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CITY AND COUNTY OF SAN FRANCISCO 
Community Facilities District No. 2014-1  

(Transbay Transit Center) 
 
 

INTRODUCTION 
 
Requirements of the Act. The Board of Supervisors (the “Board of Supervisors”) of the 

City and County of San Francisco (the “City”) did, pursuant to the provisions of the Mello-Roos 
Community Facilities Act of 1982, as amended (the “Act”), on July 15, 2014, adopt a resolution 
entitled “Resolution of Intention to Establish City and County of San Francisco Community 
Facilities District No. 2014-1 (Transbay Transit Center) and determining other matters in 
connection therewith” (the “Resolution of Intention”), which Resolution of Intention was signed 
by the Mayor of the City on July 25, 2014.  In the Resolution of Intention, the Board of 
Supervisors expressly ordered the preparation of a written Community Facilities District Report, 
for the proposed "City and County of San Francisco Community Facilities District No. 2014-1 
(Transbay Transit Center)" (the “CFD”). 

 
The Resolution of Intention ordering the written Community Facilities District Report 

directed that the written Community Facilities District Report generally contain the following: 
 

(a) A description of the facilities (the “Facilities”) by type which will be required to 
adequately meet the needs of the CFD. 

 
(b) An estimate of the fair and reasonable cost of the Facilities including the cost 

of acquisition of lands, rights-of-way and easements, any physical facilities required in 
conjunction therewith and incidental expenses in connection therewith, including the 
costs of the proposed bond financing and all other related costs as provided in Section 
53345.3 of the Act. 
 
For particulars, reference is made to the Resolution of Intention for the CFD, as 

previously approved and adopted by the Board of Supervisors. 
 
Public Hearing. Prior to the opening of the public hearings for the CFD on September 2, 

2014, the Director of the Office of Public Finance submitted to the Clerk of the Board of 
Supervisors a written Community Facilities District Report (the “Original Report”). At the time of 
the public hearings on September 2, 2014, City staff recommended to the Board of Supervisors 
that it consider modifying the rate and method of apportionment of special tax that was 
described in the Resolution of Intention and Exhibit B thereto. The proposed changes were 
reflected in an Amended and Restated Rate and Method that was attached to the Original 
Report. 

 
Public Hearings Continued; Further Amendments to the Rate and Method. The 

Board of Supervisors opened the public hearings for the CFD on September 2, 2014 and 
continued them to September 9, 2014.  At the time of the public hearings on September 9, 
2014, City staff recommended to the Board of Supervisors that it consider further modifying the 
rate and method of apportionment of special tax. The Board of Supervisors further continued the 
public hearings to September 23, 2014.  The proposed changes are reflected in the Amended 
and Restated Rate and Method of Apportionment of Special Tax in the form attached hereto as 
Exhibit “C” attached hereto and hereby made a part hereof (the “Proposed RMA”).  
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EXHIBIT A 
 

CITY AND COUNTY OF SAN FRANCISCO 
Community Facilities District No. 2014-1 

(Transbay Transit Center) 
 
 

Description of Facilities to be Financed by the CFD 
 
 

City and County of San Francisco Community Facilities District No. 2014-1 (Transbay 
Transit Center) (the “CFD”) will pay or finance all or a portion of the costs of the following 
facilities (the “Facilities”). The Facilities will be constructed, whether or not acquired in their 
completed states, pursuant to the plans and specifications approved by the City and County of 
San Francisco (the "City") or other applicable public agencies. 

 
FACILITIES 

 
I. Streetscape and Pedestrian Improvements 

Primary Streets (Mission, Howard, Folsom, Fremont, 1st, 2nd, New Montgomery): 
Improve existing primary streets in the Transit Center District, including Mission, Howard, 
Folsom, Fremont, 1st, 2nd, and New Montgomery Streets. Improvements would include sidewalk 
widening to accommodate additional pedestrian traffic from new development and the Transbay 
Transit Center, pedestrian and streetscape amenities, bicycle facilities, transit upgrades such as 
dedicated transit lanes, boarding islands, enhanced shelters and curb extensions to serve 
transit stops, and roadway circulation, parking, and loading changes. Recommended changes 
to Primary Streets would be informed by traffic studies to be funded by the CFD.  

 
Living Streets (Beale, Main, and Spear Streets North of Folsom to Market Street):  

Improve Beale, Main, and Spear Streets from Folsom Street to Market Street by significantly 
expanding the sidewalk on one side of each street to approximately 30 feet and reducing the 
number of traffic lanes to one lane in either direction. Beale and Main Streets would feature a 
bike lane in the direction of traffic. Within the widened sidewalks, the Living Streets would 
include linear park space along the length of each block and provide additional open space and 
pedestrian amenities. The enhancements would include pedestrian amenities, street trees and 
landscaping, pedestrian lighting, street furniture, pocket parks, active uses, and curb 
extensions.  

 
Alleys (Stevenson, Jessie, Minna, Natoma, Tehama, Clementina Street): Improve 

Stevenson, Jessie, Minna, Natoma, Tehama, Clementina Streets and other alleys within the 
project area. Alley improvements would include a variety of pedestrian improvements, including 
sidewalk widening, landscaping, pedestrian lighting, and street furniture, and potential redesign 
as single-surface shared pedestrian/vehicle ways.  

 
Fremont/Folsom Freeway Off-Ramp Realignment: Realign the Fremont/Folsom Bay 

Bridge off-ramp so that it creates a “T” intersection with Fremont Street. This would enhance the 
safety of pedestrians crossing the off-ramp by standardizing the alignment of the off-ramp and 
improve the conditions along Folsom Street, planned as a major pedestrian boulevard. 
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Mid-block Crossings:  Analyze and build new crosswalks at various mid-block 
locations in the Project Area. Mid-block crosswalks would include crosswalk striping at a 
minimum. They may also include new traffic signals, curb extensions, and other pedestrian 
safety features as appropriate.  

 
Signalization: Upgrade or install traffic signals at approximately 25 intersections in the 

Project Area. Traffic signal upgrades would be done in conjunction with overall circulation and 
street improvements in the Project Area.  

 
Natoma Street: Create a pedestrian plaza and link to the Transit Center between 1st 

and 2nd Streets. The western two-thirds of Natoma Street between First and Second Streets 
would be closed to vehicles. Service vehicles and deliveries may be able to access this portion 
of Natoma Street during night and early morning hours before peak transit and retail times. The 
eastern one-third of Natoma Street (nearest to First Street) would remain open to vehicles to 
maintain access to parking and loading for existing buildings on the north side of Howard Street. 
The pedestrian space would include a new curbless single-surface space including decorative 
paving, pedestrian lighting, landscaping, and street furniture. 

 
Casual Carpool waiting area improvements: Improve drop-off and pick-up zones at 

casual carpool locations in the Project Area, including sufficient sidewalk waiting and passenger 
loading/unloading space and amenities, including shelters, seating, informational signage and 
other supportive services. 

 
II. Transit and Other Transportation  

Transit Delay Mitigation: Pay for the purchase of new transit vehicles to mitigate 
transportation impacts attributable to increased Project Area congestion. 

 
BART Station Capacity: Enhance capacity constraints at Embarcadero and 

Montgomery Stations regarding crowding on platforms, vertical circulation, and the “dwell time” 
required for trains to load and unload passengers, which would be exacerbated by the additional 
transit riders brought on by new development and the Transbay Transit Center. Potential 
capacity enhancement measures could include additional vertical circulation (e.g. stairwells, 
escalators, and elevators), additional fare gates, improvements to the train control system to 
allow for more frequent service, platform edge doors, and better real-time public information 
displays on train arrivals at concourse and street levels. 

 
Congestion Charging Pilot: Study, design and construct capital improvements relating 

to a congestion charging pilot program, potentially including fare booths, signals, electronic 
monitoring equipment, and the like. Conduct necessary analyses to inform the appropriate 
triggers, mechanisms, and capital improvements required for a congestion pricing pilot program 
to manage traffic volumes entering and exiting the CFD. 

 
Underground Pedestrian Connector: Create an underground pedestrian tunnel 

connecting the Transbay Transit Center with the Embarcadero BART/Muni Metro Station, 
increasing circulation space available for pedestrians and creating a seamless link between the 
two transit stations.  

 
Downtown Rail Extension (DTX): Extend the Caltrain rail tracks to the new Transbay 

Transit Center to accommodate Caltrain and California High Speed Rail, and construct the train 
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components of the Transit Center building including associated systems. The funding would pay 
for the planning, engineering, right-of-way acquisition, and construction of the DTX. 

 
III. Public Open space 

City Park: Plan, design and construct public open space on the roof of the Transbay 
Transit Center.  

 
City Park Connections: Provide connections to the Transbay Transit Center’s City Park 

from adjacent private buildings or from public streets and plazas. Connections could include sky 
bridges, or connections from ground level to park level, such as elevators, escalators, 
funiculars, gondolas or similar means of conveying people to City Park. Connections would be 
required to be publicly accessible during standard hours so that members of the public could 
easily access City Park. 

 
2nd and Howard Public Plaza: Create an approximately 0.5-acre open space at the 

corner of 2nd and Howard Streets, on a grouping of parcels located on top of the future train 
tunnel. The open space would serve as a major access point to the adjacent Transbay Transit 
Center, including featuring a possible connection to the elevated City Park on the roof of the 
Transit Center. The open space design would be determined through a public design process. 

 
Transbay Park: Transbay Park would be a new approximately 1.1-acre park, located 

between Main, Beale, Tehama, and Clementina Streets. The Park would provide a mix of active 
and passive recreation spaces.  

 
Chinatown Open Space Improvements: Improvements to multiple public open spaces 

in Chinatown whose use would be increased by new development in the Project Area. The open 
space improvements may include enhancements to Portsmouth Square, a new open space at 
the Chinatown Central Subway Station, and improvements to other Chinatown parks. Specific 
open space improvements would be determined through a public design process. 

 
Other Downtown Open Space Improvements: Improvements to multiple public open 

spaces in Downtown, whose use would be increased by new development in the Project Area. 
Specific locations for open space improvements have not been identified yet.  

 
Mission Square: Public plaza at the entrance to the new Transbay Transit Center at the 

corner of Fremont and Mission Streets. The plaza would create passive open space and 
circulation space for people entering and exiting the Transit Center and the adjacent Transit 
Tower development. 

 
Under-Ramp Park: Under-Ramp Park would be a new system of open spaces, built 

adjacent to and under the Bay Bridge off-ramps and bus ramps to the Transbay Transit Center, 
between Harrison, Howard, First, and Second Streets. The Park would provide a mix of active 
and passive recreation spaces.  

 
IV. Other Transit Center District Public Improvements 

 
The Facilities include the other public improvements not listed above but described in 

the Transit Center District Plan Program Implementation Document, dated May 16, 2012, as 
such Document may be amended from time to time. 
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----- 
The costs to be financed include the costs of the acquisition of right-of-way (including 

right-of-way that is intended to be dedicated by the recording of a final map), the costs of 
design, engineering and planning, the costs of any environmental or traffic studies, surveys or 
other reports, costs related to landscaping and irrigation, soils testing, permits, plan check and 
inspection fees, insurance, legal and related overhead costs, coordination and supervision and 
any other costs or appurtenances related to any of the foregoing. 

 
OTHER 

 
The CFD may also finance any of the following: 
 
1.  Bond or other debt-related expenses, including underwriters discount, reserve fund, 

capitalized interest, letter of credit fees and expenses, bond and disclosure counsel fees and 
expenses, bond remarketing costs, and all other incidental expenses. 

 
2.  Administrative fees of the City and the bond trustee or fiscal agent related to the CFD 

and the bonds or other debt. 
 
3.  Reimbursement of costs related to the formation of the CFD advanced by the City, 

the landowner(s) in the CFD, or any party related to any of the foregoing, as well as 
reimbursement of any costs advanced by the City, the landowner(s) in the CFD or any party 
related to any of the foregoing, for facilities, fees or other purposes or costs of the CFD. 
 

4. The CFD may also pay in full all amounts necessary to eliminate any fixed 
special assessment liens or to pay, repay, or defease any obligation to pay or any indebtedness 
secured by any tax, fee, charge, or assessment levied within the area of the CFD or may pay 
debt service on that indebtedness. In addition, tax revenues of the CFD may be used to make 
lease or debt service payments on any lease, lease-purchase contract, or certificate of 
participation used to finance facilities authorized to be financed by the CFD. 
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EXHIBIT B 
 

CITY AND COUNTY OF SAN FRANCISCO  
Community Facilities District No. 2014-1  

(Transbay Transit Center) 
 
 

The following is a summary of the estimated costs of acquisition and construction of the 
Facilities. 

 
Public Improvement Estimated Cost 

  
Streetscape and Pedestrian   
      Primary Streets (Mission, Howard, Fremont, 
1st, 2nd, New Montgomery)*^ 

 $106,000,000  

      Living Streets (Spear, Main, Beale)*  $23,300,000  
      Alleys*  $32,000,000  
Fremont/Folsom off-ramp realignment  $2,500,000  
Mid-Block Crossings  $3,000,000  
Signalization  $8,750,000  
  
Natoma Street   $11,000,000  
Casual Carpool Waiting Area Improvements  $250,000  
  
Transit And Other Transportation   
Transit Delay Mitigation  $3,000,000  
BART Station Capacity  $10,000,000  
Congestion Charging Pilot  $1,000,000  
Underground Pedestrian Connector  $125,000,000  
Downtown Rail Extension  $2,598,800,000  
  
Open Space  
City Park  $50,000,000  
City Park connections  $18,500,000  
2nd/Howard  $15,000,000  
Transbay Park  $10,100,000  
Improvements to Downtown/Chinatown Parks 
Outside Plan Area 

 

     Chinatown Open Space Improvements  $9,000,000  
     Other Downtown Open Space Improvements  $3,500,000  
Mission Square  $10,000,000  
Bus Ramps/Oscar Park   $18,300,000  
Total $3,059,000,000  
 
*Includes Zone 1 streets and alleys 
^Includes Traffic Studies (approx. $600,000) 
 

In addition to the acquisition and construction costs of the Facilities, the City will finance 
bond or other debt-issuance costs, capitalized interest, a debt service reserve fund and other 
costs associated with the sale of bonds or other debt and annual administration of the CFD. 

 
The estimated bond or other debt issuance costs are approximately 5 percent of the 

principal amount of the bond or other debt.  The estimated costs of determining the amount of 
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taxes, collecting special taxes, allocating special taxes, and other costs incurred in order to 
carry out the authorized purposes of the CFD is approximately $70,000 per year. 

 
The estimated costs of forming the CFD are approximately $150,000. 
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EXHIBIT C 
 

CITY AND COUNTY OF SAN FRANCISCO 
COMMUNITY FACILITIES DISTRICT NO. 2014-1 

(TRANSBAY TRANSIT CENTER) 
 

AMENDED AND RESTATED RATE AND METHOD OF APPORTIONMENT OF SPECIAL TAX 
              
 
A Special Tax applicable to each Taxable Parcel in the City and County of San Francisco 
Community Facilities District No. 2014-1 (Transbay Transit Center) shall be levied and collected 
according to the tax liability determined by the Administrator through the application of the 
appropriate amount or rate for Square Footage within Taxable Buildings, as described below.  
All Taxable Parcels in the CFD shall be taxed for the purposes, to the extent, and in the manner 
herein provided, including property subsequently annexed to the CFD unless a separate Rate and 
Method of Apportionment of Special Tax is adopted for the annexation area. 
 
 
A.     DEFINITIONS 
 
The terms hereinafter set forth have the following meanings: 
 
“Act” means the Mello-Roos Community Facilities Act of 1982, as amended, being Chapter 2.5, 
(commencing with Section 53311), Division 2 of Title 5 of the California Government Code.  
 
“Administrative Expenses” means any or all of the following:  the fees and expenses of any 
fiscal agent or trustee (including any fees or expenses of its counsel) employed in connection 
with any Bonds, and the expenses of the City and TJPA carrying out duties with respect to CFD 
No. 2014-1 and the Bonds, including, but not limited to, levying and collecting the Special Tax, 
the fees and expenses of legal counsel, charges levied by the City Controller’s Office and/or the 
City Treasurer and Tax Collector’s Office, costs related to property owner inquiries regarding the 
Special Tax, costs associated with appeals or requests for interpretation associated with the 
Special Tax and this RMA, amounts needed to pay rebate to the federal government with respect 
to the Bonds, costs associated with complying with any continuing disclosure requirements for 
the Bonds and the Special Tax, costs associated with foreclosure and collection of delinquent 
Special Taxes, and all other costs and expenses of the City and TJPA in any way related to the 
establishment or administration of the CFD. 
 
“Administrator” means the Director of the Office of Public Finance who shall be responsible 
for administering the Special Tax according to this RMA. 
 
“Affordable Housing Project” means a residential or primarily residential project, as 
determined by the Zoning Authority, within which all Residential Units are Below Market Rate 
Units.  All Land Uses within an Affordable Housing Project are exempt from the Special Tax, as 
provided in Section G and are subject to the limitations set forth in Section D.4 below. 
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“Airspace Parcel” means a parcel with an assigned Assessor’s Parcel number that constitutes 
vertical space of an underlying land parcel. 
 
“Apartment Building” means a residential or mixed-use Building within which none of the 
Residential Units have been sold to individual homebuyers. 
 
“Assessor’s Parcel” or “Parcel” means a lot or parcel, including an Airspace Parcel, shown on 
an Assessor’s Parcel Map with an assigned Assessor’s Parcel number. 
 
“Assessor’s Parcel Map” means an official map of the County Assessor designating Parcels by 
Assessor’s Parcel number. 

 
“Authorized Facilities” means those public facilities authorized to be funded by the CFD as set 
forth in the CFD formation proceedings. 
 
“Base Special Tax” means the Special Tax per square foot that is used to calculate the 
Maximum Special Tax that applies to a Taxable Parcel pursuant to Sections C.1 and C.2 of this 
RMA.  The Base Special Tax shall also be used to determine the Maximum Special Tax for any 
Net New Square Footage added to a Taxable Building in the CFD in future Fiscal Years. 
 
“Below Market Rate Units” or “BMR Units” means all Residential Units within the CFD that 
have a deed restriction recorded on title of the property that (i) limits the rental price or sales 
price of the Residential Unit, (ii) limits the appreciation that can be realized by the owner of such 
unit, or (iii) in any other way restricts the current or future value of the unit. 
 
“Board” means the Board of Supervisors of the City, acting as the legislative body of CFD No. 
2014-1. 
 
“Bonds” means bonds or other debt (as defined in the Act), whether in one or more series, 
issued, incurred, or assumed by the CFD related to the Authorized Facilities.  
 
“Building” means a permanent enclosed structure that is, or is part of, a Conditioned Project.   
 
“Building Height” means the number of Stories in a Taxable Building, which shall be 
determined based on the highest Story that is occupied by a Land Use.  If only a portion of a 
Building is a Conditioned Project, the Building Height shall be determined based on the highest 
Story that is occupied by a Land Use regardless of where in the Building the Taxable Parcels are 
located.  If there is any question as to the Building Height of any Taxable Building in the CFD, 
the Administrator shall coordinate with the Zoning Authority to make the determination. 
 
“Certificate of Exemption” means a certificate issued to the then-current record owner of a 
Parcel that indicates that some or all of the Square Footage on the Parcel has prepaid the Special 
Tax obligation or has paid the Special Tax for thirty Fiscal Years and, therefore, such Square 
Footage shall, in all future Fiscal Years, be exempt from the levy of Special Taxes in the CFD.  
The Certificate of Exemption shall identify (i) the Assessor’s Parcel number(s) for the Parcel(s) 
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on which the Square Footage is located, (ii) the amount of Square Footage for which the 
exemption is being granted, (iii) the first and last Fiscal Year in which the Special Tax had been 
levied on the Square Footage, and (iv) the date of receipt of a prepayment of the Special Tax 
obligation, if applicable.   
  
“Certificate of Occupancy” or “COO” means the first certificate, including any temporary 
certificate of occupancy, issued by the City to confirm that a Building or a portion of a Building 
has met all of the building codes and can be occupied for residential and/or non-residential use.  
For purposes of this RMA, “Certificate of Occupancy” shall not include any certificate of 
occupancy that was issued prior to January 1, 2013 for a Building within the CFD; however, any 
subsequent certificates of occupancy that are issued for new construction or expansion of the 
Building shall be deemed a Certificate of Occupancy and the associated Parcel(s) shall be 
categorized as Taxable Parcels if the Building is, or is part of, a Conditioned Project and a Tax 
Commencement Letter has been provided to the Administrator for the Building.  
 
“CFD” or “CFD No. 2014-1” means the City and County of San Francisco Community 
Facilities District No. 2014-1 (Transbay Transit Center). 
 
“Child Care Square Footage” means, collectively, the Exempt Child Care Square Footage and 
Taxable Child Care Square Footage within a Taxable Building in the CFD. 
 
“City” means the City and County of San Francisco. 
 
“Conditioned Project” means a Development Project that is required to participate in funding 
Authorized Facilities through the CFD. 
 
“Converted Apartment Building” means a Taxable Building that had been designated as an 
Apartment Building within which one or more Residential Units are subsequently sold to a buyer 
that is not a Landlord.  
 
“Converted For-Sale Unit” means, in any Fiscal Year, an individual Market Rate Unit within a 
Converted Apartment Building for which an escrow has closed, on or prior to June 30 of the 
preceding Fiscal Year, in a sale to a buyer that is not a Landlord.   
 
“County” means the City and County of San Francisco. 
 
“CPC” means the Capital Planning Committee of the City and County of San Francisco, or if 
the Capital Planning Committee no longer exists, “CPC” shall mean the designated staff 
member(s) within the City and/or TJPA that will recommend issuance of Tax Commencement 
Authorizations for Conditioned Projects within the CFD. 
 
“Development Project” means a residential, non-residential, or mixed-use development that 
includes one or more Buildings, or portions thereof, that are planned and entitled in a single 
application to the City.  
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“Exempt Child Care Square Footage” means Square Footage within a Taxable Building that, 
at the time of issuance of a COO, is determined by the Zoning Authority to be reserved for one 
or more licensed child care facilities.  If a prepayment is made in association with any Taxable 
Child Care Square Footage, such Square Footage shall also be deemed Exempt Child Care 
Square Footage beginning in the Fiscal Year following receipt of the prepayment. 
 
“Exempt Parking Square Footage” means the Square Footage of parking within a Taxable 
Building that, pursuant to Sections 151.1 and 204.5 of the Planning Code, is estimated to be 
needed to serve Land Uses within a building in the CFD, as determined by the Zoning Authority.  
If a prepayment is made in association with any Taxable Parking Square Footage, such Square 
Footage shall also be deemed Exempt Parking Square Footage beginning in the Fiscal Year 
following receipt of the prepayment. 
 
“Fiscal Year” means the period starting July 1 and ending on the following June 30. 
 
“For-Sale Residential Square Footage” or “For-Sale Residential Square Foot” means Square 
Footage that is or is expected to be part of a For-Sale Unit.  The Zoning Authority shall make the 
determination as to the For-Sale Residential Square Footage within a Taxable Building in the 
CFD.  For-Sale Residential Square Foot means a single square-foot unit of For-Sale Residential 
Square Footage. 
 
“For-Sale Unit” means (i) in a Taxable Building that is not a Converted Apartment Building: a 
Market Rate Unit that has been, or is available or expected to be, sold, and (ii) in a Converted 
Apartment Building, a Converted For-Sale Unit.  The Administrator shall make the final 
determination as to whether a Market Rate Unit is a For-Sale Unit or a Rental Unit. 
 
“Indenture” means the indenture, fiscal agent agreement, resolution, or other instrument 
pursuant to which CFD No. 2014-1 Bonds are issued, as modified, amended, and/or 
supplemented from time to time, and any instrument replacing or supplementing the same. 
 
“Initial Annual Adjustment Factor” means, as of July 1 of any Fiscal Year, the Annual 
Infrastructure Construction Cost Inflation Estimate published by the Office of the City 
Administrator’s Capital Planning Group and used to calculate the annual adjustment to the City’s 
development impact fees that took effect as of January 1 of the prior Fiscal Year pursuant to 
Section 409(b) of the Planning Code, as may be amended from time to time.  If changes are 
made to the office responsible for calculating the annual adjustment, the name of the inflation 
index, or the date on which the development fee adjustment takes effect, the Administrator shall 
continue to rely on whatever annual adjustment factor is applied to the City’s development 
impact fees in order to calculate adjustments to the Base Special Taxes pursuant to Section D.1 
below.  Notwithstanding the foregoing, the Base Special Taxes shall, in no Fiscal Year, be 
increased or decreased by more than four percent (4%) of the amount in effect in the prior Fiscal 
Year. 
 
“Initial Square Footage” means, for any Taxable Building in the CFD, the aggregate Square 
Footage of all Land Uses within the Building, as determined by the Zoning Authority upon 
issuance of the COO.   
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“IPIC” means the Interagency Plan Implementation Committee, or if the Interagency Plan 
Implementation Committee no longer exists, “IPIC” shall mean the designated staff member(s) 
within the City and/or TJPA that will recommend issuance of Tax Commencement 
Authorizations for Conditioned Projects within the CFD. 
 
“Land Use” means residential, office, retail, hotel, parking, or child care use.  For purposes of 
this RMA, the City shall have the final determination of the actual Land Use(s) on any Parcel 
within the CFD.  
 
“Landlord” means an entity that owns at least twenty percent (20%) of the Rental Units within 
an Apartment Building or Converted Apartment Building. 
 
“Market Rate Unit” means a Residential Unit that is not a Below Market Rate Unit.   
 
“Maximum Special Tax” means the greatest amount of Special Tax that can be levied on a 
Taxable Parcel in the CFD in any Fiscal Year, as determined in accordance with Section C 
below. 
 
“Net New Square Footage” means any Square Footage added to a Taxable Building after the 
Initial Square Footage in the Building has paid Special Taxes in one or more Fiscal Years.  
 
“Office/Hotel Square Footage” or “Office/Hotel Square Foot” means Square Footage that is 
or is expected to be: (i) Square Footage of office space in which professional, banking, 
insurance, real estate, administrative, or in-office medical or dental activities are conducted, (ii) 
Square Footage that will be used by any organization, business, or institution for a Land Use that 
does not meet the definition of  For-Sale Residential Square Footage Rental Residential Square 
Footage, or Retail Square Footage, including space used for cultural, educational, recreational, 
religious, or social service facilities, (iii) Taxable Child Care Square Footage, (iv) Square 
Footage in a residential care facility that is staffed by licensed medical professionals, and (v) any 
other Square Footage within a Taxable Building that does not fall within the definition provided 
for other Land Uses in this RMA. Notwithstanding the foregoing, street-level retail bank 
branches, real estate brokerage offices, and other such ground-level uses that are open to the 
public shall be categorized as Retail Square Footage pursuant to the Planning Code.  
Office/Hotel Square Foot means a single square-foot unit of Office/Hotel Square Footage. 
 
For purposes of this RMA, “Office/Hotel Square Footage” shall also include Square Footage that 
is or is expected to be part of a non-residential structure that constitutes a place of lodging, 
providing temporary sleeping accommodations and related facilities.  All Square Footage that 
shares an Assessor’s Parcel number within such a non-residential structure, including Square 
Footage of restaurants, meeting and convention facilities, gift shops, spas, offices, and other 
related uses shall be categorized as Office/Hotel Square Footage.  If there are separate Assessor’s 
Parcel numbers for these other uses, the Administrator shall apply the Base Special Tax for 
Retail Square Footage to determine the Maximum Special Tax for Parcels on which a restaurant, 
gift shop, spa, or other retail use is located or anticipated, and the Base Special Tax for 
Office/Hotel Square Footage shall be used to determine the Maximum Special Tax for Parcels on 
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which other uses in the building are located.  The Zoning Authority shall make the final 
determination as to the amount of Office/Hotel Square Footage within a building in the CFD. 
 
“Planning Code” means the Planning Code of the City and County of San Francisco, as may be 
amended from time to time. 
 
“Proportionately” means that the ratio of the actual Special Tax levied in any Fiscal Year to the 
Maximum Special Tax authorized to be levied in that Fiscal Year is equal for all Taxable 
Parcels. 
 
 “Rental Residential Square Footage” or “Rental Residential Square Foot” means Square 
Footage that is or is expected to be used for one or more of the following uses: (i) Rental Units, 
(ii) any type of group or student housing which provides lodging for a week or more and may or 
may not have individual cooking facilities, including but not limited to boarding houses, 
dormitories, housing operated by medical institutions, and single room occupancy units, or (iii) a 
residential care facility that is not staffed by licensed medical professionals.  The Zoning 
Authority shall make the determination as to the amount of Rental Residential Square Footage 
within a Taxable Building in the CFD.  Rental Residential Square Foot means a single square-
foot unit of Rental Residential Square Footage. 
 
“Rental Unit” means (i) all Market Rate Units within an Apartment Building, and (ii) all Market 
Rate Units within a Converted Apartment Building that have yet to be sold to an individual 
homeowner or investor.  “Rental Unit” shall not include any Residential Unit which has been 
purchased by a homeowner or investor and subsequently offered for rent to the general public.  
The Administrator shall make the final determination as to whether a Market Rate Unit is a For-
Sale Unit or a Rental Unit. 
 
“Retail Square Footage” or “Retail Square Foot” means Square Footage that is or, based on 
the Certificate of Occupancy, will be Square Footage of a commercial establishment that sells 
general merchandise, hard goods, food and beverage, personal services, and other items directly 
to consumers, including but not limited to restaurants, bars, entertainment venues, health clubs, 
laundromats, dry cleaners, repair shops, storage facilities, and parcel delivery shops.  In addition, 
all Taxable Parking Square Footage in a Building, and all street-level retail bank branches, real 
estate brokerages, and other such ground-level uses that are open to the public, shall be 
categorized as Retail Square Footage for purposes of calculating the Maximum Special Tax 
pursuant to Section C below.  The Zoning Authority shall make the final determination as to the 
amount of Retail Square Footage within a Taxable Building in the CFD.  Retail Square Foot 
means a single square-foot unit of Retail Square Footage. 
 
“Residential Unit” means an individual townhome, condominium, live/work unit, or apartment 
within a Building in the CFD. 
 
“Residential Use” means (i) any and all Residential Units within a Taxable Building in the 
CFD, (ii) any type of group or student housing which provides lodging for a week or more and 
may or may not have individual cooking facilities, including but not limited to boarding houses, 
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dormitories, housing operated by medical institutions, and single room occupancy units, and (iii) 
a residential care facility that is not staffed by licensed medical professionals. 
 
“RMA” means this Rate and Method of Apportionment of Special Tax. 
 
“Special Tax” means a special tax levied in any Fiscal Year to pay the Special Tax 
Requirement. 
 
“Special Tax Requirement” means the amount necessary in any Fiscal Year to: (i) pay 
principal and interest on Bonds that are due in the calendar year that begins in such Fiscal Year; 
(ii) pay periodic costs on the Bonds, including but not limited to, credit enhancement, liquidity 
support and rebate payments on the Bonds, (iii) create and/or replenish reserve funds for the 
Bonds to the extent such replenishment has not been included in the computation of the Special 
Tax Requirement in a previous Fiscal Year; (iv) cure any delinquencies in the payment of 
principal or interest on Bonds which have occurred in the prior Fiscal Year; (v) pay 
Administrative Expenses; and (vi) pay directly for Authorized Facilities.  The amounts referred 
to in clauses (i) and (ii) of the preceding sentence may be reduced in any Fiscal Year by: (i) 
interest earnings on or surplus balances in funds and accounts for the Bonds to the extent that 
such earnings or balances are available to apply against such costs pursuant to the Indenture; (ii) 
in the sole and absolute discretion of the City, proceeds received by the CFD from the collection 
of penalties associated with delinquent Special Taxes; and (iii) any other revenues available to 
pay such costs as determined by the Administrator. 
 
“Square Footage” means, for any Taxable Building in the CFD, the net saleable or leasable 
square footage of each Land Use on each Taxable Parcel within the Building, as determined by 
the Zoning Authority.  If a building permit is issued to increase the Square Footage on any 
Taxable Parcel, the Administrator shall, in the first Fiscal Year after the final building permit 
inspection has been conducted in association with such expansion, work with the Zoning 
Authority to recalculate (i) the Square Footage of each Land Use on each Taxable Parcel, and (ii) 
the Maximum Special Tax for each Taxable Parcel based on the increased Square Footage.  The 
final determination of Square Footage for each Land Use on each Taxable Parcel shall be made 
by the Zoning Authority. 
 
“Story” or “Stories” means a portion or portions of a Building, except a mezzanine as defined 
in the City Building Code, included between the surface of any floor and the surface of the next 
floor above it, or if there is no floor above it, then the space between the surface of the floor and 
the ceiling next above it.   
 
“Taxable Building” means, in any Fiscal Year, any Building within the CFD that is, or is part 
of, a Conditioned Project, and for which a Certificate of Occupancy was issued and a Tax 
Commencement Authorization was received by the Administrator on or prior to June 30 of the 
preceding Fiscal Year.  If only a portion of the Building is a Conditioned Project, as determined 
by the Zoning Authority, that portion of the Building shall be treated as a Taxable Building for 
purposes of this RMA.  
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“Tax Commencement Authorization” means a written authorization issued by the 
Administrator upon the recommendations of the IPIC and CPC in order to initiate the levy of the 
Special Tax on a Conditioned Project that has been issued a COO.   
 
“Taxable Child Care Square Footage” means the amount of Square Footage determined by 
subtracting the Exempt Child Care Square Footage within a Taxable Building from the total net 
leasable square footage within a Building that is used for licensed child care facilities, as 
determined by the Zoning Authority. 
 
“Taxable Parcel” means, within a Taxable Building, any Parcel that is not exempt from the 
Special Tax pursuant to law or Section G below.  If, in any Fiscal Year, a Special Tax is levied 
on only Net New Square Footage in a Taxable Building, only the Parcel(s) on which the Net 
New Square Footage is located shall be Taxable Parcel(s) for purposes of calculating and levying 
the Special Tax pursuant to this RMA. 
 
“Taxable Parking Square Footage” means Square Footage of parking in a Taxable Building 
that is determined by the Zoning Authority not to be Exempt Parking Square Footage.   
 
“TJPA” means the Transbay Joint Powers Authority. 
 
“Zoning Authority” means either the City Zoning Administrator, the Executive Director of the 
San Francisco Office of Community Investment and Infrastructure, or an alternate designee from 
the agency or department responsible for the approvals and entitlements of a project in the CFD.  
If there is any doubt as to the responsible party, the Administrator shall coordinate with the City 
Zoning Administrator to determine the appropriate party to serve as the Zoning Authority for 
purposes of this RMA. 
 
 
B.     DATA FOR CFD ADMINISTRATION  
 
On or after July 1 of each Fiscal Year, the Administrator shall identify the current Assessor’s 
Parcel numbers for all Taxable Parcels in the CFD.  In order to identify Taxable Parcels, the 
Administrator shall confirm which Buildings in the CFD have been issued both a Tax 
Commencement Authorization and a COO. 
 
The Administrator shall also work with the Zoning Authority to confirm: (i) the Building Height 
for each Taxable Building , (ii) the For-Sale Residential Square Footage, Rental Residential 
Square Footage, Office/Hotel Square Footage,  and Retail Square Footage on each Taxable 
Parcel, (iii) if applicable, the number of BMR Units and aggregate Square Footage of BMR 
Units within the Building, (iv) whether any of the Square Footage on a Parcel is subject to a 
Certificate of Exemption, and (v) the Special Tax Requirement for the Fiscal Year.  In each 
Fiscal Year, the Administrator shall also keep track of how many Fiscal Years the Special Tax 
has been levied on each Parcel within the CFD.  If there is Initial Square Footage and Net New 
Square Footage on a Parcel, the Administrator shall separately track the duration of the Special 
Tax levy in order to ensure compliance with Section F below. 
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In any Fiscal Year, if it is determined by the Administrator that (i) a parcel map or condominium 
plan for a portion of property in the CFD was recorded after January 1 of the prior Fiscal Year 
(or any other date after which the Assessor will not incorporate the newly-created parcels into 
the then current tax roll), and (ii) the Assessor does not yet recognize the newly-created parcels, 
the Administrator shall calculate the Special Tax that applies separately to each newly-created 
parcel, then applying the sum of the individual Special Taxes to the Assessor’s Parcel that was 
subdivided by recordation of the parcel map or condominium plan.  
 
 
C.     DETERMINATION OF THE MAXIMUM SPECIAL TAX 
 
1. Base Special Tax 
 
Once the Building Height of, and Land Use(s) within, a Taxable Building have been identified, 
the Base Special Tax to be used for calculation of the Maximum Special Tax for each Taxable 
Parcel within the Building shall be determined based on reference to the applicable table(s) 
below: 
 
 

FOR-SALE RESIDENTIAL SQUARE FOOTAGE 
 

 
Building Height 

Base Special Tax 
Fiscal Year 2013-14* 

1 – 5 Stories $4.71 per For-Sale Residential Square Foot 
6 – 10 Stories $5.02 per For-Sale Residential Square Foot 
11 – 15 Stories $6.13 per For-Sale Residential Square Foot 
16 – 20 Stories $6.40 per For-Sale Residential Square Foot 
21 – 25 Stories $6.61 per For-Sale Residential Square Foot 
26 – 30 Stories $6.76 per For-Sale Residential Square Foot 
31 – 35 Stories $6.88 per For-Sale Residential Square Foot 
36 – 40 Stories $7.00 per For-Sale Residential Square Foot 
41 – 45 Stories $7.11 per For Sale Residential Square Foot 
46 – 50 Stories $7.25 per For-Sale Residential Square Foot 

More than 50 Stories $7.36 per For-Sale Residential Square Foot 
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RENTAL RESIDENTIAL SQUARE FOOTAGE 
 

 
Building Height 

Base Special Tax 
Fiscal Year 2013-14* 

1 – 5 Stories $4.43 per Rental Residential Square Foot 
6 – 10 Stories $4.60 per Rental Residential Square Foot 
11 – 15 Stories $4.65 per Rental Residential Square Foot 
16 – 20 Stories $4.68 per Rental Residential Square Foot 
21 – 25 Stories $4.73 per Rental Residential Square Foot 
26 – 30 Stories $4.78 per Rental Residential Square Foot 
31 – 35 Stories $4.83 per Rental Residential Square Foot 
36 – 40 Stories $4.87 per Rental Residential Square Foot 
41 – 45 Stories $4.92 per Rental Residential Square Foot 
46 – 50 Stories $4.98 per Rental Residential Square Foot 

More than 50 Stories $5.03 per Rental Residential Square Foot 
 

OFFICE/HOTEL SQUARE FOOTAGE 
 

 
Building Height 

Base Special Tax 
Fiscal Year 2013-14* 

1 – 5 Stories $3.45 per Office/Hotel Square Foot 
6 – 10 Stories $3.56 per Office/Hotel Square Foot 
11 – 15 Stories $4.03 per Office/Hotel Square Foot 
16 – 20 Stories $4.14 per Office/Hotel Square Foot 
21 – 25 Stories $4.25 per Office/Hotel Square Foot 
26 – 30 Stories $4.36 per Office/Hotel Square Foot 
31 – 35 Stories $4.47 per Office/Hotel Square Foot 
36 – 40 Stories $4.58 per Office/Hotel Square Foot 
41 – 45 Stories $4.69 per Office/Hotel Square Foot 
46 – 50 Stories $4.80 per Office/Hotel Square Foot 

More than 50 Stories $4.91 per Office/Hotel Square Foot 
 

RETAIL SQUARE FOOTAGE 
 

 
Building Height 

Base Special Tax 
Fiscal Year 2013-14* 

N/A $3.18 per Retail Square Foot 
 
* The Base Special Tax rates shown above for each Land Use shall escalate as set forth in 

Section D.1 below.  
 
2. Determining the Maximum Special Tax for Taxable Parcels 
 
Upon issuance of a Tax Commencement Authorization and the first Certificate of Occupancy for 
a Taxable Building within a Conditioned Project that is not an Affordable Housing Project, the 
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Administrator shall coordinate with the Zoning Authority to determine the Square Footage of 
each Land Use on each Taxable Parcel.  The Administrator shall then apply the following steps 
to determine the Maximum Special Tax for the next succeeding Fiscal Year for each Taxable 
Parcel in the Taxable Building: 
 
 Step 1. Determine the Building Height for the Taxable Building for which a 

Certificate of Occupancy was issued.   
 
 Step 2. Determine the For-Sale Residential Square Footage and/or Rental Residential 

Square Footage for all Residential Units on each Taxable Parcel, as well as the 
Office/Hotel Square Footage and Retail Square Footage on each Taxable 
Parcel.   

 
 Step 3. For each Taxable Parcel that includes only For-Sale Units, multiply the 

For-Sale Residential Square Footage by the applicable Base Special Tax from 
Section C.1 to determine the Maximum Special Tax for the Taxable Parcel. 

  
 Step 4. For each Taxable Parcel that includes only Rental Units, multiply the Rental 

Residential Square Footage by the applicable Base Special Tax from Section 
C.1 to determine the Maximum Special Tax for the Taxable Parcel.  

 
 Step 5. For each Taxable Parcel that includes only Residential Uses other than 

Market Rate Units, net out the Square Footage associated with any BMR 
Units and multiply the remaining Rental Residential Square Footage (if any) 
by the applicable Base Special Tax from Section C.1 to determine the 
Maximum Special Tax for the Taxable Parcel. 

 
 Step 6. For each Taxable Parcel that includes only Office/Hotel Square Footage, 

multiply the Office/Hotel Square Footage on the Parcel by the applicable Base 
Special Tax from Section C.1 to determine the Maximum Special Tax for the 
Taxable Parcel. 

 
 Step 7. For each Taxable Parcel that includes only Retail Square Footage, multiply 

the Retail Square Footage on the Parcel by the applicable Base Special Tax 
from Section C.1 to determine the Maximum Special Tax for the Taxable 
Parcel. 

   
 Step 8. For Taxable Parcels that include multiple Land Uses, separately determine 

the For-Sale Residential Square Footage, Rental Residential Square Footage, 
Office/Hotel Square Footage, and/or Retail Square Footage.  Multiply the 
Square Footage of each Land Use by the applicable Base Special Tax from 
Section C.1, and sum the individual amounts to determine the aggregate 
Maximum Special Tax for the Taxable Parcel for the first succeeding Fiscal 
Year. 
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D. CHANGES TO THE MAXIMUM SPECIAL TAX 

 
1. Annual Escalation of Base Special Tax   
 
The Base Special Tax rates identified in Section C.1 are applicable for fiscal year 2013-14.  
Beginning July 1, 2014 and each July 1 thereafter, the Base Special Taxes shall be adjusted by 
the Initial Annual Adjustment Factor.  The Base Special Tax rates shall be used to calculate the 
Maximum Special Tax for each Taxable Parcel in a Taxable Building for the first Fiscal Year in 
which the Building is a Taxable Building, as set forth in Section C.2 and subject to the 
limitations set forth in Section D.3. 
 
2. Adjustment of the Maximum Special Tax  
 
After a Maximum Special Tax has been assigned to a Parcel for its first Fiscal Year as a Taxable 
Parcel pursuant to Section C.2 and Section D.1, the Maximum Special Tax shall escalate for 
subsequent Fiscal Years beginning July 1 of the Fiscal Year after the first Fiscal Year in which 
the Parcel was a Taxable Parcel, and each July 1 thereafter, by two percent (2%) of the amount in 
effect in the prior Fiscal Year.  In addition to the foregoing, the Maximum Special Tax assigned 
to a Taxable Parcel shall be increased in any Fiscal Year in which the Administrator determines 
that Net New Square Footage was added to the Parcel in the prior Fiscal Year.   
 
3. Converted Apartment Buildings  
 
If an Apartment Building in the CFD becomes a Converted Apartment Building, the 
Administrator shall rely on information from the County Assessor, site visits to the sales office, 
data provided by the entity that is selling Residential Units within the Building, and any other 
available source of information to track sales of Residential Units.  In the first Fiscal Year in 
which there is a Converted For-Sale Unit within the Building, the Administrator shall determine 
the applicable Base Maximum Special Tax for For-Sale Residential Units for that Fiscal Year.  
Such Base Maximum Special Tax shall be used to calculate the Maximum Special Tax for all 
Converted For-Sale Units in the Building in that Fiscal Year.  In addition, this Base Maximum 
Special Tax, escalated each Fiscal Year by two percent (2%) of the amount in effect in the prior 
Fiscal Year, shall be used to calculate the Maximum Special Tax for all future Converted For-
Sale Units within the Building.  Solely for purposes of calculating Maximum Special Taxes for 
Converted For-Sale Units within the Converted Apartment Building, the adjustment of Base 
Maximum Special Taxes set forth in Section D.1 shall not apply.  All Rental Residential Square 
Footage within the Converted Apartment Building shall continue to be subject to the Maximum 
Special Tax for Rental Residential Square Footage until such time as the units become Converted 
For-Sale Units.  The Maximum Special Tax for all Taxable Parcels within the Building shall 
escalate each Fiscal Year by two percent (2%) of the amount in effect in the prior Fiscal Year.  
 
4. BMR Unit/Market Rate Unit Transfers 

 
If, in any Fiscal Year, the Administrator determines that a Residential Unit that had previously 
been designated as a BMR Unit no longer qualifies as such, the Maximum Special Tax on the 
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new Market Rate Unit shall be established pursuant to Section C.2 and adjusted, as applicable, 
by Sections D.1 and D.2.  If a Market Rate Unit becomes a BMR Unit after it has been taxed in 
prior Fiscal Years as a Market Rate Unit, the Maximum Special Tax on such Residential Unit 
shall not be decreased unless: (i) a BMR Unit is simultaneously redesignated as a Market Rate 
Unit, and (ii) such redesignation results in a Maximum Special Tax on the new Market Rate Unit 
that is greater than or equal to the Maximum Special Tax that was levied on the Market Rate 
Unit prior to the swap of units.  If, based on the Building Height or Square Footage, there would 
be a reduction in the Maximum Special Tax due to the swap, the Maximum Special Tax that 
applied to the former Market Rate Unit will be transferred to the new Market Rate Unit 
regardless of the Building Height and Square Footage associated with the new Market Rate Unit. 
 
5. Changes in Land Use on a Taxable Parcel 
 
If any Square Footage that had been taxed as For-Sale Residential Square Footage, Rental 
Residential Square Footage, Office/Hotel Square Footage, or Retail Square Footage in a prior 
Fiscal Year is rezoned or otherwise changes Land Use, the Administrator shall apply the 
applicable subsection in Section C.2 to calculate what the Maximum Special Tax would be for 
the Parcel based on the new Land Use(s).  If the amount determined is greater than the Maximum 
Special Tax that applied to the Parcel prior to the Land Use change, the Administrator shall 
increase the Maximum Special Tax to the amount calculated for the new Land Uses.  If the 
amount determined is less than the Maximum Special Tax that applied prior to the Land Use 
change, there will be no change to the Maximum Special Tax for the Parcel.  Under no 
circumstances shall the Maximum Special Tax on any Taxable Parcel be reduced, regardless of 
changes in Land Use or Square Footage on the Parcel, including reductions in Square Footage 
that may occur due to demolition, fire, water damage, or acts of God.  In addition, if a Taxable 
Building within the CFD that had been subject to the levy of Special Taxes in any prior Fiscal 
Year becomes all or part of an Affordable Housing Project, the Parcel(s) shall continue to be 
subject to the Maximum Special Tax that had applied to the Parcel(s) before they became part of 
the Affordable Housing Project.  All Maximum Special Taxes determined pursuant to Section 
C.2 shall be adjusted, as applicable, by Sections D.1 and D.2. 
 
6. Prepayments 
 
If a Parcel makes a prepayment pursuant to Section H below, the Administrator shall issue the 
owner of the Parcel a Certificate of Exemption for the Square Footage that was used to determine 
the prepayment amount, and no Special Tax shall be levied on the Parcel in future Fiscal Years 
unless there is Net New Square Footage added to a Building on the Parcel.  Thereafter, a Special 
Tax calculated based solely on the Net New Square Footage on the Parcel shall be levied for up 
to thirty Fiscal Years, subject to the limitations set forth in Section F below. Notwithstanding the 
foregoing, any Special Tax that had been levied against, but not yet collected from, the Parcel is 
still due and payable, and no Certificate of Exemption shall be issued until such amounts are 
fully paid.  If a prepayment is made in order to exempt Taxable Child Care Square Footage on a 
Parcel on which there are multiple Land Uses, the Maximum Special Tax for the Parcel shall be 
recalculated based on the exemption of this Child Care Square Footage which shall, after such 
prepayment, be designated as Exempt Child Care Square Footage and remain exempt in all 
Fiscal Years after the prepayment has been received.   
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E.      METHOD OF LEVY OF THE SPECIAL TAX  
 
Each Fiscal Year, the Special Tax shall be levied Proportionately on each Taxable Parcel up to 
100% of the Maximum Special Tax for each Parcel for such Fiscal Year until the amount levied 
on Taxable Parcels is equal to the Special Tax Requirement. 
 
 
F.      COLLECTION OF SPECIAL TAX  
 
The Special Taxes for CFD No. 2014-1 shall be collected in the same manner and at the same 
time as ordinary ad valorem property taxes, provided, however, that prepayments are permitted 
as set forth in Section H below and provided further that the City may directly bill the Special 
Tax, may collect Special Taxes at a different time or in a different manner, and may collect 
delinquent Special Taxes through foreclosure or other available methods.   
 
The Special Tax shall be levied and collected from the first Fiscal Year in which a Parcel is 
designated as a Taxable Parcel until the principal and interest on all Bonds have been paid, the 
City’s costs of constructing or acquiring Authorized Facilities from Special Tax proceeds have 
been paid, and all Administrative Expenses have been paid or reimbursed.  Notwithstanding the 
foregoing, the Special Tax shall not be levied on any Square Footage in the CFD for more than 
thirty Fiscal Years, except that a Special Tax that was lawfully levied in or before the final Fiscal 
Year and that remains delinquent may be collected in subsequent Fiscal Years.  After a Building 
or a particular block of Square Footage within a Building (i.e., Initial Square Footage vs. Net 
New Square Footage) has paid the Special Tax for thirty Fiscal Years, the then-current record 
owner of the Parcel(s) on which that Square Footage is located shall be issued a Certificate of 
Exemption for such Square Footage.  Notwithstanding the foregoing, the Special Tax shall cease 
to be levied, and a Release of Special Tax Lien shall be recorded against all Parcels in the CFD 
that are still subject to the Special Tax, after the Special Tax has been levied in the CFD for 
seventy-five Fiscal Years.  
 
Pursuant to Section 53321 (d) of the Act, the Special Tax levied against Residential Uses shall 
under no circumstances increase more than ten percent (10%) as a consequence of delinquency 
or default by the owner of any other Parcel or Parcels and shall, in no event, exceed the 
Maximum Special Tax in effect for the Fiscal Year in which the Special Tax is being levied. 
 
 
G.     EXEMPTIONS 
 
Notwithstanding any other provision of this RMA, no Special Tax shall be levied on: (i) Square 
Footage for which a prepayment has been received and a Certificate of Exemption issued, (ii) 
Below Market Rate Units except as otherwise provided in Sections D.3 and D.4, (iii) Affordable 
Housing Projects, including all Residential Units, Retail Square Footage, and Office Square 
Footage within buildings that are part of an Affordable Housing Project, except as otherwise 
provided in Section D.4, and (iv) Exempt Child Care Square Footage. 
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H.     PREPAYMENT OF SPECIAL TAX 
 
The Special Tax obligation applicable to Square Footage in a building may be fully prepaid as 
described herein, provided that a prepayment may be made only if (i) the Parcel is a Taxable 
Parcel, and (ii) there are no delinquent Special Taxes with respect to such Assessor’s Parcel at 
the time of prepayment. Any prepayment made by a Parcel owner must satisfy the Special Tax 
obligation associated with all Square Footage on the Parcel that is subject to the Special Tax at 
the time the prepayment is calculated.  An owner of an Assessor’s Parcel intending to prepay the 
Special Tax obligation shall provide the City with written notice of intent to prepay. Within 30 
days of receipt of such written notice, the City or its designee shall notify such owner of the 
prepayment amount for the Square Footage on such Assessor’s Parcel. Prepayment must be 
made not less than 75 days prior to any redemption date for Bonds to be redeemed with the 
proceeds of such prepaid Special Taxes.  The Prepayment Amount for a Taxable Parcel shall be 
calculated as follows:  
 

Step 1: Determine the Square Footage of each Land Use on the Parcel. 
 
Step 2: Determine how many Fiscal Years the Square Footage on the Parcel has paid 

the Special Tax, which may be a separate total for Initial Square Footage and 
Net New Square Footage on the Parcel.  If a Special Tax has been levied, but 
not yet paid, in the Fiscal Year in which the prepayment is being calculated, 
such Fiscal Year will be counted as a year in which the Special Tax was paid, 
but a Certificate of Exemption shall not be issued until such Special Taxes are 
received by the City’s Office of the Treasurer and Tax Collector.  

 
Step 3: Subtract the number of Fiscal Years for which the Special Tax has been paid 

(as determined in Step 2) from 30 to determine the remaining number of 
Fiscal Years for which Special Taxes are due from the Square Footage for 
which the prepayment is being made.  This calculation would result in a 
different remainder for Initial Square Footage and Net New Square Footage 
within a building.   

 
Step 4: Separately for Initial Square Footage and Net New Square Footage, and 

separately for each Land Use on the Parcel, multiply the amount of Square 
Footage by the applicable Maximum Special Tax that would apply to such 
Square Footage in each of the remaining Fiscal Years, taking into account the 
2% escalator set forth in Section D.2, to determine the annual stream of 
Maximum Special Taxes that could be collected in future Fiscal Years. 

 
Step 5: For each Parcel for which a prepayment is being made, sum the annual 

amounts calculated for each Land Use in Step 4 to determine the annual 
Maximum Special Tax that could have been levied on the Parcel in each of the 
remaining Fiscal Years. 
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Step 6. Calculate the net present value of the future annual Maximum Special Taxes 
that were determined in Step 5 using, as the discount rate for the net present 
value calculation, the true interest cost (TIC) on the Bonds as identified by the 
Office of Public Finance. If there is more than one series of Bonds outstanding 
at the time of the prepayment calculation, the Administrator shall determine 
the weighted average TIC based on the Bonds from each series that remain 
outstanding.  The amount determined pursuant to this Step 6 is the required 
prepayment for each Parcel.  Notwithstanding the foregoing, if at any point in 
time the Administrator determines that the Maximum Special Tax revenue 
that could be collected from Square Footage that remains subject to the 
Special Tax after the proposed prepayment is less than 110% of debt service 
on Bonds that will remain outstanding after defeasance or redemption of 
Bonds from proceeds of the estimated prepayment, the amount of the 
prepayment shall be increased until the amount of Bonds defeased or 
redeemed is sufficient to reduce remaining annual debt service to a point at 
which 110% debt service coverage is realized. 

 
Once a prepayment has been received by the City, a Certificate of Exemption shall be issued to 
the owner of the Parcel indicating that all Square Footage that was the subject of such 
prepayment shall be exempt from Special Taxes.   

 
 
I.     INTERPRETATION OF SPECIAL TAX FORMULA  
 
The City may interpret, clarify, and revise this RMA to correct any inconsistency, vagueness, or 
ambiguity, by resolution and/or ordinance, as long as such interpretation, clarification, or 
revision does not materially affect the levy and collection of the Special Taxes and any security 
for any Bonds.   

 
 

J.     SPECIAL TAX APPEALS 
 

Any taxpayer who wishes to challenge the accuracy of computation of the Special Tax in any 
Fiscal Year may file an application with the Administrator. The Administrator, in consultation 
with the City Attorney, shall promptly review the taxpayer’s application. If the Administrator 
concludes that the computation of the Special Tax was not correct, the Administrator shall 
correct the Special Tax levy and, if applicable in any case, a refund shall be granted.  If the 
Administrator concludes that the computation of the Special Tax was correct, then such 
determination shall be final and conclusive, and the taxpayer shall have no appeal to the Board 
from the decision of the Administrator.  
 
The filing of an application or an appeal shall not relieve the taxpayer of the obligation to pay the 
Special Tax when due.  
 
Nothing in this Section J shall be interpreted to allow a taxpayer to bring a claim that would 
otherwise be barred by applicable statutes of limitation set forth in the Act or elsewhere in 
applicable law. 



 

D-1 

EXHIBIT D 
 

CITY AND COUNTY OF SAN FRANCISCO 
Community Facilities District No. 2014-1 

(Transbay Transit Center) 
 
 

CFD Formation Study 
 

Description of CFD Formation Study.  The Implementation Document calls for a CFD 
formation study: 

 
“To estimate the revenues that could be generated by a Mello-Roos Special Tax 
from the Plan area, the Funding Program assumes that each new development 
or net addition of square footage in the Plan Area that would exceed the 9:1 FAR 
threshold would pay a Special Tax equivalent to 0.55 percent of the assessed 
value of the entire development project, which would raise the overall tax rate to 
roughly 1.70 percent of assessed value of the affected property. In actuality, if a 
CFD were to be formed, the Special Tax would be established through an 
election that would authorize the imposition of the Special Tax. The Special Tax 
structure would likely not be directly related to property value. Rather, it will likely 
be assessed based on a variety of factors, as determined through a detailed CFD 
formation study, such as the amount of development on the property and other 
factors, and the Special Tax will be a per-square foot assessment. However 
regardless of the ultimate methodology and tax structure, the final Special Tax 
assessed to each property will be calculated to be equivalent to 0.55 percent of 
property value.”  
 
Summary of Special Tax Rate Calculation. The Implementation Document alternately 

refers to a special tax that would be equivalent to 0.55 percent of “property value” and a special 
tax that would be equivalent to 0.55 percent of “assessed value.” In a manner that is consistent 
with California law, the Proposed RMA calculates special tax rates based on the net square 
footage of each type of use (office, residential, hotel, etc.) and density of use (the rate is higher 
for buildings with more floors). The rates are based on the values of typical space of each type 
and density within the Transbay Transit Center District, with the objective that the total tax for 
any particular property subject to the special tax will be the equivalent of 0.55 percent of the 
value of the property.1 

 
The following paragraphs summarize the method by which City staff developed the 

Proposed RMA: 
 

Concord Group Study. The City commissioned the Concord Group to calculate the 
estimated value of hypothetical buildings in the Transit Center District Plan area in certain land-
use categories in Spring 2013. The Concord Group report, dated April 10, 2013, that was used 
by City staff in preparation of the Proposed RMA is attached hereto as Appendix 1. 

 

                                                
1 Although the City used the Concord Group study to set the Base Special Taxes for fiscal year 2013-14, which is 
consistent with the Implementation Document, the CFD special tax has not been designed as an ad valorem tax; in 
other words, the CFD special tax will not be levied on any particular parcel based upon the value of that parcel. 
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The Concord Group study specifically identified a building height premium for residential 
and office uses.  

 
Rate and Method of Apportionment of Special Tax. The City commissioned a special 

tax consultant to develop the rate and method of levying the special taxes on taxable property in 
the CFD.  The special tax consultant drafted the Proposed RMA, in consultation with City staff 
and consultants and representatives of the Transbay Joint Powers Authority and the Office of 
Community Investment and Infrastructure. The Proposed RMA distinguishes among land uses 
(specifically, for-sale residential, for-rent residential, office, retail, hotel, parking and child care) 
and, with reference to the building height premium identified by the Concord Group, 
distinguishes among residential and office/hotel buildings based on height. 

 
Base Special Taxes; Maximum Special Taxes. As explained more completely below, the 

Proposed RMA includes two special tax rates: 
 
(A) A “Base Special Tax” for fiscal year 2013-14 that is based on 0.55 percent of 

the values determined by the Concord Group.  
 
(B) A “Maximum Special Tax” that may be levied on a “Taxable Parcel” for a 30-

year period. The Base Special Tax will be used to calculate the Maximum Special Tax 
for a Taxable Parcel for the first fiscal year in which it is subject to the special tax. 

 
Adjustment Factors. Because the Implementation Document calls for “the final Special 

Tax assessed to each property [to] be calculated to be equivalent to 0.55 percent of property 
value,” City staff proposed two adjustment factors to the fiscal year 2013-14 Base Special 
Taxes. The first adjustment factor will be applied to the Base Special Taxes beginning in the 
City’s fiscal year 2014-15 and, separately for each Taxable Parcel, continuing through the fiscal 
year in which special taxes are first levied on the Taxable Parcel.  

 
The second adjustment factor would adjust the Maximum Special Tax for a Taxable 

Parcel for the 2nd through 30th years that the parcel is subject to the special tax. 
 

Initial Adjustment Factor. The Implementation Document contemplates that 
special taxes would apply to a parcel for 30 years beginning at issuance of the first 
temporary certificate of occupancy. The Proposed RMA, in order to ensure a special tax 
revenue flow that will efficiently support the issuance of bonds (which are typically issued 
with a 30-year final maturity), calls for the City to begin levying the special tax on a 
parcel when the first temporary certificate of occupancy has been issued for the related 
building and the Director of Public Finance (upon the recommendations of the 
Interagency Plan Implementation Committee and Capital Planning Committee) has 
ordered the special taxes to be levied (this order is referred to in the Proposed RMA as a 
“Tax Commencement Authorization”).  

 
City staff initially considered a pre-certificate of occupancy adjustment factor that 

would have annually increased the Base Special Taxes beginning with fiscal year 2014-
15 by reference to an annual appraisal of market value in the Transit Center area. 
However, as a result of initial feedback from developers that the proposed adjustment 
factor would make it difficult for them to estimate the special tax burden on a property 
prior to issuance of a certificate of occupancy, City staff incorporated an alternative initial 
adjustment factor in the Proposed RMA, which the City believes is responsive to the 
developers’ initial concerns: the Annual Infrastructure Construction Cost Inflation 
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Estimate published by the Office of the City Administrator’s Capital Planning Group, as it 
may be amended from time to time. However, to avoid large annual fluctuations in the 
Base Special Taxes as a result of the initial adjustment factor, the Proposed RMA 
provides that the Base Special Taxes may not be increased or decreased in a fiscal year 
by more than four percent of the amount in effect in the prior fiscal year.   

 
Escalation After Certificate of Occupancy. The Proposed RMA calls for a 

“Maximum Special Tax” to be established for each property when a Certificate of 
Occupancy and a Tax Commencement Authorization have been issued for the Building. 
The annual adjustment factor is 2 percent of the amount in effect in the prior year and 
will be applied during the 2nd through 30th years in which special taxes will be levied on 
a parcel. The annual adjustment factor reflects City staff’s attempt to balance, on the one 
hand, references to 0.55 percent of property value in the Implementation Document and, 
on the other hand, the goal of establishing a special tax that can be efficiently leveraged 
for the issuance of bonds. 

 
Article XIIIA, Section 2 of the California Constitution provides for an escalation of 

assessed values in each year based on a variety of factors, including inflation. The 
inflation adjustment in any year cannot exceed 2 percent, but may be lower based on the 
consumer price index.  In 31 of the 39 years beginning with fiscal year 1976-77 and 
continuing through fiscal year 2014-15, the inflation escalator has been equal to 2 
percent.   

 
Although it would have been possible to tie this second adjustment factor to the 

annual Proposition 13 inflation adjustment, City staff decided to establish a fixed 2 
percent adjustment factor because, if the adjustment factor were a variable amount, the 
special taxes that would be generated by the adjustment factor could not be leveraged 
for the issuance of bonds because bond investors would not tolerate the possibility that 
special tax revenues could be less than bond debt service. For the same reason, the 
Proposed RMA does not permit downward adjustment of Maximum Special Taxes in 
those circumstances in which the assessed value of a property could be temporarily 
adjusted under California Revenue and Taxation Code Section 51(b).  However, the 
Proposed RMA also does not propose to escalate the Maximum Special Tax that could 
be paid by a property based on new construction and changes of ownership, which, 
based on relevant San Francisco history, are factors that are likely to increase a Taxable 
Parcel’s assessed value during the 30 years in which special taxes are levied on the 
Taxable Parcel. 
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Appendix 1 
 

Concord Group Report 
 
















































































































