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______________________________________________________________________________ 

Objective 

This memo describes a State funding program that could be eligible for funding from the 

Greenhouse Gas Reduction Fund. The objective is to provide an overview of the program, with a 

focus on how the investments can benefit “disadvantaged communities” as identified by the 

State. The Clean Up Green Up communities of Boyle Heights, Pacoima, and Wilmington are of 

particular focus. 

__________________________________________________________________________ 

Disclaimer  

Neither the University nor the Luskin School of Public Affairs and its Community Scholars 

program nor the Luskin Center for Innovation, either supports or disavows the findings of this 

memo. University affiliations are for identification only; the University is not responsible for the 

project. The author(s) is/are students in the Urban and Regional Planning Community Scholars 

course. 

.  

_____________________________________________________________________________ 

 



 

I. Program Overview  

 
Property Assessed Clean Energy (PACE) is a nationwide sponsored program that allows property owners 

to finance 100% of the cost of doing green energy retrofits to their residential or commercial buildings. 

The purpose of PACE is to help reduce greenhouse gas emissions, increase the property values of the 

buildings being retrofitted and create new permanent jobs. PACE programs have been enacted all over 

the country and contain similar features however they are specifically created to meet the need of each 

individual community.  

 
Los Angeles County PACE Program  

 
There are a number of PACE subprograms that have been created throughout California. The city of Los 

Angeles is served by the Los Angeles County PACE program also knows as LA PACE. The LA PACE 

program allows property owners to do on-site energy efficient retrofits on commercial, industrial and 

multifamily projects but it does not financially support retrofits to single family residential properties.  

 
Funding Criteria 

 
In order to be eligible to receive funding under LA County’s PACE program the applicant’s property must 

lie within Los Angeles County boundaries, it must be receiving a tax bill from the county be part of a city 

that is participating in the LA county PACE program. The city of Los Angeles is currently participating in 

the LA County Pace program.  

The LA PACE program emphasizes on their website that they prefer projects with the following 
specifications: 

1. Older buildings in need of major upgrades 
2. Properties with no mortgage or low loan-to-value 
3. Portfolios of properties with a single owner, such as big box or grocery stores 
4. Industrial/manufacturing facilities 
5. Properties with high utility bills 
6. Properties open 24 hours 

 
 
 
 
 
 



 
 
 PROJECT TYPES 
 
The project that the property owners choose must be attached to the property and be able to produce 

energy savings, water savings or generate clean power. Some of the most common retrofit projects can 

be found below: 

 

II. Program Process  

 
Program Administration  
 
The program is funded by California utility ratepayers and administered by Southern California Edison. 

However the PACE loan distribution process involves both the PACE loan investor, the PACE contractor 

and the county of Los Angeles.  

 
Program Eligibility 
 
A property owner must meet the following checklist in order to be considered eligible for the LA PACE 

program: 

Los Angeles County’s PACE program is focused on commercial properties. Some of the projects 

that are eligible for the program include the following: 

 

 Commercial offices 

 Apartment buildings (five or more units) 

 Schools, private universities, faith-based buildings and nonprofits  

 Industrial facilities 

 Hotels 

 Retail/restaurants 
     Source: http://lapace.org/property-eligibility.html  

 Heating, ventilation and air conditioning (efficient chillers, boilers and cooling towers)  

 Building automation systems and controls  

 Solar PV or fuel cells to generate electricity  

 Building envelope (roof, windows and insulation)  

 Elevator modernization  

 High-efficiency lighting fixtures and lamps  

 Occupancy and day-lighting sensors  

 Industrial manufacturing equipment  

 Low-flow toilets  

 Smart irrigation systems 
       Source:  http://lapace.org/ 
 

http://lapace.org/property-eligibility.html
http://lapace.org/


 The Applicant must be the legal owner of the property, and all of the legal owners of the 

property must agree to participate. 

 Mortgage holder(s) must explicitly consent to the PACE assessment in writing. 

 Property owner must be current on any existing mortgage(s); property owner must not have 

defaulted on the deeds of trust. 

 Property must not be subject to any involuntary liens or judgments. 

 Property must not have been delinquent on property taxes for the past five years, or since the 

date of the most recent transfer if less than five years. 

 Property will be subject to the appropriate jurisdiction’s permitting inspections and all other 

applicable federal, state, and local codes and regulations. 

 Property owner must not be in bankruptcy and must not have declared bankruptcy within the 

last 10 years. 

Application Process 
 
The application process for the County of Los Angeles PACE program is outlined below: 
 

1) INITIAL APPLICATION: The property owner submits a free initial application online at: 

http://lapace.org/pace-initial-application.html. The initial application is reviewed by a PACE 

developer (A trained staff person that works with the LA County PACE program), they make sure 

that the applicant is meeting all of the program eligibility requirements. 

2) PACE DEVELOPER: Once approved the property owner proceeds to work with the PACE 

developer assigned to him/her to create the final PACE loan application. The PACE developer is 

supposed to walk the property owner through the application process and provide assistance 

through the process.   

3) SCOPE OF WORK: The property owner and the PACE developer both work together to find the 

appropriate energy efficient, renewable energy or water-saving improvement project.  

4) FINANCING: The applicant must find an investor that is willing to invest in the retrofit project. In 

some cases the investor is the mortgage lender since the PACE loan lien will supersede the 

mortgage loan.  The following  list is a group of PACE investors that were provided via the LA 

PACE website that have  either worked on PACE projects or that are interested in continuing to 

fund PACE projects: 

 

http://lapace.org/pace-initial-application.html


 Abundant Power: http://www.abundantpower.com/ 

 Clean Fund: http://www.cleanfund.com/ 

 Metrus Energy: http://metrusenergy.com/ 

 Samas Capital: http://www.samascapital.com/ 

 Structure Finance Associates: http://www.strucfinance.com/ 
 

5) FINAL APPLICATION: Submit the final PACE application packet along with a $250 application 

processing fee. The final application packet must include the following documents: 

 Contractor Cover Sheet- Each contractor involved in the project must complete and 

submit a separate contractor cover sheet that includes the contractors’ licensing 

information. (Template found at: http://lapace.org/pace-support-

documentation.html) 

 ASHRAE, solar and/or water Audit-The property owner must commission a 

professional energy and/or water audit of the Authorized Improvements on which 

the cost and savings projections form the basis of the PACE financing. The audit 

must meet ASHRAE Level 2 standards, or be an energy analysis comparable in 

technical rigor (i.e., development of projected energy savings, cost savings, and 

project costs). The property owner must show that an ASHRAE 2 or comparable 

energy audit was conducted on the property within twelve (12) months prior to 

submission of the Final Application. 

 Executable Contractor Contract(s) to implement the Project- Each contractor 

involved in the project must submit an executable copy of the contract that includes 

details about equipment to be installed, materials, labor and other costs. The 

submitted copy may contain text indicating that execution is contingent on closing 

of funding. (Template available found at: http://lapace.org/pace-support-

documentation.html) 

 Investor Commitment and Term Sheet- This lays out the investor terms, 

demonstrates financing has been secured, and sets forth the closing conditions of 

the Transaction Documents. 

 Draft Amortization Schedule- Created by the investor, this is a cash flow schedule 

that shows the level payments over the term of the PACE financing.  

 Title Report- Must submit the title report 90 days prior to the date on which the 

Final Application is submitted. 

http://www.abundantpower.com/
http://www.cleanfund.com/
http://metrusenergy.com/
http://www.samascapital.com/


 Project Details Summary- Details about the proposed installation measures. 

(Template available found at: http://lapace.org/pace-support-documentation.html) 

 Final Application Review Fee: There is an online form that has to be filled out and 

sent with the check and final application packet. (The online form is available at: 

https://www.dropbox.com/s/em6n7rl02kqrhph/PACE-Application-Fee-Cover-

Sheet.pdf) 

 Minutes from Board Meeting:  The Board Meeting minutes must show that the 

PACE Financing was authorized 

Source: http://lapace.org/pace-support-documentation.html 

        Additional supporting documents that may be required during the final application process include:  

 Mortgage Lender Consent 

 Mortgage Statement 

 Power of Attorney, Corporate Resolution and/or Articles of Incorporation 

 Incentives & Rebates for each Project Measure 

6) Close Pace financing -If PACE loan closes before construction work starts then the loan will 

begin to accrue interest 

7) Start the upgrade- If the closing comes after construction than the property owner probably 

secured a loan to pay for construction cost. 

 
Participation of Disadvantages Communities in PACE 

The PACE application information found on the LA PACE website is currently only available in English.  

Minority owned businesses in disadvantaged communities may not all be able to speak English or have 

the necessary knowledge to navigate through the internet. The result of only making the LA PACE 

program application information online is that it is not marketing the program to low income property 

owners that do not know English or have computer access.  

 
The county of Los Angeles has thus far only moved forward with large PACE projects. This could be 

considered a barrier for communities that are part of the Clean Up Green campaign since not all of the 

commercial properties are on large sites or need large retrofit projects. Up to date only two commercial 

projects have been funded by the LA PACE program, the Long Beach headquarters of Teamsters local 

848 and the Hilton Hotel located at 555 Universal Hollywood Drive (San Fernando Valley Business 

Journal, 5). 

http://lapace.org/pace-support-documentation.html
https://www.dropbox.com/s/em6n7rl02kqrhph/PACE-Application-Fee-Cover-Sheet.pdf
https://www.dropbox.com/s/em6n7rl02kqrhph/PACE-Application-Fee-Cover-Sheet.pdf


 
The largest hurdle for property owners to access the PACE loan program is the qualification process that 

PACE investors use to evaluate a property when creating the terms of the loan. Based on an interview 

with one of the PACE investors the terms of the loan are set based on the following factors: the quality 

of the property, the ownership of the property, the amount of debt on the property, and finally the 

value of the property. The communities that are part of the Clean Up Green Up campaign are 

surrounded by unwanted land uses (i.e. car dismantlers, refineries, etc.) which means most of the 

commercial properties are surrounded by these uses. The unwanted land uses around the commercial 

property as well as the condition of the property can reduce its value. The chances of PACE investors 

wanting to invest in properties with low land values and in poor conditions could prevent several of the 

commercial properties that are part of the Clean Up Green Up communities to receive funding.  

III. Literature Review on Program and its Performance 

The LA PACE program has been in operation since 2013, therefore there are not many available 

publications on the failure or success of the program. However, there is a larger volume of scholarly 

literature on the pros and cons of implementing PACE programs across the United States. 

 
According to Wrapp (2013), having the PACE liens supersede the mortgage loan provides security to 

local government agencies as well as investors that the PACE loan will be repaid which can help 

incentivize these two agents to participate in the PACE program. The PACE loan is different from private 

market rate loans in that it does not take into account the property owner’s credit history, Wrapp (2013) 

highlights this as one of the positives of the program.  

 
Making the program exclusively for property owners excludes several of the renters in low-income 

communities form participating in the PACE program (Wrapp, 2013). The cost to maintain the 

administration to oversee the PACE program can create an added expense to the local agency 

administering the program (Wrapp, 2013). In the case of the LA PACE program, the online webinar dated 

August 8, 2013 suggests that the LA PACE program is taking longer to process applications because of 

the limited staff available to review the applications.  The last argument that Wrapp (2013) made 

against PACE was the regarding mortgage lenders unwillingness to buy mortgage lenders to take over a 

home that had a PACE lien attached to it. The LA PACE online webinar does suggest this may be a 

serious issue  

 



The amount of energy savings and greenhouse gas reductions are varied from project to project. 

According to Meeks (2013) the first project funded by LA PACE, Teamsters Local 848, is supposed to 

produce about $ 75,000 in savings for a year. While the article does not provide any information 

regarding the environmental savings the dollar figure does provide some insight into the possible 

incentives that property owners have of taking advantage of a program like PACE.  

 
IV. Recommendations for Program Implementation to Help Maximize Benefits for Disadvantaged 

Communities   

The LA PACE program can help improve large industrial projects that are polluting the communities 

within the Clean Up Green Up campaign however some changes will be necessary. The first step that the 

PACE program can take towards making the program more accessible in low income communities is 

translating the documents into other languages as well as providing paper copies of the application in 

well-known community agencies. 

 

PACE investors may not want to invest in the properties within the Clean Up Green Up campaign 

because of the history of the applicant’s commercial property. The county should provide some 

additional incentive that will help ensure PACE investors negotiate a reasonable agreement with the 

property owner or that ensures that they will enter disadvantaged communities.   

 

The LA PACE program webpage needs an additional page that compares the average terms of the loan 

agreements that PACE Investors make. Currently the property owner has to look at each individual PACE 

investor page in order to get information regarding their loan term services. These measure are meant 

to help facilitate the PACE program process for property owners from the Clean Up Green Up campaign.  
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