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• Adjective

• Composed of both good & evil
• First used in 1834

Agathokakological

https://tvgeekingout.wordpress.com/2017/06/01/the-wayback-machine-%EF%BB%BFthe-incredible-hulk-tv-series-1978-1982/

https://www.inverse.com/article/31620-the-mummy-mr-hyde-dr-jekyll-russell-crowe https://aminutetomidnite.com/the-christian-life/a-wolf-in-sheeps-clothing/



• Good – background 

• Benefits of PACE financing

• Details of PACE financing

• Evil – unseen hurdles 

• Issues associated with PACE financing

• Informing parties

• Lack of knowledge across the board

• Examples

Overview



• Long-term financing mechanism underwritten by government for

• Energy efficiency

• Renewable energy & 

• Water conservation projects

• Intended to be low-cost 

• For properties

• Commercial

• Nonprofit

• Residential

What is PACE?

https://www.inverse.com/article/31620-the-mummy-mr-hyde-dr-jekyll-russell-crowe



• National initiative

• State has to pass legislation authorizing municipalities to establish 
PACE programs

• Municipalities have to pass ordinances to participate
• Not all municipalities in Florida participate

• Programs are established locally

• New areas are added frequently

What is PACE?

https://www.animalsaustralia.org/issues/secret-lives-of-sheep.php



• Improvements – generally 
• Heating & air conditioning

• Solar

• Cool roofing

• Windows & doors

What is PACE?

https://tvgeekingout.wordpress.com/2017/06/01/the-wayback-machine-%EF%BB%BFthe-incredible-hulk-tv-series-1978-1982/



Which States Have Approved C-PACE Financing?



C-PACE Programs



C-PACE Programs
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Which States Have Approved R-PACE 
Financing?



R-PACE Programs



• Generally up to 20 years financing
• Paid in annual installments
• Assessed as a non-ad valorem tax
• May be administered by private entity
• Assumable with no approval
• Duration – pursuant to Agreement or Addendum

• May be combined with other incentive programs

PACE details



• Voluntary for all parties
• May cover 100% of project’s hard & soft costs

• Residential or commercial applications do not take into account

• Credit worthiness 

• Ability to repay

PACE details



• Finance up to 20% of just value

• Exception to exceed if energy audit demonstrates annual energy 
savings equals or exceed annual assessment

• All financing (mortgages & PACE financing) not to exceed FMV of real 
property

• No adjustable rates

• No negative amortization

PACE details



PACE in Florida



• Commercial 

• Residential

• Sec. 163.08 F.S.

PACE in Florida 40



• Energy conservation & efficiency improvement

• Insulation, energy-efficient heating/cooling, adding windows, electric 
vehicle charging equipment, etc.

• Renewable energy improvements using

• Hydrogen, solar, geothermal, bioenergy & wind as an energy source

• Wind resistance

• Roof, storm shutters, bracing, secondary water barrier, opening 
protections, etc.

PACE in Florida – Qualifying Improvement



• Local government 
• Pass ordinance or resolution
• May levy non-ad valorem assessments
• Collected pursuant to Sec. 197.3632 F.S.

• Not subject to discount for early payment
• November vs. March 

• Sec. 163.08(4) F.S.

• May be administered by 
• For-profit entity or
• Not-for-profit organization

PACE in Florida – Qualifying Improvement
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Which Municipalities have Approved PACE 
Financing? 56



PACE Programs – https://pacenation.us

Active program with funded projects
Launched PACE programs

Florida Programs 

https://pacenation.us/


• Innovative financing program

• Up to 100% financing

• Active commercial programs

• Alliance NRG PACE

• CounterpointeSRE – servicer

• Leon County Commercial Pace Program

• RenewPACE

• Solar Energy Loan Fund (SELF)

• Ygreen Works

C-PACE Programs in Florida



• Active residential PACE programs

• Alliance NRG PACE

• CounterpointeSRE – servicer

• HERO Program FL

• Ygreen Works

R-PACE Programs in Florida



• All owners must agree to provisions

• Think homestead

• Sec. 163.08(13) F.S.

Requirements - Obligators



• Owner must send notice to current mortgage holder or servicer 

• 30 days prior to entering into agreement

• Details of agreement

• Verified copy or other proof of notice to be provided to local government

• Acceleration or unilateral modification of existing loan/mortgage can 
not be solely due to entering a PACE agreement

• Sec. 163.08(13) F.S.

Requirements – Disclosure to Current Lenders



• Requires owner to give written disclosure of assessment to 
prospective purchaser at or before execution of contract

• Sec. 163.08(14) F.S.

Requirements

http://freepik.adobe.vip/?free-photo/doctor-writing-a-prescription_977807.htm



QUALIFYING IMPROVEMENTS FOR ENERGY EFFICIENCY, 
RENEWABLE ENERGY, OR WIND RESISTANCE

The property being purchased is located within the jurisdiction of a 
local government that has placed an assessment on the property 
pursuant to s. 163.08, Florida Statutes. The assessment is for a 
qualifying improvement to the property relating to energy efficiency, 
renewable energy, or wind resistance, and is not based on the value of 
property. You are encouraged to contact the county property 
appraiser’s office to learn more about this and other assessments that 
may be provided by law.

Requirements – Disclosure to Buyer

http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0163/Sections/0163.08.html


• Easy 100 % financing for specific 
projects

• No credit check (other than if past 
taxes have been paid on time)

• No out-of-pocket costs

• Extended terms for financing

• Delayed first payment

What is the Good?



Begin 
Transformation



Critical Issues

• Will cause 
• Escrow shortage first year
• Significant adjustment to escrow payments

https://www.inverse.com/article/31620-the-mummy-mr-hyde-dr-jekyll-russell-crowe



Critical Issues

• Annual assessment - $6,000.00 
• From recorded agreement
• First year escrow will be $6,000.00 

short
• Required to pay shortage PLUS

• Escrow for following year monthly 
increased of $500.00

https://animals.fandom.com/wiki/File:Gray Wolf Watching.jpg



Critical Issues

• Priority
• Superior to all private liens including

• Purchase money mortgages
• Deeds of trust 
• Other security instruments



Critical Issues

• Annual payment as non-ad 
valorem tax

• No foreclosure for non-payment
• Tax sale for non-payment

• Length of financing is not 
specified in statute

• No extensions



Critical Information

• Properties encumbered with PACE 
obligation

• Not eligible for FHA-insured mortgages

• Refinance 

• Must payoff PACE obligation

• Not eligible for FHA-insured HECM

• Home Equity Credit Mortgage
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Critical Information

• If a mortgage cannot be FHA insured

• Lender will not be able to sell loan on secondary market

• Recorded “Summary Memorandum of Agreement” may not contain 
accurate annual assessment

• Signed & recorded prior to improvements

• Owner may not use all available funds

• However, owner may request an “Addendum to Financing Agreement” 
to be calculated & recorded



Payoff Statement

• Does not indicate if current year 
assessment sent to tax collector

• 2. If, applicable, pay special tax 
assessment for fiscal year (July 1 –
June 30) directly to County Tax 
Collector

• 3. Once payoff payment & current 
special tax assessments is received 
& cleared then lien will be released
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Payoff Statement

• Does not indicate if current year assessment sent to tax collector

• If sent then this payoff letter is short one year’s payment

• 2. If, applicable, pay special tax assessment for fiscal year (July 1 –
June 30) directly to County Tax Collector

• Will not know if sent or not – tax collector cannot help

• 3. Once payoff payment & current special tax assessments is 
received & cleared then lien will be released

• May not receive release until April the following year



What is the Evil?

• First year escrow shortage

• Increase monthly payment

• Super priority – no foreclosure – tax sale

• No extensions of financing

• Must payoff

• If refinancing with FHA insured loan

• If buyer is obtaining a new FHA insured loan

• Recorded Summary Memorandum of Agreement is not signed by owner

• Payoff statement may be inaccurate, impossible to verify



Transformation 
is Complete



Everyone is 
in the Dark



Sellers

• Owner/Seller did not 
• Read and/or
• Understand PACE
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Sellers

• Owners/Sellers are surprised by, (but should not be)
• First year tax assessment

• Lender required payment of shortage
• Increase in escrow payment



Sellers

• Owners/Sellers are surprised by, (but should not be)
• Required to payoff

• Refinance or
• Selling



Sellers

• Seller may not
• Inform real estate agent of PACE 

financing

• Potential buyers of PACE financing, as 
required by statute

• Understand that it will need to be paid 
at closing

https://www.freedomfoundation.com/labor/government-union-tells-members-not-to-talk-to-legislators-about-waste/



Real Estate Agents

• Are unaware of PACE financing altogether

• May price the property including the improvements & then expect 
buyer to assume PACE financing

• Buyer pays twice

• May not know the meaning of GRC PACE Green Corridor as a tax

• May not be aware of statutory required disclosure



Real Estate Agents

• May believe that is “just an assessment” 

• Subject to Paragraph 9. Closing costs (f) Special Assessments

• Currently no provisions in FR/Bar contract or addendums



Buyer

• Proper disclosure by seller may not be understood
• May cause overvaluation

• Assume PACE assessment
• Pay full value for improved property



Buyer

• Recent improvements may not show on tax bill
• Up to 18 month lag

• May agree to assume
• Assumption may cause debt to income issues with new loan

• New lender will require payoff, if aware of priority of PACE financing



Other Closing Agents

• May not understand PACE assessment

• May just pro-rate PACE assessment

• May not pay off PACE financing

• May not hold escrow for final payment

• May show as a B-II exception 

• Object & make them pay it off

• Fund products always make PACE assessments a B-I requirement 



Lender

• Lenders are unaware

• Only 3 states have PACE for residences

• It is called a Summary Memorandum of Agreement

• Will not recognize as a super priority financing

• Unaware to call for payoff



Lender

• If not paid off 

• Will not be able to sell loan to Fannie Mae/ Freddie Mac

• Fund products always make PACE assessments a B-I 
requirement 

• New loan will be in second place



Additional Troubles



• Work completed after July 1 will not appear on tax bill until November 
following year

• Project completed August 4, 2017

• First appearance on tax bill of November 2018

• TRIM notice will never show assessment

Current Assessment







• Page one

• Your final tax bill may contain non-ad valorem assessments which may 
not be reflected on this notice 

• Page two

• Your final tax bill may contain non-ad valorem assessments which 
may not be reflected on this notice

TRIM Notice



Some Help



• PACE financing is titled Summary Memorandum of Agreement

• Sec. 168.08 (8) F.S. 

• Shall be recorded within 5 days after execution of the agreement 

Summary Memorandum of Agreement are 
Recorded



• Sec. 168.08 (8) F.S. 

• Recorded agreement shall provide constructive notice that 
assessment constitutes a lien of equal dignity to county taxes from 
the date recorded

• Does not require borrower’s signature

• Will state approved maximum annual assessment

Summary Memorandum of Agreement are 
Recorded



• Borrower may request to have an addendum to financing agreement 
recorded

• Section 6 of Florida Home Energy Renovation Opportunity (HERO) 
Program Financing Agreement

• Does not require borrower’s signature

• Will update annual assessment

• Remember to include additional charges for payoff

Addendum to Financing Agreement
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Examples
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• Original annual payment maximum

• $45,919.07

• Addendum annual payment

• $15,777.59
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• Original annual payment maximum

• $5,905.01

• Addendum annual payment

• $2,427.21



$2,466.92
$2,427.21
$     39.71
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• PACE financing is different

• Do not discount

• Try to verify if current assessment has been sent to tax collector

• Require parties to execute a re-proration/post-closing adjustment 
agreement for 

• Ad valorem & 

• Non-ad valorem taxes

What to do?



• Escrow funds until 

• Next tax bill to ensure payment in full or

• Receive a Termination of Agreement

• Call underwriting for further instructions

What to do?



for attending


