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The Energy-Equity Connection

Why Controlling Your Building's Power Has Become the Most Important Investment
Decision in Commercial Real Estate... And The June 30th Deadline That Could be
Worth Millions of Dollars

By Keith Reynolds | Charged! Publisher and Editor, ChargedUp!

The geopolitical crisis in the Persian Gulf did not
create the current energy-real estate shift; it
merely stripped away the remaining illusions of a
stable, centralized grid. For the modern owner,
developer, and community planner, energy has
moved from a passive utility line item to a volatile
but valuable NOI variable in an asset’s equity stack.
With Section 179D scheduled to end for property
whose construction begins after June 30, 2026,
owners evaluating qualifying projects face a

meaningful near-term decision point.

Grid constraints were already showing up directly in
real estate and investment timing beyond data
centers. Feeders, substations, transformer
availability, interconnection timelines, and local
upgrade uncertainty are all becoming real variables

in site selection, tenant decisions, and asset value.

In some markets, the real bottleneck is no longer capital or demand, it is physical power delivery.

For certain asset classes, especially logistics, labs, cold storage, healthcare, industrial, data centers, airports, and larger mixed-use campuses,
continuity of operations is becoming part of the underwriting conversation. In many cases, resilience matters as much as, or more than, the
pure utility savings. Recent federal energy policies designed to power data center demand and allocate costs to protect from burdening
consumers are promoting distributed energy because the logistics of grid expansion simply cannot meet the needs of the USA in the 21st

century.

The right upgrades can make a building VPP-ready, potentially qualifying it for a utility, aggregator, or market program. In practice, eligibility
depends on the asset mix, interconnection status, metering, telemetry, dispatchability, and program design. The building still has to fit local

market and program rules.

It is definitely worth exploring.

Six weeks of missiles, drones, and closed shipping lanes in the Persian Gulf have done something that years of industry reports, policy
papers, conference panels, and executive orders could not: they made the connection between energy investments and real estate equity

impossible to ignore.

The following traces that math from beginning to end, from the structural limits of a century-old grid, through the bond market mechanics
that connect energy shocks to asset values, to the specific tools available to owners, developers, and community planners at all levels who
want to be on the right side of the transition. It is written for the executive and the planner, not the engineer or the bond trader. The
conclusion is that future energy success depends on collaboration between all the stakeholders who create value from the built

environment.



Section 1: The Grid Was Already Strained.
The Mideast Energy War Just Made It Visible.

Start with the physical reality, because everything else follows from it. The American electrical grid was invented in the late 1800s, expanded
through the New Deal era, and built out primarily between the 1950s and 1970s. It was designed around assumptions that made sense at
the time: load growth would be relatively slow and predictable; power would be generated at large centralized facilities and transmitted
long distances to passive consumers; utilities would balance supply and demand from central control rooms; and the system would be

upgraded gradually over decades as equipment aged.

The problem is not that the grid has stopped delivering electricity reliably. The problem is that it is not expanding at the speed required by
Al-scale load growth, electrification, and industrial reshoring. In an Al race shaped by power availability as much as computing power, slow

U.S. grid expansion is becoming a competitiveness problem, not just a utility problem.

70% 5 years

Infrastructure Past Design Life Transformer Lead Times
More than 70% of the American grid is approaching or past its Lead times for replacement power transformers have extended from
expected useful life. months in 2020 to up to five years today.
1,400 GW 10x
Generation Waiting to Connect PJM Capacity Price Spike
As of the end of 2024, roughly 10,300 projects representing Capacity prices spiked nearly tenfold in a single PJM auction year as
estimates ranging from 1,400 GW to 2,300 GW of generation were data center demand collided with a system that could not expand
actively seeking grid interconnection in the United States. fast enough.

Aging Grid Infrastructure

About 70% of U.S. transmission lines and large power transformers are more than 25 years old.

Transformer Lead Times
Lead times for some large replacement transformers have stretched from months in 2020 to multiple years in today’s supply-constrained

market.

Generation Waiting to Connect
As of the end of 2024, roughly 10,300 projects representing about 1,400 GW of generation were actively seeking grid interconnection in the

United States; including storage, the total queue volume was closer to 2,300 GW.

PJM Capacity Price Spike

Capacity prices rose nearly tenfold in a single PJM auction as data center demand collided with a system that could not expand fast enough.

Wood Mackenzie documented a 30% supply deficit for power transformers and a 10% deficit for distribution transformers in 2025. Demand
for generation step-up transformers has also risen sharply since 2019. Load growth, nearly flat for much of the prior two decades, has
returned. Al data centers, electrification, and industrial reshoring are all contributing. EIA now projects continued electricity-demand growth

through 2050, with data center demand a major factor in that outlook.

The trend is clear. A key question for owners, developers, and planners is not whether a transition to ‘cellular power' and 'distributed
energy' is coming. It has been underway for years. The question is whether they are positioned to capture the value the transition

produces, or whether they will absorb its costs.



https://chargeduppro.com/post/pjm-capacity-auction-sends-message-big-load-demand-repricing-power-buildings-will-feel-it

Section 2: The Political Consensus Nobody
Expected

Here is something worth noting, because it rarely gets stated directly: recent administrations have approached the problem differently, but

both have signaled that centralized grid expansion alone is unlikely to meet near-term load growth. Different approaches, vocabulary and

political coalitions, but the same underlying logic.

Current Administration

The National Policy Framework for Artificial Intelligence, released

March 20, 2026, calls for streamlined federal permitting for onsite
power generation and requires large electricity consumers —
specifically data centers — to pay the full cost of the infrastructure

they require.

The policy vocabulary is different. The engineering conclusion is the same: the centralized grid cannot grow fast enough to serve the
national economic agenda, and the solution involves moving power generation closer to where it is consumed. This is not an ideological

statement. It is an engineering reality that has forced a convergence across political lines.

() AsHaroon Inam, CEO of DG Matrix, told ChargedUp!, "Utilities cannot grow fast enough. Distributed energy is the shortest,

fastest path to the energy communities and buildings need."

Projects that include distributed energy systems may be increasingly aligned with federal priorities around power availability,
permitting reform, and large-load cost allocation, even though eligibility and implementation still depend on specific program

rules.

The transition is inevitable. That word is used carefully here, not as advocacy but as structural description. There is no plausible path to meet
U.S. electricity demand growth - surging from data centers, EVs, manufacturing, and building electrification, through centralized grid
expansion alone, on the timelines the economy requires. Distributed energy is increasingly moving from optional strategy to practical

response in markets where grid expansion, equipment availability, and interconnection timelines are becoming binding constraints.
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Section 3: How the War Reached Your Building's

Balance Sheet

With the structural context established, the specific financial mechanism deserves a careful explanation, because it runs through several

steps that are easy to miss if you are not watching all of them simultaneously.

10-Year

Mideast

Energy Shock Fiscal Stress

Treasury

Cap Rates

Expand NOI Leverage

In this way, the six-step Energy-Equity Connection runs from geopolitical shock to your building balance sheet. Each link in the chain is direct

and measurable.

Step 1 — Energy War Shocks

Major energy disruptions have historically blown up
government budgets. The United States entered the current
conflict with a federal budget deficit already running at nearly
6 percent of GDP - the highest in the developed world, and
annual interest payments on existing debt exceeding $1

trillion.

Steps 4 & 5 — Cap Rate Expansion & NOI

CBRE has identified a historical relationship in which rising 10-

year Treasury yields have often been associated with higher

commercial real estate cap rates, though the magnitude varies

by property type and market cycle.

A building producing $500,000 in annual NOI at a 5.0% cap

rate is worth $10 million. If the cap rate rises to 5.6%, the

same building with the same income is worth $8.93 million. At

an 8% cap rate, $1,000 in annual energy savings adds $12,500

in asset value.

markets.

Steps 2 & 3 — Bond Market to Treasury Floor

When bond investors grow nervous, they demand a higher
yield before they will buy. Recent Treasury auctions have seen
weak demand, meaning buyers showed up only at yields
higher than the government hoped to pay. The 10-year
Treasury yield is the baseline for every commercial real estate
loan, development feasibility analysis, and asset valuation in
the United States.

Step 6 — The June 30th Cliff

Expiration of the Section 179D tax deduction on June 30, 2026

increases the price of inaction.

CRE cap rate spreads over the 10-year narrowed from 393
basis points in 2015 to 180 basis points by early 2025. In the

industrial sector, the spread was just 33 basis points.

That is almost no cushion.

This is one way geopolitical energy shocks can transmit into financing costs, operating expenses, and, ultimately, building valuations in

U.S. real estate. A war in the Strait of Hormuz thus becomes a valuation question in a suburban office park in Ohio in our interconnected



Section 4: An Owner's Primary Lever; NOI

In a higher-rate environment, NOI is one of the most immediate operating levers an owner can influence directly.

When asset values are being compressed by forces entirely outside an owner's control, including Treasury yields, geopolitical risk premiums,
and congressional spending decisions, Net Operating Income becomes the single variable the owner actually influences. This is where

energy costs become an equity strategy rather than an operating expense.

Energy as a Share of Operating Costs The Amplification Effect
Property Type Energy Share of OpEX Every $1,000 saved annually in energy costs
adds approximately $12,500 to $16,000 in
Commercial Office ~33% of total operating budget asset value, depending on the prevailing cap
Multifamily 15-20% of operating costs rate.
0 . H -
Full-Service Hotels ~6% of total operational costs * Atask cap rate: $1,000 savings = $20,000
($2,196/available room) in value

e At an 8% cap rate: $1,000 savings =
$12,500 in value

In each case, energy is both large and volatile — exposed to the rate

environment in ways that most other operating expenses are not.

A Concrete Example: 100,000 sq ft Commercial Office

A 100,000-square-foot commercial office building spending $186,000 annually on energy achieves a 30 percent energy cost reduction
through distributed energy investment. Annual savings: $55,800. At an 8 percent cap rate, that improvement adds approximately $697,500
in asset value. At a 6 percent cap rate - which is closer to where the market is heading, the same $55,800 in annual savings adds nearly
$930,000. The cap rate expansion that is eroding property value also amplifies the return on NOI improvement from energy investment;

whether through savings, increased revenue, or community-based incentives.

(JJ The compounding dimension matters too. In a sustained environment — which a multi-year Ras Laffan repair timeline, a
structural LNG supply deficit, persistent federal fiscal deficits, and a Federal Reserve that cannot cut rates without stoking inflation
all point toward — every quarter that passes without NOI improvement is a quarter of lost equity that does not automatically
recover when rates eventually fall. The owner who locked in a $55,000 annual NOI improvement in the first quarter of 2026 has

that improvement compounding for every subsequent year of the hold period. For some, the economics change June 30.



Section 5: The Energy Cost Channels Are Already
In Your Building

The energy shock is not arriving as a single, visible bill. It is traveling through three distinct channels, each of which reaches commercial

properties differently.

& The Diesel & Oil Channel

The most visible channel. Construction
input costs rose at a 12.6 percent
annualized rate in January and
February 2026, before the current
conflict fully registered in procurement
pricing, according to Associated
Builders and Contractors. Diesel is up
25 percent since the war began. Any
owner with active construction scopes,
renovation budgets, or electrification
upgrade contracts priced against late
2025 cost estimates is carrying

unmodeled exposure.

The Natural Gas & LNG
Channel

Structurally more significant for
commercial electricity rates. Qatar's
Ras Laffan facility, the world's largest

LNG export hub, halted production on

March 2 following Iranian drone strikes.

Qatar supplies approximately 20
percent of global LNG. Unlike crude oil,
LNG cannot be meaningfully rerouted.
The CEO confirmed repairs expected to
take three to five years. Commercial
electricity rates were already up 7.8
percent year-over-year in December
2025. This is the new baseline.

- The Supply Chain &

Tenant Channel

The most likely to be underestimated.
Urea, the primary agricultural fertilizer,
is produced from natural gas in Gulf
facilities and approximately 30 percent
of global trade normally transits the
Strait of Hormuz. When urea prices
rise, food production costs rise. For
owners of mixed-use, retail, and
hospitality properties, the Hormuz
disruption is a tenant financial health

problem arriving on a 90 to 180 day
lag.

A JLL analysis published in March 2026 documented that energy costs now represent up to 26 percent of rental value in some commercial
markets. Buildings with verified energy resilience are recording rental premiums of up to 32 percent compared to conventionally powered

buildings in comparable locations.

Energy cost reduction through things like local generation, heat capture, efficient lighting, and innovations like the Ecomo, that has over
1000 installations in Japan saving 5-15%, is one lever. Today, resilience, speed and power certainty are becoming valuation levers in their

own right - for buildings and communities.


https://chargeduppro.com/post/yuasa-ecomo-guaranteed-energy-savings-facilities

Sections 6 & 7: The Federal Signal and What
Planners Can Do

The White House's National Policy Framework for Artificial Intelligence, released March 20, 2026, attracted immediate coverage for its data
center provisions. The coverage largely missed the more significant signal. The framework commits to two energy-related actions: first, large
electricity consumers must pay the full cost of the power infrastructure they require; second, Congress should streamline federal permitting
for onsite power generation. Federal permitting friction is not merely a data center problem - it is a distributed energy problem affecting

every property owner who wants to install solar, add battery storage, or connect a microgrid.

[J There is, however, a governance asymmetry: States and localities retain full authority over zoning and land use. The federal
government is accelerating demand for distributed energy. It is not clearing the local approval pathway. That asymmetry is where
the planning profession holds its most significant leverage point in a generation. This is why the planning community and private

industry can benefit from being closely alighed around distributed energy policy; locally, regionally and nationally.

Specific Planning Agendas Make the Difference

The Zoning Audit

Most zoning codes were written before distributed energy was a commercial real estate consideration. The obstacles are

1 often not explicit prohibitions - they are setback rules designed before rooftop solar existed, noise ordinances that did not
contemplate battery storage enclosures, height limits that preclude solar canopy structures over parking lots, or lot coverage
rules that treat solar arrays as impervious surface. Planners who engage that process before development pressure arrives

write the rules on their terms.

Building Code Updates for New Construction

Requiring electrical rooms sized beyond current code minimum, conduit capacity for EV charging infrastructure, and
2 structural load capacity for rooftop solar in new commercial construction adds costs measured in hundreds of dollars per unit
at the design stage. The same features added as retrofits cost tens of thousands more. There are incentives and technologies

making older stock pencil out. Partnering in neighborhoods, districts and communities can also change the economics.

Utility Coordination & the Comprehensive Plan

3 Planners cannot directly control interconnection queues, but they can establish community energy visions in comprehensive
plans that give utilities a planning signal with legal standing. Communities with documented distributed energy frameworks

have stronger positions in interconnection proceedings and better negotiating leverage on infrastructure cost allocation.

Virtual Power Plants as Community Infrastructure

New Jersey and lllinois have mandated that utilities develop virtual power plant (VPP) programs - systems that aggregate
4 the storage and generation capacity of individual buildings into a coordinated grid resource. A building that participates in a

VPP acts as more than a ratepayer. It serves as infrastructure that provides grid services, earns revenue for the owner, and

reduces the community's exposure to capacity market volatility. It may also may a property eligible for Section 179D

incentives.

The Economic Development Case

Site selection for advanced manufacturing, data centers, logistics, and professional office tenants now incorporates electrical
5 infrastructure capacity alongside traditional factors like labor, transportation, and tax environment. Communities without a
regulatory environment that supports distributed energy development are increasingly at a competitive disadvantage. The

planning framework that supports distributed energy is not a cost to the community. It is an economic development asset.


https://chargeduppro.com/post/new-jersey-solar-storage-vpps-bill-control
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Section 8: The Toolkit Is Available Now

The distributed energy transition is not waiting for a future technology breakthrough. It is being

deployed today, with proven equipment,

commercially available software, and an incentive structure that is significantly more favorable in 2026 than it will be in 2027.

® -
O

Galvanize Real Estate Fund Lunar Energy

Closed at $370 million in March 2026, with Raised $232 million in February to scale

pension fund and foundation capital, software that aggregates distributed storage
specifically to deploy onsite solar, assets as virtual power plant capacity.
electrification retrofits, and energy Participating customers earned an average
efficiency measures as NOI growth tools in of $464 in grid services revenue in 2025.

undercapitalized commercial buildings.

The Incentive Stack — Available Now, Not Later

Incentive Details

Section 179D Deduction Up to $5.94/sq ft for projects achieving 50%
energy savings. A 100,000 sq ft office captures
$594,000 in immediate tax benefit.

Section 48E Investment Tax Credit 30 to 50 percent of project cost for onsite solar

and standalone battery storage.

100% Bonus Depreciation Restored for equipment acquired after January 19,
2025. Allows immediate first-year expensing of

gualified energy equipment.

<>

Edo

Raised $4 million in March to build software
that coordinates existing building energy
systems and dispatches them as real-time
grid assets, generating revenue for building
owners from infrastructure they already

own.

Deadline

June 30, 2026

Available now

Available now

The combination of these three mechanisms produces project economics in the first half of 2026 that will not be replicated in the second

half. The transferable tax credit market, where owners who lack sufficient tax liability can sell credits to corporations that need them,

generating immediate cash, grew 74 percent between 2024 and 2025 as developers moved to capture this window. That market exists

because sophisticated capital recognized the deadline.



Section 9: The Compounding Clock

The argument for urgency in this environment is not primarily about the war. Wars end. The argument is about the compounding nature of

the advantage that accrues to owners and communities that act before the transition completes. Three compounding mechanisms operate

simultaneously.

lad

NOI Improvement Compounds

The owner who reduced energy costs by
$55,000 annually in Q1 2026 has that
improvement working against cap rate
compression for every quarter that
follows. The owner who waits three years
has lost three years of compounding at a
moment when the denominator — the
cap rate — is working hardest against

them.

project.

Waiting Carries a Cost if Eligible

o

Incentive Stack Expires

The 179D deduction, the ITC, and bonus
depreciation together can cover a
significant portion of project cost. After
June 30, 179D expires for new
construction starts. The political
environment for energy incentives in the

second half of 2026 is uncertain.

treatment, and the availability of other incentives.

kS

Procurement Queue Tightens

Transformer lead times of two to four
years mean that a decision made in April
2026 produces results in 2028. A decision
deferred to 2028 produces results in 2030
or 2031 — by which point the
competitive landscape will have shifted

substantially.

New Technology: Solid State

Transformers (SST) - Next gen energy_

tech to make this all happen over the

coming years.

The right upgrades can make a building VPP-capable or VPP-ready, which may make it a candidate for a specific utility, aggregator, or
market program. In practice, eligibility depends on the asset mix, interconnection status, metering, telemetry, dispatchability, and

program design. Beyond the business case, the resulting project asset must still meet local program and market rules.

It is definitely worth exploring for owners and investors who aren't sure whether they qualify. For some qualifying projects, missing the
June 30 tax window could materially increase net project cost, depending on asset size, tax treatment, and the availability of other

incentives. One estimate indicates missing the deadline could mean a permanent 15% to 25% increase in the total net cost of a

For qualifying projects, missing the June 30 tax window could materially increase net project cost, depending on asset size, tax

In a market where asset values are already being repriced downward due to the Hormuz Risk Premium, losing a potential half-million-

dollar tax benefit on a single 100k-sqg-ft asset could be the difference between an investable property and a distressed one.

The directive for investors, developers and planners is clear: If you don't have a shovel in the ground or 5% of the capital committed by

June 30, you are effectively choosing to pay a "Grid-Dependency Tax" for the remainder of the decade.
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The Bottom Line & Sources

The Mideast energy war disruption has created a structural LNG deficit that will take 3 to 5 years to repair. High energy costs and grid
volatility are the new baseline. The organizations that treat their buildings as active power plants, securing equipment and tax credits before
the June 30 cliff, will hold a competitive advantage that compounds every year. Those who wait for "stability" are simply choosing to let the

market reprice their equity.

Buildings and campuses were already slowly shifting from passive loads into active infrastructure assets. The Mideast has sped up the cycle
in a matter of weeks. Onsite generation, storage, microgrids, and controllable load are becoming part of the financial and strategic planning
stack, not just the sustainability discussion. The assets that can actively manage and secure power will increasingly separate themselves. The
best groups are sequencing finance, engineering, procurement, tax planning, and site readiness now so they can actually preserve
economics through 2026 and beyond. That is where safe harboring, construction timing discipline, and basis protection become very real for

infrastructure investors and owners.

The energy-equity connection is not a theory about the future. It is the arithmetic of the present, made visible by six weeks of events in the
Persian Gulf. The grid was already failing before the war. The war made the financial consequences visible. Rising Treasury yields are
expanding cap rates and compressing asset values. NOI is the owner's primary lever. Energy cost is its most volatile and most addressable

component. The planning community holds the local governance variable that determines whether the solution can be deployed efficiently.

(J The conversation continues at the ChargedUp! Pavilion at NPC26, Detroit | April 25-28. Planners and community officials

engaged with the distributed energy transition will return to their communities with the technical grounding and policy

vocabulary to write the vision before the regulation is required. Register today to join the forefront of this movement.

Follow us on LinkedIn for updates and other stories to help you navigate today's energy transition.
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