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I INTRODUCTION

General. This Infrastructure Financing Plan has been prepared at the direction of the Board of
Supervisors (the "Board") of the City and County of San Francisco (the "City") in connection
with the proposed “City and County of San Francisco Infrastructure and Revitalization Financing
District No. 1 (Treasure Island)” (the “IRFD").

The IRFD will be funded solely from a portion of the property tax increment that would
otherwise be distributed to the General Fund of the City. No other taxing agency’s
revenues will be affected by or available to the IRFD. Consequently, this Infrastructure
Financing Plan will discuss the tax increment of the City only.

Summary of Infrastructure Financing Plan. As required by California Government Code
Section 53369 et seq. (the “IRFD Law”), including Section 53369.14 therein, this Infrastructure
Financing Plan contains the following information:

A. A map and legal description of the proposed IRFD. Pursuant to the Resolution of
Intention,* the Board approved a map of the proposed boundaries of the IRFD, which is
attached hereto as Appendix A. After formation of the IRFD, property may be annexed to
the IRFD in the manner set forth in Section V.

B. A description of the facilities required to serve the development proposed in the area of
the IRFD including those to be provided by the private sector, those to be provided by
governmental entities without assistance under the IRFD Law, those improvements and
facilities to be financed with assistance from the proposed IRFD, and those to be
provided jointly. The description shall include the proposed location, timing, and costs of
the improvements and facilities. See Section V for more details. As used herein, the
facilities to be financed from the IRFD consist of both facilities (herein, “Facilities”) and
affordable housing (as defined herein, “Housing Costs” and together with the Facilities,
the “IRFD Improvements”).

C. A finding that the IRFD Improvements are of communitywide significance (see Section
VI for more details).

1 The term “Resolution of Intention” refers to Resolution No. -16, adopted by the Board of

Supervisors of the City and County of San Francisco on , 2016.




D. A financing section, which shall contain all of the following information (see Section VII
for more details):

1. A specification of the maximum portion of the incremental tax revenue of the City
proposed to be committed to the IRFD for each year during which the IRFD will
receive incremental tax revenue. The portion may change over time.

2. A projection of the amount of tax revenues expected to be received by the IRFD in
each year during which the IRFD will receive tax revenues. This is a projection and
for illustrative purposes only based on currently expected land uses and
development schedules; it is not a limit on the amount of tax increment that
can be allocated to the IRFD on an annual basis. Actual results may vary.

3. A plan for financing the IRFD Improvements, including a detailed description of any
intention to incur debt.

4. A limit on the total number of tax increment dollars that may be allocated to the IRFD
pursuant to this Infrastructure Financing Plan.

5. A date on which the IRFD will cease to exist, by which time all tax allocation,
including any allocation of net available revenue, to the IRFD will end. The date shall
not be more than 40 years from the date on which the ordinance forming the IRFD is
adopted, or a later date, if specified by the ordinance on which the allocation of tax
increment will begin. As discussed more completely in Section VII, the IRFD will
consist of multiple project areas with varying tax increment commencement dates, so
the IRFD will terminate on the same date as the final project area in the IRFD
terminates. As set forth herein, the Board reserves the right to amend this
Infrastructure Financing Plan to extend the 40-year duration of Project Areas and the
period for allocation of tax increment within a Project Area if the IRFD Law is
amended to allow a longer period. No further vote of the qualified electors in the
IRFD shall be required if the law is changed and the Board approves such an
extension by ordinance.

6. An analysis of the costs to the City of providing facilities and services to the area of
the IRFD 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 as a result of expected development in the area of the IRFD.
The analyses described in the two preceding sentences and set forth in this
Infrastructure Financing Plan reflect certain assumptions and projections and,



accordingly, are merely estimates for illustrative purposes only. Actual results
may vary.

7. An analysis of the projected fiscal impact of the IRFD and the associated
development upon the City. The analysis described in the preceding sentence
and set forth in this Infrastructure Financing Plan reflects certain assumptions
and projections and, accordingly, is merely an estimate for illustrative
purposes only. Actual results may vary.

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 the IRFD
and qualifies for the Transit Priority Project Program, pursuant to California
Government Code Section 65470, including any permit and affordable housing
expenses related to the project.

E. If any dwelling units occupied by persons or families of low or moderate income are
proposed to be removed or destroyed in the course of private development or facilities
construction within the area of the IRFD, a plan providing for replacement of those units
and relocation of those persons or families consistent with the requirements of Section
53369.6 of the IRFD Law. See Section VIl for a further discussion of the replacement
housing plan.

Future Amendments of this Infrastructure Financing Plan. The Board reserves the right,
and nothing in this Infrastructure Financing Plan limits the ability of the Board, to update or
amend this Infrastructure Financing Plan and the Development Agreements (as defined herein)
in accordance with and subject to applicable law. In addition, and in furtherance of the
foregoing, the Board reserves the right to amend this Infrastructure Financing Plan by
ordinance, and without any public hearing or vote of the qualified electors of the IRFD or other
proceedings, for the following purposes:

@) to extend the 40-year duration of Project Areas and the period for allocation of
tax increment within a Project Area, if and to the extent the IRFD Law is amended to allow a
longer period;

(b) to increase the maximum amount of bonded indebtedness and other debt for the
IRFD based on the increased period of tax increment allocation described in the preceding
clause (a);



(c) for the purpose of financing Housing Costs, to allocate to the IRFD all-or any

pertion-of-the—ad-valerem (i) any property tax revenue that was not previously allocated to

the IRFD, including but not limited to any ad valorem property tax revenue annually
allocated to the City pursuant to Section 97.70 of the Revenue and Taxation Code, if and to

the extent the IRFD Law is amended to permit such an allocation, and (ii) subject to
compliance with the DDA Financing Plan, the Conditional City Increment;

(d) to adopt any alternative amendment or annexation procedure with respect to the
IRFD that is permitted by an amendment to the IRFD Law; and

(e) to amend the list of IRFD Facilities as long as the Board finds that the resulting
IRFD Facilities are permitted by the IRFD Law, will serve the development in the IRFD and are
of communitywide significance.

Il DESCRIPTION OF TREASURE ISLAND PROJECT

The Treasure Island project (the “Project”) is currently intended to be comprised of approximately
nine future development stages on the islands known as Treasure Island and Yerba Buena Island
(collectively, “Treasure Island”). As detailed on Table 1, it is currently anticipated that the Project
will include up to a total of 5,827 market rate residential units, 2,173 below market rate units,
451,000 square feet of retail, 100,000 square feet of commercial space, and 500 hotel rooms.

Appendix A contains a map of Yerba Buena Island and Treasure Island. It is anticipated that the
territory planned to be developed as part of the Project that is not initially part of the IRFD will be
annexed to the IRFD in the future, in accordance with the procedures set forth in the IRFD Law,
the Resolution of Intention, and this Infrastructure Financing Plan. If the anticipated future
annexations to the IRFD occur as expected, the ultimate boundaries of the IRFD will encompass
the entirety of the development parcels in the Project. A map and the legal description of the
property initially contained in the IRFD is set forth in Appendix A.

The Project is being developed by Treasure Island Community Development, LLC, or permitted
transferees, as the master developer (“TICD” or "Developer”). In connection with the
development of the Project, (i) TICD and the Treasure Island Development Authority, a California
non-profit public benefit corporation ("TIDA"), entered into the Disposition and Development
Agreement dated June 28, 2011 (the "TIDA DDA") and (ii) TICD and the City entered into the
Development Agreement dated June 28, 2011 (the “City DA” and along with the TIDA DDA,
collectively, the “Development Agreements”). Attached to both the TIDA DDA and the City DA
is the Financing Plan (the "DDA Financing Plan"), which discusses, among other things, facilities
and Housing Costs (as such term is defined in the DDA Financing Plan) to be financed by the
formation of an infrastructure financing district. Although the DDA Financing Plan discusses
infrastructure district financing through legislation that is different than the IRFD Law (because the
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IRFD Law had not been created at the time), the City finds that the IRFD Law is a better vehicle
for financing the Project and all references in the DDA Financing Plan to “IFD” or “IFD Act” shall
mean “IRFD” and “IRFD Law,” respectively, and that the IRFD will be used to comply with the
requirements of the DDA Financing Plan. Except for the change from IFD to IRFD and from IFD
Act to IRFD Law, which has been agreed to by the Developer, nothing in this Infrastructure
Financing Plan is intended to amend the Development Agreements.

The entirety of Treasure Island (not including certain lands retained by the U.S. Government) is
entitled for development. Development will occur in Major Phases and Sub-Phases, as such
terms are defined in and as completed in accordance with the TIDA DDA, as it may be revised
from time to time.

Major Phase 1, which includes Yerba Buena, Stage 1, Stage 2, and Stage 3, has been
approved by TIDA. The Major Phase application outlines the development plan for
approximately 3,474 market rate residential homes, 827 below market rate units, 451,000
square feet of retail, 100,000 square feet of commercial space and 500 hotel rooms. The first
two stages of Major Phase 1 — i.e., Yerba Buena and Stage 1 - have received sub-phase
approval from TIDA, and development has commenced in these areas. It is these two stages of
Major Phase 1 that comprise the Initial Project Areas (as defined herein) of the IRFD.

As Annexation Territory (as defined in Section V) is annexed to the IRFD, information similar to
the paragraph immediately above will be contained in the Annexation Supplement (as defined in
Section V) for each annexation of Annexation Territory.

The scope and timing of future stages are conceptual at this time, and will be determined by the
demand for the finished homes on Treasure Island and based on the phasing of development
consistent with the Development Agreements.

All new development is anticipated to be complete and fully absorbed by 2035. It is anticipated
that there may be an approximate 2-year lag between the date that development is completed
and the date the full assessed value of such development is reflected on the tax roll.



Table 1 — Projected Treasure Island Development — Project-Wide

TIDA Anticipated
Inclusionar Below Construction
Market y Market | Commencement Total . .
Below Market . . Retail Commercial

Rate . Rate Date for MRU Residential Hotel
Development* . Rate Units . Square Square

Units (“Inclusionar Units and Square Rooms Footage Footage

(“MRU") y (“TIDA Inclusionary Footage 9 9
BMR")
BMR") BMR (but not
TIDA BMR)

verba Buena 285 15 0 2017 528,000 50
Island
Stage 1 1825 96 196 2017 2,367,350 200
Stage 2 745 19 107 2018 990,000 250 | 451,000 100,000
Stage 3 619 53 341 2019 1,101,800
Stage 4 416 20 0 2020 479,600
Stage 5 486 30 353 2022 961,000
Stage 6 378 16 61 2022 515,500
Stage 7 527 29 499 2023 1,211,900
Stage 8 546 29 309 2026 971,400
Totals 5,827 307 1,866 9,126,550 500 | 451,000 100,000

* Projected residential and Hotel developments may also include incidental commercial/retail improvements.

THE ANALYSIS DESCRIBED IN THIS SECTION AND SET FORTH IN THIS
INFRASTRUCTURE FINANCING PLAN REFLECTS CERTAIN ASSUMPTIONS AND
PROJECTIONS AND, ACCORDINGLY, IS MERELY AN ESTIMATE FOR ILLUSTRATIVE
PURPOSES ONLY. ACTUAL RESULTS MAY VARY.

THE TYPE OF DEVELOPMENT AND THE NUMBER OF UNITS AND SQUARE FOOTAGE
OF RETAIL/COMMERCIAL SPACE ARE BASED ON CURRENT PROJECTIONS; ACTUAL
DEVELOPMENT MAY, AND WILL LIKELY, VARY. NOTHING IN THIS INFRASTRUCTURE
FINANCING PLAN SHALL LIMIT THE ABILITY OF THE DEVELOPER TO REVISE THE
SCOPE AND TIMING OF THE PROJECT.




Project Areas A-E. The IRFD will be initially formed over the property identified in the
boundary map attached as Appendix A in five project areas (herein, each a “Project Area” and,
collectively, the “Initial Project Areas”) - Project Area A (consisting of Yerba Buena Island),
Project Area B (consisting of part of Treasure Island Stage 1), Project Area C (consisting of part
of Treasure Island Stage 1), Project Area D (consisting of part of Treasure Island Stage 1), and
Project Area E (consisting of part of Treasure Island Stage 1). The anticipated maximum
development in Project Areas A-E is shown in Table 2 below.

Table 2 — Treasure Island Private Development in Project Areas A-E

Project Area A | Project Area B | Project Area C | Project Area D | Project Area E Totals
(Yerba Buena (Treasure Island | (Treasure Island | (Treasure Island | (Treasure Island
Island) Stage 1) Stage 1) Stage 1) Stage 1)

Townhomes 220 32 0 0 0 252
Low-Rise 0 266 0 0 0 266
Residential
Mid-Ri

a-mise 80 159 0 0 0 239
Residential
High-Rise

INRISE 0 0 556 620 0 1,176
Residential
High-Rise
Branded 0 0 0 0 193 193
Condominiums
Rental 0 95 0 0 0 95
Apartments
Total Residential

ol mesidentia 300 552 556 620 193 2,221
Units
Market Rate Units 285 (95%) 497 (90%) 556 (100%) 579 (93%) 193 (100%) 2,110 (95%)
Inclusi BMR
Sﬁi;‘?onaw 15 (5%) 55 (10%) 0 (0%) 41 (7%) 0 (0%) 111 (5%)
Hotel Rooms 50 0 0 0 200 250
Total Residential 528,000 616,900 611,600 682,000 241,250 2,679,750
Square Footage?

2 Does not include the projected affordable units to be constructed by TIDA on TIDA-owned land (which
will be exempt from taxation).




The numbers in Table 2 represent the current maximum density for the Initial Project Areas.
The type of development and the number of units and square footage of
retail/commercial space are based on current projections; actual development may, and
will likely, vary. The Net Available Increment allocated to the IRFD will be based on the
actual development within the IRFD.

As Annexation Territory is annexed to the IRFD, information similar to Table 2 will be contained
in the Annexation Supplement for each annexation of Annexation Territory.

Il DESCRIPTION OF THE PROPOSED IRFD

A. Boundaries of the IRFD

The map showing the boundaries of the IRFD (the “Boundary Map”), including each of the
Initial Project Areas, and the legal description of the property in the IRFD, is attached hereto as
Appendix A.

B. Project Areas

Pursuant to Section 53369.5 of the IRFD Law, the IRFD may be divided into separate Project
Areas, each with distinct limitations. As shown on the Boundary Map, the IRFD will initially
consist of five (5) Project Areas. Pursuant to Section IV herein, additional Project Areas may be
designated in connection with the annexation of additional property to the IRFD.

C. Approval of Boundaries

Pursuant to Section 53369.10 of the IRFD Law, the Boundary Map was preliminarily approved
by the Board in the Resolution of Intention.



V. PROCEDURE FOR ANNEXATION OF PROPERTY TO THE IRFD

A. Authority for Project Areas and Annexation
Section 53369.5(b) of the IRFD Law provides as follows:

A district may include areas that are not contiguous. A district may be divided into
project areas, each of which may be subject to distinct limitations established under this
chapter. The legislative body may, at any time, add territory to a district or amend the
infrastructure financing plan for the district by conducting the same procedures for the
formation of a district or approval of bonds, if applicable, as provided pursuant to this
chapter.

B. Findings of the Board
The Board hereby finds and determines as follows:

e The IRFD Law allows the annexation of property into an IRFD subsequent to the initial
formation of the IRFD.

e The IRFD Law allows the creation of Project Areas within the boundaries of the IRFD
that may have distinct limitations, and any tax increment generated from a Project Area
is allocated to the IRFD.

e When property is annexed into the IRFD, a vote shall be required of the qualified
electors of the territory to be annexed only.

e Property that is annexed into the IRFD may annex into an existing Project Area, in which
case it will be subject to the limitations applicable to that Project Area, or into a separate
and newly-created Project Area with unique limitations that are set forth in the
Annexation Supplement (as defined below).

e This Infrastructure Financing Plan defines the procedures for the annexation of property
into the IRFD, and such procedures are consistent with the Resolution of Intention and
the IRFD Law.



C. Initiation of Annexation

Annexation of property to the IRFD shall be initiated by a petition executed by the owners of the
property desiring to annex into the IRFD (the "Annexation Territory"). The petition shall
include (i) the name of the owner(s) of the Annexation Territory, (ii) the legal description of the
Annexation Territory (which may be by reference to Assessor's Parcel Numbers or lots on a
recorded map), (iii) either the identity of the existing Project Area into which the Annexation
Territory is to be annexed or a request to designate the Annexation Territory as a new Project
Area, (iv) if the Annexation Territory is to be designated as a new Project Area, the
Commencement Year (as defined in Section VII) for the new Project Area, (v) the anticipated
amount of additional Bonds (as defined herein) that may be issued as a result of the allocation
of the tax increment derived from the Annexation Territory, and (vi) authorization to use the Net
Available Increment derived from the Annexation Territory and any additional Bond proceeds for
purposes of financing the IRFD Improvements described in Section V.

D. Procedures for Annexation

This section summarizes the procedures for annexation of Annexation Territory to the IRFD.
The intent of this section is to establish a clear process for each and every annexation of
Annexation Territory, subject to any changes in the IRFD Law or any changes to this
Infrastructure Financing Plan. Numerous annexations over time are expected.

1. Adopt a Resolution of Intention to Annex. Within sixty (60) days following the receipt
of a petition for annexation, the Board shall adopt a resolution of intention to annex the
applicable Annexation Territory into the IRFD (the “Resolution of Intention to Annex”). Each
Resolution of Intention to Annex shall do all of the following:

a. State that annexation of the Annexation Territory to the IRFD is proposed
under the terms of the IRFD Law and this Infrastructure Financing Plan and describe the
boundaries of the Annexation Territory, which may be accomplished by reference to a map on
file in the office of the clerk of the City, and shall include a legal description of the Annexation
Territory.

b. Identify the existing Project Area into which the Annexation Territory is
proposed to be annexed, or, if the property owners have requested that the Annexation Territory
be annexed into the IRFD as a new Project Area, identify the name and location of the new
Project Area.

C. Identify the Base Year for determining the Net Available Increment to be
derived from the Annexation Territory, which shall be Fiscal Year 2016-17.
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d. State that upon annexation of the Annexation Territory to the IRFD, the
IRFD Improvements described in this Infrastructure Financing Plan may be financed with the
Net Available Increment derived from the Annexation Territory, including any additional Bond
proceeds that may be generated as the result of the increased allocation of Net Available
Increment derived from the Annexation Territory.

e. If a new Project Area is requested, establish (i) the Commencement Year for
when Net Available Increment from the Annexation Territory will commence to be allocated to
the IRFD, which shall be the same as the Commencement Year identified in the petition of the
landowners, unless the landowners of the Annexation Territory agree in writing to an alternative
Commencement Year, and (ii) the termination date, which shall be 40 years after the
Commencement Year (or such longer period permitted by the IRFD Law and approved by the
Board).

f. Pursuant to resolution, the Board approved the issuance of Bonds for the
Initial Project Areas of the IRFD in a maximum principal amount of (i) $780 million plus (ii) the
amount approved by the Board and the qualified electors of the Annexation Territory in
connection with each annexation of Annexation Territory to the IRFD. Therefore, each
Resolution of Intention to Annex will state that the annexation of the Annexation Territory to the
IRFD will include an authorization to issue a maximum additional principal amount of Bonds
above the $780 million authorized for the Initial Project Areas. Such additional Bonds will be
issued upon the same terms, and subject to the same limitations, as the Bonds set forth in the
resolutions forming the IRFD.

g. State that Annexation Territory, if annexed to the IRFD, will be subject to the
appropriations limit established for the IRFD.

h. Fix a time and place for a public hearing on the proposed annexation with the
date of the public hearing to be no sooner than 60 days after the proposed Annexation
Supplement (as defined below) of this Infrastructure Financing Plan has been sent to the Clerk
of the Board.

2. Resolution of Intention to Issue Bonds. For each annexation, the Board shall
adopt a resolution stating its intent to issue additional Bonds secured by the Net Available
Increment for the IRFD as a whole as a result of the additional bonding capacity derived from
the addition of the Annexation Territory. Any bonds issued in the IRFD will be secured by all of
the property in the IRFD, including all Project Areas. The resolution shall contain the
information described in Section 53369.41 of the IRFD Law.
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3. Annexation Supplement. After adopting a Resolution of Intention to Annex, the
Board will adopt a resolution designating and directing TIDA to prepare an appendix to this
Infrastructure Financing Plan for the applicable Annexation Territory (each an “Annexation
Supplement”). Upon its completion, each Annexation Supplement will be sent to each
landowner in the Annexation Territory, and the Board, as the legislative body of the only
affected taxing entity, will approve such Annexation Supplement, and such Annexation
Supplement will be a permanent part of this Infrastructure Financing Plan.

4. Distribution of Copies of Resolution of Intention to Annex; Notice of Public
Hearing. The clerk of the Board shall mail a copy of each Resolution of Intention to Annex to
each owner of land within the applicable Annexation Territory and to the Clerk of the Board. In
addition, a notice of each public hearing shall be given by publication not less than once a week
for four successive weeks in a newspaper of general circulation published in the City. The notice
shall state that the IRFD will be used to finance public works, briefly describe the public works,
briefly describe the proposed financial arrangements, including the proposed commitment of
incremental tax revenue, describe the boundaries of the IRFD and the Annexation Territory and
state the day, hour, and place when and where any persons having any objections to the
annexation of the Annexation Territory or the proposed Annexation Supplement, or the
regularity of any of the prior proceedings, may appear before the Board and object to the
annexation of the Annexation Territory or the adoption of the Annexation Supplement by the
Board.

5. Conduct Public Hearing. The Board shall conduct a public hearing prior to approving
any Annexation Supplement to this Infrastructure Financing Plan and approving the annexation
of the Annexation Territory to the IRFD. The public hearing shall be called no sooner than 60
days after the applicable Annexation Supplement has been sent to each owner of property in
the Annexation Territory. At the hour set in the required notices, the Board shall proceed to hear
and pass upon all written and oral objections. The hearing may be continued from time to time.
The Board shall consider all evidence and testimony for and against the annexation of the
Annexation Territory and the adoption of the Annexation Supplement.

6. Calling Special Election.

a. At the conclusion of a public hearing on an annexation of Annexation
Territory, the Board may adopt a resolution proposing such annexation and proposing adoption
of the Annexation Supplement, or it may abandon the proceedings. In the resolution of
annexation, the Board will submit the proposal to annex the Annexation Territory to the IRFD,
the authorization to issue Bonds for the IRFD (as increased by the inclusion of the Annexation
Territory), and the appropriations limit of the IRFD to the qualified electors of the Annexation
Territory in an election that complies with Sections 53369.20-53369.22 of the IRFD Law.
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b. For each annexation, the qualified electors for the election shall be the
qualified electors for the applicable Annexation Territory only, as defined in Section 53369.20 of
the IRFD Law.

7. Adoption of an Ordinance. After the canvass of returns of any election on the
annexation of property to the IRFD, and if two-thirds of the votes cast by the qualified electors in
the Annexation Territory upon the question of annexing the Annexation Territory to the IRFD are
in favor of such annexation, the Board shall, by ordinance, adopt the Annexation Supplement
and order the annexation of the Annexation Territory to the IRFD with full force and effect of law.
The ordinance shall identify the Commencement Year if the Annexation Territory is designated
as a new Project Area and the principal amount of the Bonds added to the maximum aggregate
principal amount of Bonds for the IRFD as a result of the annexation. If two-thirds of the votes
cast by the qualified electors in the Annexation Territory upon the question of annexing the
Annexation Territory to the IRFD are not in favor of such annexation, the Board shall take no
further action with respect to the proposed annexation of such Annexation Territory for one year
from the date of the election.

V. DESCRIPTION OF THE FACILITIES REQUIRED TO SERVE THE PROJECT

Based on the information available to the City as of the date of this Infrastructure Financing Plan
and subject to change, the following is a description of the facilities required to serve the
Project.

A. Facilities to be Provided by the Private Sector

The Facilities required to serve development that will be provided by the private sector are as
follows:

e Improvements to strengthen the perimeter of Treasure Island.

¢ Interior soil stabilization and raising the level of Treasure Island.

e Public infrastructure on Treasure lIsland, including roads and highways, curbs and
gutters, sidewalks, streetlights, storm drains, water improvements, fire protections,
recycled water improvements, storm drains, retaining walls, landscaping, conduit and
cables, and other public utilities.

e Open space, parks and shoreline improvements.

e Improvements to the Ferry Terminal.

¢ Improvements required for development of the Project.

These Facilities are described in more detail in Appendix C.

13



These Facilities will be constructed throughout Treasure Island as development progresses
(currently estimated to continue through 2035).

Some, but not all, of these Facilities are anticipated to be financed or reimbursed through the
IRFD, consistent with the DDA Financing Plan. All of the Facilities listed in Appendix C under
the caption “Facilities to be Provided by the Private Sector” are to be constructed by the
Developer of the Project. To the extent not financed by the IRFD (or other forms of public
finance, including Mello-Roos Financings (see subsection C of Section VII)), the costs listed in
Appendix C under the caption “Facilities to be Provided by the Private Sector” will be borne by
the Developer.

B. Facilities to be Provided by Governmental Entities Without Assistance from the IRFD

The City will construct a Wastewater Treatment Plant on Treasure Island expected to cost
approximately $65 million. This Wastewater Treatment Plan will not be financed with assistance
from the IRFD.

C. Facilities to be Financed with Assistance from the Proposed IRFD

The housing to be developed by TIDA and the Facilities required to serve development in the
area of the IRFD, including anticipated Annexation Territories, are summarized in Appendix C.
The Facilities include both those provided by the private sector and those provided by the public
sector, and the Housing Costs include affordable housing to be provided by TIDA.

As set forth in Section VIl and the DDA Financing Plan:

e 82.5% of Net Available Increment will be used to finance Facilities (directly or through
Bonds);

o 17.5% of the Net Available Increment will be dedicated to TIDA to be used for Housing
Costs (directly or through Bonds); and

e Once Developer has been paid or reimbursed for all Qualified Project Costs to which it is
entitled for the Project as a whole (not just the Initial Project Areas) as defined in and in
accordance with the Development Agreements, the City may dedicate 100% of the Net
Available Increment to TIDA for Housing Costs or Facilities set forth on Appendix C as
may be updated and approved by the TIDA Board and the City’s Board.
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As shown, the total cost of the Facilities for the entire Project to be provided by the private
sector in current dollars is estimated at approximately $1.9 billion.

As shown, the estimated Housing Costs to be incurred by TIDA in current dollars is
approximately $970 million. Housing Costs of affordable housing built by TIDA will be financed
out of the 17.5% of the Net Available Increment allocated to TIDA for affordable housing until
the Developer has been paid or reimbursed for all Qualified Project Costs to which it is entitled
for the Project as a whole (hot just the Initial Project Areas) under the Development
Agreements; thereafter, 100% of the Net Available Increment may be used to financing Housing
Costs to be incurred by TIDA.

As shown, the total cost of Facilities to be provided by TIDA or the City in current dollars is
estimated at approximately $250 million.

By mutual agreement, the City and Developer may agree to issue Facilities-only or affordable
housing-only bonds to finance only Facilities or affordable housing, respectively, or divide the
allocation in some other manner depending on the timing of construction expenditures, provided
the overall allocation must satisfy the requirements of the DDA Financing Plan.

D. Facilities to be Provided Jointly by the Private Sector and Governmental Entities

None.

VI. COMMUNITYWIDE BENEFITS OF IRFD-FUNDED FACILITIES

The IRFD Improvements will substantially benefit not just the immediate Treasure Island
neighborhood, but the City as a whole. Treasure Island will be transformed from its current
condition into a new and vibrant neighborhood, with all new utility connections, streets,
landscaping, passive and active open space, and transportation upgrades, as well as new
commercial and residential uses. These new and improved amenities will both support the new
community as well as draw visitors from within San Francisco as well as neighboring areas.
The Treasure Island neighborhood is unique in that it contains a concentration of streets of
citywide and regional importance because of its proximity to the Bay Bridge and the bridge's on-
and off-ramps in the neighborhood, in addition to its proximity to the downtown, the City's major
job center.

Treasure Island has been targeted as a key part of the City to absorb future growth per the

Development Agreements. Funding the IRFD Improvements on Treasure Island will support
and catalyze planned growth in the City. Should these IRFD Improvements not be funded and
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constructed, housing development on Treasure Island will be less robust and will be a less
desirable area for growth, pushing development pressures into outlying areas of the City and
the region, contrary to existing local and regional policies, which would exacerbate local and
regional congestion, greenhouse gas emissions, and job-housing imbalance locally and
regionally. By supporting growth on Treasure Island with necessary public infrastructure and
improvements, future residents will be provided the option of taking the ferry or public transit to
the East Bay or into the City center, and from there to take Muni, BART, or Caltrans. The transit
hub on Treasure Island will be located within walking distance of every residence on Treasure
Island and an on-island shuttle will bring residents from around Treasure Island to the Transit
Hub, thereby reducing the need for any residents to drive. The construction of affordable
housing will serve a significant communitywide benefit in helping to alleviate the regional
housing crisis, particularly the significant need for affordable housing located near job centers.
The open space program includes a 25-plus acre Sports Park providing flexible-programming
athletic fields capable of supporting a variety of active recreational activities and team sports to
foster healthy and active lifestyles for residents and visitors as well as providing needed regional
service sports facilities and space for large gatherings and events. Additionally, passive uses of
open space will be added, including urban farms, walking trails, and parks.

As described above, the construction of affordable housing will serve a significant
communitywide benefit in helping to alleviate the regional housing crisis, particularly the
significant need for affordable housing located near job centers.

The City and TIDA found that the IRFD Improvements are of community-wide significance in
Section 3.2(b) of the DDA Financing Plan. The Board of Supervisors also found that the IRFD
Improvements are of community-wide significance in the Resolution of Intention.

VII. FINANCING SECTION

The financing plan delineated in this Infrastructure Financing Plan is based on the best
information available regarding the scope, timing, and value of future development.
However, given the time horizon for the entire Project development and the conceptual
nature of some of the planned developments, actual values may be different than the
projections contained herein.

The IRFD will receive incremental property tax revenue that would otherwise be allocated to the
City. No other taxing entity is affected by or participating in the IRFD. Consequently, the tax
increment revenues as discussed in this Infrastructure Financing Plan means only the City
Portion, as shown in Table 3 below:
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Table 3 — Distribution of 1% Property Tax Rate Among Taxing Agencies

Distribution of 1% Property Tax Rate in City and County of San Francisco

City Portion
«  Ciy Pledged IRFD 56.69%
Portion

. City Portion Not
Dedicated to IRFD
but Pledged as
Conditional City
Increment

City and County General Fund (unless needed by the

0,
IRFD as set forth in the DDA Financing Plan) 8.00%

ERAF Portion

Education Revenue Augmentation Fund 25.33%
Other Taxing Agencies
San Francisco Unified School District 7.70%
San Francisco Community College Fund 1.44%
Bay Area Rapid Transit District 0.63%
Bay Area Air Quality Management District 0.21%
Total Other Taxing Agencies 9.98%
Total 100.00%

As used in this Infrastructure Financing Plan, and consistent with the DDA Financing Plan, the
“City Pledged Portion” of the property tax amounts that are dedicated to the IRFD and shown in
Table 3 above shall be referred to as "Net Available Increment" and the City Portion not
dedicated to the IRFD but pledged if and as needed to pay debt service on Bonds shall be
referred to as the "Conditional City Increment”.

The IRFD will be funded solely from a diversion of the Net Available Increment that would
otherwise be distributed to the General Fund. However, pursuant to the Development
Agreements, the Conditional City Increment is pledged for the payment of Bonds issued by the
IRFD to the extent Net Available Increment is not available to make a debt service payment
(see Section VIII for a discussion of the pledge of the Conditional City Increment). Tax
increment revenues payable to ERAF and the Other Taxing Agencies are not affected by or
pledged to the IRFD.

As described herein, there are five Initial Project Areas in the IRFD. Each Project Area has its
own limitations under the IRFD Law. The base year for the IRFD and each proposed and
future Project Area shall be Fiscal Year 2016-2017, but the tax increment revenues will be
allocated to each Project Area commencing in the applicable Commencement Year
described below in Table 4 (the “Commencement Year”).
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The Commencement Year shall be calculated separately for each Project Area. Tax increment
shall be allocated to a Project Area on the first day of the fiscal year that follows the fiscal year
in which at a certain amount of tax increment (i.e., the “trigger amount”) is generated in the
Project Area and received by the City, and ending 40 years thereafter (or such longer period, if
permitted by the IRFD Law and approved by the Board). The trigger amount for each Initial
Project Area is shown in Table 4.

Table 4 — Project Areas and Limitations

Project | Location Base Commencement Year Last Year
Area Year
The Fiscal Year that follows the Fiscal 3
. . 40 years
Yerba Year in which at least $150,000 of tax tollowing the
A Buena 2016-17 | increment is generated in the Project Area g
. : Commencement
Island and received by the City.
Year
The Fiscal Year that follows the Fiscal 3
. . 40 years
Treasure Year in which at least $150,000 of tax tollowing the
B 2016-17 | increment is generated in the Project Area g
Island and received by the City Commencement
Stage 1 y ' Year
The Fiscal Year that follows the Fiscal 3
. . 40 years
Treasure Year in which at least $300,000 of tax tollowing the
C Island 2016-17 | increment is generated in the Project Area g
. . Commencement
Stage 1 and received by the City.
Year
The Fiscal Year that follows the Fiscal 3
. . 40 years
Treasure Year in which at least $300,000 of tax tollowing the
D Island 2016-17 | increment is generated in the Project Area g
. : Commencement
Stage 1 and received by the City.
Year
Treasure The Fiscal Year that follows the Fiscal 40 years?®
£ Island 2016-17 Year in which at least $150,000 of tax following the
increment is generated in the Project Area | Commencement
Stage 1 . .
and received by the City. Year

3 Or such longer period if allowed by the IRFD Law and approved by the Board.
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A table similar to Table 4 shall be set forth in the Annexation Supplement for each annexation of
Annexation Territory.

A. Maximum portion of the incremental tax revenue of the City proposed to be
committed to the IRFD for each year during which the IRFD will receive incremental
tax revenue

As shown above in Table 3, the City receives 64.69% of property tax increment generated
within the IRFD, including 56.69% which it dedicated and pledged in the DDA Financing Plan as
Net Available Increment to finance the IRFD Improvements and 8.0% which is dedicated as
Conditional City Increment, but will accrue to the City’'s General Fund if not required for
repayment of Bonds (as defined herein). Separately for each Project Area of the IRFD, property
tax increment is calculated by applying the 1% base tax levy to incremental assessed property
value* of the property in a Project Area. Incremental assessed property value is the difference
between future assessed value of the property in the Project Area during any year for the
Project Area and the aggregate assessed value of the Project Area’s properties as shown upon
the assessment roll used in connection with the taxation of the property by the City, last
equalized prior to the effective date of the ordinance creating the IRFD pursuant to the IRFD
Law, and referred to as the base year for the applicable Project Area (as shown in Table 4).

In the Development Agreements and by this Infrastructure Financing Plan, the City has agreed
to allocate 100% of the Net Available Increment to the financing of the IRFD Improvements that
qgualify under the IRFD Law, until all of such IRFD Improvements are financed in full.
Therefore, the maximum portion of incremental tax revenue of the City proposed to be
annually committed to the IRFD for each year during which the IRFD will receive
incremental tax revenue is 56.69% of the 1% base property tax levy, as shown above in
Table 3 (subject to an additional contribution of the Conditional City Increment if needed
as set forth in the DDA Financing Plan).

Under the DDA Financing Plan, the Developer and the City agreed that 17.5% of the Net
Available Increment will be allocated to TIDA for Housing Costs. Section 53369.3 of the IRFD
Law allows the financing of Housing Costs from tax increment. Consequently, 17.5% of all tax
increment revenues that are allocated to the IRFD (as collected and paid annually and as
collected from the proceeds of each sale of Bonds, unless otherwise agreed by the City) shall

4 While the current total property tax rate is 1.18%, voter-approved overrides comprise .18%. Therefore,
the taxes that are potentially available for distribution are calculated from the 1% County-wide rate.
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be put in a segregated account to be used by TIDA for Housing Costs. The remaining 82.5%
will be used to finance the private sector improvements constituting a portion of the IRFD
Improvements. As set forth above in Section V, once the Developer has been paid or
reimbursed for all Qualified Project Costs to which it is entitled for the Project as a whole (hot
just the Initial Project Areas) under the Development Agreements, the City may dedicate 100%
of the Net Available Increment to TIDA for Housing Costs or Facilities set forth on Appendix C
approved by the TIDA Board and the City’s Board.

For the Initial Project Areas, the base year aggregated assessed value of each Initial Project
Area in the IRFD properties is anticipated to be $0. The new development anticipated within the
Initial Project Areas of the IRFD is anticipated to be valued at $4.24 billion upon build-out,
resulting in an estimated $42.4 million of annual property tax increment and $24.1 million of
annual Net Available Increment.

82.5% of Net Available Increment will be used to finance Facilities and 17.5% will be available
to TIDA for Housing Costs.

As Annexation Territory is annexed to the IRFD, information similar to the preceding paragraphs
in this Section will be contained in the Annexation Supplement for each annexation of
Annexation Territory.

B. Projection of the amount of tax revenues expected to be received by the IRFD in each
year during which the IRFD will receive tax revenues

The anticipated incremental assessed value, property tax increment, Net Available Increment,
and Conditional City Increment for the Initial Project Areas of the IRFD are summarized in Table
5 below. The anticipated incremental assessed value, property tax increment, Net Available
Increment, and Conditional City Increment for each individual Initial Project Area of the IRFD are
summarized in Tables 5A — 5E below in nominal dollars.

The amounts shown in Table 5 and in Tables 5A — 5E are based on the best information
available regarding the scope, timing, and value of future development. However, given
the time horizon for the entire Project development and the conceptual nature of some of
the planned developments, actual values may be different than the projections contained
herein. In addition, because the commencement years and final years for receiving Net
Available Increment is dependent on the timing of generation and receipt of Net Available
Increment within each Project Area, the commencement and final years shown in Table 5
and Tables 5A — 5E are estimates only; actual dates for each Project Area may differ.
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Table 5 — Projected IRFD Assessed Value and Allocation of Tax Increment to IRFD

Aggregate — Initial Project Areas (A-E)

Net Available

Net Available

Conditional City

Project Areas

Estimated 1% Tax Net Available Increment to be Increment to Increment Available for
Fiscal Year Ir;crement:l Increment In(f:rgrtneglt —leO:;/o Used for be Used for Bond Debt Service
Valsusee(S;OT)O) ($000) OPorIti):)n (;ogg) Housing Costs- Facilities - Coverage - 8.00% of Tl
17.5% ($000) 82.5% ($000) ($000)
(Com mZ(e)rfé rlT?em - 26,085 261 148 26 122 21
2019/20 187,965 1,880 1,066 187 879 150
2020/21 517,005 5,170 2,931 513 2,418 414
2021/22 789,244 7,892 4,475 783 3,692 631
2022/23 1,155,480 11,555 6,552 1,147 5,405 924
2023/24 1,572,223 15,722 8,915 1,560 7,354 1,258
2024/25 2,051,977 20,520 11,635 2,036 9,599 1,642
2025/26 2,392,416 23,924 13,565 2,374 11,191 1,914
2026/27 2,818,156 28,182 15,979 2,796 13,183 2,255
2027/28 3,275,178 32,752 18,570 3,250 15,320 2,620
2028/29 3,691,970 36,920 20,933 3,663 17,270 2,954
2029/30 3,989,524 39,895 22,621 3,959 18,662 3,192
2030/31 4,155,143 41,551 23,560 4,123 19,437 3,324
2031/32 4,244,730 42,447 24,068 4,212 19,856 3,396
2032/33 4,336,250 43,362 24,587 4,303 20,284 3,469
2033/34 4,429,744 44,297 25,117 4,395 20,721 3,544
2034/35 4,525,254 45,253 25,658 4,490 21,168 3,620
2035/36 4,622,824 46,228 26,211 4,587 21,624 3,698
2036/37 4,722,499 47,225 26,777 4,686 22,091 3,778
2037/38 4,824,323 48,243 27,354 4,787 22,567 3,859
2038/39 4,928,344 49,283 27,944 4,890 23,054 3,943
2039/40 5,034,609 50,346 28,546 4,996 23,551 4,028
2040/41 5,143,165 51,432 29,162 5,103 24,058 4,115
2041/42 5,254,064 52,541 29,791 5,213 24,577 4,203
2042/43 5,367,354 53,674 30,433 5,326 25,107 4,294
2043/44 5,483,088 54,831 31,089 5,441 25,649 4,386
2044/45 5,601,318 56,013 31,759 5,558 26,202 4,481
2045/46 5,722,098 57,221 32,444 5,678 26,767 4,578
2046/47 5,845,484 58,455 33,144 5,800 27,344 4,676
2047/48 5,971,532 59,715 33,859 5,925 27,933 4,777
2048/49 6,100,298 61,003 34,589 6,053 28,536 4,880
2049/50 6,231,842 62,318 35,335 6,184 29,151 4,985
2050/51 6,366,223 63,662 36,096 6,317 29,780 5,093
2051/52 6,503,503 65,035 36,875 6,453 30,422 5,203
2052/53 6,643,744 66,437 37,670 6,592 31,078 5,315
2053/54 6,787,011 67,870 38,482 6,734 31,748 5,430
2054/55 6,933,368 69,334 39,312 6,880 32,433 5,547
2055/56 7,082,883 70,829 40,160 7,028 33,132 5,666
2056/57 7,235,622 72,356 41,026 7,180 33,846 5,788
2057/58 7,391,657 73,917 41,911 7,334 34,576 5,913
2058/59 6,228,846 62,288 35,318 6,181 29,137 4,983
2059/60 2,815,585 28,156 15,964 2,794 13,171 2,252
2060/61 803,495 8,035 4,556 797 3,759 643
2061/62 820,555 8,206 4,653 814 3,838 656
Cumulative Total Initial $820,555 $1,906,237 $1,080,836 $189,146 $891,690 $152,499
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Table 5A — Projected IRFD Assessed Value and Allocation of Tax Increment for Project Area A

Project Area A - Yerba Buena Island

Net Available Net Available Conditional City Increment
Estimated Net Available Increment to be Increment to Available for Bond Debt
Incremental 1%Tax Increment -100%of Usedfor be Used for Service Coverage - 8.00%0f
Assessed Value | 'nerement City Pledged Housing Costs- Facilities - T1($000)
Fiscal Year ($000) ($000) Portion ($000) 17.5% ($000) 82.5% ($000)
2018/19

(Commencement Yr) 26,085 261 148 26 122 21
2019/20 85,054 851 482 84 398 68
2020/21 245,663 2,457 1,393 244 1,149 197
2021/22 369,072 3,691 2,093 366 1,726 295
2022/23 525,421 5,254 2,979 521 2,458 420
2023/24 628,252 6,283 3,562 623 2,939 503
2024/25 641,750 6,417 3,639 637 3,002 513
2025/26 655,537 6,555 3,717 650 3,066 524
2026/27 669,621 6,696 3,797 664 3,132 536
2027/28 684,007 6,840 3,878 679 3,200 547
2028/29 698,703 6,987 3,962 693 3,268 559
2029/30 713,714 7,137 4,047 708 3,339 571
2030/31 729,049 7,290 4,134 723 3,410 583
2031/32 744,713 7,447 4,223 739 3,484 596
2032/33 760,714 7,607 4,313 755 3,558 609
2033/34 777,058 7,771 4,406 771 3,635 622
2034/35 793,754 7,938 4,501 788 3,713 635
2035/36 810,810 8,108 4,597 805 3,793 649
2036/37 828,231 8,282 4,696 822 3,874 663
2037/38 846,028 8,460 4,797 839 3,958 677
2038/39 864,206 8,642 4,900 858 4,043 691
2039/40 882,776 8,828 5,005 876 4,129 706
2040/41 901,745 9,017 5,113 895 4,218 721
2041/42 921,122 9,211 5,223 914 4,309 737
2042/43 940,916 9,409 5,335 934 4,401 753
2043/44 961,135 9,611 5,450 954 4,496 769
2044/45 981,788 9,818 5,567 974 4,593 785
2045/46 1,002,886 10,029 5,686 995 4,691 802
2046/47 1,024,438 10,244 5,809 1,016 4,792 820
2047/48 1,046,452 10,465 5,933 1,038 4,895 837
2048/49 1,068,941 10,689 6,061 1,061 5,000 855
2049/50 1,091,912 10,919 6,191 1,083 5,108 874
2050/51 1,115,378 11,154 6,324 1,107 5,217 892
2051/52 1,139,349 11,393 6,460 1,131 5,330 911
2052/53 1,163,834 11,638 6,599 1,155 5,444 931
2053/54 1,188,846 11,888 6,741 1,180 5,561 951
2054/55 1,214,397 12,144 6,886 1,205 5,681 972
2055/56 1,240,496 12,405 7,034 1,231 5,803 992
2056/57 1,267,157 12,672 7,185 1,257 5,927 1,014
2057/58 1,294,391 12,944 7,339 1,284 6,055 1,036
Projected Totals $1,294,391 $335,454 $190,202 $33,285 $156,917 $26,836
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Table 5B — Projected IRFD Assessed Value and Allocation of Tax Increment for Project Area B

Project AreaB-Treasure Island Stage 1
Net Available Net Available Conditional City
Estimated Net Available Incrementto Increment to Increment Available
Incremental Irlzorzfrr-]rzﬁt Increment- 100% be Used for be Used for for Bond Debt
Fiscal Year Assessed of City Pledged Housing Costs Facilities - Service Coverage -
Value ($000) ($000) Portion ($000) -17.5% ($000) 82.5% ($000) 8.00% of Tl ($000)

2019/20

(Commencement Yr) 71,899 719 408 71 336 58
2020/21 190,598 1,906 1,081 189 892 152
2021/22 337,812 3,378 1,915 335 1,580 270
2022/23 445,554 4,456 2,526 442 2,084 356
2023/24 537,685 5,377 3,049 534 2,515 430
2024125 646,424 6,464 3,665 641 3,024 517
2025/26 660,326 6,603 3,744 655 3,089 528
2026/27 674,528 6,745 3,825 669 3,155 540
2027/28 689,036 6,890 3,907 684 3,223 551
2028/29 703,855 7,039 3,991 698 3,292 563
2029/30 718,994 7,190 4,077 713 3,363 575
2030/31 734,458 7,345 4,164 729 3,436 588
2031/32 750,255 7,503 4,254 744 3,510 600
2032/33 766,392 7,664 4,345 760 3,585 613
2033/34 782,877 7,829 4,439 777 3,662 626
2034/35 799,716 7,997 4,534 794 3,741 640
2035/36 816,917 8,169 4,632 811 3,821 654
2036/37 834,489 8,345 4,732 828 3,904 668
2037/38 852,438 8,524 4,833 846 3,987 682
2038/39 870,774 8,708 4,937 864 4,073 697
2039/40 889,505 8,895 5,043 883 4,161 712
2040/41 908,639 9,086 5,152 902 4,250 727
2041/42 928,184 9,282 5,263 921 4,342 743
2042/43 948,150 9,482 5,376 941 4,435 759
2043/44 968,546 9,685 5,492 961 4,531 775
2044145 989,381 9,894 5,610 982 4,628 792
2045/46 1,010,665 10,107 5,730 1,003 4,728 809
2046/47 1,032,406 10,324 5,854 1,024 4,829 826
2047/48 1,054,615 10,546 5,980 1,046 4,933 844
2048/49 1,077,303 10,773 6,108 1,069 5,039 862
2049/50 1,100,478 11,005 6,240 1,092 5,148 880
2050/51 1,124,153 11,242 6,374 1,115 5,259 899
2051/52 1,148,337 11,483 6,511 1,139 5,372 919
2052/53 1,173,041 11,730 6,651 1,164 5,487 938
2053/54 1,198,277 11,983 6,794 1,189 5,605 959
2054/55 1,224,057 12,241 6,940 1,215 5,726 979
2055/56 1,250,391 12,504 7,090 1,241 5,849 1,000
2056/57 1,277,292 12,773 7,242 1,267 5,975 1,022
2057/58 1,304,773 13,048 7,398 1,295 6,103 1,044
2058/59 1,332,844 13,328 7,557 1,323 6,235 1,066

Projected Totals $1,332,844 $348,261 $197,464 $34,556 $162,908 $27,861
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Table 5C — Projected IRFD Assessed Value and Allocation of Tax Increment for Project Area C

ProjectAreaC-Treasure Island Stage 1

. . Net Available Net Available Conditional City
|Es“matetd| 1% Tax |n|(\:‘2:<\al:t”it())|§% Increment to be Increment to Increment
Fiscal Year T’-\Csrsezszz; Increment of City Pledged Used ‘for be U_s_e_d for Available for
Value ($000) Portion ($000) Housing Facilities - B.ond Debt
($000) Costs -17.5% 82.5% ($000) ServiceCoverage
($000) - 8.00% of Tl ($000)
( Comn?grfgé?ent i) $36,972 $370 $210 $37 $173 $30
2021/22 $37,711 $377 $214 $37 $176 $30
2022/23 $90,938 $909 $516 $90 $425 $73
2023/24 $221,541 $2,215 $1,256 $220 $1,036 $177
2024/25 $379,388 $3,794 $2,151 $376 $1,775 $304
2025/26 $510,855 $5,109 $2,897 $507 $2,390 $409
2026/27 $740,918 $7,409 $4,201 $735 $3,466 $593
2027/28 $1,021,746 $10,217 $5,793 $1,014 $4,779 $817
2028/29 $1,043,884 $10,439 $5,919 $1,036 $4,883 $835
2029/30 $1,066,502 $10,665 $6,047 $1,058 $4,989 $853
2030/31 $1,089,609 $10,896 $6,178 $1,081 $5,097 $872
2031/32 $1,113,217 $11,132 $6,312 $1,105 $5,207 $891
2032/33 $1,137,337 $11,373 $6,449 $1,129 $5,320 $910
2033/34 $1,161,979 $11,620 $6,588 $1,153 $5,435 $930
2034/35 $1,187,156 $11,872 $6,731 $1,178 $5,553 $950
2035/36 $1,212,877 $12,129 $6,877 $1,203 $5,674 $970
2036/37 $1,239,156 $12,392 $7,026 $1,230 $5,796 $991
2037/38 $1,266,005 $12,660 $7,178 $1,256 $5,922 $1,013
2038/39 $1,293,435 $12,934 $7,334 $1,283 $6,050 $1,035
2039/40 $1,321,459 $13,215 $7,493 $1,311 $6,181 $1,057
2040/41 $1,350,091 $13,501 $7,655 $1,340 $6,315 $1,080
2041/42 $1,379,343 $13,793 $7,821 $1,369 $6,452 $1,103
2042/43 $1,409,229 $14,092 $7,990 $1,398 $6,592 $1,127
2043/44 $1,439,762 $14,398 $8,163 $1,429 $6,735 $1,152
2044/45 $1,470,957 $14,710 $8,340 $1,460 $6,881 $1,177
2045/46 $1,502,827 $15,028 $8,521 $1,491 $7,030 $1,202
2046/47 $1,535,389 $15,354 $8,706 $1,523 $7,182 $1,228
2047/48 $1,568,656 $15,687 $8,894 $1,556 $7,338 $1,255
2048/49 $1,602,643 $16,026 $9,087 $1,590 $7,497 $1,282
2049/50 $1,637,367 $16,374 $9,284 $1,625 $7,659 $1,310
2050/51 $1,672,843 $16,728 $9,485 $1,660 $7,825 $1,338
2051/52 $1,709,088 $17,091 $9,691 $1,696 $7,995 $1,367
2052/53 $1,746,118 $17,461 $9,900 $1,733 $8,168 $1,397
2053/54 $1,783,951 $17,840 $10,115 $1,770 $8,345 $1,427
2054/55 $1,822,603 $18,226 $10,334 $1,808 $8,526 $1,458
2055/56 $1,862,093 $18,621 $10,558 $1,848 $8,710 $1,490
2056/57 $1,902,438 $19,024 $10,787 $1,888 $8,899 $1,522
2057/58 $1,943,658 $19,437 $11,021 $1,929 $9,092 $1,555
2058/59 $1,985,770 $19,858 $11,259 $1,970 $9,289 $1,589
2059/60 $2,028,795 $20,288 $11,503 $2,013 $9,490 $1,623
Projected Totals $2,028,795 $505,263 $286,484 $50,135 $236,349 $40,421
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Table 5D — Projected IRFD Assessed Value and Allocation of Tax Increment for Project Area D

Project AreaD-Treasure Island Stage 1

Estimated Net Available Net Available Net Available Conditional City
Incremental 1% Tax Increment -100% Increment to be Increment to Ingrement
Fiscal Year Assessed Increment of City Pledged Used ‘for be U_s_e_d for Available for
Value ($000) Portion ($000) Housing Facilities - B.ond Debt
($000) Costs -17.5% 82.5% ($000) ServiceCoverage
($000) - 8.00% of Tl ($000)
(Comnfgr}é’é fnoem . $31,011 $310 $176 $31 $145 $25
2020/21 $43,773 $438 $248 $43 $205 $35
2021/22 $44,648 $446 $253 $44 $209 $36
2022/23 $45,541 $455 $258 $45 $213 $36
2023/24 $46,452 $465 $263 $46 $217 $37
2024/25 $111,750 $1,118 $634 $111 $523 $89
2025/26 $238,487 $2,385 $1,352 $237 $1,116 $191
2026/27 $375,254 $3,753 $2,128 $372 $1,755 $300
2027/28 $478,608 $4,786 $2,714 $475 $2,239 $383
2028/29 $835,222 $8,352 $4,736 $829 $3,907 $668
2029/30 $1,071,304 $10,713 $6,074 $1,063 $5,011 $857
2030/31 $1,174,127 $11,741 $6,657 $1,165 $5,492 $939
2031/32 $1,199,566 $11,996 $6,802 $1,190 $5,611 $960
2032/33 $1,225,557 $12,256 $6,949 $1,216 $5,733 $980
2033/34 $1,252,110 $12,521 $7,099 $1,242 $5,857 $1,002
2034/35 $1,279,239 $12,792 $7,253 $1,269 $5,984 $1,023
2035/36 $1,306,956 $13,070 $7,410 $1,297 $6,114 $1,046
2036/37 $1,335,274 $13,353 $7,571 $1,325 $6,246 $1,068
2037/38 $1,364,204 $13,642 $7,735 $1,354 $6,381 $1,091
2038/39 $1,393,762 $13,938 $7,903 $1,383 $6,520 $1,115
2039/40 $1,423,960 $14,240 $8,074 $1,413 $6,661 $1,139
2040/41 $1,454,813 $14,548 $8,249 $1,444 $6,805 $1,164
2041/42 $1,486,334 $14,863 $8,428 $1,475 $6,953 $1,189
2042/43 $1,518,538 $15,185 $8,610 $1,507 $7,103 $1,215
2043/44 $1,551,439 $15,514 $8,797 $1,539 $7,257 $1,241
2044/45 $1,585,054 $15,851 $8,987 $1,573 $7,414 $1,268
2045/46 $1,619,397 $16,194 $9,182 $1,607 $7,575 $1,296
2046/47 $1,654,484 $16,545 $9,381 $1,642 $7,739 $1,324
2047/48 $1,690,331 $16,903 $9,584 $1,677 $7,907 $1,352
2048/49 $1,726,955 $17,270 $9,792 $1,714 $8,078 $1,382
2049/50 $1,764,372 $17,644 $10,004 $1,751 $8,253 $1,411
2050/51 $1,802,600 $18,026 $10,221 $1,789 $8,432 $1,442
2051/52 $1,841,656 $18,417 $10,442 $1,827 $8,615 $1,473
2052/53 $1,881,559 $18,816 $10,668 $1,867 $8,801 $1,505
2053/54 $1,922,326 $19,223 $10,900 $1,907 $8,992 $1,538
2054/55 $1,963,976 $19,640 $11,136 $1,949 $9,187 $1,571
2055/56 $2,006,529 $20,065 $11,377 $1,991 $9,386 $1,605
2056/57 $2,050,004 $20,500 $11,624 $2,034 $9,589 $1,640
2057/58 $2,094,421 $20,944 $11,875 $2,078 $9,797 $1,676
2058/59 $2,139,800 $21,398 $12,133 $2,123 $10,009 $1,712
Projected Totals $2,139,800 $500,314 $283,678 $49,644 $234,034 $40,025
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Table 5E — Projected IRFD Assessed Value and Allocation of Tax Increment for Project Area E

Project AreaE-Treasure Island Stagel

Estimated Net Available Net Available Net Available Conditional City
Incremental 1% Tax Increment -100% Increment to be Increment to Ingrement
Fiscal Year Assessed Increment of City Pledged Used ‘for be U_s_e_d for Available for
Value ($000) Portion ($000) Housing Facilities - B.ond Debt

($000) Costs -17.5% 82.5% ($000) ServiceCoverage

($000) - 8.00% of TI ($000)
(Commze%izéése ot YD 48,026 480 272 48 225 38
2023/24 138,292 1,383 784 137 647 111
2024/25 272,665 2,727 1,546 271 1,275 218
2025/26 327,210 3,272 1,855 325 1,531 262
2026/27 357,835 3,578 2,029 355 1,674 286
2027/28 401,781 4,018 2,278 399 1,879 321
2028/29 410,305 4,103 2,326 407 1,919 328
2029/30 419,010 4,190 2,376 416 1,960 335
2030/31 427,900 4,279 2,426 425 2,002 342
2031/32 436,979 4,370 2,478 434 2,044 350
2032/33 446,250 4,463 2,530 443 2,087 357
2033/34 455,719 4,557 2,584 452 2,132 365
2034/35 465,389 4,654 2,639 462 2,177 372
2035/36 475,264 4,753 2,695 472 2,223 380
2036/37 485,349 4,853 2,752 482 2,270 388
2037/38 495,648 4,956 2,810 492 2,319 397
2038/39 506,166 5,062 2,870 502 2,368 405
2039/40 516,908 5,169 2,931 513 2,418 414
2040/41 527,878 5,279 2,993 524 2,469 422
2041/42 539,081 5,391 3,057 535 2,522 431
2042/43 550,521 5,505 3,121 546 2,575 440
2043/44 562,205 5,622 3,188 558 2,630 450
2044/45 574,138 5,741 3,255 570 2,686 459
2045/46 586,324 5,863 3,324 582 2,743 469
2046/47 598,768 5,988 3,395 594 2,801 479
2047/48 611,478 6,115 3,467 607 2,860 489
2048/49 624,457 6,245 3,541 620 2,921 500
2049/50 637,712 6,377 3,616 633 2,983 510
2050/51 651,249 6,512 3,693 646 3,046 521
2051/52 665,073 6,651 3,771 660 3,111 532
2052/53 679,192 6,792 3,851 674 3,177 543
2053/54 693,610 6,936 3,933 688 3,245 555
2054/55 708,335 7,083 4,016 703 3,313 567
2055/56 723,373 7,234 4,102 718 3,384 579
2056/57 738,730 7,387 4,189 733 3,456 591
2057/58 754,414 7,544 4,278 749 3,529 604
2058/59 770,432 7,704 4,368 764 3,604 616
2059/60 786,789 7,868 4,461 781 3,680 629
2060/61 803,495 8,035 4,556 797 3,759 643
2061/62 820,555 8,206 4,653 814 3,838 656
Projected Totals $820,555 $216,945 $123,008 $21,526 $101,481 $17,356
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The Board will allocate the Net Available Increment to the IRFD, which will be applied to meet
all of its obligations, including: (A) for 82.5% of the Net Available Increment (i) accumulation
and expenditure on Facilities, and (i) payment of debt service, debt service coverage
requirements, and replenishment of any debt service reserve fund for Bonds secured by the
82.5% of the Net Available Increment; and (B) for 17.5% of the Net Available Increment (i)
accumulation and expenditure on Housing Costs, and (ii) payment of debt service, debt service
coverage requirements, and replenishment of any debt service reserve fund for Bonds secured
by the 17.5% of the Net Available Increment.

As Annexation Territory is annexed into the IRFD, the Annexation Supplement shall contain a
table similar to the tables above for the tax increment revenues expected from each annexation
of Annexation Territory.

C. Plan for financing the IRFD Improvements, including a detailed description of any
intention to incur debt

The IRFD Improvements will be financed through a combination of annual tax increment
revenue allocated to the IRFD (in the manner permitted by the IRFD Law, including, without
limitation, Section 53369.2), as well as indebtedness (herein, “Bonds”) secured by the property
tax increment committed to the IRFD.

Under proceedings to form the IRFD, the IRFD is authorized to issue, in one or more series, up
to (i) $780 million in Bonds, plus (i) the amount approved by the Board and the qualified
electors of the Annexation Territory in connection with each annexation of Annexation Territory
to the IRFD. Pursuant to the IRFD Law, the Board intends to issue Bonds, in one or more
series, secured by the Net Available Increment generated from all Project Areas in the IRFD.
The Bonds may be taxable or tax-exempt, and may be current-interest bonds, capital
appreciation bonds, fixed-rate bonds, or variable-rate bonds. Pursuant to Section
53369.14(d)(5) of the IRFD Law, the Board may issue Bonds with a final maturity date of up to
30 years from the date of issuance.

As Annexation Territory is annexed to the IRFD, the Annexation Supplement for each

annexation shall estimate the additional bond capacity that results from the tax increment
revenue to be generated by the Annexation Territory.
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D. Limit on the total number of dollars of taxes that may be allocated to the IRFD
pursuant to this Infrastructure Financing Plan

It is estimated that:

¢ a total of $1.081 billion of Net Available Increment and $152 million of Conditional City
Increment® will be generated within the Initial Project Areas of the IRFD over the life of the
IRFD to finance the IRFD Improvements,

e plus additional amounts of Net Available Increment and Conditional City Increment
generated from Annexation Territory annexed to the IRFD following approval of such
annexation by the Board and the qualified electors within such Annexation Territory.

The amount generated within the Initial Project Areas represents 100% of the total tax increment
that would otherwise be allocated to the General Fund of the City from the properties in the Initial
Project Areas of the IRFD over the life of the IRFD. This amount is necessary to fund debt service
on the Bonds used to fund the private sector Facilities and is expected to be sufficient to pay any
pay-as-you-go administrative and capital expenses for the Initial Project Areas.

The annual allocation of tax increment to the IRFD for purposes of Section 53369.30(b) of the
IRFD Law shall be the amount appropriated by the Board for deposit in the special fund or funds
established for the IRFD; provided, however, that the Board hereby commits to appropriate and,
therefore, allocate Net Available Increment from the Initial Project Areas to (i) to pay debt
service on any Bonds issued for the IRFD and to comply with any other covenants related to
Bonds issued for the IRFD as set forth in the Development Agreements and the approval
actions relating to each Bond issuance and (ii) reimburse the Developer in accordance with the
DDA Financing Plan.

After providing an allowance for variations in future inflation, it has been determined that
the total nominal number of tax increment dollars to be allocated to the Initial Project
Areas of the IRFD over the life of the IRFD shall not exceed $1.53 billion of Net Available
Increment and $216 million of Conditional City Increment. The combined total of Net
Available Increment and Conditional City Increment allocated to the Initial Projects Areas
of the IRFD shall not exceed $1.75 billion. The IRFD cash flow projection assuming these
factors is set forth in Appendix D, Table 1 (Net Available Increment) and Table 2
(Conditional City Increment).

5 The use of Conditional City Increment is restricted as described in Section VIII.
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As Annexation Territory is annexed to the IRFD, the increase in the allocation of tax increment
dollars to the IRFD as a result of the annexation of Annexation Territory, along with information
similar to that set forth above, shall be included in the Annexation Supplement for each
annexation of the Annexation Territory.

E. IRFD termination date by Project Area

Each Initial Project Area of the IRFD will terminate forty (40) years (or such longer period as
allowed by the IRFD Law and approved by the Board) from the date specified as the
Commencement Year, as shown in Table 4 and in any corresponding table in an Annexation
Supplement. As additional land is annexed to the IRFD into its own Project Area, the
termination date will be the fortieth (40") year (or such longer period as allowed by the IRFD
Law and approved by the Board) from the date specified in the Annexation Supplement as the
Commencement Year (which may be any year selected by the land owner annexing into the
IRFD). See Table 4 for a list of the termination dates for the Initial Project Areas.

As Annexation Territory is annexed to the IRFD, a table similar to Table 4 shall be included in
the Annexation Supplement for each annexation of Annexation Territory. The IRFD will
terminate on the same date as the final Project Area (as may be created by annexation of
Annexation Territory) in the IRFD terminates.

F. Analysis of City service costs and revenues to be generated by the Project

An assessment of the annual revenue and cost impacts of the entire Project on the City is
presented in Appendix B. As shown, net of revenues allocated to the IRFD, the Project is
expected to generate an annual surplus to the City (i.e., the General Fund, the MTA Fund, the
Library Fund, and the Children’s Fund) during construction and upon buildout. The diversion of
revenues to the IRFD is not anticipated to adversely impact the City’s ability to provide services
to the area. Upon stabilization, the IRFD properties are anticipated to annually generate a net
surplus of $11.1 million to the City after the diversion to the IRFD and payment of all Bonds.
The annual surplus upon stabilization to the City’'s General Fund is anticipated to total $7.4
million.

G. Analysis of fiscal impact of IRFD on each affected taxing entity

The only taxing entity that is affected by the IRFD is the City. The impacts on the General Fund
of the City are detailed in the fiscal impact analysis provided as Appendix B. See Appendix B
and subsection F above.

H. Transit Priority Project Program analysis

As part of the Project entitlements, the City created an innovative and robust transit and
transportation program designed to reduce private automobile use. The parameters of the
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development, including building heights, densities, the affordable housing program and the
transportation program, were approved as an integrated whole in June 2011. The City does not
currently intend to provide any increase in densities under the Transit Priority Project Program
set forth in Government Code Section 65470(c). To the extent that the City and Developer may
apply for state or federal funds as a transit priority project under Government Code Section
65470 or any other state or federal law, nothing in this subsection H shall prevent such
application or award.

I. Replacement Housing

The plan providing for the replacement of dwelling units occupied by persons or families of low
or moderate income proposed to be removed or destroyed in the course of private development
or facilities construction within the area of the IRFD and the relocation of such persons or
families consistent with Section 53369.6 of the IRFD Law is set forth in the TIDA DDA Housing
Plan (the “Housing Plan”), which is shown as Exhibit E to the TIDA DDA. Furthermore, in order
to comply with Sections 53369.6(d) and 53369.6(e) of the IRFD Law and other applicable laws,
TIDA adopted the Transition Housing Rules and Regulations (the “THRRs") to provide certain
benefits to households legally occupying the housing units at the time they are required to move
in connection with the Project, including for pre-DDA households the opportunity to occupy
transition units, moving benefits, and down-payment assistance. All occupants are also
provided with advisory services in accordance with applicable law. The TIDA DDA provides that,
as a mutual condition to close on any Sub-Phase and transfer from TIDA to Developer, the
THRRs must be implemented as to all units in that Sub-Phase. Finally, the Housing Plan
provides that the Developer shall not have the right to demolish any existing occupied
residential units on Yerba Buena Island or Treasure Island until the Transition Requirements, as
defined in Section 10.3.3(h) of the TIDA DDA have been satisfied. For the complete terms of
the foregoing provisions, reference is hereby made to the TIDA DDA and the Housing Plan.

The Initial Project Areas were transferred to the Developer from TIDA on February 22, 2016.
The Developer commenced demolition of improvements in the Initial Project Areas in March,
2016. Demolition on Yerba Buena lIsland was completed in August, 2016; demolition on
Treasure Island is expected to be completed in December, 2016. In the Initial Project Areas, a
total of 70 residential units were demolished. These 70 units are the total units demolished in
the Initial Project Areas — both market and low-income units. None of these 70 units were
occupied at the time of demolition.

Under the Housing Plan, in the Initial Project Areas, the Developer is constructing approximately
111 low-income units, and TIDA is expected to construct approximately 196 low-income units.
Accordingly, the number of low-income units being constructed in the Initial Project Areas far
exceeds the number of low-income units demolished in such area. A minimum of 70
replacement units will be constructed prior to the end of the 4-year time period required by
Section 53369.6 of the IRFD Law.
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The Board finds that the satisfaction of the conditions for demolition and replacement housing in
the Housing Plan, including the THRRs, satisfies Section 53369.6 of the IRFD Law as it relates
to the Initial Project Areas.

As used in this section, the term “low-income unit” means a unit occupied by persons or
families of low or moderate income at affordable housing cost (as defined in California Health
and Safety Code Section 50052.5) or affordable rent (as defined in California Health and Safety
Code Section 50053).

As Annexation Territory is annexed to the IRFD, if dwelling units are to be demolished, a section
similar to this subsection | shall be included in the Annexation Supplement for each annexation
of Annexation Territory.

VIIl.  MISCELLANEOUS PROVISIONS

A. Conditional City Increment

Under Section 3.3(e) of the DDA Financing Plan, the Developer and the City agreed that the
City would allocate the "Conditional City Increment" to the IRFD for the limited purpose of
paying debt service on Bonds in the event that the Net Available Increment is insufficient for that
purpose. The Conditional City Increment is identified in Table 3.

In connection with the issuance of Bonds, the Conditional City Increment shall be added to the
Net Available Increment when determining coverage on the Bonds and such amounts shall be
pledged to the payment of debt service on the Bonds. However, in any given year, should the
Net Available Increment be sufficient to cover the debt service on the Bonds, the Conditional
City Increment shall not be remitted to the IRFD, or, if previously remitted to the IRFD, shall be
returned to the City.

If the Conditional City Increment is ever used to pay debt service on Bonds, then in future years
after first paying or setting aside amounts needed for debt service due during such Fiscal Year
on Bonds for the IRFD secured by or payable from Net Available Increment, the IRFD shall
repay the City out of Net Available Increment for any Conditional City Increment used to pay
debt service on Bonds in an amount equal to the Conditional City Increment used to pay debt
service on the Bonds plus interest through the date of repayment of the amount of Conditional
City Increment used to pay debt service on the Bonds at the Default Interest Rate (as defined in
the DDA Financing Plan).

31



B. Limitations on Receipt of Tax Increment Revenues

The Developer agreed to certain restrictions on the receipt of Net Available Increment under
certain circumstances. Accordingly, the limitations on receipt of Net Available Increment
described in Sections 3.8 and 3.9 of the DDA Financing Plan are incorporated into this
Infrastructure Financing Plan.

C. Mello-Roos Financing

Under the DDA Financing Plan, the City and the Developer agreed to form one or more
community facilities districts (each a "CFD") under the Mello-Roos Community Facilities Act of
1982 (the "CFD Act") to finance various facilities. Some of the Facilities are also eligible for
financing by the CFD. The Developer and the City intend to use both the CFDs and the IRFD to
fund all of the eligible facilities required to be constructed for the Project. In addition, the TIDA
Board and the Board may authorize Net Available Increment be used to pay debt service on one
or more CFDs.

D. Validation

The City will be seeking a validation judgment regarding the IRFD pursuant to Section 860 of
the California Code of Civil Procedure.
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APPENDIX A: Boundary Map and Legal Description of the IRFD

Legal Description:
Project Area A

e legalforlY
All that real property situate in the City and County of San Francisco, State of California

and being more particularly described as follows:

All of Lot 19 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.

e legalfor 2Y-H
All that real property situate in the City and County of San Francisco, State of California
and being more particularly described as follows:

All of Lot 24 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.

e legalfor 3Y
All that real property situate in the City and County of San Francisco, State of California

and being more particularly described as follows:

All of Lot 21 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.

o Legal for 4Y
All that real property situate in the City and County of San Francisco, State of California

and being more particularly described as follows:

All of Lot 23 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.



Project Area B

Legal for B1-A
All that real property situate in the City and County of San Francisco, State of California

and being more particularly described as follows:

All of Lot 15 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.

Legal for C2.2
All that real property situate in the City and County of San Francisco, State of California

and being more particularly described as follows:

All of Lot 8 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.

Legal for C2.3
All that real property situate in the City and County of San Francisco, State of California

and being more particularly described as follows:

All of Lot 9 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.

Legal for C3.3
All that real property situate in the City and County of San Francisco, State of California

and being more particularly described as follows:

All of Lot 3 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.

Legal for C3.4
All that real property situate in the City and County of San Francisco, State of California

and being more particularly described as follows:

All of Lot 4 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.



Project Area C

Legal for C1.1
All that real property situate in the City and County of San Francisco, State of California

and being more particularly described as follows:

All of Lot 12 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.

Legal for C1.2
All that real property situate in the City and County of San Francisco, State of California

and being more particularly described as follows:

All of Lot 13 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.

Project Area D

Legal for C2.1
All that real property situate in the City and County of San Francisco, State of California

and being more particularly described as follows:

All of Lot 7 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.

Legal for C3.5
All that real property situate in the City and County of San Francisco, State of California

and being more particularly described as follows:

All of Lot 5 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.

Legal for Park
All that real property situate in the City and County of San Francisco, State of California

and being more particularly described as follows:



All of Lot 6 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.

Project Area E

Legal for C2.4
All that real property situate in the City and County of San Francisco, State of California
and being more particularly described as follows:

All of Lot 10 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.

Legal for C2-H
All that real property situate in the City and County of San Francisco, State of California
and being more particularly described as follows:

All of Lot 11 as said Lot is shown on that certain Final Transfer Map No. 8674 filed for
record in the Office of the Recorder of the City and County of San Francisco, in Book FF of
Survey Maps at Pages 177 thru 192 on December 7th, 2015.
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I EXECUTIVE SUMMARY

The City and County of San Francisco (CCSF), is considering adopting an Infrastructure and
Revitalization Financing District (IRFD) to fund a portion of the cost of developing public facilities
and affordable housing that will support the Treasure Island/Yerba Buena Island Development
Project (the Project). The process for adopting an IRFD is governed by California Government
Code Sections 53369 -53369.49. The fiscal impact analysis presented in this report has been
prepared to meet the requirements of Section 53369.14 (d) (6), specifically addressing the
following:

“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. The plan shall also include an analysis of
the tax, fee, charge, and other revenues expected to be received by the city as a result of
expected development in the area of the district.”*

The Project consists of the development of a mixed use community on Treasure Island and
Yerba Buena Island to be undertaken by Treasure Island Community Development LLC (TICD)
and the Treasure Island Development Authority (TIDA). It is anticipated that the Project will
include 8,000 housing units, two hotels totaling 250 rooms, 451,000 square feet of retail and
100,000 square feet of office. The Project will also contain over 300 acres of privately
maintained parks and open space, among other community amenities. Completion and full
occupancy of the Project is anticipated by FY2031/32 (16 years). Upon buildout, the Project’s
service population is projected to reach 16,326 residents and 2,544 employees.

The IRFD will initially include a portion of the Project, with an estimated 2,221 market rate and
inclusionary units and 250 hotel rooms. It is anticipated that additional properties will be added to
the IRFD over time. Because City services to the Islands generally cannot be apportioned to the
various individual components of the Project, this fiscal impact analysis addresses the impacts of
the anticipated entire Project. The analysis reflects the anticipated development program and
phasing schedule provided by TICD in March 2016 (27.2% affordable scenario), as well as
current fiscal information derived from CCSF’'s FY 2015/16 Budget and Appropriation Ordinance.

This analysis updates the fiscal impact estimates contained in the “Fiscal Analysis of the Treasure
Island/Yerba Buena Island Development Project” prepared by Economic & Planning Systems, Inc.
(EPS) in May 2011. The 2011 analysis was approved as part of the approval of the Project’s
Development Agreement between TICD and TIDA. Consistent with the approach of the May 2011
analysis, this fiscal analysis addresses the additional General Fund service costs to be generated
by the Project beyond the cost of General Fund services that are currently being provided to the
Islands. There are some differences in approach, however, which are detailed in Section IIC.

1 The CCSF is the only taxing agency that is proposed to participate in the IRFD. Therefore, this fiscal analysis
addresses only the impacts on the CCSF.
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It is anticipated that the IRFD for the entire Project will be comprised of several project areas.
Each project area will have a 40-year term, with a start date conditioned upon achievement of
an assessed valuation threshold, selected specifically for each project area. Given that the
overall term of the IRFD is not known at this time, this fiscal analysis evaluates the impacts of
the entire Project over an extended period of time to ensure that the potential aggregate of 40-
year terms is captured by the analysis. A 52-year term, extending from FY 2015/16 through FY
2067/68 has been evaluated.

The analysis evaluates the cumulative and annual fiscal impacts on the CCSF General Fund,
the Municipal Transit Agency (MTA) Fund (“MTA Fund”), and the Library Preservation Fund
(“Library Fund”). The analysis assumes the diversion of 100% of the General Fund’'s 56.69%
share of base 1% property tax increment to the IRFD throughout the entire study period. 2

The analysis is presented in the attached Tables 1 through 26, Appendix Tables A-1 through A-
4 and in Section Il of this report.

A. Net Fiscal impacts to the General Fund

The Project is anticipated to generate a cumulative surplus to the City’s General Fund over the
anticipated window of the term of the IRFD. It is estimated that the cumulative surplus to the
City’s General Fund from FY 2015/16 through FY 2067/68 will total approximately $688.2 million
in nominal dollars or $328.7 million in current (2016) dollars (3% discount rate). The Project is
anticipated to generate an annual General Fund surplus throughout the study period, with an
estimated annual surplus upon stabilization of $12.2 million in nominal dollars or $6.8 million in
current (2016) dollars.

Exhibit 1 — Net General Fund Impacts ‘

Cumulative Impacts Annual Impacts Upon Build-out /
(FY 2015/16 — FY 2067/68) Stabilization (FY 2035/36)
$2016 millions $nominal millions $2016 millions $nominal millions
Revenues* $981.2 $2,426.7 $21.9 $39.5
Expenditures ($652.6) ($1,738.5) ($15.1) ($27.3)
Net Surplus (Expense) $328.7 $688.2 $6.8 $12.2

* Includes annual recurring and construction-related revenues

2 This is a conservative assumption. A portion of property tax revenue will likely be retained by the City prior to and
following the 40-year terms of the individual IRFD project areas.
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B. Net Fiscal Impacts to MTA and Library Preservation Funds

The Project is anticipated to generate a cumulative surplus and ongoing annual surpluses after
build-out to the MTA and Library Preservation Funds. The sum of operating revenues and
General Fund transfers (required by the City’'s Charter) to be generated by the Project are
anticipated to exceed the estimated cost to the funds of providing enhanced services in all fiscal
years and result in a cumulative surplus. The cumulative surplus is estimated to total $201
million (2016$%). The annual surplus upon stabilization is estimated to total $3.8 million (20163$).

Exhibit 2 — Net MTA and Library Fund Impacts

Cumulative Impacts Annual Impacts Upon Buildout /
(FY 2015/16 — FY 2067/68) Stabilization (FY 2035/36)
$2016 millions $nominal millions $2016 millions $nominal millions
Revenues $277.8 $718.6 $6.4 $11.6
Expenditures ($76.8) ($222.8) ($2.7) ($4.8)
Net Surplus (Expense) $201.0 $495.8 $3.8 $6.8

C. Aggregate Net Fiscal Impacts to General Fund, MTA Fund and Library Preservation
Fund

The Project’s aggregate impact on the General Fund, MTA Fund and Library Preservation Fund
is anticipated to be positive on a cumulative basis and on an annual basis throughout the study
period. The cumulative city surplus is estimated to total $529.6 million (2016$). The annual city
surplus upon stabilization is estimated to total $10.5 million (2016%).

Exhibit 3 — Net General Fund, MTA and Library Fund Impacts

Cumulative Impacts Annual Impacts Upon Buildout /
(FY 2015/16 — FY 2067/68) Stabilization (FY 2035/36)
$2016 millions $nominal millions $2016 millions $nominal millions
Revenues $1,259.0 $3,145.3 $28.3 $51.1
Expenditures ($729.4) ($1,961.3) ($17.8) ($32.1)
Net Surplus (Expense) $529.6 $1,184.0 $10.5 $19.0

D. Other City Revenues to be Generated by the Project

The Project will generate additional revenues to the City. These include traditional sources of
revenue as well as revenues resulting from the terms of the Development Agreement. Traditional
sources include building permit fees, development impact fees and ongoing revenues that are
“restricted” to specific purposes. Ongoing “restricted” revenues include General Fund transfers to
the Children’s Services Fund, as well as franchise fees, fines, licenses and forfeiture revenues to
be generated by the Project. These revenues are presented in Table 2A.
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Project specific revenue sources include: a subsidy payment for affordable housing totaling
$17,500 per market rate unit, funding for parks and open space maintenance, funding for
community facilities, and funding for transportation. Given that these are limited revenue
contributions that will not be available on a recurring basis, and some are payments to mitigate
impacts generated by the Project, they have not been quantified and included in this fiscal
analysis.
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Il INTRODUCTION

The City and County of San Francisco (CCSF), is considering adopting an Infrastructure and
Revitalization Financing District (IRFD) to fund a portion of the cost of developing public facilities
and affordable housing that will support the Treasure Island/Yerba Buena Island Development
Project (the Project). The process for adopting an IRFD is governed by California Government
Code Sections 53369 -53369.49. The fiscal impact analysis presented in this report has been
prepared to meet the requirements of Section 53369.14 (d) (6), specifically addressing the
following:

“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. The plan shall also include an analysis of
the tax, fee, charge, and other revenues expected to be received by the city as a result of
expected development in the area of the district.”®

A. Project Description

The subject Project consists of the development of a 360-acre site on Yerba Buena and
Treasure Island (the Islands) with residential, commercial and hotel uses, in addition to 300
acres of privately maintained parks and open space. The developer, Treasure Island
Community Development LLC (TICD), anticipates the Project to reach completion and full
occupancy by FY 2031/32, or within the next 16 years. Exhibit 4 summarizes the anticipated
development program, which includes:

= 8,000 housing units, including:
- 5,521 for sale units, of which 223 are Below Market Rate (BMR) units
- 613 rental units, of which 84 are BMR units
- 1,866 additional BMR rental units to be built on sites owned by TIDA and the
Treasure Island Homeless Development Initiative (TIHDI)
= Two hotels with a total of 250 rooms
= 451,000 square feet of retail
= 100,000 square feet of office

Pricing of for-sale residential units is anticipated to range from $1.1 million to $1.8 million for
market rate units and $175,000 to $353,000 for BMR units (Exhibit 5).

3 The CCSF is the only taxing agency that is proposed to participate in the IRFD. Therefore, this fiscal
analysis addresses only the impacts on the CCSF.
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Exhibit 4 — Proposed Development Program (27.2% Affordable scenario)

Land Use Total
Residential
TIDI Units Market BMR
For Sale 5,298 223 5,521 DU
For Rent 529 84 613 DU
5,827 307 6,134
TIDA/TIHDI Units 1,866 DU
8,000 DU
Hotel
Full Service Hotel 200 Rms
Spa Hotel 50 Rms
250 Rms
Commercial
Retail 451,000 SqFt
Office 100,000 SqFt
551,000 Sq Ft

Exhibit 5 —Targeted Pricing of For-Sale Units

Market Market Sale BMR Sale Price
Unit Type Units Price (2016%) BMR Units (20169%)
YBI Townhomes 200 $1,790,000 10 $347,000
Tl Townhomes 271 $1,410,000 0 $353,000
Flats 2,044 $1,037,000 117 $288,000
Neighborhood Tower 1,771 $1,202,000 96 $226,000
Branded Condo 895 $1,377,000 0 $226,000
Highrise 117 $1,140,000 0 $175,000
Total Units 5,298 223

B. Service Population

Upon buildout, the Project’s service population is projected to reach 16,326 residents and 2,544
employees (Exhibit 6). Density factors used for estimating employment are referenced in the
table below. The total residential population is estimated by unit type based on average
household size information from the American Community Survey (2014) for comparable
census block groups in San Francisco. The average household size of the Project reflects a
factor of 2.04 residents per household, which is slightly below the San Francisco average of
2.10 (Appendix Table A-4). The service population is equivalent to the sum of the resident and
employee population (day and evening population).
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Exhibit 6 — Project Demographics

Service Population Measure Estimate
Households 99.8% occupied 7,984
Residents Appendix Table A-4 16,326
Employees
Retail 3.3 emp/1,000 sf 1,371
Office 3.1 emp/1,000 sf 281
Hotel 0.80 emp/rm 200
Other Employment Table 8 159
Residential Employment 0.07 emp/du 533
2,544
Service Population:
Day & Evening Population pop + emp. 18,869
C. Approach

The subject analysis evaluates the marginal impacts of the Project on the CCSF General Fund,
Municipal Transit Agency (MTA) Fund, and Library Preservation Fund. The analysis runs from
FY 2015/16 through FY 2067/68, which encompasses the full construction period and the
duration of the IRFD.*

The fiscal impacts are presented net of General Fund tax increment to be diverted to the IRFD.
The analysis assumes the diversion of 100% of the General Fund’s 56.69% share of base 1%
property tax increment for the duration of the study period to the IRFD.®

This analysis updates the fiscal impact estimates contained in the “Fiscal Analysis of the
Treasure Island/Yerba Buena Island Development Project” prepared by Economic & Planning
Systems, Inc. (EPS) in May 2011. The 2011 analysis was approved as part of the approval of
the Project’s Development Agreement between TICD and TIDA. Consistent with the approach
of the May 2011 analysis, this fiscal analysis addresses the marginal additional General Fund
service costs to be generated by the Project beyond the cost of General Fund services that are

4 The IRFD is comprised of multiple project areas. Each project area will have a term of 40 years, with start and
termination dates specific to each project area. The termination dates have not yet been established for any of the
project areas, but it is likely that none will extend beyond 2067/68.

5 This is a conservative assumption. A portion of property tax revenue will likely be retained by the City during the
study period, prior to and following the 40-year terms of the individual IRFD project areas.
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currently being provided to the Islands. The approach of the subject analysis does, however,
differ from the previous analysis in several respects:

1. Charter-required transfers of aggregate discretionary revenues from the General
Fund to the MTA Fund, Children’s Services Fund and Library Preservation Fund.
While the previous analysis considered only the General Fund transfer to MTA, the
subject analysis reflects the impacts to the General Fund net of the three transfers.
The baseline revenue transfers reflected in the analysis are as follows:

» MTA Fund — 9.19% of General Fund Aggregate Discretionary Revenue (ADR)
= Library Preservation Fund — 2.29% of ADR
= Children’s Services Fund — 8.76% of ADR

2. Property tax set-asides from the General Fund to the Open Space Fund, Children’s
Services Fund and Library Preservation Fund. In the subject analysis, property tax
set-asides to the Open Space Fund, Children’s Services Fund and Library
Preservation Fund, representing 8% of the base property tax increment, are assumed
to be retained by the General Fund to fund General Fund services. Pursuant to the
Development Agreement, this revenue shall be available to meet debt coverage
requirements for IRFD bonds. The prior analysis apportioned 8% of base property tax
increment to the foregoing funds.

3. Policy changes. The subject analysis reflects policy changes that have taken effect
following the completion of the prior analysis. Proposition B, passed by voters in
2014, stipulates that the baseline revenue transfer amount to the MTA Fund must be
adjusted annually to reflect the change in the CCSF service population. This
population-based adjustment to the citywide General Fund transfer is calculated as a
General Fund expense in the subject analysis. In addition, the subject analysis
reflects changes to the allocation of Transit Occupancy Tax (TOT) revenues. TOT
revenues that were diverted to the Convention Facilities Fund at the time of the 2011
analysis are now assumed to be retained by the General Fund, per the FY 2015/16
Adopted Budget.

4. Exclusion of certain General Fund revenue sources. The subject analysis excludes
two revenue categories that were included as General Fund revenues in the 2011
analysis. The Controller's Office has indicated that General Fund revenues
categorized as Licenses, Permits and Fees and Fines, Forfeitures and Penalties are
generally restricted for specific expenditures not available to fund General Fund
service costs. These revenues have been estimated, but not included as General
Fund revenues.

Projections contained in the subject analysis are based on a combination of project-specific
estimating sources and on average revenue and cost factors derived from the CCSF budget
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ordinance. Project-specific estimating sources are derived from information provided by the
Developer, such as improvement values, and/or input from CCSF departments regarding the
service needs of the Project. Average revenue and cost factors are derived per resident, per
employee or per service population unit (residents and employees combined) for the City as a
whole and applied to the corresponding population of the Project (as shown on Exhibit 6).

The IRFD will initially include a portion of the Project, with an estimated 2,221 market rate and
inclusionary units and 250 hotel rooms. It is anticipated that additional properties will be added
to the IRFD over time. Because City services to the Islands generally cannot be apportioned to
the various individual components of the Project, this fiscal impact analysis addresses the
impacts of the anticipated entire Project. The analysis reflects the anticipated development
program and phasing schedule provided by TICD in March 2016 (27.2% affordable scenario),
as well as current fiscal information derived from CCSF's FY 2015/16 Budget and Appropriation
Ordinance.

The assessed valuation schedule reflected in the subject fiscal analysis does not precisely
mirror the schedule contained in the main body of the IRFD’s Infrastructure Financing Plan (IFP)
because: 1) the IFP projection reflects only a portion of the Project while the fiscal impact
analysis reflects the entire project; 2) the IFP reflects a “maximum density” development
scenario for the initial five project areas while the fiscal analysis reflects a somewhat lower
density scenario for the initial five areas; and 3) the IFP reflects specific 40-year terms for each
of the five project areas while the fiscal analysis addresses impacts over a longer time period in
order to capture the potential window for all of the project areas to ultimately be annexed to the
IRFD.

With the exception of property-based revenues, revenue and service cost factors are assumed
to increase at an annual rate of 3% per year. Assessed property values for the purposes of
estimating VLF and property tax revenues are based on IRFD assessed value projections.
Assessed values are assumed to increase at the Proposition 13 statutory rate of 2% per year.

Annual projections contained in the attached tables are presented in nominal (inflated) dollars,
unless otherwise noted. Current (2016) dollar figures are calculated based on a 3% per year
discount rate and are included in summary tables for comparison purposes.
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[l FISCAL IMPACTS
A. Summary of Net Fiscal Impacts to the General Fund

Exhibits 7 and 8 and Table 1 (attached) present the revenue and service cost impacts of the
Project on the CCSF General Fund after the expected diversion of tax increment to the IRFD.

The Project is anticipated to generate a surplus to the City’s General Fund, amounting to $328.7

million (2016$) over the full 52-year study period. Per Exhibit 7, the net surplus in stabilized year
FY 2035/36 would total $6.8 million (2016$).

Exhibit 7 — Summary of General Fund Fiscal Impacts

Cumulative Stabilized Year

General Fund Impact FY 2015/16 — FY 2067/68 FY 2035/36

$2016 millions $nominal $2016 millions $nominal
Recurring Revenues/Expenditures
Revenues $871.1 $2,284.4 $21.9 $39.5
Expenditures $652.6 $1,738.5 $15.1 $27.3
Net Recurring $218.5 $545.9 $6.8 $12.2
Construction-Related Revenues $110.2 $142.3 $0.0 $0.0
Net General Fund Impact $328.7 $688.2 $6.8 $12.2

Exhibit 8 — Summary of Cumulative General Fund Fiscal Impacts ($2016 millions)

Revenues vs. Expenditures Net GF Revenues

,, $1,200.00
S $1,000.00 Construction
S $800.00 - o
$600.00 -
$400.00 -
$200.00 -
$0.00 -
-$200.00 -

Mill

Expenditures,
-$400.00 -$652.6 M

-$600.00 -
-$800.00
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B. General Fund Revenues

Exhibits 9 through 12 and Tables 2-A and 2-B (attached) provide additional information on the
revenue impacts of the Project on the CCSF General Fund after the expected diversion of tax
increment to the IRFD. Detailed assumptions are provided on Table 10 and calculations are
provided on Tables 11A through 15 (recurring revenues) and Tables 24 through 26
(construction-related revenues).

1. Recurring Revenues

Cumulative recurring General Fund revenues are estimated to total $871.1 million (2016$).
Upon stabilization, the Project is estimated to generate approximately $21.9 million in annual
General Fund revenues by year FY 2035/36 (2016$). VLF revenues are expected to be the
leading category (23%), followed by property transfer taxes (18%), and the 8% General Fund
share of base property taxes (17%). Public Safety Sales Tax revenues are a restricted revenue
source; remaining revenue sources are assumed to be discretionary.

Exhibit 9 — Recurring General Fund Revenues

Cumulative Stabilized Year %
General Fund Revenues FY 2015/16 - FY 2067/68 FY 2035/36 Share
$2016 millions $nominal | $2016 millions $nominal

Recurring Revenues
Portion of General Fund Property Tax $125.5 $305.2 $3.8 $6.9 17%
Property Tax in Lieu of VLF $186.8 $489.5 $5.1 $9.2 23%
Property Transfer Tax $162.6 $439.0 $3.9 $7.0 18%
Sales and Use Tax $117.4 $316.9 $2.8 $5.1 13%
Telephone Users Tax $21.8 $58.2 $0.5 $0.9 2%
Access Line Tax $20.2 $53.9 $0.5 $0.8 2%
Water Users Tax $0.5 $1.4 $0.0 $0.0 0%
Gas Electric Steam Users Tax $5.7 $15.3 $0.1 $0.2 1%
Gross Receipts Tax $24.3 $65.3 $0.6 $1.0 3%
Business License Tax $1.7 $4.6 $0.0 $0.1 0%
Hotel Room Tax $130.9 $336.6 $2.8 $5.1 13%

Subtotal-Discretionary $797.5 $2,085.8 $20.1 $36.4 92%
Public Safety Sales Tax $73.6 $198.6 $1.8 $3.2 8%
TOTAL $871.1 $2,284.4 $21.9 $39.5 100%
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Exhibit 10 — Recurring Revenues by Source in Stabilized Year FY 2035/36
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2. One-Time Construction Revenues

In addition to recurring revenues, the Project will generate one-time, construction-related

revenues amounting to $110.2 million (2016$) through buildout (Exhibit 11). Exhibit 9 illustrates
the distribution of cumulative construction-related revenues. Transfer taxes on initial pad and
unit sales account for 69% of revenues, followed by gross receipts taxes paid by contractors
(15%) and use tax revenues from purchases of construction materials, including unrestricted
use tax revenues (11%) and use tax revenues for public safety purposes (5%). The estimate of
gross receipts taxes includes a small amount of payroll taxes to be paid by contractors before

the payroll tax fully phases out in 2018.

Exhibit 11 — Construction-Related Revenues

General Fund Revenues Cumulative

(Construction-Related) FY 2015/16 - FY 2031/32 % Share
$2016 millions $nominal

Construction Revenues

Transfer Tax On Initial Pad & Unit Sales $76.1 $99.2 69%

Gross Receipts Taxes / Construction $16.0 $20.3 15%

Payroll Tax / Construction $0.6 $0.6 1%

Construction Sales Tax (General) $11.7 $14.8 11%

Subtotal-Discretionary $104.3 $134.9 95%

Construction Sales Tax (Public Safety) $5.9 $7.4 5%

Total Construction Revenues $110.2 $142.3 100%

* Payroll tax is phased out in 2018.
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Exhibit 12 — Cumulative Construction Revenues by Source (FY 2016 — FY 2032)

Use Tax
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3. Property Tax In-Lieu of Motor Vehicle License Fees (VLF) Revenues

Pursuant to SB 1096, the City receives subvention revenues from the State in the form of an
allocation of property tax revenues to replace a large portion of the motor vehicle license fee
revenues that were distributed proportionate to population prior to the adoption of the legislation
in 2004. These subvention payments are based on the growth in assessed value relative to the
Citywide assessed value as of 2004/05. Under the State’s formula, the City receives $1.07 per
$1,000 of growth in assessed property values. Revenue from the Project is based on the
Project’s contribution to growth in assessed values (Tables 10, 11A).

4. Property Transfer Tax Revenues

The CCSF collects a property transfer tax of $6.80 per $1,000 of transferred value on
transactions between $250,000 and $1 million, $7.50 per $1,000 on transactions up to $5
million, $20.00 per $1,000 on transactions of up to $10 million, and $25.00 per $1,000 on
transactions of $10 million or more. This analysis estimates property transfer taxes based on
sales values of the initial site acquisition, completed pads and residential units, absorption rates,
and the assumption that for-sale homes will be resold, on average, every 10 years. The resale
value of market rate and below market units is assumed to increase annually by 1% and 3%,
respectively. A tax rate of $20 per $1,000 is assumed for initial site acquisition and residential
pad sales; a rate of $7.50 per $1,000 is assumed for hotel pad sales and market rate residential
units; finally, a rate of $6.80 per $1,000 is assumed for sales of BMR units. Rental and
commercial buildings are assumed to be subject to extensive hold periods (Tables 10, 15, 25).
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5. 8% Portion of General Fund Property Tax Increment — 8% of 1% Base Property Tax
Levy

100% of the General Fund’s 56.7% share of property tax increment will be diverted to the IRFD
over the life of the IRFD and will not be available to fund General Fund service costs. The
General Fund receives an additional 8% of the 1% base tax levy. While the 8% portion of the
base tax levy is traditionally set aside for the Open Space Fund, Children’s Services Fund and
Library Preservation Fund, it is assumed that this “8% Portion of General Fund tax increment” is
retained by the General Fund and is used to fund city services. The share of property taxes
retained by the General Fund is anticipated to total $125.5 million through FY2067/68 (2016$),
including $3.8 million (2016$) annually upon stabilization.

The property’s assessed value in FY 2015/16 is assumed to be $0. Future assessed values are
estimated based on values projected in TICD’s pro forma. Values of residential units reflect
targeted sales prices presented on Exhibit 2. Assessed values are assumed to increase at the
Prop. 13 statutory rate of 2% per year and readjust to market values upon sale (Tables 10, 11A).

6. Transient Occupancy Tax (“Hotel Tax”)

Hotel tax revenues reflect room rates and occupancy rates to be achieved by the 50-room hotel
on Yerba Buena Island and the 200-room hotel on Treasure Island, based on information
provided by TICD and analysis of the performance of competitive hotels in the market place.
Based on this information, the Yerba Buena Island hotel would generate approximately
$178,000 in annual revenue per room, assuming an average daily rate of $650 and stabilized
occupancy of 75%. The Treasure Island hotel would generate approximately $82,000 in annual
revenue per room, assuming an average daily rate of $300 and stabilized occupancy of 75%.
The hotel tax rate in San Francisco is 14%, resulting in annual TOT revenues per room of
approximately $11,500 for the Treasure Island hotel and $25,000 for the Yerba Buena Island
hotel. One hundred percent of TOT revenues are assumed to accrue to the General Fund,
pursuant to the FY2015/16 Adopted Budget (Tables 10, 11A).

7. Sales and Use Tax Revenues

The CCSF General Fund receives 1% of taxable sales. Recurring sales tax revenues will be
generated from on-site retail sales and through spending by Project residents within the City.
Construction-related sales tax revenues comprise business-to-business sales generated from
the purchase of construction materials. Consistent with the 2011 EPS study, business-to-
business taxable sales generated by office tenants are not considered, and employee spending
is assumed to be reflected in on-site retail sales. Specific sales tax assumptions by source are
summarized below:

= Retailer-generated: Taxable sales generated by on-site retailers are estimated assuming
gross (taxable and non-taxable) sales productivity of $600 per rentable square foot, with
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80% of sales being taxable. The anticipated sales performance of the Project aligns with
that of competitive Class A retail space in San Francisco, such as Stonestown Galleria.
Consistent with the 2011 EPS study, on-site sales are reduced by 25% to avoid double-
counting of on-site resident expenditures (Tables 10, 13).

= Hotel-generated: Non-room revenues are assumed to comprise one-third of total hotel
revenues and half of these sales are assumed to be taxable, consistent with the 2011
EPS study. Based on projected room rates, taxable sales per room are estimated to be
$21,000 for the Treasure Island hotel and $44,000 for the Yerba Buena Island hotel
(Tables 10, 13).

» Resident-generated: Taxable sales generated by new residents are implied from the
estimated household incomes by unit type of Project residents and consumer
expenditure data published by the Bureau of Labor Statistics. Estimates are reduced to
account for expenditures that are anticipated to occur outside of San Francisco based on
the City’s existing capture rate of retail expenditure potential, derived from California
Board of Equalization and U.S. Census data (Tables 10, 12).

= Construction-generated: Use tax revenues generated by construction contractors are
estimated based on development costs provided in the TICD development pro forma
and typical relationships between “hard” and “soft” development costs and material and
labor costs. The revenue estimate reflects the assumption that San Francisco is
designated as the point of sale by the general and sub-contractors for 50% of materials
purchased for the construction of the Project (Tables 10, 25).

8. Public Safety Sales Tax Revenues

Unlike other General Fund revenue sources included in this analysis, Public Safety Sales Tax
revenues are restricted to specific public safety uses. The City and County receives an annual
allocation of the half-cent statewide Public Safety Sales Tax (Proposition 172) in proportion to its
share of statewide taxable sales. For purposes of this analysis it is assumed that the CCSF
disbursement will grow proportionally to the increase in taxable sales supported by the Project
(Tables 10, 11, 26). For taxable sales assumptions, refer to the discussion of the general (1%)
sales and use tax, above.

9. Payroll/ Gross Receipts Tax Revenues

Passed by voters in November 2012, the gross receipts tax replaces the City and County’s
payroll tax, and phases in from 2014 to 2018. Consequently, construction contractors are the
only businesses expected to generate payroll taxes (Table 10).

Per the San Francisco Business and Tax Regulations Code, Article 12-A-1: Gross Receipts Tax,
the tax rate varies by business type and by the amount of gross receipts generated. Businesses
generating less than $1 million each year in gross receipts are exempt from the tax.
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Average retail and hotel gross receipts are based on the sales productivity levels used to
estimate sales and hotel taxes. Construction and rental and leasing gross receipts are based on
the TICD pro forma. Tax rates are assigned to these businesses by selecting the applicable
industry and size category from the rate schedule. For office tenants, gross receipts taxes are
estimated based on 2015 gross receipts tax revenue generated per employee by all San
Francisco firms, adjusted to account for phase-in factors that apply to gross receipts tax rates
through 2018 (Tables 10, 14, 25).

Payroll tax rates for fiscal years 2015/16 through 2018/19 are determined in accordance with
San Francisco Business and Tax Regulations Code, Article 12-A: Payroll Expense Tax
Ordinance. It is assumed that payroll constitutes 40% of construction hard costs and that 25% of
payroll expenditures are exempt from taxation (Tables 10, 25).

10. Business Registration Fee Revenues

Per the San Francisco Business and Tax Regulations Code, Article 12: Business Registration,
the fee per business is charged by tier based on the level of gross receipts generated. The
number of businesses at the project is calculated assuming 3,000 square feet per retalil
business and 5,000 square feet per office business. Two hotels are assumed. Average gross
receipts for office, retail and hotel businesses used to determine applicable fee rates are
consistent with gross receipts tax estimating assumptions (Tables 10, 14).

11. Utility Users Tax Revenues

The City and County of San Francisco imposes a 7.5% tax on charges for certain utilities
services. These include non-residential telephone, electricity, natural gas, steam, and water
services, and both residential and non-residential cellular telephone services. For purposes of
this analysis, the utility users tax has been estimated based on CCSF budget factors for FY
2015/16. The budget factors have been calculated on a per employee basis for electricity,
natural gas, steam, and water taxes, and on a per service population basis for telephone
services (Tables 10, 11).

12. Access Line Tax Revenues

Access line taxes are levied against residential and commercial users. For purposes of this
analysis, the access tax is estimated based on CCSF budget factors for FY 2015/16. The
budget factors have been calculated on a per service population basis. Based on the City’s
2015/16 budget, access line tax revenues total approximately $31.25 per resident/employee
(Tables 10, 11).

13. Licenses, Permits and Franchise Fees and Fines, Forfeitures and Penalties

Licenses, permits, and franchise fees, and fines, forfeitures, and penalties are excluded from
the General Fund revenue sources. The Controller’'s Office has indicated that these revenue
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categories are comprised primarily of restricted revenues dedicated to specific expenditures that
have not been included in the analysis. For informational purposes, Table 2-A estimates total
revenues to be generated by the Project for each category of restricted revenues.

C. General Fund Expenses

Exhibits 13 and 14 and Tables 2-A and 2-B provide information on the expense impacts of the
Project on the CCSF General Fund after the expected diversion of tax increment to the IRFD.
Detailed expense assumptions are provided on Table 16 and calculations are provided on
Tables 17 through 23.

Cumulative General Fund expenses are estimated to total $652.6 million (2016$). The Project is
estimated to generate approximately $15.1 million in General Fund expenditures in stabilized
year FY 2035/36 (20163$). Exhibit 14 illustrates the distribution of recurring General Fund
expenditures. Fire Protection is expected to be the leading expense category (31%), followed by
Police Services (24%) and the population-based transfer to MTA required under Proposition B
(23%).

Exhibit 13 — General Fund Expenditures

General Fund Expenditures — Cumulative Stabilized Year %
$2016 millions FY 2015/16 - FY 2067/68 FY 2035/36 Share
$2016 millions $nominal | $2016 millions $nominal

Recurring Expenditures

Elections $12.1 $32.2 $0.3 $0.5 2%
Assessor/Recorder $6.5 $16.3 $0.1 $0.2 1%
311 $3.6 $9.5 $0.1 $0.1 1%
Police Services $151.6 $414.0 $3.7 $6.7 24%
Fire Protection $208.7 $547.9 $4.7 $8.5 31%
911 Emergency Response $18.4 $49.0 $0.4 $0.8 3%
Public Health $42.3 $112.6 $1.0 $1.8 6%
Public Works $40.5 $108.6 $1.0 $1.7 6%
Library/Community Facilities $17.9 $45.4 $0.4 $0.7 2%
MTA/MUNI (Prop. B) $151.0 $402.9 $3.5 $6.3 23%
Total $652.6 $1,738.5 $15.1 $27.3 100%
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Exhibit 14 — Expenditures by Source in Stabilized Year FY 2035/36
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1. General Fund Transfer to MTA Fund

For purposes of ensuring adequate funding for public transit, the San Francisco Charter requires
an annual transfer from the General Fund to the MTA Fund. The base transfer amount is
equivalent to 9.193% of aggregate General Fund discretionary revenues. Proposition B, passed
by voters in 2014, stipulates that the base transfer amount must be adjusted annually to reflect
the change in the CCSF service population. In this analysis, the baseline transfer is deducted
from gross revenues to be generated by the Project, while the Proposition B transfer is
calculated as a General Fund expense. The annual Proposition B transfer from the General Fund
to MTA is calculated by applying the current transfer amount per service population unit to the
Project’s service population (Tables 16, 21-A).

Per the San Francisco Charter, a supplementary transfer may be required to compensate MTA
for increases in transit service. KMA compared the net costs of enhanced transit services on
Treasure Island to the projected base transfer (including Proposition B) to determine the need for
additional General Fund support. Based on this analysis, as presented on Table 21-A, base
General Fund transfers, as well as MTA operating revenue and intergovernmental transfers to be
generated by the Project are anticipated to exceed the estimated cost to MTA of providing
enhanced services in all fiscal years. Based on this assessment, no supplementary General
Fund transfer to MTA has been assumed.

2. Fire Department Expenditures
The San Francisco Fire Department anticipates that upon buildout, the Project will require two

engine trucks, two ladder trucks, two ambulances, and a battalion chief. In addition, the 2011
EPS report indicates that there is currently one engine, one ladder truck, one ambulance, and
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one hose tender on the Islands. The estimate of marginal expenditures therefore reflects the
addition of one engine, one ladder truck, one ambulance, the battalion chief, as well as the
phasing out of the hose tender. Personnel costs are based on the 2015-16 Salary Ordinance and
staffing ratios by apparatus provided in the 2011 EPS report. Capital costs by apparatus reflect
cost estimates from the 2011 EPS report, adjusted for inflation. All capital costs are annualized
based on their useful life, per the EPS report. Based on the most recent TICD Schedule of
Performance (June 2016), it is assumed that new fire expenses will be phased in upon
completion of the new fire station on Treasure Island in FY 2023-24 (Tables 16, 18, 19).

3. Police Department Expenditures

Based on a service level of 1.7 sworn officers per 1,000 residents and employees as determined
in the 2011 EPS report, the Project is anticipated to require 32 officers upon buildout. In addition,
the EPS report indicates that there are currently 11 sworn officers serving the Treasure Island
station. Therefore, the marginal cost of the Project reflects the addition of 21 sworn officers. The
factor for total Police expenditures on Treasure Island is $297 per unit of service population,
which has been extrapolated from the targeted service level and the staffing cost per sworn
officer estimated by the San Francisco Office of the Controller in 2015. Existing service costs are
estimated based on the same study of staffing costs and are netted out from the total public
safety cost to determine the marginal impact of the Project (Tables 16, 17).

4. 911/ Emergency Communications

The factor for Emergency Communications expenditures is $25 per resident, in accordance with
a service level of 1.18 emergency calls per resident. The service level is based on the 2011 EPS
study, while staffing costs are derived from the 2015 Adopted Salary Ordinance (Tables 16, 17).

5. Public Health

The factor for Public Health expenditures is $60 per resident, which reflects modifications to the
analysis of public health costs contained in the 2011 EPS study. The prior analysis estimates
Public Health costs based on average usage of emergency room and inpatient services per low
to moderate income resident, and the cost to the General Fund to provide these services. In the
present analysis, the service cost per low to moderate income resident is adjusted for inflation
and applied to the population of low and moderate income residents upon buildout of the Project.
The total cost is divided by the total resident population to determine the Public Health cost per
resident (Tables 16, 17).

6. Public Works

Public Works expenses include maintenance of street infrastructure built by the Project. The
Project will add 1,849,420 square feet of streets which will be publicly maintained. The annual
cost per mile for street sweeping and for capital repairs is based on the EPS report and adjusted
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for inflation. Maintenance costs of new street infrastructure are phased in over the development
program as specific population thresholds are met (Tables 16, 20). It is also assumed that private
sources will share in maintenance costs during the construction period. A portion of new Public
Works expenses will be offset by restricted Public Works revenues generated by the Project:

= Gas Tax — The CCSF Gas Tax fund is anticipated to receive revenues proportional to the
Project’s residential population as a percentage of the City’s current population. The
current factor for Gas Tax revenues is $20 per resident based on the CCSF FY 2015/16
budget (Table 10);

= Prop. K Sales Tax — Public Works receives a portion of the half-cent local sales tax for
transportation capital projects approved by voters in 2003. In accordance with the
Proposition K expenditure plan, it is assumed that Public Works will receive 10% of tax
revenues for street maintenance and renovation projects (Table 10).

Currently, TIDA funds Public Works work orders on Treasure Island related to street cleaning,
street repair, urban forestry, and building repair through lease revenues. Based on conversations
with TIDA staff, it is assumed that these expenditures will phase out over the course of the
development or continue to be funded through lease revenues.

7. Library / Community Facilities

Per the 2011 EPS report, the Project is anticipated to include certain community facility expenses
to be supported by the General Fund and/or other funds. These facilities may include: a
community center, a library, and senior and youth services. It is assumed that Library
expenditures will be funded by baseline transfers to the Library Preservation Fund, while
Community facility expenditures will be funded by the General Fund. Operations costs and the
initial cost of furnishings, fixtures, and equipment for planned facilities are based on estimates
from the 2011 EPS report, adjusted for inflation. Initial capital costs are amortized over five years
with a five percent interest rate, starting in FY 2021/22 (Table 23).

8. Elections

The factor for Elections expenditures is $17 per resident, based on a service level of 800 voters
per polling place, per the 2011 EPS study. The average cost per polling place reflects the EPS
estimate, adjusted for inflation (Tables 16, 17).

9. Assessor-Recorder

The Project will require one full-time equivalent position in the Office of the Assessor Recorder,
per the 2011 EPS study. The staffing cost is derived from the 2015 Adopted Salary Ordinance
(Tables 16, 17).
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10. 311

The factor for 311 Call Center expenditures is $5 per resident, based on a service level of 4.59
calls per resident, per the 2011 EPS study, and staffing costs derived from the 2015 Adopted
Salary Ordinance. The expenditure factor has been reduced to reflect transfers from enterprise
funds which reimburse half of the Call Center’s costs, according to the CCSF FY2015/16 budget
(Tables 16, 17).

11. Open Space

It is assumed that property owners will be responsible for maintaining the Project’s 300 acres of
open space.

12. Other General Fund Expenditures

Consistent with the 2011 study, the Project is assumed to have no impact on remaining General
Fund program areas, including: Culture and Recreation, Human Welfare and Neighborhood
Development, Economic Development and other General Administration programs (Table 16).

D. Summary of Fiscal Impacts to Baseline Funds

Under current City policies, approximately 20% of aggregate discretionary revenues (ADR) are
transferred from the General Fund to the MTA, Library Preservation and Children’s Services
Funds, as detailed on Exhibit 15. The Project is anticipated generate additional General Fund
discretionary revenues to be transferred to the foregoing funds, as well as additional costs to the
funds to provide enhanced services on the Islands.

Exhibit 15 — General Fund Set-Asides

Fund Set-aside %

MTA* 9.19% of ADR
Library Preservation 2.29% of ADR
Children's Services 8.76% of ADR

* Baseline transfer only. Proposition B population adjustment still calculated as
expense. ADR = Aggregate General Fund Discretionary Revenues

The sum of operating revenues and General Fund transfers to be generated by the Project to the
MTA and Library Preservation Funds are anticipated to exceed the estimated cost of providing
enhanced services in all fiscal years and result in a cumulative surplus. The cumulative surplus is
anticipated to total $201 million (2016$) through FY2067/68 (Exhibit 16). Per Exhibit 17, the
annual surplus upon stabilization in FY 2035/36 is anticipated to be $3.8 million (2016$). While
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corresponding service costs have not been estimated, General Fund transfers to the Children’s

Services Fund are anticipated to total $96.7 million through FY2067/68 (Exhibit 18).

Exhibit 16 — Cumulative Fiscal Impact on MTA and Library Preservation Funds

FY2015-16 to FY2067/68 Fund Revenues Fund Expense Net Fund Impact
$2016 $nominal $2016 $nominal $2016 $nominal
millions millions millions millions millions millions
MTA $252.5 $655.7 ($66.2) ($195.9) $186.3 $459.8
Library Preservation $25.2 $62.9 ($10.6) ($26.9) $14.6 $36.0
Net Surplus $277.8 $718.6 ($76.8) ($222.8) $201.0 $495.8

Exhibit 17 — Annual Fiscal Impact on MTA and Library Preservation Fuds: Stabilized Year FY2035/36

FY2015-16 Fund Revenues Fund Expense Net Fund Impact
$2016 $nominal $2016 $nominal $2016 $nominal
millions millions millions millions millions millions
MTA $5.8 $10.5 ($2.4) ($4.4) $3.4 $6.1
Library Preservation $0.6 $1.0 ($0.2) ($0.4) $0.4 $0.6
Net Surplus $6.4 $11.6 ($2.7) ($4.8) $3.8 $6.8

Exhibit 18 — Fiscal Revenues to Children’s Services Fund

Children’s Services Fund Cumulative Stabilized Year
Revenues FY 2015/16 - FY 2067/68 FY 2035/36

$2016 millions $nominal | $2016 millions $nominal
Total General Fund Transfers $96.7 $240.8 $2.2 $4.0

1. Net Impact On MTA Fund

The Project’s total net impact on MTA consists of: (1) the base share of General Fund revenues
generated by the Project to be transferred to MTA; (2) the increase in the citywide base transfer
amount attributable to growth in the Project’s service population (per Proposition B); and (3) the
net service cost to MTA to provide enhanced service to Treasure Island. While the San
Francisco Charter provides for a supplementary transfer to MTA to fund changes in service
levels, no such transfer is included in the subject analysis, based on the finding that baseline
transfers to the MTA are anticipated to exceed the marginal service costs in all fiscal years.

The estimate of net service costs is based on the “Enhanced Level of Service scenario” analyzed
in the 2011 EPS fiscal report and the Transportation Implementation Plan (2011), which includes
the implementation of the proposed Civic Center line. The scenario reflects eight phases
reaching total annual ridership of approximately 3 million and 10 buses in service upon buildout,
representing an increase of approximately 2.5 million annual passengers and 6 buses over the
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current condition. The following MTA revenue and expenditure inputs are used to estimate net
service costs of enhanced transit service, as shown on Tables 21A through 22B:

MTA Expenditures

= Operating costs: Operating costs for the eight phases of the Transportation Plan are
based on the 2011 EPS study and adjusted for inflation (Table 22-A).

= Other MTA costs: According to the 2011 EPS report, other MTA costs will include annual
maintenance of stop signs, signals and bike lines. The cost of these services upon
buildout is based upon the EPS study and adjusted for inflation. The buildout cost is
phased in over the development period based on annual growth in the service population
(Table 22-B).

= Capital costs

- Vehicles: The cost per articulated bus is extrapolated from MTA’s 2014 procurement
contract with New Flyer of America Inc. to purchase 61 articulated low floor buses,
including an allowance for tax, warranty, and consultant support. Per the 2011 EPS
report, 20% of new vehicle costs are assumed to be covered by the Project
Developer; the remaining costs are amortized over a 14-year period with a 5%
interest rate (Tables 21-B, 22-B).

- Bus Facility: The cost of storage and maintenance space for new buses is assumed
to be approximately $768,000 per vehicle. The facility cost per bus is extrapolated
from the capital cost of the Islais Motor Creek Facility, which is capable of storing
165 motor coaches. Phase | of the $126 million project containing the bus yard was
completed in 2013, while construction of Phase II's operations and maintenance
facility is currently underway. Facility costs are amortized over a 30-year period with
a 5% interest rate, consistent with the 2011 EPS report (Tables 21-B, 22-B).

MTA Revenues (in addition to baseline transfers)

» Farebox revenue: MTA is assumed to generate farebox revenue of $0.86 per passenger
trip. Revenue per trip is extrapolated from fare revenues reported in the FY 2015-2016
MTA Operating Budget and monthly MTA ridership reported by the National Transit
Database. Cable cars have been excluded from the estimate (Table 22-B).

= Advertising: Net advertising revenue is assumed to be $3,500 per vehicle. The estimate
is derived from total advertising revenue budgeted for FY 2015-2016 and the average
number of MTA vehicles operating at peak demand reported by the National Transit
Database. Per the 2011 EPS report, gross revenues are reduced by 50% to account for
administrative expenses (Table 22-B).

= Proposition K sales tax: MTA receives a portion of the half-cent local sales tax for
transportation capital projects approved by voters in 2003. Consistent with the prior EPS
report, Proposition K sales tax revenues are estimated based on taxable sales generated
by the project and the share of Proposition K revenues available for transit system

Keyser Marston Associates, Inc. Page 23
\SF-FS2\wp\19119061\008\002-001.docx



maintenance and renovation. According to the Proposition K expenditure plan, 37% of
Proposition K tax revenues are allocated for these purposes (Table 22-B).

= State sales tax (AB 1107): Taxable sales from the Project will generate AB 1107 sales tax
revenue. AB 1107 is a half-cent sales tax which provides funding support to BART, MTA
and AC Transit. AB 1107 sales tax revenues are estimated according to taxable sales
generated by the Project and MUNI'’s share of the tax. Pursuant to MTC policy, MTA
receives 12.5% of AB 1107 tax revenues (Table 22-B).

= State Transit Assistance: Under the State Transit Assistance (STA) program, MTA
receives a portion of state gasoline tax revenues, which are allocated based on
population and total local revenues spent on transit. The estimate of marginal STA
revenues generated by the Project is based on average STA revenues per resident, as
derived from MTA’s FY 15/16 Adopted Budget and current demographics for San
Francisco (Table 22-B).

= Transportation Development Act sales tax: Under the Transportation Development Act
(TDA) of 1971, MTA receives one-quarter percent of the state sales tax for sales occurring
within the City and County of San Francisco. TDA tax revenues are estimated based on
the Project’s taxable sales and the TDA portion of the state tax rate (Table 22-B).
2. Net Impact on the Library Preservation Fund

The Project’s impact on the Library Preservation Fund consists of: (1) the base share of General
Fund revenues generated by the Project to be transferred to MTA, and (2) the net service cost
to Library to operate a reading room planned for Treasure Island. Operations costs and the
initial cost of furnishings, fixtures, and equipment for the planned library facility on Treasure
Island are based on estimates from the 2011 EPS report, adjusted for inflation. Initial capital
costs are amortized over five years with a five percent interest rate, starting in FY 2021/22
(Table 23).

3. Children’s Services Fund Revenues

The analysis has not evaluated costs to the Children’s Services Fund to service the project. The
estimate of total revenues to be transferred from the General Fund to the Children’s Services
Fund can be found on Exhibit 18 and Table 2-C in the Appendix.

E. Aggregate Net Fiscal Impacts to City and County of San Francisco

The Project’s aggregate impact on the General Fund, MTA Fund and Library Preservation Fund
is anticipated to be significantly positive both on a cumulative basis and on an annual basis both
preceding and following full build-out. Per Exhibits 19 and 20, the cumulative surplus through
FY2067/68 is projected to be $529.6 million (2016$). The aggregate annual surplus to all funds
upon stabilization is $10.5 million (2016$). The net surplus does not include additional restricted
revenues to be generated by the Project to the Children’s Services Fund (Exhibit 18).
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Table 1

NET FISCAL IMPACT ON ALL FUNDS!
FISCAL IMPACT ANALYSIS

TREASURE ISLAND REDEVELOPMENT
CITY AND COUNTY OF SAN FRANCISCO, CA

August 15, 2016

Cumulative Cumulative Annual Fiscal Year
TOTAL TOTAL FY2035-2036 July 1-June 30
NOMINAL $ 2016% 2016% 2015-16 2016-17 2017-18 2018-19 2019-20 2020-21 2021-22 2022-23 2023-24
3% discount 3% discount
A. GENERAL FUND IMPACT?
Recurring General Fund Revenue 2,284,390,000 871,062,000 21,880,000 0 0 0 31,000 330,000 1,017,000 4,437,000 5,918,000 9,069,000
Recurring General Fund Expense 1,738,460,000 652,551,000 15,126,000 0 0 0 39,000 382,000 774,000 1,599,000 2,460,000 6,257,000
Net Recurring Revenue (Expense) 545,930,000 218,510,000 6,754,000 0 0 0 -8,000 -52,000 243,000 2,838,000 3,458,000 2,812,000
Construction-Related Revenue 142,272,000 110,175,000 0 375,000 1,894,000 4,412,000 5,959,000 7,454,000 10,773,000 9,299,000 10,045,000 13,295,000
TOTAL NET GENERAL FUND 688,202,000 328,686,000 6,754,000 375,000 1,894,000 4,412,000 5,951,000 7,402,000 11,016,000 12,137,000 13,503,000 16,107,000
REVENUE (EXPENSE) Cumulative 2,269,000 6,681,000 12,632,000 20,034,000 31,050,000 43,187,000 56,690,000 72,797,000
B.IMPACT ON OTHER FUNDS
Net MTA Revenue (Expense) 459,829,000 186,321,000 3,404,000 71,000 288,000 645,000 946,000 1,453,000 2,027,000 2,816,000 3,954,000 5,047,000
Net Library Revenue (Expense) 35,954,000 14,639,000 354,000 8,000 40,000 95,000 128,000 165,000 262,000 203,000 129,000 162,000
TOTAL NET REVENUE (EXPENSE) TO 495,783,000 200,960,000 3,758,000 79,000 328,000 740,000 1,074,000 1,618,000 2,289,000 3,019,000 4,083,000 5,209,000
OTHER CCSF FUNDS Cumulative 407,000 1,147,000 2,221,000 3,839,000 6,128,000 9,147,000 13,230,000 18,439,000
C. TOTAL CITYWIDE IMPACT
General Fund Revenue/(Expense) 688,202,000 328,686,000 6,754,000 375,000 1,894,000 4,412,000 5,951,000 7,402,000 11,016,000 12,137,000 13,503,000 16,107,000
Other Funds Revenue (Expense) 495,783,000 200,960,000 3,758,000 79,000 328,000 740,000 1,074,000 1,618,000 2,289,000 3,019,000 4,083,000 5,209,000
TOTAL NET REVENUE (EXPENSE) TO 1,183,985,000 529,646,000 10,512,000 454,000 2,222,000 5,152,000 7,025,000 9,020,000 13,305,000 15,156,000 17,586,000 21,316,000
ALL CCSF FUNDS Cumulative 2,676,000 7,828,000 14,853,000 23,873,000 37,178,000 52,334,000 69,920,000 91,236,000
D. OTHER RESTRICTED REVENUE
Children's Services Fund 240,797,000 96,688,000 2,210,000 29,000 155,000 363,000 489,000 633,000 1,003,000 1,236,000 1,423,000 2,044,000
Licenses, Permits and Fees 59,063,000 59,063,000 514,000 0 0 0 4,000 23,000 59,000 116,000 173,000 226,000
Fines, Forfeitures and Penalties 10,145,000 10,145,000 89,000 0 0 0 1,000 4,000 10,000 20,000 30,000 39,000

Notes
! See Tables 2-A through 2-C for detail.

2 Excludes 56.7% of base property tax levy, which is dedicated to funding infrastructure

and affordable housing.
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Table 1

NET FISCAL IMPACT ON ALL FUNDS!
FISCAL IMPACT ANALYSIS

TREASURE ISLAND REDEVELOPMENT
CITY AND COUNTY OF SAN FRANCISCO, CA

August 15, 2016

Cumulative Cumulative Annual
TOTAL TOTAL  FY2035-2036
NOMINAL $ 2016% 2016% 2024-25 2025-26 2026-27 2027-28 2028-29 2029-30 2030-31 2031-32 2032-33
3% discount 3% discount
A. GENERAL FUND IMPACT?
Recurring General Fund Revenue 2,284,390,000 871,062,000 21,880,000 11,701,000 13,893,000 16,723,000 20,870,000 23,763,000 28,477,000 31,207,000 33,697,000 35,829,000
Recurring General Fund Expense 1,738,460,000 652,551,000 15,126,000 10,991,000 13,125,000 14,889,000 17,108,000 19,560,000 21,651,000 23,310,000 24,274,000 25,002,000
Net Recurring Revenue (Expense) 545,930,000 218,510,000 6,754,000 710,000 768,000 1,834,000 3,762,000 4,203,000 6,826,000 7,897,000 9,423,000 10,827,000
Construction-Related Revenue 142,272,000 110,175,000 0 14,056,000 12,606,000 14,292,000 12,357,000 9,970,000 7,525,000 6,120,000 1,840,000 0
TOTAL NET GENERAL FUND 688,202,000 328,686,000 6,754,000 14,766,000 13,374,000 16,126,000 16,119,000 14,173,000 14,351,000 14,017,000 11,263,000 10,827,000
REVENUE (EXPENSE) 87,563,000 100,937,000 117,063,000 133,182,000 147,355,000 161,706,000 175,723,000 186,986,000 197,813,000
B.IMPACT ON OTHER FUNDS
Net MTA Revenue (Expense) 459,829,000 186,321,000 3,404,000 4,248,000 6,819,000 8,176,000 9,654,000 10,788,000 5,607,000 6,129,000 5,354,000 5,499,000
Net Library Revenue (Expense) 35,954,000 14,639,000 354,000 236,000 253,000 362,000 503,000 518,000 574,000 610,000 569,000 575,000
TOTAL NET REVENUE (EXPENSE) TO 495,783,000 200,960,000 3,758,000 4,484,000 7,072,000 8,538,000 10,157,000 11,306,000 6,181,000 6,739,000 5,923,000 6,074,000
OTHER CCSF FUNDS 22,923,000 29,995,000 38,533,000 48,690,000 59,996,000 66,177,000 72,916,000 78,839,000 84,913,000
C. TOTAL CITYWIDE IMPACT
General Fund Revenue/(Expense) 688,202,000 328,686,000 6,754,000 14,766,000 13,374,000 16,126,000 16,119,000 14,173,000 14,351,000 14,017,000 11,263,000 10,827,000
Other Funds Revenue (Expense) 495,783,000 200,960,000 3,758,000 4,484,000 7,072,000 8,538,000 10,157,000 11,306,000 6,181,000 6,739,000 5,923,000 6,074,000
TOTAL NET REVENUE (EXPENSE) TO 1,183,985,000 529,646,000 10,512,000 19,250,000 20,446,000 24,664,000 26,276,000 25,479,000 20,532,000 20,756,000 17,186,000 16,901,000
ALL CCSF FUNDS 110,486,000 130,932,000 155,596,000 181,872,000 207,351,000 227,883,000 248,639,000 265,825,000 282,726,000
D. OTHER RESTRICTED REVENUE
Children's Services Fund 240,797,000 96,688,000 2,210,000 2,366,000 2,466,000 2,915,000 3,143,000 3,239,000 3,490,000 3,665,000 3,552,000 3,615,000
Licenses, Permits and Fees 59,063,000 59,063,000 514,000 303,000 389,000 466,000 544,000 635,000 713,000 787,000 825,000 850,000
Fines, Forfeitures and Penalties 10,145,000 10,145,000 89,000 52,000 67,000 80,000 93,000 109,000 122,000 135,000 142,000 146,000

Notes
! See Tables 2-A through 2-C for detail.

2 Excludes 56.7% of base property tax levy, which is dedicated to funding infrastructure

and affordable housing.

PREPARED BY: KEYSER MARSTON ASSOCIATES, INC.
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Table 1

NET FISCAL IMPACT ON ALL FUNDS!
FISCAL IMPACT ANALYSIS

TREASURE ISLAND REDEVELOPMENT
CITY AND COUNTY OF SAN FRANCISCO, CA

August 15, 2016

Cumulative Cumulative Annual
TOTAL TOTAL  FY2035-2036
NOMINAL $ 2016% 2016% 2033-34 2034-35 2035-36 2036-37 2037-38 2038-39 2039-40 2040-41 2041-42
3% discount 3% discount
A. GENERAL FUND IMPACT?
Recurring General Fund Revenue 2,284,390,000 871,062,000 21,880,000 37,553,000 38,525,000 39,518,000 40,543,000 41,596,000 42,680,000 43,788,000 44,927,000 46,092,000
Recurring General Fund Expense 1,738,460,000 652,551,000 15,126,000 25,751,000 26,524,000 27,320,000 28,140,000 28,984,000 29,854,000 30,750,000 31,672,000 32,621,000
Net Recurring Revenue (Expense) 545,930,000 218,510,000 6,754,000 11,802,000 12,001,000 12,198,000 12,403,000 12,612,000 12,826,000 13,038,000 13,255,000 13,471,000
Construction-Related Revenue 142,272,000 110,175,000 0 0 0 0 0 0 0 0 0 0
TOTAL NET GENERAL FUND 688,202,000 328,686,000 6,754,000 11,802,000 12,001,000 12,198,000 12,403,000 12,612,000 12,826,000 13,038,000 13,255,000 13,471,000
REVENUE (EXPENSE) 209,615,000 221,616,000 233,814,000 246,217,000 258,829,000 271,655,000 284,693,000 297,948,000 311,419,000
B.IMPACT ON OTHER FUNDS
Net MTA Revenue (Expense) 459,829,000 186,321,000 3,404,000 5,771,000 5,957,000 6,148,000 6,345,000 6,545,000 7,439,000 7,654,000 7,873,000 8,100,000
Net Library Revenue (Expense) 35,954,000 14,639,000 354,000 611,000 625,000 639,000 654,000 669,000 684,000 700,000 715,000 732,000
TOTAL NET REVENUE (EXPENSE) TO 495,783,000 200,960,000 3,758,000 6,382,000 6,582,000 6,787,000 6,999,000 7,214,000 8,123,000 8,354,000 8,588,000 8,832,000
OTHER CCSF FUNDS 91,295,000 97,877,000 104,664,000 111,663,000 118,877,000 127,000,000 135,354,000 143,942,000 152,774,000
C. TOTAL CITYWIDE IMPACT
General Fund Revenue/(Expense) 688,202,000 328,686,000 6,754,000 11,802,000 12,001,000 12,198,000 12,403,000 12,612,000 12,826,000 13,038,000 13,255,000 13,471,000
Other Funds Revenue (Expense) 495,783,000 200,960,000 3,758,000 6,382,000 6,582,000 6,787,000 6,999,000 7,214,000 8,123,000 8,354,000 8,588,000 8,832,000
TOTAL NET REVENUE (EXPENSE) TO 1,183,985,000 529,646,000 10,512,000 18,184,000 18,583,000 18,985,000 19,402,000 19,826,000 20,949,000 21,392,000 21,843,000 22,303,000
ALL CCSF FUNDS 300,910,000 319,493,000 338,478,000 357,880,000 377,706,000 398,655,000 420,047,000 441,890,000 464,193,000
D. OTHER RESTRICTED REVENUE
Children's Services Fund 240,797,000 96,688,000 2,210,000 3,795,000 3,892,000 3,991,000 4,093,000 4,198,000 4,306,000 4,416,000 4,529,000 4,645,000
Licenses, Permits and Fees 59,063,000 59,063,000 514,000 876,000 902,000 929,000 957,000 986,000 1,015,000 1,046,000 1,077,000 1,109,000
Fines, Forfeitures and Penalties 10,145,000 10,145,000 89,000 150,000 155,000 160,000 164,000 169,000 174,000 180,000 185,