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California Land-Secured Bond Market
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Land-Secured Issuance by Type of Issuer
Total Par Amount by Type of Issuer, 2015-2024
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City Local Authority
School District County
Special District State Authority Increasing 

issuance through 
State Authorities

About 2/3 of 
issuance over 
decade was by 
cities and local 
authorities, 
dropped to half in 
2022 and 2024

Source: Lipper, Thomson Reuters as 1/8/2025 108



Land-Secured Bond Sales: Rated or Non-Rated
Total Par Amount Issued With and Without Ratings, 2015-2024
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Non-Rated Rated

Investment grade 
credits are 
typically built-out, 
diversified 
residential districts

67% of land-
secured issuance 
in last decade was 
sold without rating

Source: Lipper, Thomson Reuters as 1/8/2025 109



Land-Secured Issuance by Size of Bond Sale
Number of Bond Sales by Size of Issue, 2015-2024
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Land-Secured Issuance by Size of Bond Sale
Number of Bond Sales by Size of Issue, 2015-2024
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Land-Secured Bond Sales by County–Last 5 Years
Total Par Amount Issued Within Each County, 2020-2024

One third of issuance emanated from Riverside and Orange counties
More than 60% of issuance attributable to top five counties

Thirty counties had at least one land-secured issuance
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Land-Secured Bond Sales by County - Last 10 Years
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Total Par Amount Issued Within Each County, 2015-2024

Nearly 40% of issuance emanated from Riverside and Orange counties

More than 60% of issuance from (slightly different) top five counties
Thirty-four counties had at least one land-secured issuance
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California Land-Secured Volume in 2025 YTD
• Lagging new issue volume

− 65 sales topping $1 billion through end 
of July

− Average par: $16.8 million 
− Average rated par: $28.6 million
− Average non-rated par: $11.2 million 

• Dominated by rated refundings
− Average monthly volume down nearly 

10% from 2024
− Non-rated average monthly volume 

down 38% from 2024

Monthly California Land-secured Supply 
Since January 2024

Source: TM3. As of August 22, 2025
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Federal Reserve Policy And Interest Rates
• Shifting expectations of Fed rate moves amid “sticky” Inflation, economic 

resilience, geopolitical conflicts, recent political pressure

2-, 10- and 30-Year US Treasury Yields Since 2021

0%

1%

2%

3%

4%

5%

Ja
n-

21

Ap
r-

21

Ju
l-2

1

O
ct

-2
1

Ja
n-

22

Ap
r-

22

Ju
l-2

2

O
ct

-2
2

Ja
n-

23

Ap
r-

23

Ju
l-2

3

O
ct

-2
3

Ja
n-

24

Ap
r-

24

Ju
l-2

4

O
ct

-2
4

Ja
n-

25

Ap
r-

25

Ju
l-2

5

Yi
el

d

10-Year UST: 4.26%
2-Year UST: 3.68%

30-Year UST: 4.88%

Yields as of 8/22/25

• Fed rate hikes from March 
2022 through July 2023 
totaled 5.25%

• Three rate cuts totaling 
1.00% from Sept. to Dec. 
2024

• Next meeting in mid-
September

Source: TM3, US Treasury. As of August 22, 2025
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Recent Tax-Exempt Interest Rate Trends
AAA-Rated Municipal Market Data (MMD) Index Since 2021
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30-Year MMD: 4.61%

Yields as of 8/22/25

Source: Thomson Reuters, As of August 22, 2025
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New Issue Supply vs. Investor Demand
• Elevated supply in 2025 year-to-date

− Well above record-setting 2024 weekly pace, but lower land secured volume

• Variable investor demand
− Reinvestment of principal and coupon payments augment fund flows and other sources
− Stressed brightline credits weighing on bond funds

Weekly New Issue Municipal Supply Since June
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2025 YTD Average
 $10.9 Billion

2024 Average
 $9.6 Billion

Sources: Lipper, TM3, SIFMA, IHS Markit, Bloomberg. As of August 22, 2025 117

Weekly Municipal Fund Flows in 2025
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Illustrative Land-Secured Credit Spreads
• California non-rated land-secured credits preferred in high yield sector

− Spreads narrowed for strong land-secured credits* on long end

National High Yield Credit Spreads
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• Source: Lipper, Thomson Reuters, SIFMA, IHS Markit, Bloomberg. As of  
8/21/25

• Bloomberg Muni HY Index VS AAA Muni Index *Value-to-Lien ratios between 6:1 and 15:1
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Recent Pricing:  El Dorado County Heritage 11
• Carson Creek Heritage 11

− Active adult community
− 409 single family homes planned

o 156 completed,  87 under construction

• $8.6 million sale on August 6th
− Value-to-lien ratio over 14-to-1
− Additional bonds expected

• Strong demand from retail
− Only 1 modest institutional order due 

to tight credit spreads (+70 bps to 
AAA MMD on long maturities)

• Arbitrage yield of 5.2% 

Investor Orders During Order Period
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Investor Demand in Varying Market Conditions
South San Francisco Oyster Point
• First of four-phases, life-sciences campus

− 3 planned buildings, completed and fully leased
• $19.7 million April 2022 bond sale

− Value-to-lien 57-to-1
− Sharply rising interest rates amid inflation
− 6 institutions + 121 retail, $66 million in orders
− Arbitrage yield of 3.87%
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Mission Rock sale

Oyster Point sale

Source: Lipper
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Mission Rock as of March 2021 Oyster Point as of April 2022
High Yield Fund Flows 2021-2022

San Francisco Mission Rock
• First of four-phases, mixed-use campus

− 4 planned buildings, 2 had started construction
• $43.3 million May 2021 bond sale

− Value-to-lien 3.5-to-1 
− Rates near historic lows, flush high yield funds
− 30+ institutions placed orders totaling $920 million
− Arbitrage yield of 2.53%
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6/ 5/ 25 MMD

4.56%
+ 0.70%

5.26%

6 completed buildings, 
3 leased buildings
VTL:  26:1

Spread

0%

1%

2%

3%

4%

5%

6%

7%

1 3 5 7 9 11 13 15 17 19 21 23 25 27 29

Years to Maturity

Mission Rock: Nov. 2023

11/ 16/ 2023 MMD

Spread
4.12%

+ 1.85%

5.97%
3 completed buildings, 
1 nearing completion
VTL: 4.6:1
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4/ 6/ 2022 MMD

Spread

2.67%

+1.13%

3.80%

3 completed and leased 
buildings
VTL: 57:1
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Mission Rock: May 2021

5/ 6/ 2021 MMD

Spread
1.57%

+ 1.10%
2.67%

2 buildings under construction and
2 planned buildings
VTL: 3.5:1*

* Included planned 2021B&C sales; 
Yellow line indicates final maturity yield for May 2021 Mission Rock Sale

Credit Spreads in Varying Market Conditions
• Mission Rock $45.9 million 2023 sale

− 10 institutions placed $220 million in orders
− Arbitrage yield of 5.83%

• Oyster Point $28.7 million 2025 sale
− 10 institutions, $228 million in orders

− 148 retail investors, $15.2 million in orders

− Arbitrage yield of 5.20%

Mission Rock as of 2023 Oyster Point as of 2025
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Climate Change and Perceptions of Risk
• Interest had been growing in “ESG”

− Environmental, Social and Governance
−  “Green Bonds” or “Social Bonds”

− Heightened scrutiny and potential political 
backlash?

• Risks associated with climate change
− Wildfire, flooding, sea level rise
− Availability and cost of insurance 
− Property tax payments post-disaster

o Altadena Library CFD

Alameda Marina CFD Reuse of Dry Dock

o $17.5 million 2023 Special Tax Bonds
o Sold as self-designated “Green 

Bonds”
o Proceeds used for sea wall rebuild, 

protect against sea level rise of up to 
7 feet
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Real Estate Market Trends and Challenges
• Impact of mortgage rates on affordability and pace of home sales

− Projects with standing inventory, higher-paced sales with cash purchases
− Incentives: price cuts, interest rate buydowns, partial special tax prepayments
− Shift in investor focus from value-to-lien to sales momentum

• Return of the land banks
− Some builders sell lots to real estate investment firms to repurchase over time 

as a form of financing construction costs

• Shifting patterns of development and product mix 
− “Active adult” developments
− Build-to-rent single family homes
− Urban infill and denser developments vs. traditional suburban subdivisions



Evolution of a CFD: Size, Scale and Land Use
Traditional CFD: Windemere
• Suburban subdivision
• 3,280 single-family homes and 597 condos

• Phased bond sales, development risk
diminished over time as homes built and sold

Modern CFD:  Brooklyn Basin
• Urban in-fill
• 3,700 residential units in four phases

• Bonds secured by special tax levy on
completed buildings

• No development risk but concentration risk
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Regulatory Fine Print 
Neither Fieldman, Rolapp & Associates nor Goodwin Consulting Group Inc. is 
recommending an action to a municipal entity or obligated person; Neither Fieldman, 
Rolapp & Associates nor Goodwin Consulting Group Inc. is acting as an advisor to a 
municipal entity or obligated person and does not owe a fiduciary duty pursuant to 
Section 15B of the Exchange Act to a municipal entity or obligated person with 
respect to the information and material contained in this communication; Fieldman, 
Rolapp & Associates and Goodwin Consulting Group Inc. are acting for their own 
interests; and the municipal entity or obligated person should discuss any 
information and material contained in this communication with any and all internal 
or external advisors and experts that a municipal entity or obligated person deems 
appropriate before acting on this information.
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Regulatory Really Fine Print
Stifel, Nicolaus & Company, Incorporated (“Stifel”) has prepared some of the attached materials. Such material consists of factual or general information (as defined in 
the SEC’s Municipal Advisor Rule). Stifel is not hereby providing a municipal entity or obligated person with any advice or making any recommendation as to action 
concerning the structure, timing or terms of any issuance of municipal securities or municipal financial products. To the extent that Stifel provides any alternatives, 
options, calculations or examples in the attached information, such information is not intended to express any view that the municipal entity or obligated person could 
achieve particular results in any municipal securities transaction, and those alternatives, options, calculations or  examples do not constitute a recommendation that 
any municipal issuer or obligated person should effect any municipal securities transaction. Stifel is acting in its own interests, is not acting as your municipal advisor 
and does not owe a fiduciary duty pursuant to Section 15B of the Securities Exchange Act of 1934, as amended, to the municipal entity or obligated party with respect 
to the information and materials contained in this communication.

Stifel is providing information and is declaring to the proposed municipal issuer and any obligated person that it has done so within the regulatory framework of MSRB 
Rule G-23 as an underwriter (by definition also including the role of placement agent) and not as a financial advisor, as defined therein, with respect to the referenced 
proposed issuance of municipal securities. The primary role of Stifel, as an underwriter, is to purchase securities for resale to investors in an arm’s- length commercial 
transaction. Serving in the role of underwriter, Stifel has financial and other interests that differ from those of the issuer. The issuer should consult with its’ own 
financial and/or municipal, legal, accounting, tax and other advisors, as applicable, to the extent it deems appropriate.

These materials have been prepared by Stifel for the client or potential client to whom such materials are directly addressed and delivered for discussion purposes 
only. All terms and conditions are subject to further discussion and negotiation. Stifel does not express any view as to whether financing options presented in these 
materials are achievable or will be available at the time of any contemplated transaction. These materials do not constitute an offer or solicitation to sell or purchase 
any securities and are not a commitment by Stifel to provide or arrange any financing for any transaction or to purchase any security in connection therewith and may 
not relied upon as an indication that such an offer will be provided in the future. Where indicated, this presentation may contain information derived from sources 
other than Stifel. While we believe such information to be accurate and complete, Stifel does not guarantee the accuracy of this information. This material is based on 
information currently available to Stifel or its sources and is subject to change without notice. Stifel does not provide accounting, tax or legal advice; however, you 
should be aware that any proposed indicative transaction could have accounting, tax, legal or other implications that should be discussed with your advisors and /or 
counsel as you deem appropriate.
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