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Building a Clean Energy Investment Pipeline in Reading, Pennsylvania

AT A GLANCE

Investment Priorities

Municipal Facility Upgrades and Solar, Downtown Mixed-Use Adaptive Reuse, Brownfield and
Industrial Redevelopment, Affordable Multifamily Housing

Pipeline Value

$225M across 25 projects

Key Partners

Green Building Alliance, City of Reading, Schneider Electric, Shuman Development Group,
Philadelphia Green Capital Corp, Pennsylvania Energy Development Authority, Sustainable
Energy Fund (C-PACE), Met-Ed Sustainable Energy Fund, Berks County Community
Foundation, and Greater Reading Chamber Alliance

Community Impacts

¢ Estimated 5,000-9,000 MT CO,e annual reduction across the full portfolio
e Solar canopy installations projected at 650-730 MT CO,e annual reductions per year
¢ 100% of pipeline projects located in priority communities

The Path Forward

The Green Building Alliance and City of Reading are seeking dedicated capital for
predevelopment and soft costs, catalytic in nature, for complex brownfield and industrial
sites.
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THE BIG PICTURE

Reading, Pennsylvania is one of the most economically distressed cities in the United States, with
priority communities concentrated in a downtown core defined by aging building stock, high energy
burden, and decades of disinvestment. In 2024, the City received a Community Revitalization and
Improvement Zone (CRIZ) designation. This Pennsylvania tool redirects incremental tax revenues from
new development back into the revitalization zone, creating a financing mechanism with real leverage
potential. Despite ambitious decarbonization goals under its Reading 100 framework — 80% clean
electricity for municipal facilities by 2030, community-wide by 2035 — the city lacked the technical and
market infrastructure needed to finance these projects. The Municipal Investment Fund (MIF) offered
the Green Building Alliance (GBA), Pennsylvania's authority on high-performance buildings, the
runway to build that infrastructure in Reading.

The Challenge: Property owners and developers in the CRIZ face high upfront costs, limited
awareness of available incentives, and no shared platform for accessing clean energy financing from
green banks, CDFIs, or mission-aligned lenders.

The Innovation: GBA brings a track record of demonstrating a 50% reduction in building-related
energy emissions, $5.4B in catalytic investments, and $50M in annual utility cost savings across
Pittsburgh to Reading. With MIF support, GBA expanded its Resilient Reading Program, a structured,
cross-sector pipeline development effort combining technical assistance, deal structuring support,
standardized underwriting tools, and a bilingual community engagement program. This program runs
in parallel with a nearly $18 million Guaranteed Energy Savings Agreement (GESA) with Schneider
Electric signed during the grant period, which is already modernizing municipal facilities.

“The Municipal Investment Fund grant is an important step forward in our work to make
Reading stronger, more sustainable, and more affordable for everyone. By working with GBA,

ICLEL CGC, and our-lecal partners, we're giving businesses, schools, and neighborhoods the
resources-to.modernize, save on energy costs, and prepare for the future.”

— Mayor Eddie Moran; City of Reading
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CREATING THE FOUNDATION: ESTABLISHING THE MARKET
INFRASTRUCTURE

MIF funding enabled GBA to build the technical assistance foundation that Reading's clean energy
economy lacked, directly lowering transaction costs and increasing the likelihood of future capital flows
to priority communities.

¢ Resilient Reading Roundtable Series: GBA convened 12 roundtable events between February 2025
and February 2026, drawing more than 380 cumulative registrants from municipal staff, developers,
property owners, utilities, and community organizations. Sessions covered energy efficiency
financing, GESA structures, C-PACE, building automation, adaptive reuse, and federal funding
priorities. The convenings built the shared vocabulary and stakeholder relationships required for
deal-level conversations and established GBA as a trusted convener.

¢ Standardized project intake and underwriting toolkit: GBA developed resources adapted
specifically for Reading and Berks County, including preliminary energy use assessments, project
recommendation templates, financing roadmaps, and localized case studies. These tools gave
property owners and developers a consistent starting point for evaluating clean energy investments,
reducing the information asymmetry that historically kept projects at the concept stage.

e GESA as market anchor: The City's Guaranteed Energy Savings Agreement with Schneider Electric
bundled LED street lighting, HVAC upgrades, and solar canopy installations across municipal
facilities, demonstrating that performance-based contracting works in Reading. The transaction
gave private capital providers concrete evidence that Reading is a creditworthy, implementation-
capable partner and has since accelerated conversations with lenders and developers across the
broader pipeline.

e CRIZ program activation: GBA worked with the City to establish the CRIZ Board, develop outreach
guidelines for building owners, and integrate the CRIZ framework into project structuring
conversations across the pipeline. Projects in the CRIZ now have access to a tax value capture
mechanism that serves as gap financing in otherwise difficult-to-close capital stacks.

¢ Bilingual community engagement and Clean Energy Navigator program: GBA deployed a
Reading-based coordinator to maintain a visible community presence, partnering with Greater
Reading Chamber Alliance, Berks Community Action Program, the Berks Latino Chamber,
neighborhood associations, and faith communities on bilingual workshops for small businesses and
listening sessions. GBA's occupational training program offers operations and maintenance
credentialing at no cost to K-12 public school facility operators. These investments ensure that the
jobs created by pipeline projects are accessible to the residents who bear the highest energy
burden.
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FEEDING THE PIPELINE: A MULTI-SECTOR APPROACH TO
ORIGINATION

GBA originates projects across five distinct sectors, using the CRIZ boundary to prioritize sites and
deploying standardized due diligence tools to screen projects for NCIF eligibility, financial feasibility, and
near-term advancement potential.

¢ Municipal GESA Portfolio: The GESA portfolio serves as the first cohort of investment-ready
projects, covering libraries, fire stations, City Hall, Public Works, and the wastewater treatment plant
(WWTP). A planned in-line hydropower turbine at the Reading Wastewater Treatment Plant has the
potential to reduce the WWTP's operating costs while avoiding an estimated 2,800 MT CO.e per year.
GBA's preliminary energy assessments established baseline energy data across these facilities.

¢ Private mixed-use and adaptive reuse portfolio (Shuman Development Group): GBA engaged
Shuman Development Group (SDG) as the primary private development partner and advanced a set
of high-impact redevelopment sites across the CRIZ. A Letter of Intent between the City of Reading
and SDG was signed in February 2026, with site control and predevelopment alignment in place to
renovate and adapt a cluster of downtown historic buildings into housing and mixed uses.

¢ Brownfield and industrial redevelopment: The Glidden Paint Factory site (1853 N 3rd Street) is a
20-acre brownfield currently two-thirds through the permitting process, with Berks County
Industrial Development Authority holding site acquisition and the Pennsylvania Department of
Environmental Protection (PA DEP) coordinating environmental remediation. Future use involves
industrial and commercial reuse. The Dana Site (1 Berkshire Place) is a 50-acre industrial
redevelopment with a sales agreement executed in March 2026, targeted for warehouse and
distribution use with large-scale private capital as the primary funding source.

¢ Institutional and educational facilities: GBA identified anchor institutions, including Reading Area
Community College, Alvernia University, and the Reading Public Museum, as prospective pipeline
participants and has begun scoping energy assessments and project structuring conversations. The
Reading School District's 12th and Marion Elementary School expansion and the Tec Centro Berks
adaptive reuse for workforce training are active early-stage projects that layer clean energy
investment into community-serving facilities.

e Community and nonprofit organizations: GBA's pipeline includes smaller-scale community-facing
projects, nonprofit facilities, faith-based institutions, and cultural assets that serve as early, visible
proof points in priority communities. These projects are intentionally included to build market
confidence and sustain community trust alongside the larger redevelopment transactions.
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PROJECTS SEEKING CAPITAL: PIPELINE ANCHORS

The largest near-term investment opportunity is the City's energy performance contract with Schneider
Electric, which is modernizing facilities through LED street lighting, HVAC retrofits, weatherization,
building automation, and solar canopy installations. The pipeline includes four library branches (50,000
SF total, buildings dating from 1913-1974), five fire stations (47,283 SF, 1872-1975), City Hall (50,000 SF,
1925), Public Works facilities (49,650 SF), and the Reading Wastewater Treatment Plant in-line outfall
turbine ($5M, estimated 2,800 MT CO.e/year reduction). Solar canopies across municipal facilities are
expected to generate 1.8 MWh annually.

Solar Canopies, Municipal Portfolio — Approximately 1.78 MW of solar photovoltaic (PV) capacity
across multiple City of Reading facilities, including City Hall, Public Works, and Cedar Street, totaling
approximately 4,300+ panels, all grid-connected.

e Capital Stack: Transaction size $3M for the initial canopy phase. City of Reading capital budget
(~$4.6M allocated within the broader $17.9M GESA); federal investment tax credit (ITC) via elective
pay (direct pay); utility incentives from Met-Ed/FirstEnergy; additional federal and state grants under
pursuit; potential expansion through power purchase agreement (PPA) structures for future phases.

¢ Revenue Streams: On-site generation offsets municipal electricity consumption, reducing operating
costs directly; elective pay provisions monetize the 30% ITC for the City as a non-taxable entity;
potential future virtual power plant (VPP) revenue from storage component.

¢ Investment Readiness: Construction Ready. Under the executed GESA, entering construction in
2026.

5th and Penn Bank Building, Downtown Adaptive Reuse — A 200,000 sq. ft. mixed-use adaptive
reuse of a downtown bank building at 431-433 Penn Street, targeting 150 residential units,
approximately 53,000 sq. ft. of ground-floor retail, and full building electrification.

e Capital Stack: Transaction Size $25M. Letter of Intent between City of Reading and Shuman
Development Group executed February 2026; anticipated construction debt and equity; low-income
housing tax credits (LIHTC) and/or historic tax credits; state programs including Redevelopment
Assistance Capital Program (RACP) and Keystone Opportunity Zone incentives; federal ITC.

¢ Revenue Streams: Residential lease revenue; ground-floor retail income; energy savings from full
electrification; potential CRIZ tax value capture on incremental revenues.

¢ Investment Readiness: Advanced Predevelopment. LOI signed, site control in place,
predevelopment alignment confirmed, and zoning and permitting in progress.
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PROVEN IMPACT & NEXT STEPS

MIF established GBA as a trusted intermediary in Reading, one with both the technical credibility and
community presence to convene stakeholders across sectors and move projects forward. Reading is a
blueprint for other mid-sized legacy cities with concentrated energy burdens and limited institutional
infrastructure: with the right partner, market development can be catalytic. The Resilient Reading
program now has a functioning coalition, a managed pipeline of 25+ projects, standardized tools that
any project sponsor can use, and a closed transaction in the GESA that proves the model works.

e Proof of Concept: The $18 million Schneider Electric energy performance contract demonstrates
that performance-based contracting can deliver infrastructure modernization in a fiscally
constrained city without burdening taxpayers. The GESA's visibility across libraries, fire stations, and
public works facilities creates replicable case studies for the private and institutional projects that
follow.

¢ Predevelopment At Scale: GBA and the City plan to deploy $2 million in predevelopment funding to
advance 20-25 projects toward shovel-ready status. Activities include ASHRAE Level I-III audits,
electrification readiness assessments, solar feasibility studies, lifecycle cost modeling, tax credit
optimization, C-PACE applicability analysis, and project bundling strategies. The Environmental
Advisory Council's Policy Committee will review ordinances and recommend updates to further
support clean energy deployment, including zoning modernization, adaptive reuse by-right policies,
and a transit-oriented development overlay.

¢ The Strategic Gap: The primary constraint in Reading is no longer project availability but dedicated
capacity to align projects with appropriate financing partners and bring transactions to close. For
larger, more complex sites, particularly the Glidden Paint Factory and Dana Site, where brownfield
conditions, multi-party ownership structures, and specialized environmental expertise create friction
that standard predevelopment tools cannot resolve, catalytic capital with patient deployment
timelines is the activation point.

This case study was funded through the Municipal Investment Fund, a partnership between ICLEI USA and CGC
to support local governments, tribes, and their partner not-for-profit organizations develop public-private
partnership plans that can accelerate the deployment of capital to clean energy projects.
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