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City of La Verne  

Enhanced Infrastructure Financing District #1 

Infrastructure Financing Plan 

(Amended and Restated on _______) 

Introduction 

Senate Bill No. 628 was first introduced in February 2013 by Senators Beall and Wolk.  

This bill, which authorized the formation of Enhanced Infrastructure Financing 

Districts (EIFD), was signed into law by Governor Jerry Brown on September 26, 2014 

delivering a mechanism to fund construction and rehabilitation of public infrastructure 

projects in California.  

  

This amended and restated Infrastructure Financing Plan (IFP) for the City of La 

Verne Enhanced Infrastructure Financing District #1 (District) has been prepared in 

accordance with California Government Code sections 53398.50 - 53398.88 (EIFD Law). 

The District will be an important tool for the City of La Verne (City) to create a 

mechanism to accelerate the funding for public improvements needed to attract the 

development that is envisioned with the City’s Old Town La Verne Specific Plan and 

compliment the future extension of the light rail line (Gold Line) which is scheduled to 

be operational in 2026.  

 

Development that is expected to occur through this effort includes approximately 1,700 

residential units, a 150 bed hotel, over 100,000 square feet of retail space, and 150,000 

square feet of Business Park. In the aggregate the proposed improvements to be funded 

will have community benefits that will enhance the aesthetics and functionality of the 

area as visible projects include landscaped medians and parkways, increased sidewalk 

access, and dedicated bike ways. Upgrades to existing underground utilities will 

improve level of service for existing residence and minimizing burden from new 

development.  

 

Fiscally, the resultant development will increase the productive use of a somewhat 

underserved and under-developed part of the City, which will provide the community 

with a higher property tax base and expanded revenue opportunities.  

 

The District was initially established in 2017 where the City of La Verne was the sole 

participating taxing entity for the 2017/1018 fiscal year. The original Infrastructure 

Financing Plan is now being amended and restated to recognize the County of Los 

Angeles’ (County) participation and dedication of tax increment to support the 

objectives and projects outlined in this IFP. The County's participation will commence 

upon the Public Finance Authority (PFA) approving this IFP in accordance with 
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Government Code 53398.69, and the base year for the County's contribution of property 

tax increment revenue shall be the 2019/20 fiscal year. 

 

In addition to the above, the elements of the EIFD will generate the following: 

 

Residential – Increase the City’s housing stock to address anticipated growth 

projections as well as provide a style of housing that is lacking in La Verne. New for 

sale and rental units will enhance viability and demand for existing services provided 

in core of Old Town La Verne as well as support the added commercial that will be 

added to the area.  

 

It is not anticipated that any existing housing units will be removed as a result of 

implementation of this IFP, and so a replacement plan is not included herein. If 

relocation of any dwelling units is determined to be required in the future, the EIFD 

will comply with applicable relocation laws, including not limited to Government Code 

section 53398.56. 

 

Commercial - Commercial growth will improve the City’s tax base as well as improve 

future and existing residents’ access to services in part of the community that has 

limited commercial opportunities.  

 

Hotel – This aspect will add a service that does not exist in the community while 

creating a new tax base via the Transit Occupancy Tax (TOT) that will help fund other 

City services. Current models estimate a limited service level hotel can be supported by 

the latent demand of Los Angeles County Fair and other year-round events held at 

Fairplex, University of La Verne, and area businesses.   

 

This IFP is merely a financing mechanism for the installation of infrastructure 

improvements, and no project will be funded by the District until an environmental 

review has been conducted in accordance with the California Environmental Quality 

Act (CEQA).  On its own, this IFP is not considered a “Project” per section 15378 (b)(4) 

of the CEQA Regulations. 

 

The District is comprised of three subareas and will be funded from property tax 

increment, Los Angeles County Measures (R, M, A, and C), and, potentially, local 

impact fees. The District does not impose any new tax on property owners and the City 

and the County will be the only taxing agencies that will participate in and contribute 

tax revenues to the District.  

 

As required by Government Code Section 53398.59 – 53398.74, this IFP contains the 

following information:  

 

a. A map and legal description of the proposed City District boundaries as 

presented in Exhibits A and B.  

 

b. A description of the public facilities and other forms of development or financial 

assistance proposed within the area of the District, including those to be 
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provided by the private sector, those to be provided by governmental entities 

without assistance from the District, those to be financed with assistance from 

the proposed District, and any to be provided jointly. 

 

c. A finding that the development and financial assistance are of communitywide 

significance and provide significant benefits to an area larger than the area of 

the District. 

 

d. A financing section, containing all of the following: 

1. A specification of the maximum portion of the incremental tax 

revenue of each affected taxing entity proposed to be committed to 

the District each year during which the District will receive 

incremental property tax revenue. It is important to note that no 

taxing entity other than the City and the County will allocate tax 

increment revenues to the District. The maximum portion of the 

City’s property tax increment revenue allocation to be committed to 

the EIFD will be 100.0% (currently 18.47%) throughout the 

duration of the District. The County will allocate 50% of their 

property tax increment (currently 14.8%) throughout the duration 

of the District or until which time all of the identified projects in 

this IFP are completely funded ($33 million), whichever occurs 

first.  The County's contribution of property tax increment may not 

be used for any projects other than those identified in this amended 

IFP unless subsequently approved the County Board of 

Supervisors.   

 

2. The District overlaps a former redevelopment project area.  

Accordingly, payments of tax increment are subordinate to the 

obligations of the former redevelopment agency.  However, one 

hundred percent (100%) of the City’s net available revenues, as 

defined in Government Code Section 55398.75(d), and fifty percent 

(50%) of the County’s net available revenues, are dedicated to the 

District in accordance with Government Code Section 55398.75(c)  

 

3. A projection of the amount of tax revenues expected to be received 

by the District in each year during which the District will receive 

tax revenues, including an estimate of the amount of tax revenues 

attributable to each affected taxing entity for each year. An annual 

projection of tax revenues to be allocated to the District is 

contained in Section 5 of this IFP. The inputs and assumptions 

used in this IFP are based on information available as of 

preparation of this IFP about recent historic, current, and 

anticipated trends. These projections are considered reasonable for 

planning purposes, but actual results may exceed or fall short of 

the values projected in this IFP. 
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4. A limit on the total number of tax revenue dollars that may be 

allocated to the District pursuant to this IFP. The maximum 

number of dollars of tax revenue that may be allocated to the 

District shall not exceed $114 million. 

 

5. A plan for financing facilities to be assisted by the District, 

including a description of any intention to incur debt. The financing 

plan is presented in Section 5 of this IFP. The PFA intends to issue 

bond debt secured by the District tax revenues if and when it is 

financially prudent to do so. Based on the tax revenue projections 

contained in this IFP, it is estimated that approximately $67 

million of net bond proceeds could be raised over the duration of 

the EIFD. This projection is considered reasonable for planning 

purposes, but actual results may exceed or fall short of the values 

projected in this IFP. 

 

6. A date on which the District will cease to exist, by which time all 

tax revenue allocation to the District will end. Pursuant to 

Government Code section 53398.63 et seq, the maximum duration 

of an EIFD is 45 years from the date on which the issuance of 

bonds is approved pursuant to subdivision (a) of section 53398.81, 

or the issuance of a loan to the District is approved by an affected 

taxing entity pursuant to section 53398.87. The end date of the 

District will be the earlier of: (a) 45 years from the date on which 

the issuance of bonds is approved or (b) once all of the projects are 

constructed and the debt service for the bonds is paid in full. The 

specific dates on which those actions may be taken for the District 

are not known at this time.  The financial projections prepared for 

this IFP are based on the assumption that the approval for the 

issuance of bonds will occur in FY 2023/24 and that the City will 

not provide a loan to the District prior to that date. The financial 

projections assume that the District will be re-formed in FY 

2019/20 with the addition of the County’s participation, and will 

begin receiving tax revenues in FY 2020/21 and will continue to 

receive revenues through 2068/69, which represents 45 years from 

the estimated date on which the issuance of bond debt is approved.  

 

7. An analysis of the costs to the City of providing facilities and 

services to the area of the District while the area is being developed 

and after the area is developed. An annual projection of service 

costs is presented in the fiscal impact analysis, which is provided 

as Exhibit D to this IFP. It is projected that upon build-out and 

stabilization, new development within the District would annually 

generate approximately $9 million of additional municipal service 

costs to the City and $1.4 million for the County. 

 



 

HOA.102574375.1 5 
 

8. An analysis of the projected fiscal impact of EIFD and the 

associated development upon each affected taxing agency. Affected 

taxing agencies are defined as any governmental taxing agency 

which levied or had levied on its behalf a property tax on all or a 

portion of the property located within the boundaries of the District 

in the fiscal year prior to the formation of the District, but not 

including any county office of education, school district, or 

community college district. No taxing entity other than the City 

and County will allocate tax increment revenues to the District. 

This IFP includes an analysis of the fiscal impact of the District to 

the City and the County, which is provided as Exhibit D of this 

IFP. It is projected that upon buildout of anticipated new 

development within the District, the new development will 

generate a net fiscal surplus approximating $900,000 to the City 

and $2.3 million to the County, assuming that 100% of property tax 

increment generated by properties within the District is allocated 

to the District. 

 

9. A plan for financing any potential costs that may be incurred by 

reimbursing a developer of a Transit Priority Project Program that 

is located entirely within the boundaries of the District. While the 

PFA does intend to use the District revenues to reimburse 

developers for the cost of certain eligible facilities constructed by 

developers, the PFA does not contemplate reimbursing a developer 

for a project that is both located entirely within the boundaries of 

the District and qualifies for the Transit Priority Project Program, 

pursuant to Section 65470. Therefore, this IFP does not include a 

plan for financing costs that would be incurred through such a 

reimbursement arrangement. 

 

10. A plan for replacing housing units that are proposed to be removed 

in the course of public works construction within the District or 

private development within the District that is subject to a written 

agreement with the District or that receives financial assistance 

from the District. It is not anticipated that any housing units will 

be removed as a result of any project identified in this IFP. 

Therefore, a replacement plan is not included in this IFP. However, 

if any relocation of dwelling units is determined to be required in 

the future for a project financed by the District, the District will 

comply with applicable relocation laws, including Government 

Code section 53398.56, the California Relocation Assistance Law, 

Government Code section 7260, et seq., and the implementing 

regulations set forth in California Code of Regulations, Title 25, 

Chapter 6, section 6000, et seq. 
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11. The goals the District proposes to achieve for each project to be 

financed by the District. The District’s goals for each project to be 

financed by the District are addressed in Section 2 of this IFP. 
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Section 1.  District Boundary Description and Map 

The District is generally bounded by the southern City limits, White Avenue to the 

east, the alley north of First Street to the north, and E Street to the west.  A smaller 

subarea of the District mostly involve properties west of Wheeler, south of the 

Metrolink ROW, east of the Puddingstone flood control channel, and north of 

Puddingstone Drive.  Please see the legal descriptions in Exhibits A and B, 

respectively, for the exact boundaries and maps. 

The District consists of three (3) subareas, encompassing approximately 111 acres and 

82 parcels in the City of La Verne. The following chart and maps illustrates the 

makeup of the three subareas: 

  Acreage 

Total 

Parcels 

Total Unique Land 

Owners Per Area 

Subarea 1 (Fairplex TOD) 41.09 40 17 

Subarea 2 (ULV Campus West) 65.06 13 6 

Sub-Area 3 (North Area TOD) 4.82 29 15 

Total 110.97 82 38 

 

Subarea 1 (Fairplex TOD): 
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Subarea 2 (ULV Campus West): 

 

Subarea 3 (North Area TOD): 
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The development opportunities in the District are summarized in the table below.  The 

table includes the anticipated timing for the commencement of new development within 

the District.  The first group includes anticipated near-term development projects, 

which are envisioned to commence within the next 5 years.  The long-term development 

projects are anticipated to start in 10+ years, coinciding with the expected completion 

of the Gold Line light rail. 

 

  

La Verne EIFD Commercial Development Projections* 

  OTLVSP 

Actual 

Estimate 

5 

Year 

10 

Year 

20 

Year 

Hotel (Rooms) 300 150 150 0 0 

Retail Gross SF 

    

  

First Street (All) 10,000 10,000 0 5,000 5,000 

Arrow Highway (All) 318,000 100,000 15,000 10,000 75,000 

Total Retail SF 328,000 110,000 15,000 15,000 80,000 

Business Park SF 

    

  

ULV Sub-Area 3 Parcels 50-54 SF N/A 60,000 20,000 20,000 20,000 
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Section 2.  District Goals (Priorities) 

While the overarching purpose of the District is to create a mechanism to fund the 

improvements necessary to accommodate Transportation Oriented Development (TOD) 

in the corridor of the Gold Line rail system, there are three specific goals in which those 

efforts are categorized:  Improvements to aesthetics; enhancement of connectivity; and 

expansion of existing utilities.   

1) Physical and Aesthetic Improvements - Arrow Highway is the major arterial serving 

the area. A primary objective is to improve the streetscape, medians, walkability of 

sidewalks, and enhancements to bikeways. The physical and aesthetic improvements 

are expected to increase marketability and interest in the area to potential developers.   

2) Enhancing of Connectivity - The EIFD will facilitate improvements that will promote 

accessibility between the Old Town and University of La Verne that is user friendly 

and inviting.  Also, as the Fairplex is expected to be a common destination for riders, 

linkages to this venue are also anticipated.  These destinations and their proximity to 

the Gold Line Station were key reasons this location was selected.  They are believed to 

be an important "value added" part of any development in the area.  As such, creating 

inviting connections between these critical areas is a must.  

3) Expansion of Utilities - Once specific projects are approved, it is understood that 

certain utilities servicing the area will need to be upgraded to accommodate the higher 

levels of demand.  The District will be utilized to fund those utility improvements listed 

within this plan in order defray some of that cost from the City and developer. 
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Section 3.  Description of Facilities to be Constructed (& Cost Estimates) 

 

The EIFD includes 14 infrastructure projects necessary to catalyze and serve 

development proposed in and around the District.  The proposed projects include 

improvements to the existing street network, enhancements for safer pedestrian travel, 

and water and sewer upgrades necessary to support the District.  More than two-thirds 

of the estimated costs will be directed at utility system upgrades necessary to support 

the potential development that is expected to occur within the EIFD and nearby areas. 

PROJECT CATEGORY COST 

Street/Traffic Improvements $2,950,000 

Pedestrian Connectivity  $7,050,000 

Other Utility Improvements $2,000,000 

Water System $18,780,000 

Wastewater System $2,300,000 

TOTAL $33,080,000 

 

The proposed projects are more fully described below. 

 

1. Arrow Highway Median - $800,000 

The existing medians along east Arrow Highway are broken-down and do not 

adequately provide for left turn movements.  This project includes removal of 

the existing median between E Street and White Avenue and the construction of 

a 14 ft. wide curbed and landscaped median.  The total length of this segment is 

approximately 1,700 feet.  The new median will provide extended left turn 

pocket lengths at the existing locations as well as a new left turn pocket for the 

future Gold Line parking structure. The median and left turn pockets will 

enhance the aesthetics of the area and improve traffic flow. 

 

2. West Arrow Highway Infrastructure (Verne Orr) - $1.5 million ($2.5 

million) 

Verne Orr Way currently terminates at the Marshall Canyon flood control 

channel.  This project includes construction of a bridge spanning the Marshall 

Canyon flood control channel to provide a connection to properties west of the 

channel and improve traffic circulation in the area.    

 

3. Traffic Signal Improvements (Arrow Highway @ Wheeler Avenue) - 

$150,000  

The intersection of Wheeler Avenue and Arrow Highway is currently controlled 

by a basic traffic signal.  The proposed improvements would modify the existing 

traffic signal system to include left turn phasing to enhance traffic flow through 

the intersection. 

 

4. Intersection Improvements (Arrow Highway @ “D” Street, “E” Street, 

and White Avenue) - $500,000  
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This project would extend the left turn pockets for eastbound traffic along Arrow 

Highway at “D” Street, “E” Street, and White Avenue to facilitate the orderly 

flow of traffic at these locations.  

 

5. Pedestrian Improvements - $750,000  

Much of the District is lacking in pedestrian facilities such as sidewalks.  Where 

sidewalks do exist, they are not compliant with today’s construction standards 

for access and mobility.  This project will remove and replace existing sidewalks 

with Americans with Disabilities Act (ADA) compliant sidewalks and handicap 

ramps.  The project also includes the construction of new ADA compliant 

sidewalks and ramps where none exist today along White Avenue, Arrow 

Highway, and E Street. 

 

6. Lighting/Landscaping - $1.3 million  

Installation of coordinated, decorative street lighting and pedestrian scale 

lighting and landscaping, with emphasis on a) creating a unified transit 

oriented development district, and b) highlighting pedestrian path of travel from 

Gold Line Station to major uses including new transit oriented developments, 

Fairplex, University of La Verne, and Old Town La Verne.   

 

7. Connectivity to Old Town Improvements - $1.0 million 

An important component of the District is linking the properties within the 

District to the Old Town area, particularly from the Gold Line station.  This 

project would add ADA compliant sidewalks to define that link.  Project would 

also include adjoining landscaping and lighting.  These improvements are also 

to include construction of pavement and landscaping on the proposed “North 

Plaza” on First Street, north of the Gold Line platform area. 

 

8. Pedestrian Bridge - $4.0 million 

The City proposes to initiate this improvement that will serve as a critical 

connector and identifier to visitors that they are in the core of the La Verne 

TOD area.  The bridge is expected to span Arrow Highway and the Metrolink 

railroad track, connecting La Verne’s Gold Line Station to the northern edge of 

the Fairplex property.  This improvement is not only expected to make the two 

areas convenient for visitors to access but also significantly reduce conflicts 

between pedestrian and vehicle movements.  The benefits will not only be 

related to events at the fairgrounds but also that of the development that is 

expected to occur on the 10.7 acres on the northern part of Fairplex’s campus 

which is in La Verne, as well as the adjacent 5.3 acres of property owned by 

others.   

 

9. Undergrounding of Overhead Utilities - $2.0 million 

Also of note, is that due to the presence of overhead SCE lines along Arrow 

Highway it is recognized that undergrounding utilities from Arrow Highway to 

White Avenue will be needed to accommodate a bridge.  Initial estimates from 
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Southern California Edison put the cost of this work at $1,000 per linear foot 

with the distance of that block being 1,800 feet.   

 

 

10. Increase Pipeline Capacity Around 1st to 3rd & “E” to “F” Sts. – $2.8 

million 

The existing 4-inch water mains in this area are undersized to adequately 

deliver fire flow to portions Second, Third, Seventh and "F" Streets, particularly 

given the land uses and increased densities proposed within the District.  

Installation of new fire hydrants is required to satisfy hydrant spacing design 

criteria.  The design of this project was completed in 2007 with some work 

completed to date.  The 2005 Water Master Plan contains additional details 

regarding the extent of this project. 

 

11. Replace 16” Pipeline in E St. -- $1.9 million 

The existing 14-inch water pipeline in "E" Street is a riveted thin-wall steel pipe 

design that is nearly 100 years old.  This project will replace the existing 14-inch 

pipeline in "E" Street between the recently completed Metro rail undercrossing 

and 6th Street to the north with a new 16-inch pipeline and with an 8 inch 

pipeline between 6th Street and 8th Street.  The project is necessary to provide 

reliable domestic water and adequate fire flows for the southern portion of the 

City. 

 

12. New Pipeline from White Ave. to Hillcrest Pump Stations -- $3.0 million 

Water demands in the Zone 1 area and the location of water production facilities 

area of the City are unbalanced.  A new Zone I transmission main is required to 

assist in moving water to the Wheeler Reservoir without use of the Zone I grid.  

The pipeline will connect the White Avenue Pump Station discharge to the 

Hillcrest Pump Station discharge.  This project is necessary to move water to 

Wheeler Reservoir on the west side from our east side production facilities, 

which is necessitated from the proposed increases in population and densities 

surrounding the Gold Line station and proposed District. 

 

13. Construct 3.5 Million Gallon Reservoir in Zone 1 -- $11.0 million 

The existing 2.5 million gallon Amherst Reservoir serving Zone 1 is near the end 

of its useful life.  Zone I will be deficient in storage by the year 2020.  This 

deficiency will be exacerbated by the increased land uses and population of the 

proposed District.  This project will demolish the existing reservoir and 

construct a new 3.5 mg reservoir. 

 

14. New Sewer Line on First St. -- $2.3 million 

The existing sewer conveyance systems in the area are at or near capacity and 

cannot support the increased densities and flows from the District and 

surrounding area.  A new parallel line must be constructed in White Avenue or 

a new sewer line in “E” Street to intercept flows and relieve flow impacts at the 

“B” Street siphon.    
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Section 4.  Implementation Schedule 

 

The schedule for completing the improvements will be dictated by the availability of 

funds from a variety of revenue sources.  Based upon the anticipated schedule of new 

development and the projection of available EIFD increment (described in Section 5 of 

this plan), it is estimated that the EIFD’s $33.08 million of improvements will be 

completed as follows: 

 

Projected Schedule of EIFD Facility Funding by Fiscal Year 

Fiscal Year Dollars 

20/21 $2,762,000 

21/22 $2,300,000 

22/23 $1,450,000 

23/24 $0 

24/25 $750,000 

 25/26* $0 

26/27 $1,000,000 

27/28 $0 

 28/29 $0 

29/30 $2,000,000 

30/31 $500,000 

31+ $22,318,000 

TOTAL $33,080,000 

*Gold Line Station Scheduled Opening 

 

It is important to note that the actual schedule for the completion of the improvements 

may be longer than anticipated if the rate of development is slower than expected.  

Conversely, implementation of the project could be accelerated if development occurs 

faster than anticipated.  The nominal costs may also be higher due to varying inflation 

figures.  The relative order for constructing each improvement has not yet been 

determined, but it is anticipated that the EIFD’s funds will first be used to fund a 

portion of the select utility and roadway improvements.   
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Anticipated Schedule of EIFD Project Construction by Fiscal Year 

FY 
Project 

No. 
Proposed Infrastructure Project Cost 

20/21 1 Arrow Highway Median $800,000 

20/21 11 Replace 16” Pipeline in E St.  $1,962,000 

21/22 14 New Sewer Line on First St.  $2,300,000 

22/23 6 Lighting/Landscaping  $1,300,000 

22/23 3 Traffic Signal Improvements (Wheeler/Arrow)  $150,000 

24/25 5 Pedestrian Improvements  $750,000 

26/27 7 Connectivity to Old Town Improvements  $1,000,000 

29/30 9 Undergrounding of Overhead Utilities  $2,000,000 

30/31 4 
Traffic Signal Improvements (Arrow, White, D, 

E)  
$500,000 

31+ 8 Pedestrian Bridge $4,000,000 

31+ 10 
Increase Pipeline Capacity Around 1st to 3rd and 

E to F Sts. 
$2,822,000 

31+ 12 Pipeline from White to Hillcrest Pump $3,000,000 

31+ 13 
Construct 3.5 Million Gallon Reservoir in Zone 

1 
$10,996,000 

31+ 2 
West Arrow Highway Infrastructure (Verne 

Orr) 
$1,500,000 

  TOTAL $33,080,000 

 

Facilities to be financed with assistance from District  

 

It is anticipated that public infrastructure projects in the area of the District will be 

funded by multiple funding sources and/or mechanisms. These funding sources may 

include development impact fees, District property tax increment, county Measures R, 

M, A, and C funds, State and Federal grants and loans, and/or other funding sources.  

 

As of the date of this IFP, it is anticipated that all of the improvements listed above 

may be assisted with funds from the District. The total estimated cost of projects that 

could receive assistance from the District is $33 million, expressed in current 2019 

dollars. Given that the improvements will be undertaken in the future, the actual cost 

will be affected by inflation and will be higher than the estimates. 

  

The City will identify specific funding sources for each project over time, as projects are 

implemented. Given that future private development is in many cases dependent upon 

the completion of the target projects, there is a desire to complete the target projects as 

soon as funding is available. 

 

 

 

 

Facilities to be provided by the Private Sector  
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There are no improvements that are anticipated at this time to be provided by the 

private sector.  

 

Facilities to be provided by Governmental entities without assistance from 

District  

 

There are no public improvements in the area of the District that will be funded by 

governmental entities without financial assistance from the District.  

 

Facilities to be provided jointly by the private sector and Governmental 

entities 

 

There are no improvements that are anticipated at this time to be provided jointly by 

the private sector and governmental entities.  

 

Communitywide benefits of District-funded facilities  

 

Projects funded from the District are also consistent with the City’s adopted Old Town 

La Verne Specific Plan which provides a vision for how this area of the City will grow 

and change in the future. The expenditure of the District’s revenues would provide 

community-wide benefits by funding implementation actions consistent with the 

principles outlined in the document. In order to implement Old Town La Verne Specific 

Plan, it is anticipated that the District expenditures will be used on projects that have 

community-wide benefit. 

 

Finding of communitywide significance 

 

The projects included within this EIFD Financing Plan have been identified as 

necessary to stimulate and support anticipated development activity within the 

District, but also to stimulate communitywide and regional economic growth by 

supporting utilization of regional Gold Line transit, which in turn facilitates 

implementation of communitywide and statewide goals of reduction of greenhouse gas 

(GHG) and vehicle miles traveled (VMT), as well as ancillary public health and 

environmental goals and policies.  
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Section 5.  Financing Section 

 This Financing Section summarizes key financing and funding considerations as 

required by Section 53398.63(d) of the Government Code. Relevant excerpts from the 

Government Code are included below in italics, followed by the corresponding detail 

specific to the subject EIFD. 

(1) A specification of the maximum portion of the incremental tax revenue of the city or 

county and of each affected taxing entity proposed to be committed to the District for 

each year during which the District will receive incremental tax revenue. The portion 

need not be the same for all affected taxing entities. The portion may change over time.  

The maximum portion of incremental tax revenue of the City proposed to be committed 

to the District is 100% (18.47%) for each year of the District’s estimated lifetime. The 

County is proposing to commit 50% (14.8%) of their incremental tax revenue to the 

District for each year of the District’s estimated lifetime or until which time all 

identified projects in this plan are fully funded, whichever occurs first (currently 

estimated to be by 2038). Under the current funding scenario, the City and the County 

are the only affected taxing entities committing property tax increment revenue to the 

District. 

(2) A projection of the amount of tax revenues expected to be received by the District in 

each year during which the District will receive tax revenues, including an estimate of 

the amount of tax revenues attributable to each affected taxing entity for each year.  

The table below details the amounts of tax revenues expected to be committed to the 

District for each year of the District’s estimated lifetime. Please note that these figures 

are estimates for planning purposes only, based on the most current information 

available. Actual available revenues may differ. 

 

  



 

HOA.102574375.1 18 
 

         Summary of Proposed Incremental Tax Revenue Commitment 
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(3) A plan for financing the public facilities to be assisted by the District, including a 

detailed description of any intention to incur debt. 

The financing plan currently includes a combination of “pay-as-you-go” funding and an 

intention to incur debt as deemed appropriate by the PFA. The timing of infrastructure 

project funding is estimated in the Section 4 Implementation Schedule. Estimated 

timing is contingent upon actual assessed value growth and related tax increment 

revenues available to the District. 

Exact timing and amount of bonded indebtedness by the PFA will be subject to tax 

increment revenues available to the District, but it is anticipated that a first EIFD 

bond issue will occur upon reaching a stabilized level of tax increment revenues in 

approximately year 4 or 5 (2023/2024). A potential subsequent serial bond issue is 

contemplated in year 9 or 10 (2028/2029), based on the cash flow timing needs to fund 

then-crucial infrastructure projects (currently prioritized in Section 4). Size of bonded 

indebtedness will be based on estimated cost of infrastructure improvements, currently 

estimated to total approximately $33.1 million.  

(4) A limit on the total number of dollars of taxes that may be allocated to the District 

pursuant to the plan.  

Based on projections summarized in the table above, and making adequate provisions 

for contingencies, the total amount of taxes estimated that could be generated over the 

life of the District pursuant to this plan is approximately $114.7 million. 

(5) A date on which the District will cease to exist, by which time all tax allocation to the 

District will end. The date shall not be more than 45 years from the date on which the 

issuance of bonds is approved pursuant to subdivision (a) of Section 53398.81, or the 

issuance of a loan is approved by the governing board of a local agency pursuant to 

Section 53398.87.  

The anticipated date on which the District will cease to exist will be 55 years from the 

date of the adoption of the plan, but no more than 45 years from the date on which the 

issuance of bonds is approved or the issuance of a loan is approved pursuant to Section 

53398.87. Although the date of approval of bond issuance is not known at this time, it 

is estimated to occur during fiscal year 2023/2024. Based on that current estimation, 

the date on which the District will cease to exist would be June 30, 2069. However, in 

the event that in any year the property tax increment revenue is sufficient to pay the 

bond payments or otherwise fully fund the identified projects prior to the above dates, 

the property tax increment revenue in excess in any given year ("excess property tax  
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increment revenue") shall be directed back to the City and County as traditional tax 

revenues in the same proportion it was collected. 

The PFA authorizes the County, throughout the existence of the PFA and the District, 

to review the PFA’s calculations to determine if excess property tax increment revenue 

exists, as defined above, in any given year.  The PFA shall cooperate with such review 

by providing reasonable access, inspection privileges, and copies of the PFA’s and/or 

District's records to County staff upon request, as necessary to review the PFA’s 

calculations.  In the event a County review determines excess property tax increment 

revenue exists, the PFA shall return such excess back to the City and County in 

proportion to those entities' contributions to the excess amount.  

(6) An analysis of the costs to the city or county of providing facilities and services to the 

area of the District while the area is being developed and after the area is developed. The 

plan shall also include an analysis of the tax, fee, charge, and other revenues expected to 

be received by the city or county as a result of expected development in the area of the 

District.  

Attachment #3 (Kosmont Companies EIFD IFP Fiscal Impact Analysis) includes an 

analysis of costs to the City for providing facilities and services to the area of the 

District. It is estimated that, upon build-out and stabilization in year 20 (2039), annual 

costs to the City will be approximately $9.1 million and cost to the County will be 

approximately $1.4 million for providing facilities and services to the area of the 

District. 

(7) An analysis of the projected fiscal impact of the District and the associated 

development upon each affected taxing entity.  

Attachment #3 (Kosmont Companies EIFD IFP Fiscal Impact Analysis) details the 

analysis of the projected fiscal impact of the District and the associated development 

upon each affected taxing entity. The table below summarizes the annual (upon build-

out and stabilization), 50-year nominal total, and 50-year present-value fiscal impacts 

upon each affected taxing entity. 

 

 

 

 

 

 

 

 

 

 



 

HOA.102574375.1 21 
 

Summary of Taxing Entity Fiscal Impacts 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(8) A plan for financing any potential costs that may be incurred by reimbursing a 

developer of a project that is both located entirely within the boundaries of that District 

and qualifies for the Transit Priority Project Program, pursuant to Section 65470, 

including any permit and affordable housing expenses related to the project. 

 It is not anticipated at this time that the EIFD will reimburse a developer of a project 

that is both located entirely within the boundaries of the District and qualifies for the 

Transit Priority Project Program pursuant to Section 65470. A financing plan for 

financing such costs is therefore not included herein. 

EIFD’s may fund infrastructure projects using a number of revenue sources including: 

 

1. Property tax increment of consenting taxing agencies (cities, counties, special 

districts but not schools). 

2. Revenues from property tax corresponding to the increase in assessed 

valuation of taxable property attributed to those property shares received by 
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a city or county pursuant to in lieu of Vehicle License Fee (VLF) and dedicated 

by a city or county to the EIFD. 

3. Property tax revenue distributed to a city, county or special district after 

payment of a successor agency debts. 

4. Fees or assessment revenues derived from one of 10 specified existing 

sources, including assessments for benefits and developer fees. 

5. Loans from a city, county or special district, that must be repaid at no more 

than the Local Agency Investment Fund (LAIF) interest rate that is in effect on 

the date the loan is approved by the governing board of the city, county or 

special district making the loan. 

6. User Fees and Partnerships derived from the use of the Infrastructure 

Finance and Investment Act, which the EIFD can use as it is established as a 

separate government entity. 

7. Availability Payments, annual payments to a third party, which sit as line 

item entries city or county budgets and are amortized over a specified period 

Dwelling units proposed to be removed and replacement housing plan 

It is not anticipated that any dwelling units within the territory of the District will be 

removed or destroyed in the course of public works construction within the area of the 

District or private development within the District that is subject to a written 

agreement with the District or that is financed in whole or in part by the District. 

Therefore, a replacement housing plan and tenant relocation plan are not included in 

this IFP. If, however, the relocation of dwelling units is determined to be required in 

the future, the La Verne District will comply with all applicable relocation laws, 

including Government Code section 53398.56, the California Relocation Assistance 

Law, Government Code section 7260, et seq., and the implementing regulations set 

forth in California Code of Regulations, Title 25, Chapter 6, section 6000, et seq 

 

Exhibits: 

A. Legal Description – Sub Areas 1 and 3 

B. Legal Description – Sub Area 2 

C. Kosmont Companies EIFD IFP Tax Increment Analysis Summary 

D. Kosmont Companies EIFD IFP Fiscal Impact Analysis 

 


