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Please scroll to the end for information about the City Council Agenda and for the Rules of 

Conduct of the meeting.

For live translations in over 50 languages, please go to https://attend.wordly.ai/join/FAYU-7105  

Also visit our language access page at: 

https://www.sanjoseca.gov/your-government/appointees/city-clerk/language-access-for-city-counci

l-and-council-committee-meetings

Language Access Instructions / Instrucciones de interpretación / 

Hướng dẫn diễn giải

26-602

Language Access Page

How to Use Wordly illustration

Attachments

American Disability Act

To request an alternative format agenda under the Americans with Disabilities Act for City-sponsored 

meetings, events or printer materials, please call (408) 535-1260 as soon as possible, but at least three 

business days before the meeting.

Accommodations

Any member of the public who needs accommodations should email the ADA Coordinator at 

ADA@sanjoseca.gov or by calling (408) 535-8430. The ADA Coordinator will use their best efforts to 

provide reasonable accommodations to provide as much accessibility as possible while also maintaining 

public safety in accordance with the City procedure for resolving reasonable accommodation requests.

•  Adaptaciones para discapacitados serán proporcionadas a pedido. Mande correo electrónico 

ADA@sanjoseca.gov; Llame (408) 535-8430.

•  Bất kỳ ai trong công-đồng cần sự hỗ-trợ xin gửi điện-thư cho Điều-phối-viên ADA theo địa-chỉ 

ADA@sanjoseca.gov hoặc gọi đến số (408) 535-8430.

THE LEVINE ACT

The Levine Act requires a Party in a Proceeding before the City of San José that involves any action related 

to their contract, license, permit, or use entitlement to disclose any campaign contributions to City elected or 

appointed officials totaling more than $500 within the 12 months prior to the City decision. A Participant to 

a Proceeding may voluntarily report a campaign contribution. For more information: 

https://www.sanjoseca.gov/your-government/appointees/city-clerk/levine-act

How to observe the Meeting
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1)  Cable Channel 24

2)  https://sanjoseca.gov/news-stories/watch-a-meeting

3)  https://youtube.com/CityofSanJoseCalifornia

How to provide spoken Public Comment:

1)  By Phone: (888) 475 4499. Webinar ID is 982 2147 4336. Alternative phone numbers are: US: +1 

(213) 338 8477 or +1 (408) 638 0968 or (877) 853 5257 (Toll Free)

 a. When prompted to enter your Participant ID, please dial the pound symbol (#); If you would like to 

raise or lower your hand at any time, please dial * 9. You may dial * 6 to mute/unmute.

2)  Online at: https://sanjoseca.zoom.us/j/98221474336   

 a. Use a current, up to date browser: Chrome 30+, Firefox 27+, Microsoft Edge 12+, Safari 7+. Certain 

functionality may be disabled in older browsers including Internet Explorer. Mute all other audio before 

speaking. Using multiple devices can cause audio feedback.

b. Enter an email address and name. The name will be visible online and will be used to notify you that it is 

your turn to speak.

c. When the Mayor calls for the item on which you wish to speak, click on “raise hand.” When we reach 

your name, the City Clerk will give you permission to speak and a pop up will appear on your screen letting 

you know it is your turn.

d. When called, please limit your remarks to the time limit allotted.

3)  In Person:

Fill out a Speaker’s Card and submit it to boxes at the bottom of the Chambers. Do this before 

the meeting or before the item is heard. This will ensure that the name on the card is called for 

the item(s) that you wish to address, and it will help ensure the meeting runs smoothly for all 

participants by calling speakers in an orderly manner. You may remain anonymous, but please fill 

out a card so we may call you. You can put “anonymous speaker” or “no name” on the card. 

When the Council reaches your item on the agenda, the Mayor will open the public hearing and 

call your name. Please address the Council from the podium, which is located to the left of the 

City Clerk’s table. To assist you in tracking your speaking time, there is a display on the podium 

and on the screen above you. On the podium, the green light turns on when you begin speaking; 

the yellow light turns on when you have 30 seconds left; and the red light turns on when your 

speaking time is up.

How to submit written Public Comment before the City Council Meeting

Page 3 City of San José Printed on 10/1/2026

3



October 2, 2026City Council Agenda

Members of the public are encouraged to submit written comments to the City Council via eComment on 

the legistar calendar page (the eComment is the column on the far right). Click "eComment," and it will take 

you to the eComment page to leave comments via an easy webform.  Alternatively, you may still email at 

city.clerk@sanjoseca.gov. Those emails will be attached to the Council Item under “Letters from the 

Public.” Please identify the Agenda Item Number in the subject line of your email. 

eComments post immediately to the website. For emailed comments, submit them no earlier than 10 days 

before the meeting and no later than 5:00 p.m. on the day before the meeting. Comments received after 

5:00 p.m. on the day before the meeting may still be posted before the meeting, depending on the volume of 

submissions received.

You may speak to the City Council about any discussion item that is on the agenda.

•  Call to Order and Roll Call

9:30 a.m. - 11:30 a.m.  Study Session - Infrastructure Financing Tools for Economic Development

Council Chambers, City Hall

CITY COUNCIL STUDY SESSION

Purpose:

Provide the City Council with an overview of two primary infrastructure financing tools - Enhanced 

Infrastructure Financing Districts and Community Facilities Districts - including how each tool functions, 

when each is most effective, and the opportunities and limitations associated with their use to finance public 

infrastructure that supports economic development and private investment.

Outcome

Equip the City Council with a common understanding of the circumstances under which Enhanced 

Infrastructure Financing Districts and Community Facilities Districts are appropriate and successfully 

implemented, share eligible uses of proceeds, outline the scope of and timeline of infrastructure funds 

garnered, create awareness of the costs associated with the administration of the tools, and evaluation 

criteria that may be used when considering these financing tools to support future economic development 

and infrastructure investment opportunities.

Infrastructure Financing Tools for Economic Development26-1054

Memorandum

Presentation

Letter from the Public

Attachments
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1.  Introduction

2.  Technical Presentation of Infrastructure Financing Tools

3.  Questions and Answers with Municipal Advisor (Fieldman)

•  Public Comment

                       Members of the public may comment on agendized item only at this Study Session. 

                       There will be no Open Forum. Cal. Govt. Code §54954.3(a).

•  Adjournment
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ABOUT THE AGENDA

The City of San José is committed to open and honest government and strives to consistently meet the 

community’s expectations by providing excellent service, in a positive and timely manner, and in the 

full view of the public.

Welcome to the San José City Council meeting!

This Agenda contains both a Consent Calendar section for routine business items that require Council 

approval, and general business items arranged to correspond with San José’s City Service Areas (CSAs). 

City Service Areas represent the policy-making level for strategic planning, policy setting, and investment 

decisions in the critical functions the City provides to the community. They are:

· Strategic Support - The internal functions that enable the CSAs to provide direct services to the 

community in an effective and efficient manner. 

· Public Safety - Commitment to excellence in public safety by investing in neighborhood partnerships as 

well as prevention, enforcement, and emergency preparedness services. 

· Transportation & Aviation Services - A safe and efficient transportation system that contributes to 

the livability and economic health of the City; and provide for the air transportation needs of the 

community and the region at levels that is acceptable to the community. 

· Environmental and Utility Services - Manage environmental services and utility systems to ensure a 

sustainable environment for the community. 

· Neighborhood Services - Serve, foster, and strengthen community by providing access to lifelong 

learning and opportunities to enjoy life. 

· Community & Economic Development - Manage the growth and change of the community in order 

to create and preserve healthy neighborhoods and ensure a diverse range of employment and housing 

opportunities.

The San José City Council meets every Tuesday at 1:30 p.m. and Tuesday at 6 p.m. as needed, unless 

otherwise noted. The City Council, or less than a quorum, may adjourn any regular, special or adjourned 

meeting to a later date, time and place specified in the order of adjournment. If all members are absent, the 

City Clerk may declare the meeting adjourned to a stated date, time and place. If you have any questions, 

please direct them to the City Clerk’s staff seated at the tables just below the dais. Thank you for taking the 

time to attend today’s meeting. We look forward to seeing you at future meetings.

Agendas, Staff Reports and some associated documents for City Council items may be viewed on the 

Internet at https://sanjose.legistar.com/Calendar.aspx. Council Meetings are televised live and rebroadcast on 

Channel 24.
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CITY OF SAN JOSE CODE OF CONDUCT FOR PUBLIC MEETINGS IN 

THE COUNCIL CHAMBERS AND COMMITTEE ROOMS

The Code of Conduct is intended to promote open meetings that welcome discussion and debate of public 

policy in an atmosphere of fairness, courtesy, and respect for differing points of view. All participants shall 

comply with this policy regardless of the format of the meeting.

1. Public Meeting Decorum:

a) Persons in the audience will refrain from behavior which will disrupt the public meeting. This 

includes making loud noises, clapping, shouting, booing, hissing or engaging in any other activity 

in a manner that disturbs, disrupts or impedes the orderly conduct of the meeting.

b) Persons in the audience will refrain from creating, provoking or participating in any type of 

disturbance involving unwelcome physical contact, including conduct prohibited by City 

Administrative Manual Policy 1.1.1, Discrimination and Harassment. 

c) Cellular phones and electronic devices must be silenced.  Use of such devices shall not interfere 

with or disrupt the conduct of the meeting.

d) Appropriate attire, including shoes, shirts, and lower body garments are required in the Council 

Chambers and Committee Rooms at all times.

e) Persons in the audience will not place their feet on the seats in front of them.

f) No food, drink (other than bottled water with a cap), or chewing gum will be allowed in the 

Council Chambers and Committee Rooms, except as otherwise pre-approved by City staff.

g) All persons entering the Council Chambers and Committee Rooms, including their bags, purses, 

briefcases and similar belongings, may be subject to security screening.

2. Signs, Objects or Symbolic Material:

a) Objects and symbolic materials, such as signs or banners, will be allowed in the Council Chambers 

and Committee Rooms, with the following restrictions:

· Maximum size: 2 feet by 3 feet.

· No sticks, posts, poles or other such items will be attached to the signs or other symbolic 

materials.

· The items cannot create a building maintenance problem or a fire or safety hazard.

b) Persons with objects and symbolic materials such as signs must remain seated when displaying 

them and must not raise the items above shoulder level, obstruct the view or passage of other 

attendees, or otherwise disturb the business of the meeting.

c) Objects that are deemed a threat to persons at the meeting or the facility infrastructure are not 

allowed. City staff is authorized to remove items and/or individuals from the Council Chambers 

and Committee Rooms if a threat exists or is reasonably determined by security personnel to 

present a legitimate safety risk. Prohibited items include, but are not limited to: firearms (including 

replicas and antiques), toy guns, explosive material, and ammunition; knives and other edged 

weapons; illegal drugs and drug paraphernalia; laser pointers, scissors, razors, scalpels, box 

cutting knives, and other cutting tools; letter openers, corkscrews, can openers with points, 

knitting needles, and hooks; hairspray, pepper spray, and aerosol containers; tools; glass 

containers; and large backpacks and suitcases that contain items unrelated to the meeting.

3. Addressing the Council, Successor Agency Board, Committee, Board or Commission:

a) Persons wishing to speak on an agenda item or during open forum are requested to follow 
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established sign-up procedures.

b) Meeting attendees are usually given one (1) minute to speak on any agenda item and/or during 

open forum; the time limit is in the discretion of the Chair of the meeting and may be limited when 

appropriate. Applicants and appellants in land use matters are usually given more time to speak.

c) The Chair may limit overall time allotted to public comments, pursuant to California Government 

Code Section 54954.3(b)(1).

d) Speakers should discuss topics related to City business on the agenda, unless they are speaking 

during open forum in which case comments must be under the subject matter jurisdiction of the 

applicable legislative body.

e) Speakers' comments should be addressed to the full body. Speakers may be reminded to direct 

comments to the full body rather than engaging individual Mayor, Council Members, Board 

Members, Commissioners or Staff in conversation

f) Speakers may not engage in conduct that actually disrupts, delays, or materially interferes with the 

orderly conduct of the meeting or the ability of others to attend, listen, observe, or participate in 

the meeting.  Any person engaging in any of the following conduct may, after warning when 

feasible, forfeit the remainder of their speaking time, be muted, removed from the meeting, or 

excluded from further participation as authorized by law:

· True threats of violence or unlawful intimidation;

· Conduct that materially interferes with another person’s ability to attend, listen to, observe, 

or provide public comment;

· Repeated or intentional abuse of meeting procedures or speaking processes in a manner 

that disrupts the orderly conduct of the meeting;

· Technologically disruptive conduct, including blasting audio, generating excessive noise or 

feedback, repeated attempts to rejoin after lawful removal, use of automated or coordinated 

means to disrupt participation, or other conduct intended to substantially disrupt, derail, or 

prevent the orderly continuation of the meeting; or

· Refusal to comply with lawful time, place, and manner rules after warning when feasible.

g) Speakers will not bring to the podium any items other than a prepared written statement, writing 

materials, or objects that have been inspected by security staff.

h) If an individual wishes to submit written information, he or she may give it to the City Clerk or other 

administrative staff at the meeting.

i) Speakers and any other members of the public will not approach the dais at any time without prior 

consent from the Chair of the meeting.

Failure to comply with this Code of Conduct which will disturb, disrupt or impede the orderly conduct of 

the meeting may result in removal from the meeting and/or possible arrest.
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TO: HONORABLE MAYOR 
AND CITY COUNCIL 

FROM: Jen Baker 
Maria Öberg  

SUBJECT: Infrastructure Financing 
Tools for Economic 
Development Study Session 

DATE: September 21, 2026 

Approved Date: 
9/25/2026 

PURPOSE  
 
Provide the City Council with an overview of two primary infrastructure financing tools - 
Enhanced Infrastructure Financing Districts and Community Facilities Districts - 
including how each tool functions, when each is most effective, and the opportunities 
and limitations associated with their use to finance public infrastructure that supports 
economic development and private investment.  
 
 
OUTCOME  
 
Equip the City Council with a common understanding of the circumstances under which 
Enhanced Infrastructure Financing Districts and Community Facilities Districts are 
appropriate and successfully implemented, share eligible uses of proceeds, outline the 
scope and timeline of infrastructure funds garnered, create awareness of the costs 
associated with the administration of the tools, and share evaluation criteria that may be 
used when considering these financing tools to support future economic development 
and infrastructure investment opportunities.  
 
 
BACKGROUND  
 
Major development projects frequently require public infrastructure investments that 
occur before or concurrently with private development. These needs may include 
streets, transit, utility systems, public spaces, and other public facilities. Traditional 
funding sources such as the General Fund, enterprise revenues, development impact 
fees, grants, and general obligation or lease financing may not be sufficient or 
appropriate for every project.  
 

STUDY SESSION: 10/2/26 
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California’s modern redevelopment financing story began with redevelopment agencies 
(RDAs), which were authorized in 1945 and became a major local economic-
development tool through the use of property-tax increment financing. Under the RDA 
model, increases in property-tax revenue within a designated project area could be 
captured by the redevelopment agency and used to finance public improvements, land 
assembly, housing, and other redevelopment activities. By the years leading up to 2011, 
redevelopment agencies were receiving more than $5 billion annually in property-tax 
revenues statewide. The system became increasingly controversial because the tax 
increment was diverted from other local taxing entities and, indirectly, increased the 
state’s costs for K–14 education. 
 
A major turning point came in 2011–2012, when California eliminated redevelopment 
agencies as part of the state budget process. ABX1 26 dissolved the agencies, and 
following a California Supreme Court decision, the dissolution took effect on February 1, 
2012. Existing redevelopment obligations were transferred to successor agencies and 
continued to be paid, but the ability to create new RDA tax increments effectively ended. 
The disappearance of RDAs created a significant gap in California's local infrastructure 
and economic-development financing toolkit.  
 
Beginning in 2014, California rebuilt and expanded the tax-increment financing toolkit, 
with the goal of giving local governments new ways to finance infrastructure without 
recreating the former RDA structure. Senate Bill 628, enacted in 2014, created 
Enhanced Infrastructure Financing Districts (EIFDs), allowing cities and counties to 
dedicate participating agencies' property-tax increment toward public infrastructure and 
other qualifying projects of communitywide significance. EIFDs cannot capture school-
district property taxes, and participation by other taxing entities is voluntary; SB 628 
originally required 55% voter approval for EIFD bond issuance, but Assembly Bill 116 
(2019) eliminated the bond vote in exchange for enhanced transparency requirements; 
formation remains subject to a protest process. Subsequent legislation expanded and 
refined EIFDs and created additional specialized tools, including Community 
Revitalization and Investment Authorities, affordable housing authorities, and 
Neighborhood Infill Finance and Transit Improvement Districts. The result is not a return 
to the old redevelopment model, but rather a portfolio of narrower tax-increment and 
infrastructure-financing tools designed to allow local governments to capture a portion of 
future growth in property-tax revenues and convert that future revenue into upfront 
infrastructure investment. 
 
A Community Facilities District (CFD), established under the Mello-Roos Community 
Facilities Act in 1982, may levy a special tax on property within a defined district and 
may use that revenue to fund eligible facilities and services or to repay bonds. CFDs 
can create a new special-tax revenue stream and may be leveraged relatively early in a 
project, while tax increment does not create a new tax and generally grows as 
development occurs. Tax-increment financing may be particularly useful in combination 
with other tools, including a CFD. 
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ANALYSIS  
 
This Study Session provides the City Council with an overview of infrastructure 
financing tools that can support economic development and major development 
projects, with a particular focus on CFDs and EIFDs. This Study Session is intended to 
establish a common understanding of how each tool mobilizes capital, the timing and 
scale of potential financing opportunities, eligible uses of proceeds, required approvals, 
and the circumstances in which each tool may be most effective. 
 
This Study Session is informational and does not establish a CFD or EIFD, authorize 
debt, commit City property tax increment, or approve funding for a specific 
development. Following the Study Session, the City Council should be able to 
distinguish the core mechanics of CFDs and EIFDs and understand how the tools may 
be used separately or together to address infrastructure needs associated with future 
development. 
 
Study Session Learning Objectives 
 
This Study Session is organized around the practical questions Councilmembers are 
likely to face when evaluating infrastructure financing for a future development and/or 
program. At the conclusion of the Study Session, Councilmembers should be able to 
answer the following questions: 
 

• Why would a City activate one or more infrastructure financing tools? 
• What are the high-level differences between a CFD and an EIFD? 
• How much capital can be activated through each tool, and which variables 

drive that yield? 
• How quickly can each tool become influential in financing development-

related infrastructure? 
• When is a public vote or protest process involved? 
• What types of infrastructure or other eligible costs may be financed? 
• What development conditions make a CFD or EIFD more or less effective? 
• When can the tools be combined to address different phases of a project? 

 
Community Facilities Districts 
 
A CFD is a special district sponsored by a public agency. CFD proceeds can be used 
for ongoing, enhanced maintenance (above standard City levels of service) or for capital 
facilities. When used for capital facilities, the public agency will generally borrow against 
the future CFD revenues, typically by issuing bonds. Over the last two decades, San 
José has formed primarily services CFDs (the Convention Center Facilities District, 
which secures bonds, is the exception), but this Study Session will focus on capital 
improvements that require upfront financing with bonded CFDs.  
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District boundaries can be tailored to the development area and may include non-
contiguous parcels, improvement areas, tax zones, or future annexation areas. At 
formation, the district establishes a maximum special-tax structure, eligible facilities, and 
maximum bonded indebtedness. Special taxes may be allocated among properties 
using reasonable criteria based on land use, product type, size, geography, or other 
factors. CFDs require two-thirds voter approval, or a landowner vote (one vote per acre) 
when fewer than 12 registered voters reside in the district. 
 
CFD bond capacity is driven by several variables. These include the maximum annual 
special-tax revenues projected at buildout, the value of land supporting the debt, debt-
service coverage, interest rates, development status, and bond-market conditions. CFD 
bonds may be sold in relatively early stages of development, although interest rates and 
marketability depend on project appeal, development momentum, and credit quality. 
 
Eligible CFD uses can include a broad range of public capital facilities such as roads, 
public parking, street lighting and signalization, streetscape improvements, parks, 
libraries and cultural facilities, water and sewer facilities, flood control, environmental 
remediation, fire prevention facilities, certain soft costs, and developer impact fees. 
CFDs may also fund certain incremental public services (for example, enhanced 
maintenance, as discussed above), but cannot supplant services that existed before 
district formation (see Attachment A: CFD Scenario). 
 
Bonded CFDs require considerable specialized services and therefore take two to four 
years of sustained work to prepare, form, and administer the CFD formation process, 
with ongoing annual administration. Services CFDs typically take one to two years, with 
ongoing annual administration.  
 
City CFDs (data as of June 30, 2025) 
Date of 
Election 

Special Tax 2024-25 
Revenue 
Status 

2024-25 
Expense 
Status 

Status of 
Funded 
Project 

3/27/2001 CFD No. 6 (Great Oaks-
Route 85) 

$9,077 $6 Project 
Completed 

6/19/2001 CFD No. 5B (N. Coyote 
Valley Services) 

$0 $0 No Activity 

9/3/2002 CFD No. 8 
(Communications Hill) 

$1,481,896 $1,286,126 Ongoing 
Maintenance 

12/17/2002 CFD No. 9 (Bailey-Highway 
101) 

$36,396 $0 Project 
Completed 

4/1/2003 CFD No. 10 (Hassler-Silver 
Creek) 

$7,458 $3 Project 
Completed 

6/7/2005 CFD No. 11 (Adeline-Mary 
Helen) 

$99,598 $39,577 Ongoing 
Maintenance 
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Date of 
Election 

Special Tax 2024-25 
Revenue 
Status 

2024-25 
Expense 
Status 

Status of 
Funded 
Project 

11/8/2005 CFD No. 12 (Basking 
Ridge)  

$277,327 $301,120 Ongoing 
Maintenance 

6/16/2009 CCFD (Convention Center)* $15,173,257 $13,212,958 Ongoing 
9/20/2011 CFD No. 14 (Raleigh-

Charlotte) 
$746,290 $613,118 Ongoing 

Maintenance 
10/2/2012 CFD No. 13 (Guadalupe 

Mines) 
$90,831 $51,990 Ongoing 

Maintenance 
6/17/2014 CFD No. 15 (Berryessa-

Sierra) 
$168,743 $141,899 Ongoing 

Maintenance 
6/6/2017 CFD No. 16 (Raleigh-

Coronado) 
$537,599 $335,086 Ongoing 

Maintenance 
8/14/2018 CFD No. 17 (Capitol Expy-

Evergreen Place 
$154,372 $150,618 Ongoing 

Maintenance 
* The Special Tax Bonds, Series 2011 and CSJFA Lease Revenue Bonds, Series 2011A, were refunded 
in full by CSJFA Lease Revenue Bonds, Series 2022A in April 2022. Under the Pledge Agreement dated 
as of April 1, 2022, between the City, for and on behalf of the Convention Center Facilities District, and 
the Authority, the City pledged a lien and security interest on the Special Taxes (4% hotel special tax 
levied by the Convention Center Facilities District for the benefit of the Authority as security for the City’s 
obligations to make Lease Payments to the Authority).  
 
Enhanced Infrastructure Financing Districts 
 
An EIFD differs fundamentally from a CFD because it does not impose a new special 
tax. Instead, it captures an agreed portion of the future growth in property-tax revenues 
that would otherwise accrue to participating taxing entities within the district. The eligible 
uses of EIFD proceeds are public capital facilities of community-wide significance with 
an estimated useful life of 15 years or longer. EIFDs are sometimes referred to as 
"Redevelopment 2.0": local jurisdictions used tax-increment financing for decades, and 
the Legislature enacted a more limited version roughly two years after the 2012 
dissolution of redevelopment agencies, which occurred amid the state’s post-Great 
Recession budget crisis. 
 
An EIFD uses tax-increment financing, a mechanism that works in three steps. First, a 
base year property tax value is established for a defined area at the time the district is 
created. Second, as public infrastructure investment supports new development and 
rising property values within the district, the 1% property tax generated above that base-
year value, known as the "increment,” grows over time. Third, the EIFD can then 
allocate all or part of a participating taxing entity's share of that increment, and this 
growing revenue stream can be used on a pay-as-you-go basis or to repay bonds 
issued to fund the infrastructure upfront. In effect, the infrastructure investment helps 
generate the property value growth that, in turn, pays for the investment.  
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EIFDs do not require a vote for formation, rather public notice, and a sequence of public 
hearings. Advancement of the EIFD will proceed, provided there is no majority protest. 
Since AB 116 (2019), EIFD processes reflect that less than 25% protest is insufficient to 
challenge the EIFD plan; 25-50% triggers an election; and over 50% protest halts the 
proceedings. 
 
The amount of revenue available to an EIFD, therefore, depends on the amount and 
timing of new assessed value, each participating agency's share of the 1% property tax, 
and the percentage of that share committed to the EIFD. The goal of an EIFD and other 
tax-increment financing is to catalyze development that would not have occurred without 
the public investment under consideration, therefore growing property taxes at a higher 
rate than would otherwise have been possible.  
 
Not all jurisdictions receive the same percentage of the 1% property tax. For purposes 
of the study session illustration (Distribution of Tax Increment chart below), staff 
assumes that the City receives roughly 13.5% of property taxes, the County of Santa 
Clara receives 18%, school districts receive 44%, and other taxing entities receive the 
remaining 24.5%1. School district property tax shares are not available to an EIFD. 
Accordingly, a City-only EIFD that commits 100% of the City's eligible increment would 
capture up to approximately 13.5% of the gross new 1% property tax generated by 
development within the district.2 EIFD increment can also include growth in property tax 
in lieu of Vehicle Licensing Fee assessment, which could materially raise a City-only 
yield. 
 

 
1 The exact distribution of property tax is variable depending on the thresholds of Vehicle License Fee, 
Educational Revenue Augmentation Fund, and Special Districts assessments.  
2 Property Tax Distribution Rates are available through the Santa Clara County Controller at 
https://controller.santaclaracounty.gov/property-tax-distribution . 
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The possible city-level increment capture across a sampling of California cities is listed 
below3. The varying levels of city increments demonstrate that an EIFD can be 
differently impactful in different communities, by virtue of a city’s respective yield and 
which participating districts also contribute their share of an increment to a given 
project.  
City  City-share of Increment  Year 
City and County of San Francisco4  64%  2023 
City of Fresno  23.38%  2020 
City of Sacramento  22.6%  2019 
City of Santa Cruz  16%  2024 
City of Santa Rosa  11.99%  2025 

 
Illustrative EIFD Scenario 
 
For City Council discussion, staff developed a simplified mixed-use district scenario with 
$10 billion of new future assessed value at full buildout (see Attachment B: EIFD 
Scenario). This example is intended to demonstrate the mechanics of EIFD yield and is 
not a projection for a specific project. 
 

 
3 City-by-city reference data captured with the support of BAE Urban Economics. 
4 San Francisco's 64% increment share reflects a combined city-county share and does not compare 
directly to city-only shares. 
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Illustrative Assumption Amount 
Net new assessed value at full buildout $10.0 billion 
1% property tax generated by new value $100.0 million/year 
City share of 1% property tax 13.5% 
City property-tax increment $13.5 million/year 
Illustrative City contribution to EIFD 100% 
Annual EIFD increment at full buildout $13.5 million/year 
Illustrative debt-service coverage 1.50x 
Annual debt-service capacity $9.0 million/year 
Approximate 30-year bond capacity at 5%* $138.4 million 

*For some types of infrastructure, low-interest loan programs like the Federal Transportation 
Infrastructure Finance and Innovation Act (TIFIA) and/or Railroad Rehabilitation and Improvement 
Financing (RRIF) programs may reduce the cost of borrowing and increase potential yield.  
 
The example demonstrates that $10 billion of new development does not produce $100 
million per year for the EIFD. Rather, $10 billion of new assessed value produces $100 
million of gross 1% property tax, which is then distributed among taxing entities. If only 
the City participates, the City's 13.5% share produces approximately $13.5 million 
annual increment at full buildout. Applying an illustrative 1.50x debt-service coverage 
ratio results in approximately $9 million of annual debt-service capacity. At an illustrative 
5% interest rate and 30-year term, that stream would support approximately $138 
million of gross bond principal before considering issuance costs, reserves, capitalized 
interest, or other structuring factors. 
 
The timing of development is equally important. Tax increment grows as assessed 
value enters the tax roll. Consequently, an EIFD may have limited borrowing capacity 
during early project phases, even if the ultimate development program is very large. Tax 
increment, therefore, lags development activity. This timing characteristic is one reason 
an EIFD may be paired with a CFD or other financing source that can provide 
infrastructure funding earlier in the development cycle. 
 
Why EIFD Yield Differs Across Jurisdictions 
 
EIFD yield can vary substantially between jurisdictions, even when the amount of new 
development is similar. Four variables are particularly important: 
 

• The amount of new assessed value created within the EIFD boundary. 
• The share of the 1% property tax allocated to each participating agency in 

that tax-rate area. 
• The number of eligible taxing entities that agree to participate, such as the 

City, County, or eligible special districts. 
• The percentage of each participating agency's eligible increment that is 

committed to the EIFD. 
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For example, a jurisdiction in which the city itself receives a larger share of the 1% 
property tax, or where the county also contributes incrementally, can generate 
materially more EIFD revenue from the same amount of development than a City-only 
district in which the city receives a smaller allocation. Accordingly, comparisons among 
EIFDs should focus on the underlying tax allocation, participation, development 
assumptions, and contribution rates rather than headline bond amounts alone. 
 
Illustrative Mixed-Use District 
 
To demonstrate how the tools could operate in a large district setting, this Study 
Session will use an illustrative $10 billion mixed-use venue-anchored district as a use 
case. The district is assumed to require substantial public infrastructure before full 
buildout. In the illustration, a CFD may provide an earlier special-tax-backed financing 
source, while the EIFD increment becomes increasingly meaningful as new assessed 
value is created and placed on the tax roll. 
 
The example is designed to illustrate sequencing rather than prescribe a financing plan: 
early infrastructure investment may help unlock development; development creates 
assessed value; assessed value creates property-tax increment; and the increment may 
then support later-phase infrastructure or reimburse eligible investments. The 
appropriate mix of tools would depend on project-specific economics, legal 
requirements, public benefits, market conditions, and City Council policy direction. 
 
Key Policy Considerations for Future Use 
 

•  Whether the infrastructure investment is necessary to enable or accelerate 
development that otherwise would not occur on the same timeline. 

•  Whether the public benefits of the infrastructure and development justify 
dedicating future revenues or imposing a special tax within the district. 

•  Whether the financing tool produces resources at the point in the development 
timeline when infrastructure funding is actually needed. 

•  Whether district boundaries, tax structures, and eligible uses align costs with the 
properties and development that benefit from the infrastructure. 

•  Whether participation by other public agencies materially improves project 
feasibility and whether the resulting revenue-sharing arrangement is appropriate. 

•  Whether projected revenues and debt capacity remain resilient under slower 
development, lower assessed values, or higher interest rates. 
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COORDINATION  
 
This memorandum was coordinated with the City Attorney’s Office, Public Works 
Department, and Transportation Department. 
 
 
 

      /s/  
Maria Öberg  Jen Baker 
Director of Finance Director of the City Manager’s 
 Office of Economic Development and  
 Cultural Affairs 
 
 
For questions, please contact Tara Reid, Executive Assistant to Jen Baker, City 
Manager’s Office of Economic Development and Cultural Affairs, at 
tara.reid@sanjoseca.gov or (408) 535-8179. 
 
 
ATTACHMENTS: 
Attachment A: CFD Scenario: 65-Unit Development on 1 Acre in San José 
Attachment B: EIFD Scenario 
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CFD SCENARIO: 65-Unit Development on 1 Acre in San Jose 
How a Community Facilities District (CFO) Can Help Fund Horizontal Infrastructure 

PROJECT SNAPSHOT HOW A CFD CAN HELP: FUNDING HORIZONTAL INFRASTRUCTURE 

EL. 
El'zll 

9 

Development Program 
65 apartment units 
5-7 stories (mid-rise) 

Site 
1 acre in San Jose 

Construction Type 

Total Development Cost 
(excluding land) 
� $43.9 million 
($675,000 per unit) 

I Land Cost (illustrative) 
L =$5.5 m i ll i on 

0 
CFD FORMED 

••• 
eon 

• 
SPECIAL TAX 

LEVIED 

� e 
➔ 

A special tax is levied on 
property in the district 

� 
BONDS ISSUED 

EARLY 

o 
Ill 

Special tax revenue is 
pledged to bonds, 
providing upfront 

> 
City establishes a CFD 

around the project 
area and defines the 
maximum special tax. 

and appears on the 
property tax bill. capita I for infrastructure 

needed before full 
buildout. 

ILLUSTRATIVE HORIZONTAL INFRASTRUCTURE PACKAGE 

El i g ible I mprovements (Typical) Est. Cost 

A Streets, curb, gutter & sid ewalks $1,600,000 

◊ Water & sewer extensions $1,000,000 

: Storm drain & flood control $800,000 

� Street lighting & signalization $400,000 

§ Landscaping & streetscape $700,000 

� Undergrounding / utilities $500,000 

[�����a TOTAL HORIZONTAL INFRASTRUCTURE NEED $5,000,000 

- DEBT CAPACITY CHECK (1 ACRE} 

1 Acre Development 
Assessed Value at Buildout (illustrative) Typical Lien-to-Va lue 

Upto3:1 ➔ 

Indicative Max Bond 
Capacity 

(3:1 LTV) 

� 
INFRASTRUCTURE 

BUILT 

£ 
Horizontal infrastructure 

is constructed, 
unlocking the site and 

supporting private 
development 

+> 

� 
DEVELOPMENT 

PAYS BACK 

4I 
As units are built and 

sold/leased, the 
special tax repays 

the bonds and 
covers costs. 

HOW THE CFO FINANCES IT 

� BOND AMOUNT $5,000,000 

e 
Assumed Debt Service 1.25x Coverage 

E Term 30 Years 

Annual Debt Service Need lftft I (including coverage) = $295,� 

WHAT THIS ENABLES 

a@a 
Infrastructure costs 

SPECIALI9a9:17:IHI4 

(ILLUSTRATIVE) 

What special tax per unit is needed to 
support $295,000 of annual debt service? 

Annual Debt Service Need 
(including 1.25x coverage) 

+ Number of Units 

Requi red Special Tax 
Per Unit Per Year 

Required Special Tax 
Per Unit Per Month 

$295,000 

65 

= $4,540 

� $378 

IS THE SPECIAL TAX REASONABLE? 

For comparison, many Bay Area CFDs for 
residential projects range from $50 to $200+ 
per unit per month depending on location, 
amenities and product type. 

$378 per month is within a feasible range 
for market-rate rentals. 

� 
= $40,000,000 = $12,000,000 

(Well above $5M need) 

Upfront infrastructure 
built sooner, reducing 
delivery risk. 

Project can break ground 
and deliver units faster. repaid by the development 

that benefits from it. 

Supports housing supply, 
jobs , and economic growth 
in San Jose. 

� KEY TAKEAWAY: A CFD uses a modest monthly special tax (= $378 per unit) to generate about $295,000 in annual revenue, which can support 
V a pproxi matel y $5 million in bonds to build the streets, uti l i t i es, and other horizontal infrastructure that unlocks the project. 

Illustrative only. Actual results wi l l vary based on rates, 
interest rates, costs, and market conditions. 
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Attachment B 

EIFD SCENARIO 
How development value is translated into investment capacity 

THE BASIC 

FORMULA 

EIFD revenue is a 
function of four 

key factors . 

• 
Development Value 
{new assessed value) 

1% Property Tax 

����� 

• (1% of $10,000,000,000) 

0 DEVELOPMENT 
VALUE 

fa 
The increase in 

assessed value within 
the EIFD boundary. 

MIXED-USE DISTRICT 
100% COMMITMENT) 

$10,000,000,000 

$100,000,000 

• 
Participating Agencies' Share X 13.5% 
(City share = 13.5%) $13,500,000 

� 
Percentage Committed x 100% 
(City commitment = 100%) $13, 500,000 

ANNUAL EIFD INCREMENT = $13, 500,000 

X 

e 1% PROPERTY TAX 

California's 1% ad valorem 
property tax applied to the 

new assessed value. 

X 

I 

e PARTI CIPATING 
AGENCIES' SHARE 

The portion of the 1% property 
tax that belongs to agencies 

that can participate in the EIFD 
(City, County, and eligible 

X 
I 

special districts). l 

FROM INCREMENT TO INVESTMENT CAPACITY 

• Annual EIFD Increment 

Requi red Debt Service Coverage 
(Assumed 1.50x) 

� 
o Annual Debt Service Capacity 
111 (Available for debt service) 

♦ 

a 
Interest Rate & Term 
(Illustrative: 30-Year Term) 

� Approximate Bonding Capacity 
EE) (At 5 .0%, 30 Years) 

$13,500,000 

� 1.50 

$9,000,000 

5.0% 

$138,400,000 

� PERCENTAGE 
� COMMITTED 

ANNUAL 

EIFD INCREMENT 

The percentage of each 
participating agency's 

share that is committed 

The annual property tax 
i ncrement available to 

the EIFD. 
to the EIFD. 

SAME $10B 

KEY TAKEAWAYS 

MORE VALUE = MORE INCREMENT 
More new assessed value within the EIFD 
creates more increment. 

SHARE MATTERS 
Jurisdictions with larger shares of the 1% 
property tax generate more increment. 

PARTNERSHIPS MULTIPLY IMPACT 
When the County or other eligible districts 
participate, the available increment increases. 

TIMING IS CRITICAL 
Tax increment grows as development occurs­
revenues lag development activ i ty. 

CITY ONLY CITY + COUNTY HIGHER SHARE 

13.5% SHARE 31.5% SHARE 25.0% SHARE 

DEVELOPMENT, 

• 
Note: School districts (60%) do not participate. 
Other entities (8.5%) are excluded in this example. DIFFERENT OUTCOME $13. 5M $31.5M $25.0M 

Results will vary based on interest rates and terms. annual increment annual increment annual increment 

REMEMBER: I EIFD revenues are not a new tax . They are a share of existing property tax generated by new development and dedicated to local i nfrast ructure. 

EIFD SCENARIO 
How development value is translated into investment capacity 

0 DEVELOPMENT 
VALUE 

rub 
The increase in 

assessed value w ithin 
the EIFD boundary. 

EXAMPLE: $10 BILLION MIXED-USE DISTRICT 
CITY ONLY (13.5% SHARE, 100% COMMITMENT) 

0 Development Value 
$10,000,000,000 

(new assessed value) 

8 1% Property Tax 
$100,000,000 

(1% of $10,000,000,000) 

e Participating Agencies' Share X 13.5% 

(Cit y share = 13.5%) $13,500,000 

0 Percentage Committed X 100% 

(Cit y commitment = 100%) $13,500,000 

ANNUAL EIFD INCREMENT = $13,500,000 

0 Note: School districts (60%) do not participate. 

Other entit ies {8.5%) are excluded in this example. 

X 
I 

8 1% PROPERTY TAX e PARTICIPATING 
AGENCIES' SHARE 

I 
X (t 

California's 1% ad va lorem 
property tax applied to the 

new assessed value. 

I I 
The portion of the 1% property 

tax that belongs to agencies 

that can participate in the EIFD 
(City, County, and eligible 

special district s). 

FROM INCREMENT TO INVESTMENT CAPACITY 

• Annual EIFD Increment $13,500,000 

~ -- -

• Required Debt Service Coverage + 1.50 
(Assumed 1.S0x) 

~ 

~ Annual Debt Service Capacity 
111 (Available for debt service) 

$9,000,000 

... 
§J Interest Rate & Term 

5.0% 
(Illustrat ive: 30-Year Term) 

9-.. Approximate Bonding Capacity $l3S,400,000 
~ (At 5.0%, 30 Years) 

Results will vary based on interes t rates and terms. 

1-o PERCENTAGE 
COMMITTED 

I 

~ X --
The percentage of each 
participating agency's 

share that is committed 
to the EIFD. 

'--- __J 

KEY TAKEAWAYS 

MORE VALUE = MORE INCREMENT 
More new assessed va lue within the EIFD 
creates more increment. 

SHARE MATTERS 
Jurisdictions with larger shares of the 1% 
property tax generate more increment. 

PARTNERSHIPS MULTIPLY IMPACT 
When the County or other el igible districts 
participate, the avai lable increment increases . 

TIMING IS CRITICAL 
Tax increment grows as development occurs­
revenues lag development activity. 

SAME$10B 
DEVELOPMENT, 

DIFFERENT OUTCOME 

CITY ONLY 
13.5%SHARE 

$13.5M 

CITY + COUNTY 

31.5%SHARE 

$31.SM 

HIGHER SHARE 
25.0%SHARE 

$25.0M 
annual increment annual increment annual increment 

'Q' - -
I ... REMEMBER: I EIFD revenues are not a new tax. They are a share of existing property tax generated by new development and dedicated to local infrastructure. 
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rub 
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CITY ONLY (13.5% SHARE, 100% COMMITMENT) 
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0 Note: School districts (60%) do not participate. 
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X 
I 

8 1% PROPERTY TAX e PARTICIPATING 
AGENCIES' SHARE 

I 
X (t 

California's 1% ad va lorem 
property tax applied to the 

new assessed value. 

I I 
The portion of the 1% property 

tax that belongs to agencies 

that can participate in the EIFD 
(City, County, and eligible 

special district s). 

FROM INCREMENT TO INVESTMENT CAPACITY 

• Annual EIFD Increment $13,500,000 

~ -- -

• Required Debt Service Coverage + 1.50 
(Assumed 1.S0x) 

~ 

~ Annual Debt Service Capacity 
111 (Available for debt service) 

$9,000,000 

... 
§J Interest Rate & Term 

5.0% 
(Illustrat ive: 30-Year Term) 

9-.. Approximate Bonding Capacity $l3S,400,000 
~ (At 5.0%, 30 Years) 

Results will vary based on interes t rates and terms. 

1-o PERCENTAGE 
COMMITTED 

I 

~ X --
The percentage of each 
participating agency's 

share that is committed 
to the EIFD. 

'--- __J 

KEY TAKEAWAYS 

MORE VALUE = MORE INCREMENT 
More new assessed va lue within the EIFD 
creates more increment. 

SHARE MATTERS 
Jurisdictions with larger shares of the 1% 
property tax generate more increment. 

PARTNERSHIPS MULTIPLY IMPACT 
When the County or other el igible districts 
participate, the avai lable increment increases . 

TIMING IS CRITICAL 
Tax increment grows as development occurs­
revenues lag development activity. 

SAME$10B 
DEVELOPMENT, 

DIFFERENT OUTCOME 

CITY ONLY 
13.5%SHARE 

$13.5M 

CITY + COUNTY 

31.5%SHARE 

$31.SM 

HIGHER SHARE 
25.0%SHARE 

$25.0M 
annual increment annual increment annual increment 

'Q' - -
I ... REMEMBER: I EIFD revenues are not a new tax. They are a share of existing property tax generated by new development and dedicated to local infrastructure. 
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X 
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8 1% PROPERTY TAX e PARTICIPATING 
AGENCIES' SHARE 

I 
X (t 

California's 1% ad va lorem 
property tax applied to the 

new assessed value. 

I I 
The portion of the 1% property 

tax that belongs to agencies 

that can participate in the EIFD 
(City, County, and eligible 

special district s). 

FROM INCREMENT TO INVESTMENT CAPACITY 

• Annual EIFD Increment $13,500,000 

~ -- -

• Required Debt Service Coverage + 1.50 
(Assumed 1.S0x) 

~ 

~ Annual Debt Service Capacity 
111 (Available for debt service) 

$9,000,000 

... 
§J Interest Rate & Term 

5.0% 
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to the EIFD. 
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KEY TAKEAWAYS 

MORE VALUE = MORE INCREMENT 
More new assessed va lue within the EIFD 
creates more increment. 

SHARE MATTERS 
Jurisdictions with larger shares of the 1% 
property tax generate more increment. 

PARTNERSHIPS MULTIPLY IMPACT 
When the County or other el igible districts 
participate, the avai lable increment increases . 

TIMING IS CRITICAL 
Tax increment grows as development occurs­
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CITY ONLY 
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'Q' - -
I ... REMEMBER: I EIFD revenues are not a new tax. They are a share of existing property tax generated by new development and dedicated to local infrastructure. 

Attachment B

EIFD SCENARIO 
How development value is translated into investment capacity 

0 DEVELOPMENT 
VALUE 

rub 
The increase in 

assessed value w ithin 
the EIFD boundary. 

EXAMPLE: $10 BILLION MIXED-USE DISTRICT 
CITY ONLY (13.5% SHARE, 100% COMMITMENT) 

0 Development Value 
$10,000,000,000 

(new assessed value) 

8 1% Property Tax 
$100,000,000 

(1% of $10,000,000,000) 

e Participating Agencies' Share X 13.5% 

(Cit y share = 13.5%) $13,500,000 

0 Percentage Committed X 100% 

(Cit y commitment = 100%) $13,500,000 

ANNUAL EIFD INCREMENT = $13,500,000 

0 Note: School districts (60%) do not participate. 

Other entit ies {8.5%) are excluded in this example. 

X 
I 

8 1% PROPERTY TAX e PARTICIPATING 
AGENCIES' SHARE 

I 
X (t 

California's 1% ad va lorem 
property tax applied to the 

new assessed value. 

I I 
The portion of the 1% property 

tax that belongs to agencies 

that can participate in the EIFD 
(City, County, and eligible 

special district s). 

FROM INCREMENT TO INVESTMENT CAPACITY 

• Annual EIFD Increment $13,500,000 

~ -- -

• Required Debt Service Coverage + 1.50 
(Assumed 1.S0x) 

~ 

~ Annual Debt Service Capacity 
111 (Available for debt service) 

$9,000,000 

... 
§J Interest Rate & Term 

5.0% 
(Illustrat ive: 30-Year Term) 

9-.. Approximate Bonding Capacity $l3S,400,000 
~ (At 5.0%, 30 Years) 

Results will vary based on interes t rates and terms. 

1-o PERCENTAGE 
COMMITTED 

I 

~ X --
The percentage of each 
participating agency's 

share that is committed 
to the EIFD. 

'--- __J 

KEY TAKEAWAYS 

MORE VALUE = MORE INCREMENT 
More new assessed va lue within the EIFD 
creates more increment. 

SHARE MATTERS 
Jurisdictions with larger shares of the 1% 
property tax generate more increment. 

PARTNERSHIPS MULTIPLY IMPACT 
When the County or other el igible districts 
participate, the avai lable increment increases . 

TIMING IS CRITICAL 
Tax increment grows as development occurs­
revenues lag development activity. 

SAME$10B 
DEVELOPMENT, 

DIFFERENT OUTCOME 

CITY ONLY 
13.5%SHARE 

$13.5M 

CITY + COUNTY 

31.5%SHARE 

$31.SM 

HIGHER SHARE 
25.0%SHARE 

$25.0M 
annual increment annual increment annual increment 

'Q' - -
I ... REMEMBER: I EIFD revenues are not a new tax. They are a share of existing property tax generated by new development and dedicated to local infrastructure. 
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'Q' - -
I ... REMEMBER: I EIFD revenues are not a new tax. They are a share of existing property tax generated by new development and dedicated to local infrastructure. 
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O V E R V I E W

What this study session is — and isn’t

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 2

Informational
Builds a common understanding of how Community 
Facilities Districts (CFDs) and Enhanced Infrastructure 
Financing Districts (EIFDs) mobilize capital, the 
timing and scale of financing, eligible uses, required 
approvals, and when each tool fits best.

No action today

Does not establish a CFD or EIFD, authorize debt, 
commit City property-tax increment, or approve 
funding for any specific development.

By the end, City Council should be able to answer:

1 Why activate an infrastructure financing tool?

2 How do CFDs and EIFDs differ at a high level?

3 How much capital can each tool mobilize?

4 How quickly can each tool lead to funded infrastructure?

5 When is a vote or protest process involved?

6 What infrastructure and costs are eligible?

7 What conditions make each tool effective?

8 When can the tools be combined by phase?
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C O N T E X T

Why activate an infrastructure financing tool?

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 3

To unlock private investment that expands the future revenue base and spurs economic growth
through public investment in public infrastructure. 

Streets Transit Utility systems Public spaces Public facilities

Traditional sources

General Fund  ·  enterprise revenues  ·  development impact fees  ·  
grants  ·  general obligation or lease financing

The goal

Convert a share of future revenue into 
upfront infrastructure that unlocks private 
investment.
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B A C K G R O U N D

From redevelopment to today’s toolkit

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 4

1945

Redevelopment agencies 
authorized; tax-increment 
financing becomes a core 

local tool

1982

Mello-Roos Act creates 
Community Facilities 
Districts (special tax)

2012

RDAs dissolved under ABX1 
26, effective Feb. 1; 
obligations move to 
successor agencies

2014

SB 628 creates EIFDs —
narrower tax increment 

with no school-district share

2019

AB 116 removes the EIFD 
bond vote in exchange for 

enhanced transparency

Before dissolution, RDAs received more than $5 billion a year in property-tax revenue statewide.
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A T  A  G L A N C E

CFD vs. EIFD: two different engines

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 5

Community Facilities District Enhanced Infrastructure Financing District

Revenue source Special tax levied on property within the district Share of future property-tax growth (increment) from 
participating agencies

New tax? Yes No

Approval Two-thirds voter approval, or landowner vote if fewer 
than 12 registered voters No vote to form; public hearings and a protest process

When capacity arrives Relatively early — bonds can be sold before full 
buildout

Grows as new value reaches the tax roll; lags 
development

Eligible uses Broad public capital facilities, local agency-owned, 
operated, 5+ year useful life

Public capital facilities of communitywide significance, 
15+ year useful life

Lead time Variable by type (bonded or services); ongoing annual 
administration

Public notice and hearing sequence; enhanced 
transparency requirements
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C O M M U N I T Y  F A C I L I T I E S  D I S T R I C T S

CFDs create a new, dedicated revenue stream

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 6

Tailored boundaries
Can include non-contiguous parcels, improvement areas, tax zones, or 
future annexation areas.

Fixed at formation
A maximum special-tax structure, eligible facilities, and maximum 
bonded indebtedness.

Reasonable allocation
Special taxes may vary by land use, product type, size, geography, or 
other factors.

San José’s CFDs have been primarily services districts; the Convention Center Facilities 
District, which secures bonds, is the exception.

A P P R O V A L

2/3
voter approval

or a landowner vote (one vote per 
acre) when fewer than 12 registered 
voters live in the district.
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C O M M U N I T Y  F A C I L I T I E S  D I S T R I C T S

What drives CFD capacity 

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 7

Bond capacity drivers

• Maximum annual special tax at buildout

• Value of land supporting the debt

• Debt-service coverage

• Interest rates

• Development status

• Bond-market conditions

Bonds can be sold relatively early; pricing depends on 
project appeal, development momentum, and credit 
quality.
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C O M M U N I T Y  F A C I L I T I E S  D I S T R I C T S

What a CFD can fund

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 8

Eligible capital facilities

Roads Public parking

Street lighting and signals Streetscape

Parks Libraries and cultural facilities

Water and sewer Flood control

Environmental remediation Fire prevention facilities

Certain soft costs Developer impact fees

Also: incremental services such as 
enhanced maintenance — but never 
supplanting services that existed 
before formation.

28



I L L U S T R A T I V E  M O D E L

CFD scenario: 65 units on one acre

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 9

Horizontal infrastructure Est. cost

Streets, curb, gutter and sidewalks $1,600,000

Water and sewer extensions $1,000,000

Storm drain & flood control $800,000

Street lighting and signalization $400,000

Landscaping and streetscape $700,000

Undergrounding / utilities $500,000

Total need $5,000,000

$5.0M
bond amount (30 years, 
1.25x coverage)

$295K
annual debt service need, 
incl. coverage

$4,540
special tax per unit per 
year

≈ $378
special tax per unit per 
month

Debt capacity check: ~$40M assessed value at buildout at up to 3:1 value-to-lien → ~$12M indicative maximum bond capacity, well above 
the $5M need.
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E N H A N C E D  I N F R A S T R U C T U R E  F I N A N C I N G  D I S T R I C T S

EIFDs capture growth — they are not a new tax

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 10

1
Set the base year
Assessed value within the district is fixed when it is 
created.

2
Increment grows
As infrastructure supports new development, the 1% 
tax above the base — the increment — rises.

3
Allocate and leverage
Participating agencies dedicate all or part of their 
share, used pay-as-you-go or to repay bonds.

Yr 0 Yr 2 Yr 4 Yr 6 Yr 8 Yr 10

Illustrative: tax base vs. increment over time

Base-year value Increment

Eligible uses: public capital facilities of communitywide significance with 
a useful life of 15+ years.
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E N H A N C E D  I N F R A S T R U C T U R E  F I N A N C I N G  D I S T R I C T S

What can an EIFD fund?

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 11

Mobility

Roads and bridges

Transit and rail

Bike and pedestrian

Water

Water systems

Sewer and 
stormwater

Flood control

Civic

Public safety 
facilities

Civic and cultural

Parks and open 
space

Development

Affordable housing

Site preparation

Development 
infrastructure

Resilience

Climate adaptation

Environmental 
cleanup

Rehabilitation and 
maintenance

Facilities must be of communitywide significance with a useful life of 15+ years; the Infrastructure Financing Plan names the specific projects.
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E N H A N C E D  I N F R A S T R U C T U R E  F I N A N C I N G  D I S T R I C T S

Where the 1% property tax goes
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13.5%

18.0%

44.0%

24.5%

City of San José Santa Clara County

School districts Other taxing entities

13.5%
Maximum capture for a City-only EIFD committing 100% of 
its eligible increment (of the gross new 1% tax).

• School districts’ 44% share is never available to an EIFD.

• The County and eligible special districts may opt in 
voluntarily.

• Growth in property tax in lieu of VLF can also count —
potentially raising City-only yield materially.

Staff illustration; actual shares vary by tax-rate area and VLF, ERAF, and special-
district thresholds (Santa Clara County Controller).
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I L L U S T R A T I V E  E I F D  M O D E L

From a $10 billion mixed-use development 
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$10.0B
net new assessed 
value at buildout

$100M
gross 1% property tax 
per year

$13.5M
City increment per 
year (13.5% × 100%)

$9.0M
annual debt-service 
capacity at 1.50x

~$138M
bond capacity (30 
years, 5%)

The key point

$10B of new development does not produce $100M a year for the EIFD. The 
gross 1% tax is split among taxing entities, and a City-only district keeps only 
the City’s share.

Gross principal, before issuance costs, reserves, 
and capitalized interest. 

Federal TIFIA or RRIF loans could lower 
borrowing costs for eligible infrastructure.
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E N H A N C E D  I N F R A S T R U C T U R E  F I N A N C I N G  D I S T R I C T S

How EIFD revenue funds projects

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 14

Once increment is available, the Public Financing Authority can use it three ways:

1  Pay-as-you-go

Pay eligible costs as annual increment 
is collected.

2  Reimbursement

Repay City or developer advances 
over time.

3  Bonds

Borrow upfront and repay debt from 
future increment.

W H Y  B O N D S  U S U A L L Y  C O M E  L A T E R

EIFD formed Project builds Value grows Increment collected Bonds supported

Formation does not create immediate bond capacity. Development must occur, value must reach the tax roll, and collections 
must establish a reliable revenue stream.
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E N H A N C E D  I N F R A S T R U C T U R E  F I N A N C I N G  D I S T R I C T S

Why EIFD yield varies across jurisdictions

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 15

New assessed value
How much value is created inside the boundary, and when.

Tax-rate share
Each agency’s slice of the 1% in that tax-rate area.

Participation
Which eligible entities (City, County, special districts) opt in.

Commitment
The percentage of each agency’s increment dedicated.

Compare tax allocation, 
participation, development 
assumptions, and contribution 
rates — not headline bond 
amounts.
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C O M P A R I S O N

City share of increment varies widely

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 16

12.0%

13.5%

16.0%

22.6%

23.4%

64.0%

Santa Rosa (2025)

San José (study assumption)

Santa Cruz (2024)

Sacramento (2019)

Fresno (2020)

San Francisco* (2023)

City share of property-tax increment
What it means

The same development yields 
more where the city holds a larger 
share of the 1%, or where the 
county and other districts also 
contribute.

*San Francisco’s 64% is a combined city-
county share and doesn’t compare directly 
to city-only shares.

Reference data: BAE Urban Economics.
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E N H A N C E D  I N F R A S T R U C T U R E  F I N A N C I N G  D I S T R I C T S

What makes a strong EIFD candidate?
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Start with the project

1 Defined area Clear boundaries and a development program

2 Assessed value growth A credible source of future increment

3 Eligible improvements Specific facilities, locations, and costs

4 Project timing Infrastructure schedule lined up with development

5 Communitywide benefit A public purpose beyond a single private parcel
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A P P R O V A L S  &  T I M I N G

EIFD formation: from feasibility to district

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 18

1
Evaluate feasibility

and conduct outreach

2
Council establishes 
the PFA

Select members; adopt 
resolution of intention

3
Prepare the IFP

Infrastructure 
Financing Plan

4
Notice and info 
meeting

10-day pre-adoption 
notice; meeting 30+ 
days before Hearing 1

5
Hearings and 
protest

Two hearings 30+ days 
apart; Hearing 2 is the 
protest; taxing entities 
approve IFP

P R O T E S T  O U T C O M E  A T  H E A R I N G  2

Less than 25%

PFA may adopt the IFP and form the 
EIFD

25–50%

Election within 90 days; if a majority 
does not vote against, the PFA may 
form the EIFD

Over 50%

Proceedings terminate
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A P P R O V A L S  &  T I M I N G

The Infrastructure Financing Plan (IFP)
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The IFP is the district’s governing financing document. It sets out:

District and project-area boundaries

Facilities and financial assistance

Location, timing, and estimated costs

Agency tax-increment commitments

Revenue projections and financing strategy

Fiscal impacts and termination provisions

A N N U A L  S H A R E

Maximum portion each agency may 
contribute

T O T A L  C A P

Maximum tax dollars allocated to the 
district

E N D  D A T E

When tax allocation and repayment 
authority stop
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A P P R O V A L S  &  T I M I N G

Votes, protests, and time to capacity

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 20

CFD EIFD

A P P R O V A L

Two-thirds voter approval, or a landowner vote (one vote per 
acre) with fewer than 12 registered voters.

T I M E  T O  F O R M  I S  V A R I A B L E

Bonded CFD: prepare, form, and administer

Services CFD, plus annual administration

Capacity: available relatively early — bonds can be issued before 
full buildout.

A P P R O V A L

No vote to form: public notice and a sequence of hearings, 
subject to a protest process.

P R O T E S T  T H R E S H O L D S  ( S I N C E  A B  1 1 6 )

<25%

Insufficient to 
challenge

25–50%

Triggers an 
election

>50%

Halts proceedings

Capacity: grows only as new value reaches the tax roll —
increment lags development.

40



C H O O S I N G  A  T O O L

When does each tool work better?

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 21

Consideration CFD works better when… EIFD works better when…

Timing Infrastructure funding is needed sooner Funding can develop over a longer period

Revenue A predictable special tax can be established Significant assessed value growth is expected

Fiscal impact Does not redirect future property-tax increment Commits participating agencies’ future increment

Ownership Supportive landowner or developer group Broader area or multiple owners

Project type Improvements support defined new development Broad, long-term, or regional benefits

Scale Defined project can support the special tax Area is large enough to create meaningful increment

Partnerships Other taxing entities are not required County or other participation can strengthen capacity

Use both when a CFD is needed now and EIFD revenues will develop later.
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U S I N G  T H E  T O O L S  T O G E T H E R

Sequencing to build momentum

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 22

CFD: special-tax bonds available early EIFD: increment grows over time

1
Early infrastructure 
investment

2
Unlocks private 
development

3
Creates new 
assessed value

4
Generates 
property-tax 
increment

5
Funds later phases 
or reimburses

A CFD can provide special-tax-backed financing early in the development cycle; the EIFD becomes increasingly meaningful 
as new assessed value is placed on the tax roll.
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C A S E  S T U D Y   ·   C F D  +  E I F D

Sacramento: Aggie Square

City of San José  ·  Infrastructure Financing Study Session  ·  October 2, 2026 23

$1.1B
project

11 ac
innovation 
district

$50M+
community 
benefits

P R O J E C T

Formed 2021; Phase 1 opened May 2025. Anchored by UC Davis and UC Davis 
Health, developed by Wexford Science & Technology, with the City providing 
public financing and Oak Park and neighboring communities shaping a $50M+ 
community benefits agreement.

S T R U C T U R E

• CFD bonds secured by special taxes to access proceeds sooner
• EIFD revenue split: 80% public facilities, 20% affordable housing
• FY 2024-25 actual tax increment: $928,793

Lesson: Layering let the project borrow upfront while increment was still 
developing. Demand, City financing, private-sector expertise, and 
community support were all critical.
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C A S E  S T U D Y   ·   E I F D  B O N D S

West Sacramento: California’s first EIFD bonds
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2017
EIFD formed

8 yrs
for increment to 

grow

2025
$57.225M bonds

P R O J E C T

14 subareas covering 4,144 acres (25% of the City), supporting 
mixed-use waterfront development and public infrastructure.

S T R U C T U R E

City tax increment supports debt service; proceeds programmed 
for streets, parks, and a new police station.

Lesson: The EIFD had scale, a diverse tax base, and eight years 
for increment to grow. Formation and bond issuance did not 
happen at the same time.
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C A S E  S T U D I E S   ·   E A R L Y - S T A G E  E I F D S

Placentia and Eastern Coachella Valley
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P L A C E N T I A

Formed 2019.  Old Town and future Metrolink-area streetscape, 
pedestrian, landscaping, and lighting improvements.

City and County both pledge tax increment

$233,999 FY 2024-2025 actual increment

Lesson: County participation helps, but low early increment, 
construction costs, and interest rates can still delay bonds.

E A S T E R N  C O A C H E L L A  V A L L E Y  ( R I V E R S I D E  C O U N T Y )

Formed 2023.  91,000+ acre district targeting water, wastewater, 
transportation, broadband, Salton Sea, housing, and community 
facilities.

Receives 20% of County increment, capped at $90M

$0 FY 2025-2026 actual increment

Lesson: A large boundary creates potential, not cash flow. 
Bonds still need value growth and projects ready to move.
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C A S E  S T U D Y   ·   R E L A T E D  T O O L

San Francisco: Treasure Island IRFD
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Infrastructure and Revitalization Financing District

Project: Formed 2017 to redevelop the former Naval Station into a mixed-use 
community with 8,000 homes and 300 acres of parks and open space.

Structure: Five project areas, each starting its own tax-increment clock as it 
develops.

Feature IRFD EIFD

Governance City/County legislative body Separate Public Financing Authority

Flexibility Multiple project areas with separate 
timelines; can annex No comparable provision

Bond approval 2/3 voter approval No bond vote since AB 116 (2019)

Best fit Large, phased redevelopment or 
military base reuse

Fixed-boundary infrastructure and 
economic development

Lesson: For large, phased 
redevelopment, financing can grow 
with the project instead of starting 
one fixed clock for the whole district.
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E V A L U A T I O N  C R I T E R I A

Questions to ask of any future proposal
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Necessity

Does the investment enable or 
accelerate development that wouldn’t 
otherwise happen?

Public benefit

Do the benefits justify dedicating future 
revenue or imposing a special tax?

Timing

Do resources arrive when infrastructure 
funding is actually needed?

Alignment

Do boundaries, tax structures, and uses 
match costs to those who benefit?

Partnership

Does other agencies’ participation 
improve feasibility on fair terms?

Resilience

Does the plan hold under slower 
growth, lower values, or higher rates?
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F O R  S A N  J O S É

Questions to answer before choosing a tool
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1 What infrastructure must be funded, and 
when is the money needed? 2 Who benefits from the improvements, and 

who should bear the cost?

3 How much property-tax increment would San 
José actually receive? 4 What future General Fund revenue would be 

redirected?

5 Would the County or another taxing entity 
participate? 6 Is development certain enough to support 

bonds, or only pay-as-you-go?

The answer may be a CFD, an EIFD — or a layered financing strategy.
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Discussion
Council questions and direction

Jen Baker
Director, Office of Economic Development and Cultural Affairs
J. Guevara
Deputy Director, Public Works

James Fabian, Principal
Anna Sarabian, Principal
Fieldman, Rolapp & Associates -- Municipal Advisor to the City 

CFD

A new special tax; capacity early

EIFD

Captured growth; capacity builds over 
time

Together

Financing matched to project phases
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