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This is a memo summarizing the accomplishments of the Castro Community Benefit District (Castro CBD), 

formerly known as the Castro/Upper Market CBD and an analysis of its financial statements (based on their 

audit) for the period between July 1, 2022, and June 30, 2023.  

Each year, the CBD is required to submit a mid-year report, an annual report and a CPA financial review 

or audit. Castro/Upper Market CBD has complied with the submission of all these requirements. OEWD 

staff, with assistance from the Controller’s Office, reviewed these financial documents to monitor and 

report on whether they have complied with the rules per the Property and Business Improvement District 

Law of 1994, California Streets and Highways Code Sections 36600 Et Seq.; San Francisco’s Business and 

Tax Regulations Code Article 15; the Castro/Upper Market CBD’s management contract with the City; and 

their Management Plan approved by the Board of Supervisors in 2006. 

Also attached to this memo are the following documents: 

1. Annual Reports  

a. FY 2022-2023 

2. CPA Financial Review Reports 

a. FY 2022-2023 

3. Draft resolution from the Office of Economic and Workforce Development 
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Background 

 

The Castro/Upper Market Community Benefit District spans 70 full or partial blocks and contains 

approximately 632 parcels.   

 

• August 2, 2005: the Board of Supervisors approved the establishment of the Castro/Upper Market 

Community Benefit District (Resolution # 582-05).   

• January 10, 2006: the Board approved the contract for the administration and management of the 

Castro/Upper Market Community Benefit District (Resolution # 14-06).  

• April 10, 2018: the Board of Supervisors approved the Castro/Upper Market CBD’s Annual Report 

for Fiscal Year 2016-2017 (Resolution # 097-18). 

• July 9, 2019: the Board of Supervisors approved the Castro/Upper Market CBD’s Annual Report 

for FY 2017-2018 (Resolution # 307-19). 

• May 19, 2020: the Board of Supervisors approved the renewal and expansion of the Castro/Upper 

Market Community Benefit District (Resolution #215-20). 

• September 29, 2020: the Board of Supervisors approved the Castro/Upper Market CBD’s Annual 

Report for FY 2018-2019 (Resolution #436-20). 

• January 25, 2022: the Board of Supervisors approved the Castro/Upper Market CBD’s Annual 

Report for FY2019-2020 (Resolution #21-22). 

• November 29, 2022: the Board of Supervisors approved the Castro/Upper Market CBD’s Annual 

Report for FY2020-2021 (Resolution #502-22). 

• April 16, 2024: the Board of Supervisors approved the Castro/Upper Market CBD’s Annual Report 

for FY 2021-2022 (Resolution # 185-24) 

 

 

Basic Information about the Castro Community Benefit District: 

 

Year Established   August 2005 

Year Renewed    May 2020 

Assessment Collection Period  FY 2021-2022 to FY 2034-2035 (July 1, 2020 to June 30, 2035) 

Services Start and End Date   January 1, 2020 – December 31, 2035 

Initial Estimated Annual Budget  $859,530.00 

FY 22-23 Assessment Submission $711,186.79 

Fiscal Year     July 1 – June 30     

Executive Director    Andrea Aiello   

Name of Nonprofit Entity   Castro/Upper Market Community Benefit District Corporation 

 

The current CBD website, www.castrocbd.org, includes all the pertinent information about the organization 

and their programs, a calendar of events, their Management Plan, Mid-Year Report, Annual Report and 

meeting schedules. 
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Summary of Program Areas 

Cleaning Services 

Cleaning Services include sweeping sidewalk from curbline to building frontage, sweeping along the curb, 

power washing the sidewalk, weeding tree wells and sidewalk, and graffiti removal along the frontages of 

the property within the district. Other cleaning services that may be provided are enhanced trash emptying 

in the public right-of-way and special events cleaning and maintenance service. 

Landscaping 

Landscaping maintenance will be done as needed and as approved by the Board of Directors within public 

plazas. As funding allows, new plantings, and sidewalk planters might be considered. 

Marketing 

Marketing and communication services include, but is not limited to, data collection, Castro CBD 

stakeholder and neighborhood outreach, website and social media, service presentations, general benefit 

fundraising, branding, media relations, destination marketing and business attraction efforts.  

Administration and Contingency 

Administration activities include daily oversight and operation of the district, ensuring adherence to the 

Management District Plan, compliance with audit/reporting requirements, fundraising, building and 

managing relationships with the neighborhood association/groups, city agencies/departments and elected 

officials. This category also includes a contingency reserve that may be used to cover unforeseen future 

expenses and help smooth out cash flows, which are affected by the timing of property owner payments. 

This category can also support renewal expenses. 

 

Summary of Accomplishments, Challenges, and Delivery of Services 

FY 2022-2023 

Cleaning Services 

• Collected 212,335 lbs. of trash 

• Collected 20, 903 cardboard yards 

• Received 7,473 scrub requests  

• Power washed 221, 760 feet of steam cleaning 

• Removed 14,301 instances of graffiti or handbills  

• Properly disposed of 7,437 discarded needles 

• Removed 15, 327 of hazardous waste (human feces/animal feces).  

 

Public Safety 

Through a grant from OEWD, Castro Cares hires community ambassadors to provide wayfinding, 

hospitality, and social service outreach to create a more welcoming district. Examples of service include 

checking in with merchants, well-being checks and outreach, enforcement of MPC No-Trespassing, 

deterrence of negative street behavior, hospitality services, response to calls for service and collaborating 

with the CBD’s Clean Team. Please see website for quarterly and comprehensive breakdowns.  
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Marketing 

 

The Castro CBD is actively working with brokers to rent out vacant storefronts.  The Castro CBD 

established a retail leasing project titled “I’m Available” to set up a program to help property owners to 

hang posters in empty storefronts to draw attention to their properties. This program has been successful 

to help reduce vacancies in the Castro.  

 

The CBD worked closely with community partner, Castro Merchants Association, to activate the 

neighborhood with outdoor events. 

 

Administration and Corporate Operations  

• Continued to administer Castro Cares, Jane Warner Plaza, Retail Strategy, and other grants 

• Website and social media updates. 

• Represented CBD in the media.   

• Responded to communication from property owners, merchants, and residents regarding issues 

directly or indirectly related to the services provided by the CBD.  

• Maintained a close working relationship with the SFPD’s Mission Station, Healthy Streets 

Operation Center, Department of Homelessness and Supportive Housing, Castro Merchants, 

Eureka Valley neighborhood Association, Duboce Triangle Neighborhood Association, Castro 

LGBTQ Cultural District, and District 8 Residents Task Force  

• Ensured compliance with state and City CBD requirements; as well as Management Agreement 

with the City. 

 

 

Castro/Upper Market CBD Annual Budget Analysis 

 
OEWD’s staff reviewed the following budget related benchmarks for the Castro/Upper Market CBD: 

• BENCHMARK 1: Whether the variance between the budget amounts for each service category 

was within 10 percentage points from the budget identified in the Management Plan (Agreement 

for the Administration of the “Castro Community Benefit District”, Section 3.9 – Budget). 

• BENCHMARK 2: Whether five point forty-one percent (5.41%) of actuals came from sources 

other than assessment revenue (CA Streets & Highways Code, Section 36650(B) (6); Agreement 

for the Administration of the “Castro Community Benefit District”, Section 3.4 - Annual Reports). 

• BENCHMARK 3: Whether the variance between the budget amount and actual expenses within 

a fiscal year was within 10 percent (Agreement for the Administration of the “Castro/Upper Market 

Community Benefit District”, Section 3.9 – Budget. 

• BENCHMARK 4: Whether the Castro CBD is indicating the amount of funds to be carried 

forward into the next fiscal year and designating projects to be spent in current fiscal year (CA 

Streets & Highways Code, Section 36650(B)(5). 
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FY 2022-2023 Budget Analysis 

BENCHMARK 1: Whether the variance between the budget amounts for each service category was within 

10 percentage points from the budget identified in the Management Plan.  

ANALYSIS: The Castro CBD met this requirement. See tables below. 

 Management Plan Budget FY 2022-2023 Budget Variance 

Service 

Category 

Assessment 

(%) 

Total 

(%) 

Assessment 

(%) 

Total 

(%) 

Assessment Total 

Cleaning 

Services 

$550,912.00 

(67.23%) 

$582,425.60 

(67.23%) 

$619,500.00 

(72.07%) 

$1,045,245.00 

(72.48%) 
+4.84% +5.25% 

Landscaping 
$2,364.73 

(0.29%) 

$2,500.00 

(0.29%) 

$2,625.00 

(0.31%) 

$5,025.00 

(0.35%) 
+0.02% +0.06% 

Marketing 
$8,513.04 

(1.04%) 

$9,000.00 

(1.04%) 

$9,450.00 

(1.10%) 

$63,782.14 

(4.42%) 
+0.06% +3.38% 

Administration 

and 

Contingency 

$257,613.53 

(31.44%) 

$272,349.37 

(31.44%) 

$227,955.00 

(26.52%) 

$328,019.32 

(22.75%) 
-4.92% -8.69% 

TOTAL 
$819,403.41 

(100%) 

$866,274.97 

(100%) 

$859,530.00 

(100%) 

$1,442,071.46 

(100%) 
  

 

BENCHMARK 2: Whether five point forty-one percent (5.41%) of actuals came from sources other than 

assessment revenue  

ANALYSIS: The Castro CBD met this requirement. Assessment revenue was $856,594.56 or 56.90% of 

actuals and non-assessment revenue was $648,933.49 or 43.10% of actuals. See table below. 

Revenue Sources FY2022-2023 Actuals % of actuals 

Assessment Revenue $855,163.61   

Penalties $0   

Redemption + Redemption Penalties $1,430.95   

Total Assessment Revenue $856,594.56 56.90% 

Contributions and Sponsorships $1,500.00  

Grants $619,851.11 41.17% 

Donations $27,218.83 1.81% 

Interest Earned $363.55 0.02% 

Earned Revenue $0.00 0.00% 

Other $0.00 0.90% 
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Total Non-Assessment Revenue $648,933.49 43.10% 

TOTAL $1,505,528.05 100.00% 

 

BENCHMARK 3: Whether the variance between the budget amount and actual expenses within a fiscal 

year was within 10 percentage points 

ANALYSIS: The Castro CBD met this requirement. See Table below. 

 FY 2022-2023 Budget FY 2022-2023 Actuals Variance 

Service 

Category 

Assessment 

(%) 

Total 

(%) 

Assessment 

(%) 

Total 

(%) 

Assessment Total 

Cleaning 

Services 

$619,500.00 

(72.07%) 

$1,020,251.00 

(70.88%) 

$550,019.69 

(77.34%) 

$971,479.90 

(71.66%) 
5.26% 0.77% 

Landscaping 
$2,625.00 

(0.31%) 

$7,500.00 

(0.52%) 

$67.64 

(0.01%) 

$3,671.32 

(0.27%) 
-0.30% -0.25% 

Marketing 
$9,450.00 

(1.10%) 

$111,273.30 

(7.73%) 

$7,957.31 

(1.12%) 

$72,132.77 

(5.32%) 
0.02% -2.41% 

Administration 

and 

Contingency 

$277,955.00 

(26.52%) 

$300,280.70 

(20.86%) 

$153,142.15 

(21.53%) 

$308,436.45 

(22.75%) 
-4.99% 1.89% 

TOTAL 
$859,530.00 

(100%) 

$1,439,305.00 

(100%) 

$711,186.79 

(100%) 

$1,355,720.44 

(100%) 
  

 

BENCHMARK 4: Whether the Castro CBD is indicating the amount of any surplus or deficit revenues 

to be carried forward into the next fiscal year and designating the projects to be funded by any surplus 

revenues 

ANALYSIS:  The Castro CBD met this requirement.  

Please note: There is a period between when the City collects assessment payment and when the City 

disburses the funds to the CBD. As a result, a CBD typically has a fund balance at the end of the fiscal year 

that is equal to about 6 months of their annual budget. See table below. 

FY22-23 Carryforward Amount Spenddown Timeline 

Assessment Carryforward 

Cleaning Services $364,566.41 December 2023 

Landscaping $6,156.35 December 2023 

Marketing $7,150.66 December 2023 

Administration and Contingency $210,626.58 December 2023 
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Total Assessment Amount $588,500.00  

Non-Assessment Carryforward 

Castro Cares Grant $1,869.63 December 2023 

Jane Warner Plaza grant $824.14 December 2023 

Castro Cares Donations $43,799.06 June 2024 

Other Donations $13,320.21 June 2024 

Total Non-Assessment Amount $59,813.04  

 

Findings and Recommendations 

For FY 2022-2023, the Castro CBD met 4 out of the 4 benchmarks as defined on page 4 of this memo as 

set by the California Street and Highways Code Section 36650-36651; and the Agreement for the 

Administration of the Castro Community Benefit District.  

The Castro CBD’s portfolio, based on assessment funding, is strongly focused on cleanliness. In FY 22-23, 

77.34% of their assessment dollars went to providing cleaning services within their service area. The Castro 

CBD provides daily sweeping, litter removal, graffiti removal, human waste disposal, disposal of dirty 

needles, power washing, weeding, and collection of cardboard.  The CBD Clean Team works 12 hours a 

day and 7 days a week. Currently, the Castro CBD is not part of the Connected Worker App, also known 

as Integrated 311. 

The Castro CBD implements various programs apart from special assessment funding, including Castro 

Cares and addressing storefront vacancies within its service zone. The Castro CBD successfully started a 

new vacancy program, titled “I’m Available”, in collaboration with property owners to help reduce 

vacancies in the Castro.  The Castro CBD actively works with brokers to get vacant storefronts leased. 

This year, the Castro CBD focused their efforts on supporting Another Planet Entertainment as they 

sought approvals to renovate and revitalize the historic Castro Theater. The CBD has also worked closely 

with the Castro Merchants Association to activate the neighborhood with outdoor events. 

 

Castro Cares also continues to be impactful, as it helps merchants resolve street level challenges, provides 

hospitality and wayfinding services, and helps deter negative street behavior. The program deploys 

community ambassadors seven days a week to provide outreach and referral to the most vulnerable. 

OEWD received no reports that the CBD violated the Brown Act or California Public Records Act. The 

CBD does not employ surveillance technology and, therefore, is in compliance with OEWD’s memo 

regarding surveillance technology and CBDs.  

 
Conclusion 

The Castro/Upper Market CBD met all benchmarks in this reporting period. The Castro CBD has 

demonstrated effective partnerships with the City and County of San Francisco and implemented numerous 

grants, including the Castro Cares Grant and Jane Warner Plaza Grant. The Castro CBD has an active board 
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of directors and committee members. OEWD believes the Castro CBD will continue to successfully 

carryout their mission and service plans. 


