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Introduction

This submission to the New Brunswick government’s green paper on local governance reform
Working together for Vibrant and Sustainable Communities® was written by Bruce Cameron?,
Principal Consultant with Envigour Policy Consulting Inc., and Vice President of PACE Atlantic CIC.
PACE Atlantic CIC is a community interest corporation and is the current Program Administrator
for municipal PACE Programs in Nova Scotia and PEl and finalizing a contract in Ontario. Mr.
Cameron is also a former Executive Director of Electricity, Renewables and Efficiency with the
Nova Scotia Department of Energy. The paper also was written with the assistance of Kirsten
Pulles®. Organizer with Efficiency Canada and Ashley Abernethy, VP Growth and Partnerships,
Rise?. This paper is currently under review by a number of other organizations in New Brunswick
but due to tight deadlines and recent municipal elections, they are expected to submit supporting
letters at a later date.

The New Brunswick Department of Environment and Local Government’s Green paper on local
governance reform consultation provides an ideal opportunity to advance the province’s
objective to explore the use of Property Assessed Clean Energy (PACE) programs by municipalities
in the province.

PACE is becoming an important tool for reducing energy costs for homeowners in many parts of
Canada as well as advancing objectives to increase the use of clean electricity. Properly designed
legislation to enable municipalities to offer this kind of program will lower risk to homeowners,
the municipalities, and the providers of capital. Lower risk means greater access to long-term,
low-cost capital to finance energy saving projects in the province. More energy savings projects
will result in new businesses and increased employment at no cost to the government of New
Brunswick.

This paper outlines the need for PACE in greater detail as well as recommendations for program
design and enabling legislation to meet the needs of New Brunswick municipalities and
homeowners.

1 https://www?2.gnb.ca/content/dam/gnb/Corporate/Promo/localgovreform/green-paper21.pdf

2 bruce.cameron@envigour.ca www.envigour.ca

3 kirstin.pulles@efficiencycanada.org www.efficiencycanada.org

4 ashley@buildwithrise.com www.buildwithrise.com
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PACE as a New Brunswick Government Commitment

The New Brunswick Government’s Climate Change Action Plan Progress report (2020)° noted the
important role efficiency can play in the province:

“Clean energy systems, energy efficiency and clean technologies will become increasingly
important in driving regional economic growth. Investments in low-carbon technology innovation
and clean energy development provide a clear path to reduce GHG emissions while encouraging
sustainable economic growth. For example, a recent study projects strong investment in energy
efficiency programs could create more than 25,000 full-time jobs and raise the provincial GDP by
$4.9 billion over the next decade®. These investments are not only expected to increase GDP
growth but could also contribute to a reduction in GHG emissions””.

The Government of New Brunswick’s Climate Change Action Plan “Transitioning to a Low-Carbon
Economy® “(2016 and reaffirmed in 2018°) Made an explicit commitment to explore alternative
financing mechanisms to support building owners and their efforts to improve the efficiency of
their buildings:

Action Item 35:

If viable, use the Property-Assessed Clean Energy (PACE) Program in New Brunswick as a means
of financing for private property owners to implement energy efficiency and renewable energy
improvements.

This Paper examines the viability of PACE in New Brunswick and makes recommendations to
assist the Government of New Brunswick in meeting this commitment.

5 Page 14 https://www?2.gnb.ca/content/dam/gnb/Departments/env/pdf/Climate-Climatiques/nb-climate-change-action-plan-
progress-report-2020.pdf

6 Economic Impacts of Improved Energy Efficiency in Canada, Dunsky Energy Consulting, 2018
7 National Energy Board, 2018

8https://www2.gnb.ca/content/dam/gnb/Departments/env/pdf/Climate-Climatiques/TransitioningToALowCarbonEconomy.pdf

9 https://www2.gnb.ca/content/gnb/en/news/news_release.2018.12.1311.html
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The Role of Financing to Support Community Energy Plans

Municipalities in New Brunswick have spent much time and effort in developing plans to reduce
the use of energy in their communities. These plans also make commitments to move the
remaining use of energy to lower carbon sources such as electricity. Both these goals require
large investments in retrofitting building envelopes and installing new electricity systems. The
issue is how to create the favourable conditions needed to raise the large amount of capital
required.

At the heart of any investment is whether, over time there is a reasonable return on that
investment. The reasonable return (in the form of benefits) expressed in terms of risk and the
length of time those benefits are available. In the case of energy investments, the initial cost may
be relatively high, but the benefits continue for many years into the future. It is important to
recognize the value of stable long-term financing that matches the stable long-term savings.

Homeowners making these kinds of investments then need to access low-cost long-term capital.
Mortgages are a good example of this kind of capital, but refinancing isn’t always easy, or even
available for many years. Also, mortgage lenders aren’t necessarily familiar with the economics
of energy efficiency investments. They do not always consider the fact that lower energy bills can
more than cover the cost of the new debt. Other forms of financing are often unstable (floating
rates from a line of credit) or very expensive (credit card debt or other forms of unsecured loans).

The key to lowering the cost of debt for homeowners is to reduce risk to lenders. Having the debt
secured by a form of a statutory lien on the property is one of the easiest and simplest way to do
this. Gaining access to a combination of public and private capital is also important. Public capital
through governments can help kickstart energy saving programs, but at scale, private capital will
be required.

Three options for financing were examined in a 2016 Report adopted unanimously by all
Canadian Energy Ministers??

* Own source or 3 party financing

= On-bill financing by utilities

= Secured lending under municipal programs under a concept known as
Property Assessed Clean Energy (PACE)

Of these three options, each had drawbacks related to administration complexities and costs, as
well as access to low-cost capital.

10ttps://www.nrcan.gc.ca/sites/www.nrcan.gc.ca/files/emmc/pdf/Financing%20Report-acc_en.pdf
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At the time of writing (2016), PACE was a relatively new concept. However, over the course of
the following five years, it has made the most progress in becoming a useful tool for
municipalities to develop integrated program offerings. The point about integrated program
offerings is important because the report also found financing was not the only barrier. A lack of
confidence in the outcomes, the difficulty of determining what equipment and upgrades would
be best, and finding trustworthy contractors, navigating the program requirements, and finding
financing all add up to complex decision-making for homeowners. A proper financing solution
must be integrated into a proper program support system, to make it simple.

As a result, municipalities across Canada are now developing programs using PACE principles to
combine low-cost, long-term financing with ample project support.

Overview of PACE in Canada Today

There is legislation in many provinces (NS, PEI, ON, AB and promised for BC) that use the PACE
model to lower the risk of default by securing the loans against the value of the property rather
than the credit of the homeowner. The risk is lowered partly through program design criteria and
partly through broadening the application of existing legislation for municipal liens (Local
Improvement Charges or LICs). By piggybacking on these existing municipal finance tools, the
homeowner loans are treated the same as any other municipal liens — subject to municipal
program lender priority in case of default.

Each of these “PACE ready” jurisdictions have access to $300 million in Government of Canada
funding through the Community Efficiency Financing (CEF) initiative which is delivered through
the Federation of Canadian Municipalities (FCM). In early 2021, FCM informed municipalities
from Alberta to Nova Scotia that it had accepted applications for $90 million in capital and grants
under the program.

The first awards include $13 million to municipalities in PEI and $25 million to municipalities in
Nova Scotia. So far there has been no funding for NB due to lack of legislation. However, there is
another $210 million still to be allocated. Early action by NB should result in significant benefits
to homeowners and communities through multiple program awards, particularly if municipalities
band together.

The Role for Municipalities/Communities

Municipalities in NB are committed to Community Energy Plans (CEPs). More than 50 of them
have developed their plans and are now implementing them. Efficiency and electrification are
key pathways to achieve their goals. However, the pathways to accelerating investments in
energy efficiency and related measures all require integrated program supports.



The marketplace for these kinds of investments is getting competitive and confusing. Contractors
are pursuing customers who often do not fully understand what they are buying. Even some of
the forms of advice such as Home Energy Assessments present information and advice in a
detailed report that is not easy for non-experts to weigh through. Across Canada’s new energy
efficiency initiatives, it is recognized that these issues present barriers to adoption. Homeowners
are looking for trusted sources of advice to cut through the complexity and help them make the
best investment with the least effort.

Recent research commissioned by PACE Atlantic for municipalities in Nova Scotia and PEI shows
municipal efficiency programs have a higher degree of trust. The work was undertaken by
Narrative Research. Those surveyed were already interested in doing efficiency upgrades. They
favoured a program that helped them navigate the complexities of deciding what investments to
make, finding a contractor, and arranging the financing. However, when they were told the
program would be offered by their municipality, most of those surveyed said it would increase
the likelihood of their participation.

This paper argues this point is critical when designing integrated efficiency programs. Local
implementation makes a difference. It is also important to note that many municipalities find the
complexities of administering these kinds of programs daunting. However, third-party
administration under municipal leadership and accountability is emerging as a very attractive
solution. Most municipalities in Prince Edward Island and Nova Scotia who have PACE programs
use this model, and many municipalities in Ontario are also looking to engage outside help for
part or all their PACE programming.



A Proposed Policy Framework for PACE in New Brunswick

The Proposed Action

The Government of NB should declare that the current conditions (municipal interest, federal
funding, growing cost of carbon) make financing of energy efficiency and related projects in the
province through a PACE framework - viable. The Government should also adopt a new policy
of encouraging municipalities to develop and implement these integrated programs under a
new legislative and regulatory framework set by the province.

Analysis of Viability

In this context, viability is taken to mean feasible for implementation in New Brunswick at this
time. From a general perspective there is wide-spread federal support for energy investment
decisions. There is a new Green Homes program promising free home energy assessments and
up to $5,000 in grants. There is the federal funding for a $300 million Community Efficiency
Financing program and a promise of more to come, later this summer. In addition, historically
low interest rates and a rise in interest by lenders in green or social responsibility bonds means
the cost of capital is low for long-term financing. Finally, there have been some perceived
barriers to using PACE financing in a system where property taxes are managed by the province.
Experience in PEl where a similar system is in place, shows this need not be a barrier. This is
addressed in more detail later in this paper. These conditions suggest PACE now is a very viable
concept for New Brunswick.

Key Policy Objectives
The policy objectives for PACE in New Brunswick would be:

e Lower energy bills sufficient to offset the cost of upgrades

e Increased comfort/health

e Reduction of carbon and mitigation of carbon pricing impacts
e Growth in businesses and jobs

e Increased revenue for NB utilities using NB resources

Lower energy bills for homeowners would come from reduced use of energy and a switch to
lower-cost heating and cooling appliances such as heat-pumps. A policy objective for savings
would include support for projects where the savings on energy bills is greater than the new cost
of financing. This benefit is being achieved in PEl and NS, and similar outcomes may be expected
in New Brunswick if the cost of borrowing is low (< 3%) and the term of the loan is between 10
and 15 years.

In addition to savings on energy bills, efficiency upgrades make buildings more comfortable. The
improved comfort comes from reduced drafts and the affordability of higher temperatures in the
colder months. Reducing energy costs would allow people to put at least some of the savings into
a more comfortable and healthier home heating level.



Lower energy bills, and a switch to lower carbon fuels means lower GHG emissions
(environmental benefits) and protects homeowners from the rising cost of carbon (economic
benefits). Both outcomes indirectly make New Brunswick a more attractive place to live and
invest. But there are direct benefits as well. The province’s own studies show new job creation
from efficiency and beneficial electrification in the energy sector (energy advisors, contractors,
program developers and managers, marketing, legal etc.). The new opportunity for investment
will also enable new business formations with additional benefits for the economy.

Finally, New Brunswick has several locally owned utilities (NB Power, Saint John Energy, Energy
Edmundson and the Perth-Andover Electric Light Commission). Increased investment in
electricity appliances (heat pumps etc.) should lead to more efficient use of electricity systems
and greater revenues for the benefit of the public owners of these facilities.

Scope of the Proposed Policy

The proposed policy direction would include all investments that are directed at the reduction
of energy use or the use of lower carbon fuels. It is suggested that the investment align with
Government of Canada definitions for eligible investments in their Green Homes and the
Community Efficiency Financing initiatives. It is further recommended that the Government of
New Brunswick use a lens for beneficial electrification which is understood to mean switching
from a high-carbon fuel to a lower carbon fuel with long-term savings for consumers, lower
GHG emissions and improvements for the grid. In practical terms, this paper uses beneficial
electrification to cover investments such as heat pumps where the cost of home heating goes
down, the energy system becomes more efficient, and the cost of carbon to homeowners is
also reduced.

The focus of this paper is on the use of PACE for homeowners. The scope of the policy could easily
become expanded to multi-unit buildings at a low-rise or even a high-rise scale. The framework
could also be expanded to cover small businesses and other forms of commercial properties. It is
recommended that the scope be left to definition in regulations to allow the province flexibility
in implementation.

In addition to energy investments, the policy framework could be expanded to include other
sustainability initiatives such as water conservation. The final boundaries of eligibility should be
determined by the province and implemented by the municipalities.

This paper also notes there are other financing models. The strengths and weaknesses of each
are discussed more fully in the Canadian Energy Ministers Report on Best Practices. However, as
noted earlier, none of them have the advantage of the trust and flexibility of models delivered
under local leadership. The combination of local design and branding combined with professional
third-party administrative expertise is one that has developed as the preferred solution in the
Maritimes and would appear to be the best option for New Brunswick.



Issues to be Addressed

Ensuring Homeowner Benefits

One of the major issues to be addressed in the development of the Province’s policy is to
ensure the energy saving programs are designed to achieve energy savings with all other things
being equal. This objective means when comparing costs before and after the investments, the
new costs for financing (repayment of loan principal and interest) are equal or lower than what
the energy bill was before.

By stating, all things being equal, the policy would introduce flexibility in measuring outcomes. It
would consider potential spikes in energy costs, changes in household composition (larger
families use more energy) and social decisions where at least part of the energy savings are used
for increased home comfort. However, in all cases there should be the objective that approved
projects put the homeowner in the position where they are still better off than they would have
been had they not made the investments.

This challenge can be addressed through a combination of provincial policy oversight and
municipal program design and implementation. It is important that provincial objectives such as
this be established as part of broad program design requirements including authority to enable
low-cost, long-term financing.

Addressing Concerns about Municipal Debt
Another issue emerges from the way the loan capital flows through the municipality to the
homeowner.

In the United States, PACE programs operate generally with private capital and state level
legislation allows the lender or the Program Administrator to deal directly with the homeowner.
They can secure a lien without the municipality being responsible for financing.

In Canada, the use of the municipal lien processes has led to the municipality becoming the lender
to the homeowner. As a result, even though the loans are secured, and the capital (public or
private) is a pass-through on the municipal accounts (obligations to the lenders who provide
capital to the municipalities is offset by the obligations of the homeowners to the municipality)
municipalities are often concerned that too much borrowing on behalf of individual homeowners
may impact their ability to borrow for community-wide projects. At scale, (510s and $100s of
millions) this issue cannot be ignored. A balance sheet cannot be over-inflated even when the
new assets (Principal due from homeowners) offsets the new liabilities (Loan capital due to
lenders). The longer-term solution is likely a combination of current US and Canadian practice.
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New Brunswick could take the lead in this blended approach through legislative drafting to allow
for municipalities to design and execute and oversee the programs under provincial standards,
but not require them to be the lenders. A policy decision to allow loans to be secured without a
direct municipal role in providing the funds would allow for municipalities to avoid becoming
even indirectly over-indebted while provincial oversight on program standards and measurement
of outcomes can ensure the homeowners are not over indebted either.

PACE in Provincial Property Tax System

Another issue to be addressed is how to disclose liens and manage loan repayments under a
system where the province runs the property tax system. For many years PACE advocates have
pointed to the simplicity of having loans tied to a property tax payment system at a municipal
level. However, this is not as simple as it may seem. Most municipalities are not in the lending
business and nor are their utilities. At a small scale, manual systems are an adequate work
around, but at a large scale, municipalities large and small are finding it challenging to adapt
billing systems.

Fortunately, the experience of Prince Edward Island which also has a provincially managed
property tax system, is showing there are viable workarounds. Both Stratford and Charlottetown
have contracted with a third-party program administrator (PACE Atlantic CIC) and the
administrator has developed a loan portfolio management system to allow for loan repayments
through homeowner approved direct debits from their bank accounts. The loan management
system keeps meticulous records and allows homeowner to make additional payments. It also
allows homeowners to log on and check their balances at any time. The liens themselves are
imposed by law and included on municipal records that must be checked before properties are
sold.

Potential Issues with other Lenders

Finally, there have been concerns raised about offering priority status in case of default for the
energy efficiency and beneficial electrification loans. This concern is often expressed out of
context for the other policy guardrails that can and should be implemented. Those guardrails
include limitations on how large a loan may be (10 to 15% of the municipal/provincial assessed
value of the property is often used), broad measurements of creditworthiness (usually no
current default on property tax payments), and requirements for frequent loan payments to
easily flag any pattern of going into arrears.

But, perhaps the most important guardrail is the requirement for projects to achieve sufficient
savings on the energy bills to more than cover the cost of the loan repayments. Under this
framework, the lower energy payments would make the property more valuable, be at worst
neutral and likely positive in terms of homeowner ability to pay back other credit (mortgages).
This is why in all the successful PACE programs in the Maritimes, there have been no defaults,
and no concerns raised by other lenders.
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Policy Opportunity

New Brunswick has the opportunity to build on the experience of other jurisdictions to design a
policy and legislative framework that addresses the challenges that have emerged elsewhere
and create a modern financing tool for the benefit of homeowners, lenders and communities.
There is also the opportunity to tap into multiple sources of financing without financial
involvement by the municipality.

The heart of the opportunity is to create a policy framework that supports legislation to give
effect to a stand-alone form of a statutory lien that is not tied to existing processes and
requirements associated with local improvement charges. This would put the new lien e.g., an
Energy Savings Lien (ESL) on the same basis as other liens — e.g. mechanics’ liens with their own
processes, procedures and requirements. As a result, municipalities would still be responsible for
program oversight while relieving them from the responsibility of the debt. It would also allow
the province to set the general rules while maintaining local preferences.

Policy Alternatives

The Province could also consider creating a legal framework for Property Assessed Clean Energy
that is delivered by utilities or a new province-wide Program Administrator. This paper suggests
that this option has drawbacks because it does not take advantage of homeowner trust. There
is also the issue of how the funds flow to the utilities or the Province as neither entity is
believed to be interested in growing its balance sheet and debt levels. Local support, marketing
and branding tied to sustainability initiatives is a very powerful combination for local adoption.
Municipalities are also in a better position to secure funds and move quickly than a program
that adds debt to the province (directly or through NB Power). It is suggested that the Province
immediately do the work to test and these assumptions through stakeholder consultations and
engagement.
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Legal Framework for New Brunswick
The elements of a legal framework to implement the policy direction would include the following:

1. Explicit Provincial authority to establish a community or provincial level energy efficiency
and beneficial electrification financing regime.
a. The objective of this authority would be to:
i. Ensure provincial energy and environmental objectives are aligned with
municipal program delivery
b. The implementation would be through regulation-making authority to:
i. Establish an “energy savings lien” (ESL) to be placed on a property under a
municipal or provincial energy efficiency/beneficial electrification program
ii. Establish who is eligible and how the lien could be established and processes
to disclose the lien
iii. List technology types and methodologies to be used
iv. Set evaluation and measurement standards required
v. Set outcomes and objectives to be met

2. Explicit authority for a municipality to develop and operate a program on energy
efficiency and beneficial electrification. By providing a legal foundation for a program,
municipalities may access federal grants to support such activities. By establishing the required
outcomes from such a program, the focus on energy savings and beneficial electrification
objectives may be maintained.
a. The objective of this authority would be to
i. Enable municipalities to act on their community energy plans and achieve their
goals while gaining access to significant amounts of federal and private sector
social responsibility/green funding
b. The authority would include the ability for a municipality to set local program
requirements within provincial regulatory framework
i. E.g., municipality could include or exclude technologies or set local loan limits
c. The authority to operate a program directly or delegate to 3 party
d. Establishing a municipal program would become a prerequisite for offering low-cost
loans with an ESL
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Next Steps
It is recommended that the policies and legislative approaches outlined here be considered by

the Departments of Environment and Local Government and the Department of Natural
Resources and Energy Development as the policy matters include responsibilities by both. It is
further recommended that the two Departments engage further with interested parties to
explore the policy alternatives, implementation process and timetable. It is noted that time is of
the essence as federal funding programs are now open but there is likely only a limited window
before closure and lost opportunities.
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