DRAFT Project Finance Report

Property: CT Office - Energy Efficiency Report Date: March 15, 2016
123 Main Street Prepared By: Brian Burstiner
Bridgeport, CT 06604 Company: Best ESCO
Property Type:  Office - Large (>50,000 SF)
Property Size: 95,000 SF cpace

Baseline Period: Jan 2014 to Dec 2014

Scenario: PACE 100% Financed, 20 Years @ 6%

Financial Summary

The table below displays a financial summary of the recommended Energy Conservation Measures (ECMs).

100% Financed Scenario: 20 Year Term at 6% Interest Rate

Projected 'Worst' Case

‘Best' Case
Financing
Borrower Equity Contribution (100% financed): $0 $0 $0
Project Amount Financed: $1,992,683 $2,238,883 $1,746,483
Program Administration Cost Financed: $47,354 $53,205 $41,503
Total Amount Financed: $2,040,037 $2,292,088 $1,787,986
Project Cash Flows
Projected Savings Over Effective Useful Life: $6,220,414 $5,598,372 $6,842,455
Projected Debt Service: $3,507,600 $3,941,040 $3,074,400
Net Cash Flows Over Effective Useful Life: $2,712,814 $1,657,332 $3,768,055
Projected Annual Debt Service: $175,380 $197,052 $153,720
Projected Average Annual Savings (net of debt service): $108,513 $66,293 $150,722
Key Financial Metrics
Savings to Investment Ratio (SIR): 1.77 1.42 2.22
Net Present Value (NPV at 6% discount rate): $1,331,222 $748,364 $1,913,942
Time to Positive Cash Flow: Immediate Immediate Immediate
Asset Value Increase at 9.25% CAP Rate: $2,689,909 $2,420,918 $2,958,899

Projections include annual utility price escalation factors of 3% for electricity and 3% for fuels, as well as an annual savings degradation factor of
1%. Estimated ‘Best’ and ‘Worst’ cases are calculated using uncertainty levels of + 10% for projected costs (applied to total installation cost,
excluding incentives) and = 10% for projected savings. One-time incentives applied to Projected, ‘Worst’ and ‘Best” cases are unaffected by

uncertainty assumptions. The 'Worst' case is comprised of the upper range of costs and the lower range of savings. The ‘Best’ case is comprised
of the lower range of costs and the upper range of savings. The Asset Value Increase calculation assumes debt service payments are treated as
loan payments that do not impact the building’s net operating income.
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Projected Cash Flows

The table below displays the projected annual cash flows over the ECMs Effective Useful Life (EUL) as
defined in the ECM Recommendations Financial Summary.

100% Financed Scenario: 20 Year Term at 6% Interest Rate

Net Cash Flows

Year Project Savings Financing Costs Projected 'Worst' Case '‘Best' Case
Borrower Equity

Contribution ($0) ($0) ($0)
1 $258,563 $175,380 $83,183 $35,655 $130,700

2 $261,339 $175,380 $85,959 $38,153 $133,753

3 $266,534 $175,380 $91,154 $42,829 $139,468

4 $271,833 $175,380 $96,453 $47,597 $145,296

5 $277,236 $175,380 $101,856 $52,461 $151,240

6 $280,123 $175,380 $104,743 $55,059 $154,415

7 $285,692 $175,380 $110,312 $60,070 $160,541

8 $291,371 $175,380 $115,991 $65,182 $166,788

9 $297,163 $175,380 $121,783 $70,395 $173,159

10 $303,070 $175,380 $127,690 $75,711 $179,657

11 $309,095 $175,380 $133,715 $81,133 $186,284

12 $294,140 $175,380 $118,760 $67,674 $169,834

13 $299,988 $175,380 $124,608 $72,937 $176,266

14 $296,727 $175,380 $121,347 $70,002 $172,680

15 $302,626 $175,380 $127,246 $75,311 $179,168

16 $204,949 $175,380 $29,569 ($12,598) $71,724

17 $209,024 $175,380 $33,644 ($8,931) $76,206

18 $201,654 $175,380 $26,274 ($15,564) $68,099

19 $205,662 $175,380 $30,282 ($11,956) $72,508

20 $209,751 $175,380 $34,371 ($8,276) $77,006
Subtotals: $5,326,540 $3,507,600 $1,818,940 $852,846 $2,784,794

(over finance term)

21 $182,694 $0 $182,694 $164,424 $200,963

22 $186,326 $0 $186,326 $167,693 $204,958

23 $171,519 $0 $171,519 $154,367 $188,671

24 $174,929 $0 $174,929 $157,436 $192,422

25 $178,406 $0 $178,406 $160,566 $196,247
Totals: $6,220,414 $3,507,600 $2,712,814 $1,657,332 $3,768,055

Projections include ECM Life Cycle Savings Over EUL as defined in the ECM Recommendations Financial Summary. ECM savings are assumed
to persist over the term of each ECM's EUL and terminate at each ECM's EUL end-date. Projections also include annual utility price escalation
factors of 3% for electricity and 3% for fuels, and an annual savings degradation factor of 1% (compounded monthly beginning in Year 2). 'Best'
and 'Worst' cases are calculated using uncertainty levels of + 10% for projected costs (applied to total installation cost, excluding incentives) and +
10% for projected savings. One-time incentives applied to Projected, 'Worst' and 'Best' cases and annual incentives applied to cash flows are
unaffected by uncertainty assumptions. The 'Worst' case is comprised of the upper range of costs and the lower range of savings. The 'Best' case
is comprised of the lower range of costs and the upper range of savings.
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Scenario Summary
The table below displays the summary analysis of implementing the recommended ECMs.

Cost Analysis

Total Implementation Cost: $2,462,000
Total Utility Incentives: ($469,317)
Total Tax Incentives: $0

Cash Value of Tax Incentives (at 30.0%): $0
Renewables Tax Credit Amount: $0
Net Project Cost: $1,992,683

Projections

Projected First Year Savings: $258,563 ($21,547 avg./month)
Projected Project Start Date: April 01, 2014

Projected Project Completion Date: October 31, 2015

Effective Useful Life (cost-weighted avg.): 19.9 years

Effective Useful Life (savings-weighted avg.): 21.6 years

CO2e Emissions

Annual CO2 Emissions Reduction: 851.1 tons/year

Consumption Analysis Baseline Projected Projected Projected
Consumption Consumption  Savings % Savings

Total EUI: 132.2 45.0 87.2 kBTU/SF 66.0%

Total Consumption: 12,563 4,277 8,286 mmBTU/yr 66.0%

Electric Consumption: 2,193,100 826,849 1,366,251 kWh/yr 62.3%

Electric Demand: 321.0 kW

Fuels: 50,797 14,556 36,240 therms/yr 71.3%

Baseline consumption values are from the most recent 12 months of the baseline period Jan 2014 to Dec 2014. Projected consumption values are
calculated by subtracting the sum of the recommended ECMs projected savings from the baseline consumption during the baseline period.

Job Creation*: Direct Indirect Total Percent Local

Local Jobs| (in-state)
Job-Years Created: 19 30 49 100% 49

* Job-years created values are based on methodology outlined in Navigant Consulting's, March 2009, Renewable Energy/Energy Efficient
Economy Baseline Study.
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Key Assumptions
The table below displays the key assumptions of implementing the recommended ECMs.

Income Tax Rate: 30.0 %

Assumed Capitalization (CAP) Rate: 9.25 %

Fiscal Year Start Date (month day): January 01

Do Incentives Go To Building Owner? Yes

Percent Local Jobs (%): 100 % (in-state labor allocation)

Assumptions Used to Calculate Projected Savings

Annual Electric Utility Price Escalation: 3.0%
Annual Fuels Utility Price Escalation: 3.0%
Annual Savings Degradation Factor: 1.0%

Methodologies Used to Calculate Savings Projections

Energy Consumption Baseline Data: Conventional (Utility bill-based, no adjustments)
Savings Estimates Uncertainty Level: + 10 % (ASHRAE Level Il energy audit with modeling)
Costs Estimates Uncertainty Level: + 10 % (Firm quotations for primary ECMs)

Percent Financed: 100 %

Annual Interest Rate: 6.00 %

Term: 20 Years

Discount Rate (for NPV calculation): 6.0 %

Program Administration Cost (%): 2.376 % of project finance amount

Green Bank Advance Rate (%): 100 % (Green Bank funds advanced as % of amt financed)

The uncertainty levels of + 10% for projected costs and + 10% for projected savings are consistent with this project's scope of work.
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ECM Recommendations Financial Summary
The table below displays a financial summary of the recommended ECMs.

Effective Life Cycle
Useful Annual Life Cycle Savings Simple

Life Gross One-Time Net SEVIIERA Savings Over Payback
(EUL) Installed Utility Installed Incentives Over Finance Term
(years) Cost Incentives Cost (First Year) EUL Term (years)

Pumps: High Efficiency (associated w/ 20.0 $14,000 ($5,600) $8,400 $11,632 $279,860 $279,860 0.72
Chiller, HW): Replacement w/VFDs: ID:
14.1.2: Convert to Variable Volume

Maintenance Practices: Improvements 5.0 $4,000 ($800) $3,200 $2,400 $12,396 $12,396 1.33
to Increase EE: Cleaning: 1D:10.1.1:
Plate & Frame Heat Exchangers

HVAC-Heating: Boiler Controls: 15.0 $15,000 ($6,000) $9,000 $3,748 $64,212 $64,212 2.40
Uncategorized: 1D:7.1.3: Pumps
Pumps: High Efficiency (associated w/ 20.0 $14,000 ($5,600) $8,400 $2,400 $57,743 $57,743 3.50

Chiller, HW): Replacement w/VFDs: ID:
14.1.2: address oversized HW pumps

Pumps: High Efficiency (associated w/ 25.0 $187,000 ($62,436) $124,564 $31,218 $989,706 $751,089 3.99
Chiller, HW): Add VFD and Controls:
ID:14.1.1: Variable Primary Flow

HVAC-Air Conditioning: Cooling 13.0 $45,000 ($18,000) $27,000 $3,991 $58,056 $58,056 6.77
Towers: Uncategorized: ID:6.3.2:
Pumping System

HVAC-Ventilation: Air Handling Unit: w/ 20.0 $80,000 ($14,471) $65,529 $7,223 $173,782 $173,782 9.07
Damper Maodification: 1D:8.1.4:

Building Envelope: Windows: 25.0 $1,000,000 ($251,462) $748,538 $81,024 $2,568,707 $1,949,395 9.24
Replacement: Low-E: ID:1.13.3.2:

Pumps: High Efficiency (associated w/ 13.0 $57,000 ($6,429) $50,571 $3,215 $46,768 $46,768  15.73
Chiller, HW): Add VFD and Controls:
ID:14.1.1

HVAC-Air Conditioning: Cooling 22.0 $222,000 ($24,976) $197,024 $12,113 $327,377 $291,432 16.27
Towers: Replacement w/VFDs: ID:
6.3.1:

Controls: HVAC Energy Management 11.0 $354,000 ($34,291) $319,709 $17,145 $206,788 $206,788 18.65
System (EMS): Direct Digital Control:
ID:4.4.1

HVAC-Air Conditioning: Chillers: 17.0 $470,000 ($16,645) $453,355 $8,322 $164,956 $164,956 54.48
Replacement w/VFDs and High
Efficiency Motors: ID:6.1.6:

Life Cycle
Annual Life Cycle Savings

ECM Related SEVIERS Savings Over
Costs / Savings Term One-Time Incentives Over Finance
INENE] VCED) Incentives (First Year) EUL Term

ECM Related Costs/Savings: Savings: 1.0 $0 ($22,607) ($22,607) $0 $0 $0
Utility Incentive: Comprehensive
Bonus (multi-ECMs): 1D:5.2.8.1:

ECM Related Costs/Savings: Costs: 15.0 $0 - $0 $74,132  $1,270,062 $1,270,062
Data Center Removal: ID:5.1.5

Project Totals: $2,462,000 ($469,317) $1,992,683 $258,563 $6,220,414 $5,326,540
Weighted EUL (to set finance term): Savings to Investment Ratio (SIR): 1.77
19.9 Cost-weighted avg. (yrs) (Financing Term: 20 Years)

21.6 Savings-weighted avg. (yrs)

ECM Life Cycle Savings Over EUL are calculated based on each ECM's EUL. These savings are assumed to persist over the term of each
ECM's EUL and terminate at each ECM's EUL end-date. ECM Life Cycle Savings Over EUL include annual utility price escalation factors of 3%
for electricity and 3% for fuels, as well as an annual savings degradation factor of 1%.
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ECM Recommendations Savings Summary
The table below displays a summary of the projected energy savings from recommended ECMs.

DRAFT

Effective
Useful Life Cycle Projected %
Life Life Cycle Unit Savings Savings
(EUL) Projected Annual Unit Savings Over Over
(years) Unit Savings Over EUL Finance Term Baseline
ECM Related Costs/Savings: 15.0  Electric: 506,556 kWh/yr 7,121,346 kWh 7,121,346 kWh 23.1%
Costs: Data Center Removal: ID: Fuels: (1,270) therms/yr (17,851) therms (17,851) therms (2.5)%
5.1.5
Pumps: High Efficiency 20.0  Electric: 77,545 kWhlyr 1,418,780 kWh 1,418,780 kWh 3.5%
(associated w/Chiller, HW):
Replacement w/VFDs: 1D:14.1.2:
Convert to Variable Volume
Maintenance Practices: 5.0 Electric: 16,000 kWh/yr 78,710 kWh 78,710 kWh 0.7%
Improvements to Increase EE:
Cleaning: 1D:10.1.1: Plate &
Frame Heat Exchangers
HVAC-Heating: Boiler Controls: 15.0 Electric: -3,084 kWh/yr -43,356 kWh -43,356 kWh (0.1)%
Uncategorized: 1D:7.1.3: Pumps Fuels: 2,807 therms/yr 39,462 therms 39,462 therms 5.5%
Pumps: High Efficiency 20.0  Electric: 21,431 kWhlyr 392,106 kWh 392,106 kWh 1.0%
(associated w/Chiller, HW):
Replacement w/VFDs: 1D:14.1.2:
address oversized HW pumps
Pumps: High Efficiency 25.0  Electric: 208,121 kWh/yr 4,646,779 kWh 3,807,826 kWh 9.5%
(associated w/Chiller, HW): Add Demand: 11 kW
VFD and Controls: ID:14.1.1:
Variable Primary Flow
HVAC-AIir Conditioning: Cooling 13.0  Electric: 26,605 kWh/yr 327,320 kWh 327,320 kWh 1.2%
Towers: Uncategorized: ID:6.3.2: Demand: 58 kW
Pumping System
HVAC-Ventilation: Air Handling 20.0  Electric: 47,350 kWhl/yr 866,326 kWh 866,326 kWh 2.2%
Unit: w/Damper Modification: ID: Fuels: 63 therms/yr 1,153 therms 1,153 therms 0.1%
8.1.4: Demand: 31 kW
Building Envelope: Windows: 25.0  Electric: 193,755 kWhlyr 4,326,025 kWh 3,544,982 kWh 8.8%
Replacement: Low-E: 1D:1.13.3.2: Fuels: 34,640 thermslyr 773,418 therms 633,781 therms 68.2%
Demand: 167 kw
Pumps: High Efficiency 13.0  Electric: 21,431 kWhlyr 263,665 kWh 263,665 kWh 1.0%
(associated w/Chiller, HW): Add
VFD and Controls: I1D:14.1.1
HVAC-Air Conditioning: Cooling 22.0  Electric: 80,756 kWh/yr 1,609,700 kWh 1,477,529 kWh 3.7%
Towers: Replacement w/VFDs: ID: Demand: 31 kW
6.3.1:
Controls: HVAC Energy 11.0  Electric: 114,302 kWhlyr 1,201,554 kWh 1,201,554 kWh 5.2%
Management System (EMS): Demand: 26 kW
Direct Digital Control: ID:4.4.1
HVAC-Air Conditioning: Chillers: 17.0  Electric: 55,483 kWh/yr 875,465 kWh 875,465 kWh 2.5%
Replacement w/VFDs and High Demand: -3 kw
Efficiency Motors: ID:6.1.6:
Project Totals: 8,286 mmBTU/yr 158,389 mmBTU 138,446 mmBTU 66.0%
Project Subtotals: Electric: 1,366,251 kWh/yr 23,084,420 kWh 21,332,253 kWh 62.3%
Fuels: 3,624 mmBTU/yr 79,618 mmBTU 65,654 mmBTU 71.3%
Demand: 321.0 kW
Life Cycle Unit Savings projections include an annual savings degradation factor of 1%. Projected % Savings for each ECM is calculated as the
ratio of the Projected Annual Unit Savings to the total energy consumption during the Baseline Period for the corresponding energy type. Project
Totals are normalized to mmBTU using conversion factors of 3.4123 kWh/mmBTU and 10 therms/mmBTU.
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Scenario Comparison

Recommended

The table below displays a summary comparison for the selected scenarios.

PACE 100%
Financed, 20
Years @ 6%

Bank Loan: 80%

Financed, 5
Years @ 5%

Alternatives

Project Costs

Net Installed Cost
Percent Financed

Borrower Equity Contribution

Finance Terms

Interest Rate
Finance Term

Annual Debt Service

Amount Financed

Program Adminstration Cost

Average Annual Savings
Net Present Value (NPV)
Savings to Investment Ratio (SIR)

Projected Cash Flows

Projected cash flows over
the initial 5 years.

(including initial investment)

Total Cash Flows (5 years)
Time to Positive Cash Flow *

Energy Savings Insurance Premium
Total Amount Financed

Key Financial Metrics

$500,000

$1,992,683
100.0%
$0

6.00%
240 mo.
$175,380

$47,354
$0
$2,040,037

$108,513
$1,331,222
1.77

$1,992,683
80.0%
$398,537

5.00%
60 mo.
$368,220

$31,883
$0
$1,626,029

$175,173
$1,668,940
3.37

$400,000
$300,000|
$200,000—|
$100,000
$0—
($100,000)—
($200,000)
($300,000)
($400,000)—
($500,000)
($600,000)—
($700,000)—
($800,000)
($900,000)—

{$1,000,000)

$458,606
Immediate

($904,131)
N/A

* Indicates the first time during the term at which the cumulative projected cash flows, including initial investment, are positive.
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