

The “public use” element requires extensive due process, including 
notices and hearings.



PACE Assessments

51

PACE assessments are special assessments

that use existing or modified special 

assessment laws.

PACE assessments fund private

improvements.

State PACE laws conclude that private

energy conservation is a “public good.”

PACE is 100% voluntary.

Due process concerns with assessments are 

modified or reduced.  



PACE Programs

52

PACE assessments often require the creation of districts or 
programs.

PACE Authorities, PACE Districts, ESIDs, EPADs, Port Authorities

Programs may require:
• formation of a separate legal entity

• articles, codes, board representation

• audits

• validations

• corporate action items



PACE Approvals

53

PACE approvals are typically legislative approvals:

• City Councils

• County Commissioners

• Township Trustees

PACE approvals can involve delegation of approval authority to a 
single official:

• City of Omaha, Nebraska

• City of Columbus, Ohio

Perfecting a PACE assessment may involve notices, recording, 
certification to tax collectors, or special billing.



PACE Documents

54

The typical documents in a PACE transaction might include:

• Petition

• Energy Audit

• Assessment Legislation

• Financing Agreement

• Disbursing Agreements/Lender Coordination Agreements

• Lender Consent

• Certification or Recordation of Assessment

• Legal Opinions



PACE Resources

55

www.bricker.com/PACE www.developohio.com

http://www.bricker.com/PACE
http://www.developohio.com/


jbell@bricker.com

614-227-2384

J. Caleb Bell

Bricker & Eckler LLP © 2019

www.bricker.com
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PACE Capital Provider Perspective



Overview of Twain Financial Partners
Twain is an investment management firm based in St. Louis, Missouri with over $4 billion in assets
under management within the public-private partnership space. We work with a wide variety of
investment types, specializing in tax credit, PACE financing, structured debt, and real estate
transactions.

▪ Investment Management
▪ Twain provides fund administration, compliance and loan servicing functions on behalf of an approximately $4

billion portfolio of tax credit transactions.

▪ Investing
▪ Twain’s investments team includes more than 30 professionals who specialize in sourcing, underwriting, closing

and asset managing structured and regulated real estate investments.
▪ Twain invests in a number of structured investment types, including:

▪ State and Federal Historic Tax Credits
▪ State Low Income Housing Tax Credits
▪ State New Market Tax Credits
▪ C-PACE Financing



Twain’s C-PACE Lending Experience 
▪ Since 2016, Twain has provided more 
than $100 million in C-PACE financing 
across the country. 

▪Twain has funded C-PACE transactions in 
12 states to date. 

▪Twain has provided C-PACE for a wide 
variety of asset classes, including 
hospitality, multifamily, assisted living, 
office, retail and industrial. 

▪Twain specializes in providing C-PACE for 
new construction and historic 
rehabilitation development projects. 



PACE in the Capital Stack
In new construction and gut rehabilitation projects, PACE is a low-cost replacement for more 
expensive debt or equity.  PACE provides financing at lower rates with less out of pocket.  

 $-

 $1,000,000

 $2,000,000

 $3,000,000

 $4,000,000

 $5,000,000

 $6,000,000

Year 0 Year 1 Year 2 Year 3 Year 4 Year 5

Out of Pocket Cost of Traditional/Mezz Financing 
vs PACE

Traditional PACE



Benefits of PACE 

PACE can replace mezzanine debt or preferred equity at a lower, fixed interest rate.  

Hotels can pass through PACE as additional tax line on nightly invoices - usually up to 2-3% of ADR.

Triple net leases may allow pass through of PACE to commercial tenants.

PACE is non-recourse after construction.  

Retroactive PACE is allowed in numerous jurisdictions.  

PACE can be used with other incentive programs.  

Energy savings will decrease future expenses and increase property value.  



C-PACE Underwriting Parameters
While PACE lien-to-value is the primary underwriting metric, C-PACE eligibility and underwriting 
parameters are on par with generally accepted commercial underwriting standards. 



Case Study: Dayton Arcade

In April 2019, Twain closed on PACE financing in connection with the rehabilitation of the historic Dayton Arcade building in
Dayton, Ohio. Upon completion of construction, the seven-building complex will include commercial, office, innovation and
event space. The anchor tenant will be a joint venture between the University of Dayton’s Crotty Center for Entrepreneurship
and The Dayton Entrepreneur Center.

64

Project Quick Stats:

PACE Lender: Twain Financial Partners

PACE Program: Montgomery County ESID

Amount Financed: $16,000,000.00

PACE Loan Term: 25 years

PACE LTV: 25%

Other Funding Sources: Historic Tax Credit Equity
New Markets Tax Credit Equity

Jobs Ohio Grant

City and County Forgivable Loan

Sponsor and Third-Party Equity

Rotunda Building office / co-working & event spaces



C-PACE Case Study: Louisville Logistics Park

In August 2017, the owners of the Louisville Logistics Park closed on $2,249,942 of PACE financing simultaneous with the
closing on an approximately $14,000,000 construction loan from Stock Yards Bank & Trust. Louisville Logistics Park will
contain approximately 350,000 leasable square feet between 2 buildings located on a 27-acre site approximately 5 miles
from the Louisville International Airport (the seventh busiest cargo airport in the world and home of the UPS Worldport).

The PACE financing proceeds will be used to finance building envelope improvements, including insulation, roofing and
window upgrades. With these high efficiency improvements, the ownership group has created a warehouse facility with
energy consumption and utility costs far below its competitors in the market.

65

Project Quick Stats:

PACE Lender: Twain Financial Partners

Amount Financed: $2,249,942

PACE Loan Term: 25 years

PACE LTV: 11%

PACE Program: Energize Kentucky



Case Study: Hyatt Hollywood

In June 2018, Twain provided PACE financing in connection with the construction of a full-service, upper-upscale Hyatt
Unbound flagged hotel in the Hollywood neighborhood of Los Angeles, CA. The PACE financing closed simultaneous with the
closing of an approximately $11,535,000 construction loan from Paradigm Capital Funding II. The Hotel will have 64 rooms
and will include a rooftop bar and a Mediterranean style fine-dining restaurant. The Hotel is expected to be complete by
January of 2020.

The PACE financing proceeds will be used to finance many energy efficiencies within the Hotel including LED lighting, a high
efficiency HVAC system, an energy storage system, insulation, and energy glass. These energy conservation technologies aim
to make the hotel a near Net Zero Energy Property, producing as much energy as it uses annually.

66

Project Quick Stats:

PACE Lender: Twain Financial Partners

Amount Financed: $6,000,000.00

PACE Loan Term: 20 years

PACE LTV: 13%

PACE Program: California Municipal Finance Authority



C-PACE Case Study: Kemper Arena

In March 2018, Twain provided $6,255,000 of PACE financing in connection with the rehabilitation of the historic Kemper Arena in
Kansas City, Missouri. The PACE financing closed simultaneously with $13,500,000 of construction financing from Enterprise Bank &
Trust and $13,000,000 of State and Federal Historic Tax Credit equity. The arena will be converted into a multi-level office and sports
performance complex under the name Hy-Vee Arena. In addition to 100,000 sf of office and retail space, the Hy-Vee Arena will have
twelve multi-purpose courts and a five-lane indoor track. Construction will be complete in October of 2018.

The PACE financing proceeds will be used to fund energy efficient improvements throughout the arena, including LED lighting
systems, mechanical systems and upgraded HVAC systems. These improvements will allow for the arena to bring a new sector of
travel and economic growth to the Kansas City area.

67

Project Quick Stats:

PACE Lender: Twain Financial Partners

Amount Financed: $6,255,000

PACE Loan Term: 20 years

PACE LTV: 19.9%

PACE Program: Show Me PACE



Contact Us

Andy Meyer
Director of PACE Financing
(o) 314-300-4196
(c) 636-577-0378
andrew.meyer@twainfinancial.com

mailto:andrew.meyer@twainfinancial.com
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This webcast is designed to provide accurate and authoritative information in regard to the subject matter covered. It is available with the 
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expert assistance is required, the services of a competent professional should be sought.


