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FILE NO. 141117 ORDINANCE NO. 
R0#15011 
SA#19-11 

[Appropriatic:m - Site Development and a Conditional Loan for an Office Project on Van Ness 
Avenue - Department of Building Inspection - $8,~72,300 - FY2014-2015_] 

Ordin.ance appropriating $8,072,300 froin reserves to the Department of Building 

Inspection in FY2014-2015,. for site development and a conditional loan for an office 

project on Van Ness Avenue. 

Note: Unchanged ·code text and uncodified text are _in plain Arial font. 

Additions to Codes are in single-underline italics Times New Roman font. 

Deletions to Codes are in strikethrough italics Times }kw Roman font. 

Board amendment additions are in double underlined Arial font. 

Board amendment deletions are in strikethrough Arial font. 

Asterisks (* * * *) indicate the omission of unchanged Code 

subsections or parts of tables. 

16 . Be it ordained by the People of the City and County of San Francisco: 

17 

18 Section 1. The sources of funding outlined below are herein appropriated to reflect the 

19 funding available in FY2014-2015. 

20 

21 

22. 

23 

24 

25 

SOURCES Appropriation 
I 

Fund 

2S BIF CPR 

BUILDING 

Mayor Lee 
BOARD OF SUPERVISORS 

Index/Project Code 

DBIPROJECTC/ 

CBIDBI 

Subobject Description Amount 

0980T RESERVES $8,072,300 

DESIGNATED FOR 
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1 

2 

INSPECTION FUND-

CONTINUING 

3 PROJECTS 

4 

5 

6 

Total SOURCES. Appropriation 

ONE-TIME 

EXPENDITURES 

$8,072,300 

7 Section 2. The uses of funding outlined below are herein appropriated in FY2014-2015 

8 for site development through a Conditional Land Disposition and Acquisition Agreement and a 

9 conditional loan for an office project on Van Ness Avenue. 

10 

11 · Uses Appropriation 

13 

14 

15 

16 

17 

18 

19 

20· 

21 

Fund 

2S BIF CPR 

BUILDING INSPECTION 

FUND-CONTINUING 

PROJECTS 

Total USES Appropriation 

. Index/Project Code Subobject 

TBD!TBD 06700 

Description 

BUILDINGS, 

STRUCTURES,& 

IMPROVEMENT 

PROJECTS 

Amount 

$8;072,300 

$8,072,300 

22 Section 3. The Board of Supervisors hereby authorizes a conditional loan of up to 

23 $8,072,300 from the Building Inspection Fund for purposes appropriated in this ordinance. 

24 Should the City not proceed with the proposed office project onVan Ness Avenue under the 

terms of the Conditional Land Disposition and Acquisition Agreement, and thereby trigger a 
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1 required payment to the developer of some or all of the loan amount, then the City may draw 

2 upon this-loan a$ needed to make the payment. The City will repay the amount· borrowed to 

3 .the Building Inspection Fund within five years of--the date of borrowing, with interest calculated 

4 by the Controller at an amount equal to the interest rate earned on the Treasurer's Pooled 

5 · Funds, provided any proportional use of the proposed office project by the Department of 

6 Building Inspection anticipated at the time for the draw shall not be deemed a part of the 

7 borrowed amount, but instead shall constitute a legal use of Building Inspection Funds. The 

8 portion that will not be part of the b~rrowed amount shall be determined by the Controller 
. . 

9 based on the total square footage of the proposed office woject as compared to the square . 

1 O footage intended for DBI occupancy and use. 

11 

12 Section·4. The Controller is authorized to record transfers between funds and adjust 

. 13 the accounting treatment of sources and uses appropriated in this Ordinance as necessary to 

14 conform with Generally Accepted Accounting Principles. 

15 

16 

17 APPROVED AS TO FORM: 

18 DENNIS J. HERRERA, City Attorney 

19 

20 

21 

22 

23. 

24 

25 

By: 

BUCK DELVENTHAL 

Deputy .City Attorney 

MAYOR LEE 

FUNDS AVAILABLE: 

BEN ROSENFIELD, Controller 

By: 

BEN ROSENFIELD . 

Controller 
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OFFICE OF THE MAYOR 
SAN FRANCISCO 

EDWIN M. LEE 
MAYOR 

TO: 

FROM: 

RE: 

DATE: 

Angela Calvillo, Clerk of the Board of Supervisors 

.Mayor Edwin M. Lee ~k\ . · . ·. · 
Appropriation - Site Development and a Conditional Loan for an Office 
Project on Van Ness Avenue - Dep~rtment of Building Inspection -
$8,072,3000 - FY2014-15 

October 28, 2014 

Attached for introduction to the Board of Supervisors is an ordinance appropriating 
$8,072,300 from reserves to the Department of Building Inspection in FY 2014-2015, for 
site development and a conditional loan for an office project on Van Ness Avenue. 

Should you have any questions, please contact Nicole Wheaton (415) .554-7940. 

1 DR. CARL TON B. Gooolffi P~CE, ROOM 200 
C?A .. , c~A .. ,,..ic,,..,.. f"'At rcr.0"11.11. OA1n?..l!.~R1 
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BUDGET AND FJNANCE COMMITIEE MEETING NOVEMBER.19,2014 , 

Items 13 and 14 
Files 14-1117 and 14-U20 

EXECUTIVE SUMMARY 

Depa11ments: 
Administrative Services, Real Estate Division 
Department of Building Inspection (DBI) 

Legislative Objectives 

·• File 14-1117: Ordinance appropriating $8,072,300 from the Department of Building Inspection reserves in FY 
2014-15 for site development as a conditional loan for a City office project at 1500-1580 Missio'n Street. 

• File 14-1120: Ordinance approving and authorizing the Director of Property to execute a Conditional Land 
Disposition and Acquisition Agreement with Goodwill SF Urban Development, LLC for ·the proposed City 
acquisition of a portion of 1500-1580 Missiori. Street, for .approximately $30,296,640 plus approximately 
$25,884,132 in 'predevelopment costs, together with a construction Management Agreement for the 

· completion of an approxim.ately 466,400 gross square foot office building anticipated to cost $270,510,181 for 
a total anticipated project cost' of $326,690,953; exempting the project from contracting requirements in 
Administrative Cope, Chapter 6 and Chapter 14B; and approving the developer, architect and general 
contract.or without competitive bidding, but requiring the payment of prevailing wages, implementation of a 
local business enterprise utilization program and compliance with the Cify's local hire policy and first source 
hiring ordinance. 

Key Points 

• On July 29, 2014, the Board of Supervisors approved a resolution (File 14-0838; Resolution No. 312-14) for the 
City to enter into an Exclusive Negotiation Agreement .and Letter of Intent with Related California Urban 
Housing, LLC ·(Related) for the potential development and subsequent purchase by the City of part of a 2.5 
acre site at 1500-1580 Mission Street for an estimated $253,000,000 and authorizing nonrefundable 
payments of $1,000,000 for land acquisition and $250,000 for initial schematic design. The site, currently a 
Goodwill Industries operations center, is located at Van Ness Avenue and Mission Streets and a portion of the 
site is proposed to be developed as a new City office building. 

• Related will develop the Goodwill Site with an approximate 463,300 gross square foot City office building on 
the eastern portion ~nd approximately 550 multifamily residential units on the western portion. If the Board 
of Supervisors approves the proposed Conditional Land Disposition and Acquisition Agreeme.nt, upon 
completion of environmental review and entitlements, the City will acquire fee title to the office parcel ahd 
building from Related, which is expected to occur in mid to l<!te 2016. . 

• In accordance with the proposed ordinance, upon the City's acquisition of the land, Related and the City will 
enter into a Construction Management Agreement for the development and construction of the City office 
building. The City anticipates consolidating office space for the Departments of Public Works, Building 
Inspection and Planning, and the Retirement and Health Services System, among others into the new office 
building, including a one-stop permit center on the ground floor. 

Fiscal l~pact 

• The City's total estimated cost to purchase the land and building is a maximum of $326,690,952, including 
$30,296,640 for the land, $25,884,132 for predevelopment expenses and $270,510,181 for the development 
and construction of the building. In addition, City furnishings, fixtures and equipment (FFE), moving and 
Department of Technology costs are estimated at $12,298,400 for a total project cost of $338,989,353. 

SAN FRANCISCO BOARD OF SUPER.VISORS BUDGET AND LEGISLATIVE ANALYST 

7t08 



BUDGET AND FINANCE COMMITIEE MEETING NOVEMBER 19,2014 

• To help finance the purchase of the new building, the City will sell an existing City-owned office building at 30 
Van Ness in 2015, with a leaseback to the City until late 2018. Sale of 30 Van Ness will be subject to Board of 
Supervisors approval. The City will also sell the City-owned 1660 Mission Street and the City-owned 1680 
Mission Stree,t at a time dependent on market conditions to maximize revenues. These three buildings have an 
aggregate net sales value of approximately $83,180,000. 

• In addition- to the building sales proceeds, the City would issue Certificates of Participation (COPs) totaling 
· approximately $300,105,000, which includes the cost of issuance, underwriter's discount, debt service reserve 

fund and costs associated with using commercial paper as an interim funding source until the COPs could be 
issued in 2019, after the completion of the building. Assuming a 5.5% annual interest over 30 years on the 
COPs, results in annual debt service payments of approximately $20,877,000 per year, for a total COP cost to 
the City of $605,430,000. The General Fund impact to repay the COPS will depend on the precise mix of 
tenants in the new building, with the balance paid by non-General Fund tenant sources. -

Policy Consideration 

• The proposed transaction is complex and will be fully executed over several years. There are multiple points of 
approval required by the Board of Supervisors, including (a) approval of the proposed ordinances, (b) approval 
of the sale of the existing City-owned buildings, (c) approval of environmental documents, and (d) . ' 

authorization of COPs or other mechanism tci finance this project. At this time, there are several significant 
unknowns the City must contend with, including: (1) total potential equity contributions, including the final 
sales prices of the three existing City office buildings which would be sold in order to purchase 1500-1580 

· Mission Street; (2) the proceeds from COPs and additional debt service required by the City; (3) total General 
Fund and non-General Fund impacts; and (4) finalized design, occupancy mix and negotiated office lease. 

Recommendations 

1 .. Amend the proposed ordinance (File 14-1120) in various places to change the reference from 466,400 
gross square feet to 463,300 gross square feet, the most recent estimated size of the City's office building. 

2. Approval of the proposed ordinances, as amended, is a policy matter for the Board of Supervisors. 

SAN FRANCISCO BOARD OF SUPER.VISORS BUDGET AND LEGISLATIVE ANALYST 
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BUDGET AND FINANCE COMMITrEB MEETING NOVBMBER.19,2014 

MANDATE STATEMENT · 

Mandate Statement 

City Charter Section 9.118(b) states that contracts or agreements entered into by a department, 
board or commission having a term in excess of ten years, or requiring anticipated expenditures 
by the City and County of ten million dollars, or the modification or amendments to such 
contract or agreement having an impact of more than $500,000 shall be subject to approval of 
the Board of Supervisors by resolution. 

Administrative Code Chapter 29 requires findings of fiscal responsibility and feasibility by the 
Board of Supervisors for City projects that exceed $25,000,000 and require more than 
$1,000,000 of City funds, prior to the submittal to the Planning Department for environmental 
evaluation. In accordance with Chapter 29,. a determination by the Board of Supervisors that 

· the project is fiscally responsible and feasible does not necessarily approve t~e project, but 
determines that the proposed project i:nerits furth.er evaluation and environmental review. 

BACKGROUND 

On July 29, 2014, the Board of Supervisors approved a resolution (File '.1,4-0838; Resolution No. 
312-14) for the City to enter into an Exclusive Negotiation Agreement and Letter of Intent with 

. Related California Urban Housing, LLC (Related) for the development and subsequent purchase 
by the City of part of a 2.5 acre site at 1500-1580 Mission Street for an estimated $253,000,000. 
That previous resolution authorized nonrefundable payments by the City of $1,000,000 toward 
land acquisition and ·$250,000 for schematic design from t.he Department of Building 
Inspection's (DBI) FY 2014-15 capital budget. That resolution also recommended that the 
Director of Real Estate (a) provide details on the space requirements of the City departments · 
and the proposed uses for occupying the new office building; (b) explain the options for 
backfilling the Health Service System's leased space at 1145 Market Street; (c) recommend 
potential project alternatives if the increase in space. is not required by various City 
departments; and (d) describe the City's.overall plan for Civic Cent.er office space, prior to the 
Board of Supervisors approving a Purchase and Sale Agreement for this project. In response, 
Real Estate, working with the Controller's Office submitted Attachment'!, which projects the 

. full-time equivalent (FTE) staff and square footage space requirements, and Real Estate 
submitted a brief .overview of the City's plan for Civic Center office space. 

The site, currently a Goodwill Industries operations center, is located ·at Van Ness Avenue and 
Mission Streets. See Figure 1 below for a map of the proposed site. Related intends to fully 
develop this site to include an approximate 463,3001 gross square foot 17 or :is story City office 

1 The initial· City office building estimates from May 2014 totaled 462,354 square feet Based on more detailed . 
renderings, th~ City office building then totaled approximately 466,400 square feet, as specified in the proposed 
ordinance. However, Mr. John Updike, Director of Real Estate advises that the design has recently changed to 
reflect the developer retaining th~. existing historical clock tower, which slightly reduces the office building to the 
current estimated 463,300 square feet Over the next 18-24 months, as the design and environmental review 
process are completed, Mr. Updike notes that the actual total square footage may increase or decrease slightly,· 
although the developer .cannot materially change the size without the Director of Property's consent. 

SAN FRANCISCO BOARD OF SUPER.VISORS BUDGET AND LEGISLATIVE ANALYST 
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BUDGET AND FINANCE COMMITTEE 1'vfEETING NOVEMBER 19, 2014 

building on the eastern portion (along 11th street) which represents approximately 48% of the 
site. In addition, Related ·intends to develop an approximate .38 story, 550. multifamily 
residential unit2 development on. the western portion (along Van Ness Avenue), with ground 
level retail, which represents approximately 52% of the site.· 

Figure 1: Map of 1500-1580 Mission Street 

~1o>r:ok i1ma;;l..ot$ il.2 and {13 

Source: Real Estate Division ; 

On October 21, 2014, Goodwill SF Urban Development LLC, a subsidiary of Related3
, purchased 

the subject site, including closing costs, from Goodwill Industries for a total of '$65,946,090, 
which includes $30,448,123 for the.City's office site, ~s summarized in Table 1 bet.ow. 

Table 1: Total Acquisition Costs 

Office.Site Residential Site Total 

Total Acquisition Costs $30,448,123 $35,497,967 $65,946,090 

2 According to Mr. Updike, approximately 110 of the total 550 units, or 20%, will be classified as affordable. The 
Mayor's Office of Housing and Community Development is also further targeting middle-income residents, or 
those classified as earning between 80-120% of Area Median Income, for some of the remaining units. 
3 Prior to its acquisition of the 1500-1580 Mission Street parcel on October 21, 2014, Related created the 
subsidiary "Goodwill SF Urban Development, LLC' to acquire the parcel. Mr. Updike notes that this is standard 
practice. in property acquisition and development as it limits the liability of the parent company. This report 
references Related, as the developer and primary parent company. 

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND.LEGISLATIVE ANALYST 



BUDGET AND FINANCE COMMITIEE MEETING NOVEMBER 19,2014 

The City anticipates consolidating office space for five major departments into this new City­
owned office building, including the (a) Department of Public Works (DPW), (b) Department of 
Building Inspection (DBI), (c) City Planning Commission {CPC), (d) Retirement (RET) and (e) 
Health Services Systems (HSS), which are currently in City-owned space or leasing office space 
in the Civic Center. Attachment I, ·prepare9 by the Office of the Controller, City Services Auditor 
staff, ,Pr:ovides an analysis of the existing full-time equivalent (FrE) employees in the FY 2014-15 
budget and existing square footage .for these five City departments, plus projections of staffing 
and gross square foot area needed by 2018, when the new City office building would likely be 

·completed. As shown in Attachme~t I, the proposed new office building would contain a total 
of 463,300 square feet, including a new 30, 738 square foot permit center on the ground floor, 
which would be staffed by various City departments. This new City office building will add 
approximately 100,000 square feet of new City office space. 

DETAILS OF PROPOSED LEGISLATION 

File 14-1117: The proposed ordinance would appropriate $8,072,300 from the Departl"l}ent of. 
Building· inspection Capital Project and One-Time Expenditure Reserves in FY· 2014-15 for 
preliminary site development as a conditional loan for the City office project at 1500-1580. 
Mission Street. 

File 14-1120: The proposed ordinance would: 

(a) approve and authorize the Director of Prop~rty to execute a Conditional Land 
Disposition and Acquisition Agreement with Goodwill SF Urban Development, LLC for the 

· proposed City acquisition of a portion of 1500-1580 Mission Street, for approximately 
$30,296,6404 plus approximately $25,884,132 in predevelopment costs, together with a 
Constr~ction Management Agreement· for the completion of an approximately 466,4005 

gross square foot office building anticipated to cost $270,510,181 for a total anticipated 
project cost of $326,690,953; 

(b) exempt the project from contracting requirements i.n Administrative Code, Chapter 6 
and Chapter 148; and · 

{c) approve the developer, architect and general contractor without competitive bidding, 
but require payment of prevailing wages, implementation of a local business enterprise 

. program and compliance with the City's local hire policy and first source hiring ordinance. 

Conditional Land Disposition and Acquisition and Construction Management Agreements 

Under the proposed Conditional Land Disposition and Acquisition Agreement, Related, the 
developer, who has recently purchased the site at 1500-1580 Mission Street, would sell the City 
the land for $30,448,123 to constn.ict a new City office building, and would be committing to 
design th~ City's office project, and pay for the required environmental review, while seeking 

) . . 
4 The actual cost of the land to the City is $30,296,640. However, the amount the City will pay to actually acquire 

· the property i~ $31,009,931, with the additional $713,291 reflecting the closing costs and real estate commissions. 
5 The proposed ordinance (File 14-1120) references an approximately 466,400 gross square foot size, although the 
CtµTent estimate is 463,300 square feet Therefore, the proposed ordinance should be amended to change all 

. references to the square footage to 463,300 square feet. 

SAN FRANCISCO BOARD OF SUPERVJSORS BUDGET AND LEGISLATIVE ANALYST 
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the necessary project entitlements. Under this Agreement, Related would be obligated to pay 
. upfront for these environmental review and project entitlement costs as they are incurred. The 

City would then reimburse Related for these costs upon the City's acquisition of the land. 

Under this Agreement, Related, as the construction manager, would also be agreeing to enter 
into a Construction Management Agreement with the City at the time the City acquires the 
land. The City can only proceed with acquiring. the land and entering into the Construction 
Management Agreement upon subsequent approval by the Board of Supervisors of the 
required environmental documents and financing of the City office project .. 

Under the proposed Conditional Land Disposition and Acquisition Agreement, the City would be 
committing to purchase the fully-entitled property from Related for $30,296,640 plus 
approximately $25,884,132 for predevelopment costs, or a total of $56,180,772, after the 
mitigated environmental review is completed and approved by the Board of Supervisors, 
inCiuding approval of the necessary financing, to complete the construction of the City's office 
building for a maximum total project cost of $326,690,953. 

Environmental Review and Entitlements 

The City has not completed the required environmental review of the proposed office project, 
as required under the Californ.ia Environmental Quality Act (CEQA) or .the City's Administrative 
Code Chapter 31. Under the proposed Conditional Purchase Agreement, the developer 
(Related) would be required to complete the necessary environmental review documents in 
accordance with state i;ind local law, which is estimated to be completed in mid to late 2016. 
The City's obligation to purchase the subject office site and proceed with construction of the 
office building is conditioned on the completion of such environmental review in compliance · 
with state and local law. 

· In accordance with the proposed Agreement, Mr. Updike advises that the Board of Supervisors 
could only decide not to proceed with the City's acquisition of the subject office parcel if the 
environmental impacts of the proposed office project that are disclosed in the environmental 
review documents are not adequately-avoided, mitigated or overridden under CEQA. According 
to Mr. Updike~ the Board of Supervisors could not elect to reject the purchase agreement after 
completion of the environmental documents on the .basis of any other terms, as long as the 
conditions and economic provisions as drafted in the proposed Agreements remain the same. 

The developer would also be ·required to seek the necessary project entitlements for the 
proposed City office project, including amendments to the City's General Plan, Planning Code 
and Zoning Map·to adjust height and bulk restrictions. The proposed ordinance specifies that 
the City's Director of Property will work with the developer to seek such project entitlements; 
however, there is nothing in the: Conditional Purchase Agreement that requires the City's 
Planning Commission or Board of Supervisors to approve any of the requested project 
entitlements. If the developer is not able to secure the necessary entitlements, the Conditional 
Purchase Agreement would.terminate. · 

When the approval of the environmental documents is requested from the Board of 
Supervisors, the Director of Property working with 'the City's Director of Public Finance will also 
be required to request approval of the necessary Certificates of Participation (COPs) and/or 

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATNE ANALYST 
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other financing mechanisms to pay for the total costs of the project. As noted above, the land 
acquisition, development and total construction costs are $326,690,953. In addition, City 
furnishings, fixtures and equipment (FFE), moving and Department of Technology costs are 
estimated at $12,298,400 for a total project cost of $338,989,353. 

Construction Manager, Architect and General Contractor 

The proposed ordinance would approve (a) Related as the developer and construction 
manager, (b) Skidmore, Owings and Merrill (SOM) as the architect and (c) Swinerton Builders 
Inc. as the general contractor without competitive bidding. Mr. Updike advises that the 
developer, Related, was selected by the City because Related was already in negotiations to 
purchase and pevelop the entire site. Related selected SQM as their primary architect due to 

· their familiarity and past experience with this firm and is considering using Swinerton as its 
general contractor. Mr. Updike notes thq.t although neither contract has been formally awarded 
by Related to SOM or S~inerton, the proposed ordinance would approve each of these firms 
without competitive bidding, if selected by Related. Mr. Updike further notes that the arcl')itect 
and generaf contractor will be designing and constructing _both the City office building and the 
residential portion·o_f the site, to realize economies of scale. 

Under the proposed ordinance, Related, the developer would negotiate and enter into 
contracts with the architect and general contractor for the design and construction of the City's 
office building, with assistance from the Director of Property and the Director of Public Works. 
As the construction manager, Related would also enter i.nto a Construction Management 
Agreement with the City, which would be apprdved under the proposed ordinance, to manage, 
monitor and oversee all contracts r~quired to complete the City office building project. As 
noted above, this Construction Management Agreement would not become ~ffective until after 
the Board of Supervisors approves the CEQA documents and the financing for the entire 
project, and acquires the site. 

Administrative Code Exemptions 

The proposed ordinance would exempt the design and construction of this City office building 
project from the City's contracting requirements under Administrative Code, Chapter 6 {Public 
Wprks Contracting Policies and Procedures) and Chapter 14B (Local Business Enterprise and 

·Non-Discrimination in Contracting). Although the developer, architect and general contractor 
would be exempt from these requirements, all other contractors and subcontractors on the 
project would. not be exempt from these provisions. In addition, the subject Constr.uction 
Management Agreement specifies that the payment of prevailing wages, implementation of a 
local business enterprise utilization program and compliance with the City's local hire policy and 
first source hiring ordinance under Administrative Code Chapter 83 will apply. 

FISCAL IMPACT 

As noted above, on July 29, 2014, the Board of Supervisors authorized nonrefundable payments 
of $1,000,000 toward land acquisition and up to $250,000 for schematic design from the DBl's 
FY 2014-15 capital budget. On October 21, 2014, the City paid Related $1,000,000 toward the 
purchase of the site. Mr. Joshua Keene of the Real Estate Division advises that the schematic 
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design is being conducted currently, but the City has not yet been billed or paid for this work. If 
the project is completed as anticipated, the total $1,250,000 will be credited back to the City 
against (a) the purchase price when the City actually acquires the land; and (b) to reduce the 
d.esign development costs. However, if the contract terminates as a result of default, the 
$1,250,000 will not be refunded by Related to the City. 

$8,072,300 Supplemental Appropriation 

The proposed ordinance (File 14-1117) would appropriate $8,072,300 from the Department of 
Building Inspection Capital Project and One-Time Expenditure Reserves in FY 2014-15 to pay for 
the preliminary design and entitlement budget sh-own in Table 2 below, as a conditional loan 
for t~is City office building project. DBl's Capital Project and One-Time Expenditure Reserve are 
funded by developer fees and have a current balance of $14, 738,163. Approval of the proposed 
$8,072,300 supplemental appropriation ordinaace would leave a remaining balance of 
$6,665,863. As· noted above, DBI is one of the primary five Gty departments that would occupy 
the proposed new City office building. 

Table 2: Preliminary Design and Entitlement Budget 

Architectural & Engineering (geotechnical, $5,494,802 
design, environmental, electrical, civil, etc.} 

Consultants (Code, IT, Leed, Utility, EIR, etc.} · 
1,133,353 

Profes;;ional Fees (lighting, planning, testing, 
978,394 

etc.} · 

Permits and Fe~s 
465,751 

Supplemental Appropriation Request $8,072,300 

' 
With the proposed supplemental appropriation ordinance, the Board of Supervisors would 
authorize a con~itional loan of up to $8,072,300 with the subject DBI appropriated funds. If 
these funds are used, the City would be required to repay the borrowed funds to DBl's Building 
Inspection Fund within five years of the date of borrowing, with interest based on the 
Treasurer's Pooled Funds, calculated by the Controller, likely from the City's General Fund. 

The ·requested $8,072,300 supplemental appropriation plus the previously authorized 
$1,250,000 total $9,322,300 of City funds for design and entitlement costs for this project. 

Potential Financial Obligations 

Table 3 below summarizes alternative financial obligations if the developer defaults, the City 
defaults, and/or both mutually decide to terminate at three major decision points. As shown in 
Table 3, up until now, the City could forfeit a total of $1,250,000. The City would _not be 
required to expend any additional funds prior to the acquisition of the property, once the 
developer completes the environmental documents and the land is ·fully entitled for 
development. However, if the Agreement terminates prior to the City's acquisition of the site, 
the City could be liable for the amounts shown in Table 3 below. 
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If the proposed ordinances are approved and the developer is not able to secure the necessary 
project entitlements, the Conditional Purchase Agreement would terminate.and the City could 
be liable for up to $3,036,150, in addition to the $1,250,000 previously approved. This is the 
City's contractual ·requirement to reimburse the developer for 50% of the design and 
entitlement costs. If the Board of Supervisors does not authorize the issuance of the COPs on 
the CEQA approval date, or the· sale of the COPs does not occur, or alternative funding is not 
provided, the City would be required to reimburse the developer 100% of the design and 
entitlement costs, unless the developer is able to secure an exemption to construct the office 
despite the City no longer being the tenant. In that scenario, the City would only reimburse 50% 
of the design and entitlement costs. 

Table 3: Financial Obligations under the Prpposed Purchase and Sale Agreement 

Date of Developer Default City Default Mutually Decide to Comments 
Termination Terminate 

After Letter of $1,250,000 City forfeits' City forfeits 
Intent returned to City $1,250,000 $1,250,000 

'(10/21/2014) 

After subject Owes City Owes Developer City pays Developer City also 
ordinances damages up to damages up to additional $2,911,150 forfeits 
approved $8,322,000 $8,322,000 or $3,036,150* $1,250,000 

(Est 12/16/14) 

· After future Owes City Owes Developer City pays Developer City also 
Ratification Date damages up to damages up to additional $3,036,150 forfeits 

(Est 10/1/16) 
$8,322,000 $8,322,000 (50%), $5,054,225 . $1,250,000 

(75%) or $7,072,300 
(100%) depending on 

conditions** 

*After approval of the pro.posed ordinances, if the agreement teqninates not beqmse outside CEQA 
date passing, City would owe developer $2,911,150; if agreement terminates because outside CEQA 
date passing, City would owe developer' $3,036,150. 

**After project entitlements are granted, if the agreement terminates and the (a) Developer has City 
Exemption6 and Proposition M Allocatjon7

, City would owe the Developer 50% or $3,036,150; (b) 
Developer has City Exemption and no Prop M Allocation, City would owe the Developer 75% or 
$5,054,225; and (c) Developer has no City Exemption, City would owe Developer 100% or $7,072,300. 

6 If the agreement terminates, the developer would need a City Exemption because the Market and Octavia Plan 
only permits construction of office building for City purposes. 
7 If the agreement terminates, the developer would potentially need a ·Propos_ition M allocation to allow for the 
office construction on this site. 
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Project Timeline . 

As noted above, under the proposed Agreeme'nt, the City would be committing fo purchase the 
fully-entitled property from· Related for $30,296,640 plus estimated predevelopment costs of 
$25,884,132 and construction costs of $270,510,181 for a total anticipated project cost of 
$326,690,953. Table 4 below summarizes the current proposed project timeline and key 
payments to be made by the City. 

Table 4: Proposed Project Timeline· and City Costs 

Board Approves LOI 
Resolution 

Closing Date 

Endorsement of 
the Purchase and 
Sale Agreement* 

CEQA** 

Final Purchase and 
Sale Agreement** 

City Acquires Land 

Construction 
Begin·s 

Project Completion 

10/21/14 

Est. 

12/9/14 

$1m Availability Payment 

Oty reimburses $250k in schematic design 
costs (if/as incurred) 

Oty incurs design development and 
construction document costs . 

10/1/16 Oty increases obligation for·design costs · 
.(50%/75%/100%) 

10/1/16 N/A 

12/1/16 City purchases land ($30,296,640) and 
pays predevelopment costs (Est 
$25,884,132); City receives credit of 
$1,250,000 

12/1/16 City funds construction. and developm~nt 

7018/Early N/ A 
2019 

N/a 

$1,250,000 $1,250,000 

0 $4,286,150 

0 Up to 
$8,072,300 

. 0 Upto 
$8,072,300 

$54,930,772 $56,180,772 

270,510,181 $326,690,953 

$0 $326,690,953 

*Subject of the proposed legislation. 
Source: Real Estate Division 

**Will require Board of Supervisors approval 

Project Budget 

When the Board of ~upervisors approved the related resolution in July 2014, the estimated 
total project cost was $253,285,080, or $548 per square foot for 462,354 square feet. The 
proposed ordinance now estimates a total anticipated project cost of $326,690,953, or $705 
per square foot, based on the current estimated 463,300 square feet. The current estimated 
$326,690,953 is $73,405,873 or 29% m,ore than the $253,285,080 estimate provided four 
months ago. 

The costs increased by $73,405,873 primarily due to (a) $4.2 million increased design costs from 
more refined bids for architectural and design scope of work, (b) $21 million for additional City 
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building permits and fees previously not estimated, {c) $40 million for C011Jprehensive bidding 
based on schematic drawings and specifications instead of general assumptions, such as 
increased seismic work, technology infrastructure and LEED Gold standard; {d) $10 million for a 
5% design and construction contingency, and {e) $1.1 million for 4% carrying cost of land 
acquisition, offset by some reductions in costs, as jtemized in Attachment II, provided by Mr. 
Updike. The $326,690,953 total project cost is now a maximum not to exceed amount specified 
in the proposed Agreement. Therefore, Mr. Updike notes that this maximum amount cannot be 
exceeded without subsequent approval by the Board of Supervisors. 

As shown in Attachment II, the developer, Related, would be paid a fixed fee of $26,500,000 for 
management, financing and. profit, including {a) $7,250,000 on the effective date of the 
Construction Management Agreement, {b) $12,000,000 in equal installments over the 26-
month construction period, 'and {c) $7,250,000 upon project completion. These developer fees 
represent 8.1% of the $326,690,952 total project costs. 

Estimated Total Project Costs and Sources of Project Funds 

In ~ddition to the $326,690,953 project cost, the Office of Public Finance· notes that there 
would be additional furnit~re, fixture and equipment {FF~E), movi~g and Department of 
Technology costs to complete and occupy this City-owned building, or total City project costs of 
$338,989,353. As shown in Table 5 _below, the sources of funding WO!:Jld be t~e $1,250,000 
previously approved, $83,180,000 net sales revenue from existing City-owned buildings and an 
estimated $254,559,353 from the issuance of Certificates of Participation {COPs}. · 

Table 5: Total Project Costs and Sources of Funding · 

Total City Project Costs 
Total Development· Costs 
Estimated FF&E and Moving 
Department of Technology 

Totarcity Project Costs 

Sources of Funding 
Sales Proceeds of City-owned Buildings 
Less bond defeasance 
Less.sales costs 

Subtotal from Sale of City Buildings 
Funds Previously Approved 

Subtota·I Available Funds 

Estimated Certificates of Participation {COPs)* 
Total 

$326,690,953 
9,500,000 
2,798.400 

$338,989,353 

122,000,000 
(35,160,000) 

(3,660,000) 
$83,180,000 

$1,250,000 
$84,430,000 

254,559,353 
$338,989,353 

*Excludes commercial paper interest and fees during construction that are funded 
through the issuance of COPs described below. 
Source: Office of Public Finance. 
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Proposed'Sale of Existing City·Office Buildings 

To help finance the purchase of the new building, the City anticipates offering the existing City­
owned office building at 30 Van Ness for sale in 2015, with a leaseback to the City until late 
2018. Sale of 30 Van Ness would be subject to Board of Supervisors approval. 

. , . 
The City will also offer for sale, at a time dependent on market conditions to maximize revenue, 
the City-owned 1660 Mission· Street, the current location of the Department of Building 
Inspection, and the City-owned 1680 Mission Street, th_e current location of some staff in the 
Department of Public Works. 

As shown in Table 5 above, these ·three City-owned properties have an aggregate potential net 
sales value of $83,180,000 depending. on market conditions and future negotiations with 
potential buyers, according to Mr. Updike. 

Certificates of Participation (COPs) 

According to Ms. Nadia Sesay, Director of Public Finance, and as shown in Table 5 above, the 
$254,559,353 source of funding for the new City office building would be realized from the City 
issuing COPs. Mr. Anthony Ababon of the Office of Public Finance advises that in o·rder to 
receive an estimated $254,559,353 in funding for this project, an estimated $300,105,000 of 
COPs would need to be issued. The $300,.105,000 includes the cost of issuance, underwriter's 
discount, debt service reserve fund and costs associated with using commerdal paper as an 
interim funding source until the COPs could be issued in 2019, after the completion of the 
building. Assuming a 5.5% annual interest over 30 years on the COPs, results in annual debt 
service payments of approximately $20,877,000 per year, for a total COP cost to the City bf 
$605,430,000. !Vis. Sesay notes that the General Fund impact to repay the COPS will depend on 
the precise mix of tenants in the new building, with the balance paid by non-General Fund 
tenant sources. 

Fiscal Feasibility 

Although not mentioned in the title of the proposed ordinance, page 7, lines 13-15 state that 
based upon the information provided by the pffice of Public Finance and the Real Estate 
Director, the Board of Supervisors finds that the proposed office project is financially feasible 
consistentwith Administrative Code Chapter 29. 

Administrative Code Chapter 29 requires findings of fiscal responsibility and feasibility by the 
Board of Supervisors for City projects that exceed $25,000,000 and require more than 
$1,000,000 of City funds, prior to the submittal to the Planning Department for environmental 
evaluation. In accordance with Chapter 29, the project sponsor is responsible for submitting 
project and financial information to the Board of Supervisors. The Board of Supervisors is 
required to consider the fiscal feasibility of a project, based on the following evaluation criteria: 
{1) direct and indirect financial benefits of the project to the City, including to the extent 
applicable costs sav.ings or n~w revenues, including tax revenues, generated by the proposed 
project; {2) cost of construct.ion; {3) available funding for the project; {4) long term operating 
and maintenance costs of the project; and {5) debt load to be carried by the City department or . . 
agency. 
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(1) Direct ·and Indirect Financial Benefits of the Project to the City 

As detailed in Attachment Ill provided by Mr. Ababon, the rents and expenses on 
existing owried and leased City buildings for the next 33 years, including $30 million of 
capital improvements at 30 Van Ness, and expansion ·of City space to reflect a total of 
466,000 square feet to be comparable to the proposed new City office building, would 
cost a total of $7591040,000. In comparison, Attachment Ill shows the total projected 
costs for the new City office building, including offsetting revenues from the sale of the 
three existing buildings at 30 Van Nes~ and 1660 and 1680 Mission Street, and COPs 
debt service payments and operating expenses for the new office. building over the next 
33 years, for a total cost of $884,870,000. Based on the estimated cash flows, the 
proposed new City office building would have a net financial cost of $105,830,000 to the. 
City. 

However, the sale of 3Q Van Ness, and 1660 and 1680 Van Ness will result in new 
transfer taxes and annual property taxes to the City. In addition, the construction of the 
new residential units on the Goodwill site, adjacent to the City office building, will 
generate additional annual property taxes, beginning in 2019. Together, over the next 
33 years, these properties are projected to generate a total of $150,300,000 of transfer. 
and property taxes for the City. Comparing the net financial cost of $105,830,000 from 
the new City office building to the $150,300,000 revenues to be realized from new 
transfer and property taxes results in net positive $44,470,000 revenues to the City over 
the next 33 years. 

In addition, the City will receive an estimated $34 million of fees, permits and tax 
revenues from the construction of this office building and Real Estate estimates that 
more than $30 million of contract and subcontract work will be awarded to local 
business enterprises (LBEs) to complete the City's office building. When compl.ete· the 
City will have a new Class A offi.ce building in the Civic Center, with an improved one­
stop permit center, adding over 100,000 net square feet of space, to replace with older 
City buildings that would otherwise require significant capital improvements to upgrade 
and maintain. 

(2) Cost of Construction 

Attachment II provided by Mr. Updike, shows the updated value of $326,690,952 for the 
total project budget, including $30,296,640 for the land, $25,884,132 ·for 
predevelopment costs and the remaining $270,510,181 attributed to the cost to 
complete the development and construction of the City office building .. 

(3) Available Funding for the Project 

As shown in Table 5 above, based on information provided by the Offic_e of Public 
Finance, the sale of three City-owned office buildings is estimated to generate net 
revenues after bond defeasance of approximately $S3,180,000 to partiany offset the 
cost of the City office project. In addition, the proposed new City office building will 
require ap·proximately $300,105,000 of COPs, which would likely be issued in 2919 after 
the completion of the building, resulting in total costs of $605,430,000 tq the City. 
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(4) Long Term Operating and Maintenance Costs of the Project 

As shown ln Atta.chment Ill, the new City office building is estimated to cost $4,720,000 
to operate in 2019, when the building is completed, and a total of $224,450,000 over 30 
years, or an average of $7,481,667 p~r' year. According to Mr. Keene, the newly 
constructed, LEED Gold certified office building should provide substantial operational 
expense reductions and will have significantly lower capital project replacement costs 
compared to the existing, older City-owned buildings. 

(5) Debt L:oad to be Carried by City Departments 

Attachment Ill identifies the debt service payments from the COPs issued in 2oi9, which 
are anticipated to be approximately $20,877,000 per year over 30 years assuming a 
5.5% annual interest rate, for·a total cost of $605,430,000. The annual debt service 
payme~ts of approximately $20,8.77,000 over 33 years would be allocated to the City 
departments that occupy the new City office building, mos~ notably DBI, Planning, DPW, 
Retirement and ~SS as well as other. City departments in the permit center. The specific 

· allocation would be determined based on the actual occupancy of the building, once 
completed in 2019. . 

POLICY CONSIDERATION 

According to Mr. Updike, the Real Estate Division is proposing the purchase the property 
located at 1500-1580 Mission Street in order to address several long-term City priorities, 
particula~ly in the Civic Center area. These priorities include: 

1) Developing more consolidated space for departme!.1ts currently housed in multiple 
locations; 

2) Making available underutilized City sites for more intense mixed-use developments 
where possible; 

3) Addressing the lack of space for growth, as the City-owned buildings in Civic Center are 
currently over 99 percent occupied; 

4) Allowing core City functions·to be centralized in a facility specifically built to meet City 
needs; and 

5) Allowing the City to purchase new Class A office building at a fair market price8
• 

As noted above, the proposed tran~action is complex and will be executed over several years. 
The proposed Agreement will authorize the City to move forward with the environmental 
review and entitlement phase, and authorize a future Construction Management Agreement, 

8 According to the Q1 and, Q2 2014 office market reports from ·real estate services firm· Avison Young, the top sales 
of Class.A office space in San Francisco have seen prices ranging from $447 to $765 per square foot. In addition, 
Mr. Updike noted that the recent sale of 50 Fremont Street, which was constructed in the 1980s, to Salesforce for 
$640 million reflects a $780 per square foot rate and the Public Utilities Commission (PUC) building on Golden Gate 
which was completed approximately three years ago had costs totaling $1,000 per square foot. As noted above, 
the proposed purchas~ price of 1500-1580 Mission street by the City would total $705 per square foot. 

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATIVE ANALYST 



BUDGET AND FINANCE COMMITTEE MEETING NOVEMBER 19, 2014 

which will lead to subsequent approvals required by the Board of Supervisors. In addition, 
there are several significant unknowns the City mus~ contend with, including: 

• Total potential equity contributions, including the final sales prices of the three existing 
City office buildings; 

• The necessary proceeds from COPs and additional debt service required by the City; 

• · Total General Fund and non-General ~und impacts; and 
.· 

• . Final design, occupancy mix, and negotiated office leases. 

If the Board of Supervisors ~nd Mayor do not approve the proposed ordinances, then either the 
City or the developer may terminate negotiations and the City would forfeit $1,250,000. 
Because of the future commitment of significant City funds, the Budget and Legislative Analyst 
considers approval of the proposed ordinance authorizing the Conditional Land Disposition and 
Acquisition Agreement to be a policy matter for the Board of Supervisors. Accordi~g to Mr. 
Updike, if the Board of Supervisors does not approve the proposed ordinances, the City will 
likely lose the opportunity to purchase 1500-1580 Mission Street. 

RECOMMENDATIONS 

1. Amend the proposed ordinance (File 14-1120} i.n various places to change the reference 
from 466,400 gross square feet to 463,300 gross square feet, the most recent estimated 
size of the City's office building. 

2. Approval of the proposed ordinances, as amended, are policy matters for the Board of 
Supervisors. 
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'able 3: Project Budget 

~rr~t~~i~:t~~i !~~~~r!~~~~f 111.t'.~f ti1g~Jt*ii~l~l~~l~~k,~*~J~ill®~Ji.~i~;~j~:~*rnit~~t~~{\f':· 
id Price $30,000,0001 $ 

11 Estate Commissions 2,412,239 

sing Cos~s ·N/a 

t Costs . 8,322,300 

1s, Permits Taxes 13,167,471 

·e and Shell · 139,263,450 

1ant Improvements 23,117,500 

·ner's Contingency (5%) N/a 

ance Costs 14,352,821 

t Costs Cont. 044,693 

30,296,640 I s 
2,000,000 

151,483 

12,552,500 

34,191,861 

179,258,112 

21,568,318 

10,041,322 

8,633,333 

376,~75 

296,640 ••Actual land price Increased from $65M to $65.6M 

( 412,239) **Reduced once City acquires land In advance of construction 

151,483 •*Not previously Included In estimate 

4,230,200 · ••increased costs for architecture and design after bids received and consultant scope refined 

21,024,390 ••increased estimate of Imposed Development I Bulldlng Fees Imposed by City 

39,994,662 °Needed to bring Interiors from a "Cold Shell'' to a "Warm Shell"; Increased seismic, LEED Gold, etc. 

(1,549,182) ••some tenant Improvements on lower levels were picked up In Core and Shell. Still remains $50 psf 

10,041,322 ••Added Increased contingency for construction 

(5,719,488) ••saved by Issuing our own financing 

(268,118) ••Reduced contingency as bids were received' 

1,120,808 •*Per LOI, must reimburse Developer carrying costs of land 
--~----11-o-------------+--------------..... 1-------------1 

{eloper Cost of Equity, N/a 1,120,808 

>total, Development Costs I $231,280,474 300,190,952 68,910,478 -ated Development Fee 
I 7,954,729 

anagement) 
ated Development Fee 

1,988,682 _., 
ian~g) 

Fixed Fee 

Prcffil 12,061,194 

! Subtotal 22,004,605 -:al I $253,285,0801 $ 
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wlll Site Development Estimated Cash Row-5.5% Interest Rate; No C:OPs for 1660, 1680 Mission Improvements; FY 2015 a partial year 

Rents & Ettpenses on Existing Buildings & Expansion (t166k Gross sqft} 

!JI Exldln1 121 Elcl1tfn1 Bulldlnr (5J Gruwth jlORk 

Bulldln11 lmproY9m•nt1 GroH1qft) 

Cly Tenants l•I 

CltyTenont1 D5him•ntl Exj!•nslon Toto I 
1,650,000 1,650,000 
6,110,000 6,810,000 
7,020,000 7,020,000 
7,230,000 6,650,000 13,BBD,DOO 
7,440,000 2,300,000 6,850,000 16,590,000 

7,670,DOD 3,900,000 7,060,000 18,630,000 
7,900,000 3,900,000 7,270,000 19,070,000 
B,140,000 3,900,000 7,490,000 19,530,DOO 
11,380,000 3,900,000 7,710,000 19,990,0DO 
8,630,000 a,900,000 7,940,000 20,470,000 
8,890,000 3,900,000 8,lB0,000 20,970,000 
9,160,000 3,900,000 8,430,000 21,490,000 
9,430,000 3,900,000 8,680,000 ~010,DDO 

9,710,000 3,900,000 8,940.000 22,550,00D 
10,010,000 3,900,000 9,210,000 23,120,000 
10,310,000 3,900,000 9,490,000 23,700,000 
10,610,DDO 3,!J00,000 9,770,.000 24,280,000 
10,930,000 soo,ooo 10,060,000 21,490,000 
11,260,000 10,360,000 21,620,000 
11,600,000 10,670,000 22,270,000 
11,950,000 10,990,000 22,940,000 
12,310,000 11,320,iloo 23,630,0DO 
12,670,000 . 11,660,000 24.330,000 

.J.i.OSD,000 12,010,000 25,060,000 

~450,DDD 12,370,000 25,820,000 

~::: U,740,000 26,590,000 
13,120,000 27,390,000 

14,690,000 - 13,510,000 28,200,000 
lS,130,000 13,920,000 29,050,000 
15,590,000 14,340,000 29,930,00CJ 
16,060,000 14,770.000 30,830,000 
16,540,000 . 15,210,000 31,750,000 
i.1,mo,000 15,670,000 32,700,000 
17,540,00D 16,140,000 33,680,000 

376,910,000 49,600,000 332,530,000 759,040,000 

!Al l•l ltJ J&Llllil£l 
•ID) 

Goodwill Site Development & related costs (Q661< Gross sqlt) Net Impact 

LH .. Bnk of 30 VN and 1660 Pl GF Proparty T•xu 
& 1680 Mlslfon Debt Service & oeeratl!!I, Exe:ense1 

Netlmp1ct 
1660 & 1680 Ml11lon1 

~I I~ (berore Proe 
llllVN;Goodwlll 

Net lmp1et (•ftllr 
ti!:£ Tenants (Lease Bick) DSPa1menb oeer Exe (Fil~ Toto I T1Ke5] ProJ! TalU!5J 

1,000,000 . 1,000;000 &SD,DOD 4,Z00,000 • 4,850,000 
4,.110,DDD 4,110,000 z.100,000 900,0DD , 3,600,DOO 
7,040,DDO 7,040,000 120,000) 1,900,000 .1,BBD,000 

U.420,000 11,420,000 2,460,000 1,100,000 ~,560,000 

11,420,DOD 4,720,DOO 16,140,000 450,000 ~600,000 s,oso,ooo 
21,010,DOO 4,B&D,000 25,870,000 (7,240,000) 3,100,000 (4,140,000) 
21,00D,DDO s,000,000 26,DDO,OOD (6,930,000) 3,200,000 (3,730,000) 
20,990,DOO 5,150,DOO 26,140,000 (6,610,000) 3,200,000 (3,410,000) 
20,990,000 5,310,000 26,300,000 (6,310,000J 3,300,000 (3,010,000} 
20,980,DOO 5,470,000 26,450,000 15,980,000) 3,400,000 (2,580,000) 
20,970,000 5,630,000 26,600,000 (5,630,000} 3,500,000 (2,130,000J 
20,970,DDO 5,BDD,000 26,770,000 (5,2BD,ODD) 3,600,DOD (l,680,00D) 
20,9_60,000 S,980,000 26,940,DDD 14,930,DOOJ 3,700,000 {1,230,000) 
20,950,000 6,160,000 21,uo,000 14,560,000) 3,800,000 {760,DOOJ 
20,950,000 6,340,000 27,290,000 (4,170,000) 4,000,000 {170,000) 
20,930,000 6~30,000 27,460,000 (3,760,DOOJ 4,100,000 340,000 
20,930,000 6,730,000 27,660,000 {3,380,000) 4,200,00D 820,000 
20,920,000 6,930,000 27,850,00D {6,360,DDD) 4,3001000 {2,060,000), 
20,910,000 7,140,000 28,DSD,OOO {6,430,0DO) 4,SDO,DDD {1.930,000) 
20,900,000 7,350,000 28,250,000 15,980,000) 4,600,000 {1,380,000) 
20,890,0DO 7,570,000 28,460,00D {5,520,000) 4,700,00D {820,DOO) 
20,870,0DO 7,800,000 28,670,000 . (5,040,000) 4,900,000 {140,000) 
20,860,00D 8,030,000 28,890,000 14,560,000I S,DDO,DDD 440,DOD 
20,850,000 8,270,000 29,120,000 (4,060,000) 5,200,000 1,140,000 
ZD,840,000 B,520,000 29,360,000 (3,540,000) s,300,000 ~760,000 
20,820,000 8,780,000 29,600,000 13,010,000) S,500,000 2,490,000 
20,110,000 9,040,000 29,850,000 {2,460,000) 5,600,000 3,140,00D 
20,790,000 9,310,000 30,100,000 {1.900,000) 5,900,DOD 4,DDD,000 
20,770,000 9,590,000 3D,360,000 ll.310,000) 6,000,000 4,690,000' 
20,750,DOO 9,880,000 30,630,000 {700,000) 6,200,000 5,500,0DO 
20,740,000 10,170,000 30,910,000 {80,000) 6,400,000 6,320,000 
20,720,000 10,480,000 31,200,000 550,000 6,600,000 7,150,000 . 20,690,000 10,790,000 31,480,000 i.220,000 6,800,000 - 8,020,000 
20,670,0DO 11,120,000 31,790,000 J,.890,000 7,000,000 8,SSD,000 

34,990,000 605,430,000 224,450,000 864,870,000 1105,830,000) 150,300,000 44,470,000 

IEJ (Fl IGI jilE±.§J ll!.:!!l (JJ J!l.±.!ll 
•IHI =m -oo 

Before Property Taxes 
. Net Pres1!!nt Value @ 6" {42.870.000~ 

After Property Tues 
9.590.000 

,,,-

GF & NGF. Net Import 

Before Property Tmu~s l•I 

Nott-Generwil 

Ge~ Fund 
220,000 430,000 
930,000 1,770,000 
(10,000) {10,000) 

850,000 1,610,000 
150,DOO 300,000 

(2,490,000) (4,750,000) 

12.380,000) (4,550,000) 
12,270,000) 14,340,000) 

{2,170,000I (4,140,000) 
{2,060,000) {3,920,000) 
{1,940,000) (3,690,000) 
(1.820,000) (3,460,000J 
{l.690,000) (3,240,000) 
{l.570,000} 12,990,000) 
(1,430,000). (2,740,000) 
(1.290,000) {2,470,DDDJ 
(l.160,000) (2,220,000) 
(2,190,000) {4,170,000) 
(2,210,000) {4,220,000) 
{2,060,000) {3,920,000) 
(l.900,000) (3,li2D,OOO) 
11,no,0001 (3,310,000) 
{1,570,000} IZ.•90,00D) 
11.400,000) {2,660,0001 

(1,220,000) {2,320,000) 
ll.030,000) {1,980,000) 

1850,000) 11.610,000) 
{650,000) 11.250,000) 
{450,0DOJ {860,000) 

(240,000) {460,000) 

(30,000) {50,000) 

190,000 360,000 
420,000 800,000 
650,000 1.240,000 

~ (69,430,000)· 

After Property Taxes 

General Fund 
• 4,420,000 

1,830,000 
1,890;000 
1,950,000 
4,750,00D 

610,000 
820,000 
930,000 

1,130,000 
1,340,000 
1,560,000 
J.,780,0DD 
2,010.,000 
2,230,000 
2,570,000 
2,810,000 
3,040,000 
2,110,DDD 
2,290,000 
2,540,000 
z.eoo,ooo _ 
3,170,000 
3,430,000 
3,800,00D 
4,DB0,000 
"1470,00D 
4,750,000 
5,250,000 
s,sso,ooo 
5,960,000 
6,370,DDD 
6,790,000 
7,220,DOO 
7,650,000 

113,900,000 

Non--G•mn1I 
Fund 

4·30,000 

1,770,000 
(10,00D) 

t_61D,OOO 
300,000 

(4,750,000) 
14,550,000) 
{4,340,r 
{4,14f 
(3,920, 
(3,690,L. 
(3,460,0DOJ 
{3,240,000) 
12.~90,DDOJ 
(Z,740,000) 
{2,470,000J 
{2,220,000} 
{4,170,000) 
(4,220,000) 
(3,920,000) 
(3,620,bOOJ 
{3,310,000) 
(2,990,000) 
(2,660,000) 
(2,320,000) 

11.•80,DDDJ 
(1,610,000) 
(1,250,000) 

{860,000) 
(460,000) 
{50,000) 
360,000 
B00,000 

1.240,000 

{69,430,000} 

il~ 
Ql 0 
cc ::r 
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') - Revenues Include Cfty Tenant Revenues or Rents from 30 VN, 1660 
& 1680 Mission at $22.56 psf (2014) and 3% annual growth; FY 2015 
Is a partial year 

l) - 30 VN Improvements total $30,0mllllon starting 2018, debt service 
over 15 year term. 

I) - Currant market rants astlmatad at $54 psf (2014) and 3% annual 
srowth for Incremental 108k sf growth 

__.. 
N 
CJ1 

(4) -30VN sale In 2015 and leasa backat$22.S6 psf (2015), adjusted to $40 psf In 2017 
thru occupancy of Goodwill In 2019; FY 2015 Is a partial year 

• 1660, 1680 Mission sales In. 2017 and lease back at $40 psf In 2017 thru occupancy 
of Goodwlli In 2019 

-Sala proceeds total $122mm, of which $3S.2mm Is applied to COP• defeasance and 
$S3.2mm Is applied towards Goodwill development costs 

(SJ - Gross development costs to City total $339,0mm, befora application of not sale 
proceeds 

- OOPs Issued In Jun 2019 of $3DD.1mm towards $254.6mm In development costs, 
etc. (after defeasances) and $22.0mm In CP Interest & fees; net sale proceeds of 
$B3.2mm applied as equity towards development costs 

(6) -Operating expen•a• at $8.64 psf (G) 

(7) • 30 VN property taxes Include transfer tax In 2015 and 
annual property tax thru occupancy of Goodwlll ln 2019; 
FY 2015 Is partial year 

- 30 VN conversion {with anothar Infusion of transfer tax) 
to residential (300 Units) assumed In 2019 thru 2048 

-1660, 1680 Mission pro party taxes Include transfer taxes 
In 2017 and annual property tax th'ru occupancy of 
Goodwlll ln 2019 

-1660, 1680 Mission maintained as office from 2019 (with 
another Infusion of transfer tax) thru 2048 

- Goodwill site property taxes Include Related acquisition at 
$6Smm In 2015 and Resldentlal (550 Units) In 2019 thru 
2048 

(8) - General Fund property taxes ravenues accrue to General Fund 
departments I tenants. 

)> 
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DRAFT PROGRAMMING- Project Chess (30" conference reallocation rate), ll/06/ZD14 @ City and County of San Francisco I Offica of tha Controller, City Services Auditor 

DPW 
Hss' 
m 

ADDmoN"lS,At!:AVAilAllB 
(011.DISCll:El""NCflflN 
PMEMTll 

659.511 

·4!.114 ... ., 
NIA 

816.51 11~727 ..... 19;471 

106.40 3&.165 

NIA NIA 

..,~, ..... , 19:1,257 ,,.d. .,.., 55,75 19,945 .. ~. llLOl !7,751 

NIA NIA S,77D ·PotmthlDr. lhD1:tHV181bl11, DEM to loe1tefram3DV1n Neu, plus Mh:c. Dt~l't('nentSp1t1 Df1ppfi~~rn1tely10.000fCIUl1'1 feetT!D. 

lmwttflDDllJJ-~~~~ ..,., ... J,JIH,~I ....... 1,214.Dl 1,541.fJD, .~~.Otltl 

• ;11ulldln1 ii ~tfr1Roa1t11d.!n~Ffnr~oars3-~. Ten1ntGSFAm 2D11.pruanimmln••liumm: ra•ll~Uon ~rllOH Gfdep1~tm~I aihfeninti:•n~ trtlnlnsroom rp1ee to Common 
UHSpua In naon 1·2, ft111focaUcm praJectrtDtl:I GSf.Aru,2011 rcrcanfem1ce1n1ltnlnln1 by haldlnttu~ntftp•rtrrlmbll canferenttt-to-splt'll: n1Uaseonstantfrcm2Dl°'~ lh~lltl • 
~docawf mnf~nca111111lmply1aumn:'t~lll purtlcm of~l!tf:hlnUpu:1:wJll bamonnf tnna!herp1ttcftha 1iiiUdlnj'(1 btn~tdadnatlonJpaCll ~lta Qln!GOd1tlOf\.bUlthl :; 

lnhnhoodoflntru11itd.1ptt:utthml'onlmptt!Vetbylntrodttcltiriiil\1rtdt0nrnncemnhlr).S11.ai1UmpUonrhlow.' .".:;', ';·.... · · . : : . , ~ : ... • •. 

• . , , ;!W~t~~t~l7.!~Frfil'in~:ntil~~~_-WW~Pr~lt:inlt.~~JtJ'F'J.~ . 
:H!:~w.WE!tf.m71.."tl!~~mmr"¢.t~~rnn~ll'JlWft¥00~fi1 

.. , 
DPN 

"" Plfc 
!HT lnon-11110 Minion: 
oEWi> {lmilR lu.lnus, non•1llO 
Mlnlim) 
POL 1non-1fi6D MtuJon: 

NIA 

NIA 
N/A 
N]A 
iiiii 

ff/A 
'A 

104 
1,085 ... 

209 
0 

NIA 
NIA 
NIA 
NIA 
lBD 

TBD 
TJID 

1,DOD 
1,1'2 

"' fil 
l.DOD ... 
1,000 

ihl.s inly invoiv!i lillriiiil thl eiiilii unit. 

DSFallocat@dJn current165tJ Minion p1rmlttlr11 cenl!:r.eumntly'kDted .tCfl:YHalL 
losf afiotl:itid In t:UITtilt 1&60 Mirlfoii plriiiitlina C81lter. turnintt;localed atHJll of Justice. POL huan,Wh"intbetw"'15-iffiitiffid 1ta 1Tvent1ma. 
OSFai!Oc.b!d In c:umnt 1660 Minion pl!nnlttlna mnm. o.irrtnllyh:H:iitelf aitiliHiiiLTTXb-bitij; 1llocaluf1J11mtoaccammod1t1:for• ttntndltlll psymantrundfonfar•D P1!nnlltln1 

TIX nort-lHDMlnlon N/A D TBD 1,000 dep1m1t1ntrfoe1tfldatthaehmPmnlttenter. 
__., • ' • • • • •• • , A) GSF Are• 2014W!U@llr9 hued OfUJllCI: tuntlttfr prm!nUt pennlbfna llWIHl:l.SSU Mlnlon.1660 Minkin. and 11SS M•rl•'- fcf prDlrmntthat."9 not.tuYT1nWIE1t1.terh~;H$1 

2 1169 • ',, • , : 'Ai • -~=···: .• :· · .'ii l!I. , Mlnlo.n.thIGSFnlu1dounotnn1r:tthu1d1t1n1Wofthalrpro.,arn.:whlthml'(btdcat1:dlno1herm111. · · . . -. ·· ··.· .. : ···-NI PIRMlrCemK10JRL • ·' • ff/A. 
.\ ! •' .. ' · Hf, • · • •·.• • • Dr._ ••· · BJ'ThlprvpanH1tulntliJdnpumltlnt1~1nd'k'lrrirm1tlansrmfurd1partmant1not1lmdy!ndud1dlnl66UMlnlan.ainfamlfnrthuapra1111m11 mtkamrJwuuld,n~ •. 

• 11 nJPcantl rnaras 1c1an olt:nt:l•H utud ofhawtoJtn1:1mHn1111ch 1nnl tt1tuLlnt1k111t1tlansrti lncludun h1!11!!'1uml-SFTE. •• 
~'iirl;~~~:~.£..':tt".~,1:'1.:.~'io'.l:f'..N~j9 .. ~$ITTki~~1J!l:."';~ilf!f.1m~~l.1l.·~1,t"A~~~jit ,:.ei .. ~~;l..~lifirll':W\m~~•~~lf.~i:tfflifff"J~~~~~~ ~~~~&i 

N )\11m1lnderfroml5,30065hll1X11ted·to Ffadfl 1-21ft.rlttCCnln'dn1 ratPl!rmltCl!rmrmd conc::aurn. TmpDfblnttonatetlwtFIGort141 pmfrlmmfntbli:111cutn!ntdep•rtmenbll 

N/A Hi• 
• lprolflm1-.1 dapartniarml prurnim mnd•nf •nd do"natr11noCit11tpmtta r:cmmanwa runttfans.unlm opTitftlrnat1d.Afb!rpfOltW!Tlmfri1rurmar. •mdlll'ttaml*sp•e11t • 

!12,117: d1!p1rtmenl1I numbermsy1hrtnlr..IU1htly .. nd&unllocthldtU M11e1tt1nem tmnrnan UsdpKL • ·• • · · • • · " • 
• • Bl lntlude: Hnrtn1 kDom. mY-Un1 moms and 11,DDIJSF ln:lnl"l.fn:trn Cotr Ottvu. Ml'( h• reposltlanml ta lnduda V!'!llnl!ll. M.; lndud1 i::hll~cara r'tdlltf of 1pptmdm1111!1r S.DDO SF, u 

m1nd1ttd b)'Otr(bowtYl!t,ddlde11111 mqhe bulltan Ifie d!.nlaper's~dl! 11fthe11t1J.- · · · 

NIA 

lueJlna canr1rence ind Tiiiiim1 Cent~r1l1l111 btr!!d an AEr wmlfd •ltd P~l!nhlllan Room nnilloc:11llan. Prajl!tteti ilrii .ttin1 bned on JIJK tl!•Tiatlltlan of canfeffli1c8 liiid tntnfnr ftfam 
CONFBENCEAHD'JMINl~ll tENlEft N/A !I l30 NIA &,9D 1~m: (JamT11t1TttS~ceon ftaorsJ-"18, Thla Is anlri.mlnlmunttl1~ bu.d anilOJC n11llaatlan 111hl tram 1l!flmtftaars, and would d!an1• lined onruf!C!Cltfanma; ITa nota, lfllmli or 
(MlntmumlluJ~ ' l1111tt1tir.nenct:toom1,J·~ thos11mH1urln1 rrut1tth1nsoost, wm mpo-c:;i\11~ th tnlnlmumO:ml'lrUt1:amfJttlnl111Cel!let1~wuuld bdl,SIS~F. 'Jhlswallld ftu up.sptmln 

• en1ntS aumdtlbs 1cafmrriMlllc.o:mtmonlh · • • · ' ' ·· · 
WEUNESSCEHml N/A 015 N/A ·!1,147 H.55Wellnu1Cant1rn1movedfmmHSSoffi12 1cllfga rlrit 
EXTERIOR USE • NIA . . NIA NIA _µ,,_600 C:Oncaurn It OPl!ll l"O •'-~ "'··'-"-

11HARm1PAC11Ullll.fPormitHmn,,,.. I NIA · JJ,ns NIA •• · '·· '"''' 

,~:TIJ'T~lJm:,.:· .. ~'~'-'..1'..'.~ .. : .. :.'~-·~: :~.': ~-·:. : .. :.i.111.sa· ·· 
JSh1red.Spac:eTDbl 2011 ~ed~~~m•ll!t_a~_ll2,400tatllCiSf11n Aa.ars1..;. u Wl!ll~u9addltlanal11,200 GSF1!1at:1tli:i~f?rthetonttitnn · 

":''·"'·:'":..""''l~·'"'···""·'°'·J,"'"''',:-t>""·~"'. ==~ ". 'i;« . .: ~. ~ i .. ·.·.: ·:·.'.·-·-::.1,·:: .. "! ·r~; ~ ' '.- .'i·:·:: ' 
IITT.l:OTAl:GSF,, .• _~:. : • .':l .. i.J-' •. :, '_.I;:.(.:':·:',.-,, .... r ,-:/:':.:. L ... ~~ .. ~.~",!_'.~.\.:-:!."',!)~ .... : .. '.' i."i •. ~\.U!~DD,;,·: •. , ~ ;: 1 • ·r ~· •·.··I •.'•.: c• •.• • '_.!_ '-" ~... • • • ' • .~ •• --- ... ·_(_ ~ • ., ." :.!. ~'.·.,;, ''·.-. 

...... 
11J FT!ActU112014 ti111d an eM1!!rpd1tt far FY2D14-15, forpl!rfodl11/01/2013·10(2"/2D14 (lutparplTfadln Oi::tobtr2014), FrE !udpt2014-1S fl bnld im lha M014-15 budpt. P•nnlt Centl!rffE'I Forl.600 Mln:lon d1p1rtm1ntr (CJ'~ DBI) apltlfld lntenlnttlaars :HIS Fl'Emunts, Fornon-1650 Mln:lonptrmltttn1 d!pirtments. fTEV1lut1nQduded bata1no 111T1tln1e1ntn.nnd 
p1rmlttln1 lacatfan e11llb: far them thtt fl cornp1rable ta whit would be prnmt at1h1 Cheu hrmft Center. ~1nlntlan1I n-pl'Oll"9mmlnr mwy ht netded. Set comment I under Petmlt CenhlrTatal. 
121 GSF Arw1 l1 Gra11SqU1111 Footllp. The lnltlll 2014 number bl1ed on llnl htmt• Department (ltED) tnd deptrtmentaf reportfl'IJ. Numb1rs 'lnrB 1upp!l!!mtnted with meutn"lmtnb utlmthld from dtp1rtmtntal ftoorpllni. wb"" nKUS•ry. Wh1111 6SF d1ta wu notnaR1ble. Unbll Squire FoC11111• IUSFJ wn determlned from naar pl1n1 and GSF wn ailculated hJ summff'll USF with &tlnuited: 
t1rr:ul1tlan flttor (drculatfan alcullted at 13" of usFJ. · 
(I} FTEActu1llnd !udalt20111-H btnd on 1.D655Bant1p F'TE 1rtmth 11t1ptrry11r1ppltedto1U dmpmrnrnts, unla1othtrwl1e noted. FTE arowth r1tt bind cm 20-ynnnrqe sfOWlh r.tL D1t1rmlnedfrnm CA D•pt. 0Ffln1nta fOCll riwammantllbarhlstatle1lnlua Ind proJKtlanr, forpltlad 11i191-l1J1!. 
14J GSFAml 2D111 bti1ri ttn proJl!dedKtu1I FTE11uwth.kuplnaGSF-to-m IJll'al ratlofor2D14 constantror2011. !udpt-td FT!pru1nt1dforref•t1ntt1. butwuhauld upectatbfllanta Nm•lrt nl•lhr1!yeonst11ll-1oproJICdnt1P1ct band on 1ctutl FTE'l 11 more nrflt:bl1th111 proJKlln1 bu9d on bud11ttd RE'a. 
(5)Tsn1nt1p1e1 t1lcul1tlan1Tndud1 h1t1t-omai fUnctfons •nd ol1tln1Confl!fltll:l!raams. Onlywhl!!tl! natl:d hni::ammon unsp1e1 b.en tlbn autofthed11mtm1nt'1 fautprtnt. Publlcp1nnlt-'1"111hld 1p11:11 hu been blbn autfarall dep1rtmantr ind lncludad In Perm1ttanter1ectfan. 
IS/11 Onlr ft1nt1bl11 !IJUllW: Faot1111 IRSFJ known far H5.5 •nd PIET. 15K an r.ctor UJUmtd for 1rus whmw anlr "5F known, In atdar to d1t1nnlna GSf, 
(IJJfJJhttocatfan ah:anf1r11m:undtnlnl111 raam1ptt1:fl'amlemnt5plt1t noors J..11 ta Common Un Space on ftotm11-2 bnld onr 

A) On avarq-. r:cnfenmt1t andmlnlna roonuJSK9 bibs up l'UUlhfr IU7"oftot1lt1n1ntGSFfarHi::h llfthlft••rmilnt1n•ntdapll1mant1. lh1 nerq;a ntlm11t1d Conf1t11nai 11tw1-to-Tot1d B5F radm forall d1pwrtm111bm1:4.25" (epq, J.907' {DSIJ, 11.11"~ 4.62" (HSS). .ircr unc (llET).An mmpwH und undsrtti.: mumptlanth•hll d1partment1waufd be~JlrlmP1ctG bf 
mmman ntom rnfiocsllon; 

IJ llrp r:cnrlfllm:ll mndtnlntn1rabm1 (overSOO.SFJt•h up. on wms1a. JOU&htr47.711hfacbofth ... dlplftmmts'tobll mnf1ntttt11ndtnlnln1 roamarn. Canfllnnmroom1 l•t11rth•n SOOSFpn11nil!yh1n lamiruttnutlan mu ind •nii moru:andudn tash1t1n1. lhu1, Jtl1 • tom1mat!v.fttlm1t• th1tanly30Kofthl11p1ctwould b11ru1!1X11tldframTen1ntSp1cetatamman Lb• 
Sptc•· th• r1m1lnln111.71H ofmnf"1rane11ndtralnln11p1t1 i::ouldlUll b1 proarammed on bnmtfloors. EYln lfth1rullOC1tl:dconftrtni::undt111lnln11pua l11007' uUllHd hya 1tven d•ptrtmentrromwhlch th11111ce Ym trande:rr1d, •n addltlontl31.,1175F II rn.Q1bltfWMl1ceQ1n1au1 Common U11 prolflmmln" {Common1p1ct II not lost, onfytnlllffefl!tf~and addltlonal 1p1ct II 
aval11ble.l1 

C) l!IM drcul1Uan r.ctor usumed far aran whn an}y Unbl• Squll'll Foatqe (USFJ !mown, In ord1rto d1tttmfne GSf". 
IDJ Mist.Common Un!lp1ct ti mmntlr unpmrmnm1d1p11:11, butmuld H 1llacated ta the Confertnm•ndTralnJn1tan11r, fllnnll c.nt.r, oratb1rO:nnman u .. funct!Ohs. 
IJDJ Ccnlll91t1t •mfTnllnl'nt Centl:r lldna ll bued on Iha bhtlnr pro1ram of nth tl!ntnl deplrtment baln1 •r11ht-lfQd.• WHra • mtnlmum COnfuanm tnd Tnllnlna tinter 1lni II pnwfd1~ hal1d an 1p1e1 which wt1 r111laaiml fmm ten•nt flao11 J..11 ln thll ICl!nlliO. It lt problbht lt!tt addlllanll 1p1aisrtlnp ctJU!d b• 1ttDln1d bath on ttn1ntflaors tnd In common Ull ltl!H throu1h monii i 
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c)lleU....S l 
President, District 3 

BOARDofSUPERVISORS 

City Hall {' o 13 1 e(J 
1 Dr. Carlton B. Goodlett Place, Room 244 p.e.p 

San Francisco 94102-4689 
TeL No. 554-7450 

Fax No. 554-7454 
TDD/TTY No. 544-5227 

Date:. 

To: 

PRESIDENTIAL ACTION 

11/14/2014 

Angela Calvillo, Clerk of the Board of Supervisors 

Madam Clerk, 
Pursuant to Board Rules, I am hereby: 

igi Waiving 30-Day Rule (Board Rule No. 3.23} 

FileNo. 141117 Mayor 
(Primary Sponsor) 

Title .. Appropriation - $8,072,300 - FY2014-2015 

D Transferring (Board Rule No. 3.3) 

File No. 
(Primary Sponsor) 

From: 
~~~~~-=--=--=-~-=--=-~-=-~-

To: 
~~~~-=--=--=-~~-=--=-~~~-

Committee 

Co mtni tt e e . 

D Assigning Temporary Comtnittee Appointment (Board Rule No. 3.1) 

Supervisor 
~~~~~~~~-

Replacing Supervisor --------

C) r ~t rr: 
~~~ :.:_:: r..:_; 

,. . ·· .... •.J-
:=1\./l 

,::,; 

For: ~-=--=--=--=--~-=--=--=-~~.,,.--_,...-.,..~~~~~-=--Meeting 
(Date) (Committee) 

1 2 7 David Chiu, President 
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