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FILE NO. 100578 ORDINANCE NO.

" [Zoning Map Amendments - Candlestick Point Activity Node and Hunters Point Shipyard

Phase 2 F’ro;ect]

Ordinance amending thé San Francisco Planning Code by amending Sectional Maps
SU09 and SU010 of the ZOnihg Map of the City and County of San Francisco to
eétablish the Candlestick Point Activity Node Special Use District and the Hunters
Point Shipyard Phase 2 Special Use District; amending Sectional Maps HT09 and
HT010 to establish the CP Height and Bulk Di_s{rict and the HP Height and Bulk District;
adopting findings, including environmental findings, Planning Code Section 302
findings, and findings of consistency with the General Plan and the Priority Policies of

Planning Code Section 101.1; providing for an operative date.

NOTE: Additions are, sm,qleﬂunderlme zralzcs Times New Romar,

deletions are sk
Board amendment additions are double-ur under]med

Board amendment deletions are stﬂkethpeu@m@mqa%

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

Section 1. Findings. _

(a)  The Planning ‘D‘epartment has determined that the actions contemplated in this
ordinance comply with the California Environmental Quality Act (Public Resources Code
21000 et seq.) Said determination is on file with the Clerk of the Board of Supervisors in File -
No. 100578 and is incorporated herein by reference.

(b) In acéordance with the actions contemplated herein, this Board adopted

Resoclution No. making findings pursuant to the California Environmental

Quality Act. Said Resolution is on file with the Clerk of the Board of Supervisors in File No.

100572 and is incorporated herein by reference.

Mayor Newsom, Supervisor Maxwell
BOARD OF SUPERVISORS ‘ Page 1
6/29/2010

n:\andias2070\0400287\00627 466 .doc
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(c) Pﬁrsuant to Section 302 of the Planning Code, the ‘Board finds that this
crdinance will serve the. public necessity, convenience, and welfare for the reasons set forth in
Planning Commission Reso[uﬁon No. 18100 and the Board incorporates those reasons herein
by reference. A copy of Planning Commission Resolution No. 18100 is on file with the Clerk
of the Board of Supervisors in File No. 100578.

(d)  The Board of Supervisors finds that this ordinance is in conformity with the
General Plan and the Priority Policies cf Planning Code Sectic_)ri 101.1 for the reasons set
forth in Planning Commission Resolution No. 18101 and incorporates thbse findings hereby
by reference. | —-

(e) The Board hereby incorporates by reference the project-specific findings set
forth in Section 1(b) of the companion ordinance that amends the text of the Planning Code,

Ordinance No.

Section 2. The San Francisco Planning Code is hereby amended by amending

Sectional Maps SU08 and SU10 of the Zoning Map of the City and County of San Francisco,

as follows:
Special Use
Special Use District District Hereby
Description of Property - To Be Superseded Aggfqved
Assessor's Block 4884, Lot 025; Restricted Light Candlestick Point

Block 4886, Lot 008: Block 4917, Lots Industriaf Activity Node

001, 002, and 003; Block 4818, Lots 001
through 008, and 021 through 025;

Block 4934, Lots 002 and 003; Block 4935,
Lots 001, 002, and 003; Block 4960, Lot 27;
Block 4983, Lots 001 and 025; Block 4984,

Mayor Newsom, Supervisor Maxwell :
BOARD OF SUPERVISORS ) Page 2
6/20/2010
n:Mand\as2010\0400287\00627466.doc
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l.ots 001 and 002; Block 5005, Lots 001, 003,
004, 005, and 016.

Description of Propery

Block 4884, Lots 026 and 027; Block 4956, Lots
003 through 014; Block 4977, Lot 006; Block 4991,

Lot 276; Block 5000, Lot 001.

Special Use District
Hereby Approved

Candlestick Point

Activity Node

Section 3. The San Francisco Planning Code is hereby amended by amending

Sectional Map SUOQ of the Zoning Map of the City and County of San Francisco, as follows:

Description of Property

Assessorl's Block 4591A, Lot 079; Block 4591C,

Lots 010, 209, and 211,

Special Use District

Hereby Approved
Hunters Point Shipyard Phase 2

Special Use District

Section 4. The San Francisco Planning Code is hereby amended by amending

Sectional Maps HT09 and HT010 of the Zoning Map of the City and County of San Franciscd,

as follows:

Description of Property

Block 4884, Lots 025, 026, and 027;

Block 4917, Lots 001, 002, and 003; Block
4918, Lots 001 through 008 and 021 through
025; Block 4934, Lots 002 and 003; Block
4935, Lots 001, 002, and 003; Block 4956,
Lots 003 through 014; Block 4960, Lot 027, |
Block 4983, Lots 001 and 025; Bldck 4984,

Mayor Newsom
BOARD OF SUPERVISORS

137

Height and Bulk Height and Bulk

District To Be District Hereby
Superseded Approved
40X CP

Page 3

6128710
n:\land\as2010\0400287\00627466 .doc




e

I ] N [ [\] N - -— —_ — e i — - iy i
[y} S (@8] N - O [<{»] o8] -~ (#)] (& EAY w N i <

o oo ~N o ok ow N

Lots 001, and 002; Block 5005, Lots 001, 003,
004, 005, and 016.

Block 4886, l.ot 008; Block 4977, Lot 006; 0S5 CP
Block 5000, Lot 001.

Section 5. The San Francisco Planning Code is hereby amended by amending

Sectional Map HT09 of the Zoning Map of the City and County of San Francisco, as follows:

Height and Bulk District

Description of Property Hereby Approved
Block 4591A, Lot 79; Block 4591, Lots 010, 209, HP
210, and 211.

Section 6. OPERATIVE DATE. This ordinance shall become operative on the date that
the ordinances approving the amendments to the Bayview Hunters Point Redevelopment Plan

and the Hunters Point Shipyard Redevelopment Plan become effective.

APPROVED AS TO FORM:
DENN!SF. HERRERA, City Attorney

By: elit ﬂ «.JZZL?)%/;,,\,
JUDITH A. BOYAJIANZ <~
eputy City Attorney

Mayor Newsom
BOARD OF SUPERVISORS ) . Page 4
6/29/10
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FILE NO. 100578

LEGISLATIVE DIGEST

[Zoning Map Amendments - Candlestick Point Activity Node and Hunters Point Shipyard
Phase 2 Project.]

Ordinance amending the San Francisco Planning Code by amending Sectional Maps
SU09 and SU010 of the Zoning Map of the City and County of San Francisco to
establish the Candlestick Point Activity Node Special Use District and the Hunters
Point Shipyard Phase 2 Special Use Disfrict; amending Sectional Maps HT09 and
HT010 to establish the CP Height and Bulk District and the HP Height and Bulk District;
adopting findings, including environmental findings, Planning Code Section 302
findings, and findings of consistency with the General Plan and the Priority Policies of
Planning Code Section 101.1; providing for an operative date.

Existing Law

Section 105 of the Planning Code describes the San Francisco Zoning Map as showing the

- “designations, locations and boundaries of the districts established by this Code." The Zoning
Map is incorporated within the Planning Code pursuant to Section 106. Under Section 302 of

the Code, the process for amending the Zoning Map is the same as the process for amending
the text of the Code. -

Amendmenis to Current Law

This ordinance amends the San Francisco Zoning Map by amending Sections Maps SU09
and SU10 to show a newly created Candlestick Point Activity Node Special Use District and
Hunters Point Shipyard Phase 2 Special Use District for the blocks and lots listed, which wil
supersede the existing Restricted Light Industrial Special Use District applicable to the listed
blocks and lots. The ordinance will become operative on the date that the ordinances
approving the amendments to the Bayview Hunters Point Redevelopment Plan and the
Hunters Point Shipyard Redevelopment Plan become effective.

Sectional Maps HT09 and HT010 of the Zoning Map are being amended to show newly
created CP and HP Height and Bulk Districts for the blocks and lots listed, and to supersede
the existing OS and 40X Height and Bulk District applicable to the listed blocks and lots.

Backaround Information

Hunters Point Shipyard and Candlestick Point are part of the Bayview Hunters Point
neighborhood and are in close proximity to one another, separated only by Yosemite Slough
and the South Basin. Together, they comprise approximately 702 acres and make up the
largest area of underused land in the City. For over a decade, the redevelopment of
Candlestick Point and the Shipyard has proceeded on parallel, though largely separate, paths.
But over the tast three years, the City and the Redevelopment Agency have been working

Mayor Newsom
BOARD OF SUPERVISORS Page 1
511812010
viast clerks\land useMeqgistation\i00578\100578 leg digest.doc
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FILE NO. 100578

with the Bayview Hunters Point community on redeveloping the two sites together, as | <
envisioned in the Conceptual Framework endorsed by the Board of Supervisors and the
Mayor in May 2007 and approved by the voters through passage of Proposition G in 2008.

This ordinance is part of a package of amendments to the General Plan, the Zoning Map,
various parts of the Municipal Code, the Bayview Hunters Point and Hunters Point Shipyard
Redevelopment Plans, and various Agreements that will implement the Candlestick Point —
Hunters Point Shipyard Phase 2 Development Project, a project that will integrate the
development of the two areas. The Project is designed to revitalize the area by (a) improving
and creating hundreds of acres of public parks and open space, particularly along the
waterfront, (b) significantly increasing the quality and quantity of affordable housing in
Southeastern San Francisco, including the complete rebuilding of the Alice Griffith Housing
Development, (c) providing thousands of commercial and construction job opportunities for
San Francisco residents and businesses, especially in the Bayview Hunters Point community,
(d) supporting the creation of permanent space on the Shipyard for existing artists, (&)
elevating the site into a regional center for green development and the use of green
technology and sustainable building design, (f) providing extensive transportation
improvements that will benefit southeastern San Francisco generally, (g) attracting and
sustaining neighborhood serving and cultural amenities and services, and (h) offering a world-
class waterfront stadium site opportunity as the City's last and best chance to keep the 49%ers
in San Francisco over the long term. '

Mayor Newsom (
BOARD OF SUPERVISORS : Page 2
: 5/19/2010
viast clerks\land useVegislation\100578\100578 leg digest.doc
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City and County of San Francisco

Office of the Controller - Office of Economic Analysis "

Main Conclusions

The proposed redevelopment of Phase 2 of the Hunters Point Shipyard and Candlestick Point
{the “Project”) will transform more than 700 acres of mostly vacant, underutilized land in
" southeast San Francisco into productive areas designed to accommodate significant new
employment, housing, parks and open space. The Project will provide a mix of land uses,
including market-rate and affordable homes, regional and neighborhood retail, research and
development (R&D) and office space, a hotel, a performance arena, community services, and a
waterfront park system. In addition, the southern portion of the Shipyard may be developed as a
' new football stadium for the San Francisco 49ers, or as additional R&D/office space, if the 49ers
do not locate within the Project.

The development of the Project will create thousands of construction jobs, and inject an
estimated $4.3 billion into the City's economy during its projected 20+year build-out. The
development of either Project allernative will result in significant employment opportunities, with
an average of about 2,100 direct and indirect jobs per year during build-out, with about 1,450 of
these jobs representing direct employment in the construction trades, equivalent to about 6% of
citywide construction jobs projected during the same period,

The Project will create the opportunity for significant job growth from businesses occupying the
completed non-residential buildings, with an estimated 11,300 direct employees projected under
the Stadium alternative and about 12,200 workers in the Non-Stadium alternative at build-out. A
wide range of employment opportunities will be created in either Project alternative in numerous
industries and occupations, from entry-level to advanced, with annual average pay ranging from
$25,000 to $185,000 per year, and aggregate wages of more than $1 billion per year in either
alternative upon full build-out. Of particular note is the fact that nearly half of the direct jobs are in
occupations that pay less than the City's current average salary of about $74,000 per year.

An additional 13,000 indirect and induced jobs are estimated at build-out, that together with direct
employment attributed to Project, will contribute about $6.4 to $6.6 billion annually to San
Francisco’s gross city product (@ measure of total spending on goods and services produced in
San Francisco), in the Stadium and Non-Stadium alternatives, respectively. This represents an
expansion of about 1.7% to the City’s existing gross product during the projection period.

The impact of new development will not be limited to the economic activity generated by its
construction and permanent employment; ultimately, 10,500 new households will make
approximately $287 million per year in retail purchases, supporting businesses in San Frarcisco
and the region, further stimutating the economy.

Build-out of the Project will also increase the City’s property tax base by approximately $11
billion, as buildings are constructed and sold or rented. Much of the property tax increment
generated by the Project will be reinvested in the Project, primarily to help pay for community
benefits. However, per California Redevelopment Law, a portion of tax_increment generated by
the Project is “passed-through” to existing taxing entities, including the General Fund, which is
anticipated to receive an average of $4.8 million per year (in 2010 doilars) during the 45—yea{ life
of the Redevelopment Areas. '

742




o The redevelopment of Phase 2 of the
Hunters Point Shipyard and Candlestick
Point {the “Project”) will transform more
than 700 acres of rmostly vacant,
underutilized [land in southeast San
Francisco into productive areas designed

employment, housing, parks and open
space.

e The Project will provide a mix of land
uses, including 10,500 housing units,
over 3,340 of which will be available at
below market rates, retail, research and’
development (R&D) and office space,
hotel, performance arena, and an
expansive waterfront park system. In
addition, the southern portion of the
Shipyard may be developed as a new
football stadium for the San Francisco
49ers, or as additional R&D/office space,
if the 49ers do not locate within the
Project.

» The OEA has reviewed the market
assumptions in the horizontal pro forma

" and determined that the rental rates,
construction costs, and sales values are
reasonabie and consistent with the range
of market value and cost data indicators
maintained by the OEA for the mix of
uses proposed

e Construction activily will contribute maore
than $200. million per year, and about
$4.3 bittion cumulatively at full build-out,
to San Francisco’s Gross City Product,
defined as total spending on goods and

- services produced in San Francisco.

s The Project will create an estimated
11,000 to 12,000 direct permanent
employment opportunities in numerous
industries and occupations, from entry-
ievel to advanced, with a wide range of
annual salaries. Of particular note is that
nearly haif of the jobs are in occupations
at, or below, the Cily's current average
salary of about $74,000 per year.

T43

to  accommodate  significant  new |

The direct permanent employees are
estimated to earn an aggregate salary
of more than $1 billion a year upon full
build-out.

An additional 13,000 indirect and
induced jobs are projected to be
generated by the Project. On average,
direct and Indirect employment
generated by Project will contribute to
an expansion of about 1.5% fo the
City's employment base during the
projection period.

Direct and  indirect permanent
employment wili contribute about $6.4
to $6.6 bilion annually to San
Francisco’'s Gross City Product at
build-out, an average expansion of
about 1.7% during the projection
period.

The development of 10,500 housing
units will expand the City's existing
housing inventory by about 3% and
add approximately 24,500 residents to |
San Francisco. At build-out, household
spending on retail purchases are
estimated at $287 million per year,
supporting  businesses in San
Francisco and the region.

During the 4b-year life of the
Redevelopment Areas, the City's
General Fund is anticipated to receive
about $4.8 million per year from the
Project.

Overall, either the Stadium or Non-
Stadium Alternatives of the proposed
Project will generate significant one-
time and on-going economic impacts o
the City.




ECONOMIC SCORECARD:
PROPOSED PROJECT AT BUILD-OUT

The table below indicates the anticipated future change in San Francisco’s economy resulting from
development of the Project in either alternative.

it should be remembered that Project buiid-out will take about two decades, and that the area will
accommodate a significant amount of development under the proposed Project, compared to current

conditions.

Highly Moderately Moderately Highily
Negative Negative Neutral Positive Positive
impact Impact Impact Impact impact
(-5% +) (~01% to-5%) | (-0.1% to 0.1%) (1% to 5%) (.5% +)

Construction
Employment

Permanent
Employment

San Francisco

Gross City Product |

Housing Supply
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INTRO

UCTION

Summary of
Proposed
Legisiation

The main impact of
the proposed
legislation is the
creation of regulatory
conditions that will
aflow for significant
new development in
southeast San
Francisco

Redevelopment of
Hunters Point
Shipyard (Phase 2}
and Candlestick
Point

The proposed legislation amends the General Plan, Zoning
Map, and Zoning Plan {o establish the Candlestick Point
Activity Node Special Use District and the Hunters Point
Shipyard Phase 2 Special Use District.

The legislation, along with numerous other implementing
agreements and documents', will enable significant new
development in the southeast section of San Francisco
through the redeveiopment of Phase 2 of the Hunters Point
Shipyard and Candlestick Point (the “Project”) 2, ‘Once alt of
the necessary approvals are obfained, the Project will be
developed according io the adopted Hunters Point Shipyard
and Bayview Hunters Point Redevelopment Plans, and their
guiding documents, chief among them the Design for
Development, and the Disposition and Development
Agreement between the Redevelopment Agency and the
Project's master developer, discussed below.

The proposed Project will transform more than 700 acres of
mostly vacant, underutilized land in southeast San Francisco
into productive areas designed to accommodate significant
new employment, housing, parks and open space. The Project
will integrate with the existing Bayview / Hunters Point
neighborhood, creating a major new mixed-use, transit-
oriented district in southeast San Francisco.

The Project will provide a mix of land uses, including market-
rate and affordable homes, regional and neighborhood retail,
research and development (R&D) and office space, a hotel, a
performance arena, community services, and an expansive
waterfront park system that extends along the entire shoreline
of Candlestick Point and the Hunters Point Shipyard
(“Shipyard™). In addition, the southern portion of the Shipyard
may be developed as a new football stadium for the San
Francisco 49ers, or as additional R&D/office space, if the
49ers do not locate within the Project.

' |n addition to the proposed amendmenis to the General Plan, Zoning Map and Zoning Code, there are
numerous other regulatory approvals from various agencies required for redevelopment of the Project, For a full
list of Project approvals and documents, see Exhibit G of the Executive Summary referenced in footnote 5.

2 The Project, as defined in detall later, is consistent with the Conceptual Framework for integrated development
endorsed by the Board of Supervisors and Mayor in May 2007 and approved by San Francisco volters in June
2008 through passage of Proposition G.

Controller's Office of Economic Analysis

T4%



A site context map of the proposed Project, showing key
landmarks, is presented in Figure 13..

Site Context - Hunters Point Shipyard (Phase 2) and
Candlestick Point

Lagand
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South Basin
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Because of the uncertainty of the 48ers stadium preference at

_this time, planning for the Project has included two
alternatives: the Stadium Allernative, and the Non-Stadium
Alternative, which expands commercial uses on portions of the
Shipgard site currently reserved for the stadium and related
uses".

Numerous documents have been generated regarding the Project, covering a range of topics, from
environmental remediation on the former Navy Shipyard o an executive summary of the proposed Project,
highlighting key elements of the public-private partnership, including details of community benefits, the deal
structure between the City/Agency and master developer, related Project documents, and other information
relating fo the proposed project. These and other relevant documents can be found on the Office of Economic

and Workforce Development's website: kitp:/fwww ocewd org/Development Projects- -

Candlestick Park Hunters Point Shipvard.aspx. Rather than repeating their content here, the OEA refers
readers to this site for detailed information en the background and history of the Project.

* Even though the 49ers were successful in obtaining voter approval for a stadium plan in Santa Clara,
uncertainty regarding the financial feasibility of a new stadium in that city remains. As such, it will likely take a
number of years befora the final stadium jocation is determined. The Project includes a location for the stadium
on the Shipyard site; if certain conditions, including binding commitments from the 49%ers to construct a new
stadium in San Francisco, are not satisfied by 2014, the non-stadium aiternative will prevall. The OEA analyzed
the economic impacts of both alternatives, summarized in Table 1.

2 : Controller’_s Office of Economic Analysis
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The Project will be developed through a public-private
partnership between the City, through its Redevelopment
‘Agency, and the master developer, led by Lennar. Briefly, the
master developer is contribuling private capital and is
development expertise to construct the infrastructure (roads,
parks, ufilities, transit, public benefits, etc.} necessary fo
support the Project. The City’s contribution to the parinership.
is primarily in the form of land from the Shipyard site and a
commitment fo reinvest a portion of the property tax increment
generated by the Project to help fund the significant
development costs, including community benefi’iss.

The terms of this partnership are governed by a legally binding
Disposition and Development Agreement (“DDA”") between the
parties, which details obligations such as: the community
benefits package and its timing, the financing plan, revenue
sharing, and a timeline for development of the horizontal
infrastructure, including penalties if this Schedule of
Performance s not met. ‘

Included in the DDA is a development pro forma (prepared
jointly by the master developer and City), which provides
detailed estimates of infrastructure cosis, as well as
anticipated revenue from the sale of finished land to vertical
developers. These revenue and costs figures are projected
aver fime, consistent with the Schedule of Performance, to test
the financial feasibility of the Project (considering ail
infrastructure ~ development  costs, community  benefit
obligations, affordable housing program costs, etc. against
anticipated revenue from finished iand sales).

The pro forma was developed through an iterative process in -
which various land use mixes, public benefits, and market
assumptions were tested, and refined over time, taking into
account input from the community, while still maintaining a
financially viable project.

The ‘land use mix and development program which emerged
from this process is the basis for the Project alternatives
analyzed in this report, and is consistent with the DDA, other
implementing documents, and the amendments contemplated
by the proposed legislation. Further, the OEA has reviewed the
market assumptions in the horizontal pro forma and

s?hrough a community planning process and negotiations between the City and master developer, a public
benefits package emerged which includes more than 330 acres of parks, 3,345 affordable housing unils (nearly
32% of all units), transportation improvements, small and local business assistance, community facilities, and
redeveloped space for existing Shipyard artists. For a detalled summary of public benefits generated by the
Project, see page 6 of the Executive Summary of the proposed Project at
ntip:/fwww.oewd . orgimedia/docs/Draft%20Hunters%20Point%20Shipvard%20Phase%202-

Candlestick%20Point%20Executive% 20Sumamry%20with%20Atachments %2022, 10.pdf

3 Controller's Office of Economic Analysis
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Land Use,
Population and
Employment
Assumptions

10,500 housing units
will increase the City’s
existing housing
inventory by more
than 3%

determined that the rental rates, construction costs, and sales
values are within the range of market value and cost data
indicators maintained by the OEA,

Table 1 summarizes the development program, population,
and employment assumptions under both the Stadium and
Non-Stadium alternatives upon full build-out of the Project, as
discussed in the previous section. Appendices 1 and 2 detail
the phasing assumptions of vertical construction and
associated population and employment growth for both
alternatives over time.

Both alternatives provide for the same amount of housing,
retail, hotel, arena, and marina uses. The Stadium alternative

has about 2,000 more parking spaces o accommodate-

additional parking demand from the 69,000-seat stadium. The
Non-Stadium alternative requires fewer parking spaces, and
can accommodate about 500,000 square feet of additional job-
generating R&D/Office space, resuiting in slightly more and
varied employment in this alternative.

The development program and employment assumptions
summarized in Table 1 are the basis for the economic impact
analysis in the following section of the report®.

6 Although the Project is anticipated to be developed as descrbed, because of the multiyear blild-out of the
Project, circumstances affecting such development may change over time, potentiafly affecting the timing of
development andfor the development program. The DDA includes provisions, such as a Schedule of
Performance 1o help ensure that development is timely. However, if market conditions deteriorate, for example,
the DDA allows for a delay in the horizontal development (of up to 6 years cumulatively). In addition, the DDA
inciudes a provision to refine select terms of the agreement {such as the land use mix) if the Developer can
demonstrate why development is infeasible without the proposed changes, and the City/Agency agree. See
Section 3.6 of the DDA for additional information. If a land use change were to be requested, the amendments

would be reviewed by the OEA, and the eccnomic impacts anatyzed.

Controlier’s Office of Economic Analysis
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' Hunters Point Shipyard Phase 2/Candlestick Poing-
Development Program, Population and Direct
. Employment Assumptions (at Build-out) (1)

Stadium Alternative Non-Stadium Alternative
Development Population/ Development Population/
Residential . Program {2} Jobs(3) Program (2) Jabs(3)
Housing (all types) (units) 10,500 24,465 10,500 24,465
Affordable Housing (% of tofal units)  31.9% 3,345 3,345
Residential Property Management (jobs) 420 420
Non-Residential
Neighborhood Retall {gross sq.ft.) 232,500 861 232,500 861
Regional Retall (gross sq.ft) 635,000 1814 635,000 1,814
Office (gross sa.ft.) 1,318,000 4,692 1,287,500 4,602
R&D (gross sq.ft.) 1,082,000 2,762 1,630,500 4,120
Hotel (220 rooms) (gross sq.ft.) 150,000 214 150,000 214
4%er Stadium (seats) 69,000 - 359 -
Arena (seats) 10,000 87 10,000 87
Parks and Open Space (acres) ) 336 87 327 85
Marina (hoat slips) : 300 5 300 5
Parking (spaces - struciured) 8,500 31 6,439 24
Total Direct Employment 11,334 12,232

Sources and Notes:

Appendices 1 and 2 detail veriical development phasing and the resulting population and employment generation on
a multiyear basis during the 20+ year projection pericd for the Stadium and Non-Stadium alternatives, respectively.
Development program is based on Version 27 Base Stadium and Non Stadium Alternative Pro Formas, May 2010,
consistent with the Disposition and Development Agreement (DDA) between the City/Agency and Master Developer,
and the Zoning Map and code amendmenis contemplated by the proposed legistation.

Based on density assurptions in Draft Environmental impact Report, Novermber 2008 (EIR), pg. I.C-12, Population
based on 2.33 people per household. Employment based on the following densities: residential property
management = 25 units per joby; neightorhood retail = 270 gross sq.it. per job; regional retail = 350 gross sq.ft. per
employee; office = 270 gross sgfi. per employee; R&D = 400 gross sq.ft. per employee; Holel = 700 gross sq.ft. per
employee {about 1 employeefroom); Parks and Open Space = 0.26 jobs per acre; Marina = 5 full time equivalent
empioyees; structured parking = 270 spaces per job, Stadium based on 12 footbali games and 20 other events per
year and 2,915 8-hour shifis per event, or 746,000 total hours annually; Arena employment based on 150 events per
year and 300 4-hour shifts per event, or 180,000 total hours annually. Dividing stadium and arena annual hours by
2,080 hours provides an estimate of fuli time equivalent annual employment.
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ECONOMIC IMPACT FACTORS

!ntroductibn

The Project has the potential to produce significant
economic impacts on the entire City of San Francisco in
general, and to the southeast part of the city in particular.
The legislation will allow a major new mixed-use
development, increasing the capacity of the Cily to
accommodate employment growth in a variety of sectors
and occupations, as well as increasing the City's housing
supply and residential popuiation.

The economic impacts can be distinguished as follows:

e One-time impacts associated with construction
spending (on infrastructure and buildings), as
measured by increases in employment and spending
during the 20+ year build-out period;

* On-going impacts resulting from employment in the
new commercial buildings, including an estimate of the
distribution of employment and wages by industry and
occupation, and an estimate of the impact of this
employment on total spending in San Francisco;

« On-going impacts resuiting from new resident spending
captured by San Francisco businesses;

+ On-going direct impacts from attendees at stadlum
events; and,

» A brief analysis of the impact of new development on
the City's property tax base’,

" Seifel Consulting, provided an estimats of property tax increment generated by the combined Project in its
February 2010 "Bayview Hunters Point Redevelopment Plan Amendment - Preliminary Report” and "Hunters
Point Shipyard Redevetopment Plan Amendment - Preliminary Report,” prepared for the San Francisco
Redevelopment Agency. The Seifel report estimated property taxes accruing to various taxing entities, including
the 20% set-aside for housing, pass-through payments for the General Fund and other funds, and revenues
flowing to other Redevelopment programs. Because the deal is structured so that all but the pass—through
payments are reinvested in the Project, only this figure is reported.
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One-Time Construction The development of the Project will create thousands of
Impacts ' construction jobs, and inject bilions of doflars into the City's
economy during its anticipated 20+year build-out.

Development costs for the Project are comprised of two
components: horizontal infrastructure costs needed fo
support the proposed development (roads, utilities, transit,
parks, efc.), and the cost to construct the vertical buildings
(residential units, commercial space, efc.), Cost estimates
for both alternatives are summarized in Table 2 below. A
mulli-year, dynamic cost estimate summarizing annual
costs during the construction period is presented in
Appendix 3 for both alternatives.

Hunters Point Shipyard Phase 2/Candlestick Point-
Vertical and Horizontal Development Cost
Assumptions (at Build-out)

Stadium Alternative Non - Stadium Alternative
Per Unit Total Costi] mer Unie Total Cost
Vertical Costs Cost (1) | Units/GsF| {millions) {| Cost(1) | Units/GSF] (millions)
Residential 458,974 10500  $4,819 445,151 10,500  $4,674
Neighborhood Retail $227 232,500 $53 $227 232,500 $53
Regional Retail $228 635,000 $145 $228 535,000 $145
Office $279 1,318,000 $371 $279 1,287,500 $362
R&D $341 1,082,000 $365 $328 1,630,500 $533
Hotel 139,284 220 $31 139,284 " 220 $31
Arena $1,101 75,000 $83  st01 75,000 $83
Parking $22,000 8,500 $187 22,000 5,439 $142
49er Stadium NA $900 NA $0
Marina $12,333 300 - 54 $12.333 300 . 4
Sub-total $6,957 - $6,025
Horizontal Costs (162) - -
Direct (hard) Costs $1,553 ' $1,804
indirect (soft) Costs $311 $328
Sub-total _ $1,864 $2,131
Total Construction Costs (3) 38,821 $8,157
Sources and Notes:

(1) Average construction cost per unit, gress square fool, room, or space. Excludes land and developer profit.
Construction costs are based on development assumplions in May 2010 pro forma (V27), the basis for the
Dispostfion and Development Agreement {DDA) between the Cily/Agency and Master Developer, Vertical building
cosls aze based on residual land pro formas, by unit type, land use, and location within the Project. These residual
analyses are the basis for the finished land values in the horizontal pro forma, taking info account market conditions
{for finished building value), and the cost to build the structures, The OEA has reviewed the pro formas and their
assumpiions and found them o be reasonable.

(2} Excludes land acquisition cost, financing proceeds, and parking and stadium costs (which are included in the verticat
cosis). Includes cost for community facilities and artist space.

(3} In 2010 $s. See Appendix 3 for a summary of development costs for both alternatives during the 20+ year projection
period, consistent with the phasing assumptions in Appendices 1 and 2,

7 : Controller’s Office of Economic Analysis
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Construction of the
Project will generate an
annual average of
approximately 1,500
direct construction jobs,
representing a significant
share of citywide
construction employment
projected during the 20+
year build-out.

The impact of the direct construction spending can be
modeled using the OEA's econometric model of the San
Francisco economy, prepared by Regional Economic
Modeling inc. (REMI).

The REMI model projects two key economic indicators that
help explain the impact of constructing the Project:
employment and Gross City Product (GCP}—an equivalent
to Gross National Product (GNP) for San Francisco—which
equals the total spending on goods and services produced
in San Francisca®.

Hunters Point Shipyard Phase 2/Candlestick Point-

Construction Period Economic Impacts

Summary Output {1}

Pirect Construction Jobs
Indirect/Induced Jobs

Total Employment

Total During Annual Total During Annuai
Buildout Average (2) Buildout Average (2),
32,412 1,473 29,845 1,421
14,910 678 13,729 6854
47,322 2,151 43,574 2,075
Gross City Product (20108$) (3)§ $4.462,198,000 | 202,827,000 {i $4,251,958,000 |$202,474,000

Sources and Notes: ‘

{1} San Francisco employment impacts associated with new consfruction per Regional Econemic Medeling Inc. (REMI)
run, 6/10/2010, based on development cost in Table 2 and phasing in Appendix 3. Direct construction empioyment
was estimated based on construction muitiplier of 1.46 (construction jobs x 1.48 = total jobs), based on previous
construction muitiplier analyses conducted by the OEA. Tolal development costs from Appendix 3 are the input
sourcea for the REMI model.

{2} Total during build-out divided by construction period (22 years in Stadium and 21 years in Non-Stadium).

{3} REMI output Inflated to 2010$s per Consumer Price Index (CPl) increase for the San Francisco MSA, per the US
Depariment of Labor, Bureay of Labor Statistics (BLS).

Table 3 summarizes total employment, direct construction
jobs, and spending (GCP) generated by the development of
the Project, annually and during the 20+-year build-out.

% The REMI Policy Insight model is based on a multi-year baseline projection of San Francisco's
economy. The model contains a number of policy variables, including construction spending, new
employment by industry, and others, which can be modified to reflect changes resulting from
proposed legislation, in this case the proposed Project. OEA economists assess the economic impact
by re-running the projection under alternative scenarios (in this case, new construction spending and
new employment and population in the different alternatives), and comparing the results with the
baseline projection.

8 : Coniroller’s Office of Economic Analysis
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An addifional 650 indirect
Jjobs per year are
projected during the 20+
year build-out.

Construction of either
alfernative will contribute
more than $200 miilion
per year, and about $4.3
billion during the 20+year
build-out, to San
Francisco’s gross city
product.

As indicated, the development of either Project alternative
wili result in significant employment opportunities, with an
average of about 2,100 direct and indirect jobs per year
during build-out®. Direct employment in the consiruction
trades is estimated to average about 1,450 jobs per year,
providing significant employment opportunities in  this
sector’®. In addition, construction activity will contribute an
average of more than $200 million per year to San
Francisco's gross city product, and about $4.3 to $4.5 billion
during the 20+ year build-out pertiod, as shown in Table 3.

¥ The REMI Policy Insight model captures not only direct construction jobs, but also the secondary
intermediate and induced jobs. Intermediate jobs are created from the manufacturing of materials
reduired for construction, Induced jobs are a result of new employees re-spending their wages.

' The annual average construction employment from the Project represents nearly 6% of the 25,300
citywide construction jobs projected annually during build-out, per REM projections.,
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On-Going Impacts:
Permanent
Employment

The 11,000 to 12,000
permanent employees
are estimated to earn an
aggregate salary of more
than $1 bilfion a year
upon full build-out and
absorption.

The Project will creafe a
wide range of
employment
opportunities in
numerous industries and
occupations, the direct,
induced and indirect
employment attributed to
the Project is anticipated
to expand the City’s
employment base by an
average of about 1.5%
during the projection
period.

The Project wili create the opportunity for significant job
growth from businesses occupying the completed non-
residential buildings. Table 1 presented an estimate of
employment by general land use category, based on typical
employment density assumptions and the land use mix of
each alternative. As indicated, an estimated 11,300 direct
employees are projected under the Stadium alternative,

while the Non-Stadium a!ternatlve is prOJected to emplay
about 12,200 workers at build-out'".

To estimate the distribution of these workers by industry
and occupation, including average wages, the OEA first
selected the industries likely to occupy each type of space.
The first column in the top section of Table 4 includes the
industry employment’ assumptions for each land use
category. For example the Retail land use category is
assumed to be occupied by those in the retail trade (NAICS
code 44-45). The next columns show the distribution of jobs
among these industries, as well as average annual wages
for these industries in San Francisco, per the U.S. Bureau
of Labor Statistics. As indicated, the Non-Stadium
alternative has a slightly higher average annual wage of
$95,000 (2010%s), compared with $92,000 in the Stadium
alternative, primarily due to the inclusion of additional space
devoted to office/R&D in the Non-Stadium alternative and
the higher relative wages from this sector.

The bottom half of Table 4 summarizes employment by
occupation for all of the indusiries in each alternative, based
on the state Employment Development Department (EDD)
occupational staffing patterns by industry. This database
analyzes the specific types of occupations that different
industries create as they grow. The OEA created a profile of
each industry sector noted above, and then analyzed these
occupational staffing patterns to illustrate the types of jobs
created by the expansion of each sector of the economy.
These sector-wide staffing patterns are shown on the
bottom of Table 4, sorted by annual average salary.

" 1n addition to the direct employment, an additional 13,000 induced and indirect permanent jobs are
estimated, per REML. During the projection period, the average increase in direct, induced, and
indirect employment atfributed to the Project was calculated and compared to the average
employment projected by REMI for San Francisco as a whole. On average, total Project employment
- will contribute to an expansion of about 1.5% to the City’s employment base during the projection

periad.

10
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" Hunters Point Shipyard Phase 2/Candlestick Point-
. Summary of Direct Employment Distribution by

. Average Ayerage
. of Total Annual Wage % of Totad Annual Wage
L. Employment by Land Use and Industry . Jobs # of Jobs (SF)(4) Jobs  #ofJobs (SF)4)
Retail (NAMCS 44-45; retail trade) 2% 2575 $40,002 2% 2675 $40,882
Office (NAICS 51,52,54; info, financefinsurance, prof.& bus.services ) 44% 4,692  $124,881 38% 4,602 $124,875
R&D (NAICS 5417; Sclantific Research and Development Serdces) 24%, 2,762  $102,085 349, 4,120  $102,995
Hofel (MAICS 721; Accommodation) 2% 214 $40,145 2% 214 $40,145
Arena {(NAICS 7113 Promolers of Performing Arts and Sports) 1% 87 $33,176 1% 87  $33,176
Parking (MAICS 8129; Parking Lot Attendants) 0% 31 $28,313 0% 24 $28,313
Stadium (NAICS 7113 Promaoters of Performing Ats and Sports) 3% 359 $33,176 9% - §0
Parks/Open Space (NAICS 712; Museyrs, Parks and Hstorizal Stes) 1% 87 536,238 1% 85  $36,238
Marina (NAICS 713¢; Other Amusement and Recreation} 0% 3 $26,154 0% - 5 $26,154
Residential (NACS 53; Real Estale Rentel'and Leasing) 4% 420 $81,500 3% 420  §81,500
TOTAL Employment by Indusfry/Average Wage 100% 11,334 $91,950 100% 12,232 $94,709
%of Average % of Average
indusfry # of Indushy Annual Wage Industry # of industry Annual Wage
H. Employment by Ogccupation (1) Jobs (2)  Jobs (3} (SF)4} Jobs {2)  Jobs {3) (8F)i4)
Personal Care and Service 2% 195 $24 484 1% 97  $28,401
Food Preparation and Serving Related 2% 225 $30488 2% 201 332,013
Transporiation and Material Moving 2% 231 $34,673 2% 215 335,604
Building and Grounds Cleaning and Maintenance 2% 210 $34,933 2% 196 $36,710
Healthcare Support 0% 18 $42,070 S0% 22 §42,145
Protective Service _ 1% 62 $44,700 2% 227 $46,307
Production Occupations ’ 2% 201 $45,808 0% 46 $56,752
Office and Administrative Support 17% 1,885 $60,465 18% 1,954 360,848
Installation, Mainienance, and Repair 3% 301 $62,018 2% 300 $63,380
Sales and Related Occupations 18% 2,185 $63,501 8% 2,185  $64,063
Construction and Extraction 0% 48 78,127 0% 52 80,182
Healthcare Praciitioners and Technical 1% 102 $79,010 1% 116 $78.832
Arts, Design, Entertainment, Sports, and Media 5% 569 - $84,240 1% 520 $87,984
Life, Physical, and Social Science 10% 1,126 $92,353 13% 1,598 381,016
Architecture and Engineering 4% 485 $64,126 5% 641 §$93,804
Education, Training, and Library 0% 25 105,221 0% 29  §116,177
Computer and Mathernatical Occupations 5% 1,075 $119,3569 C 0% 1,491 §117,652
Business and Financial Operations % 1,008 $141,680 g% 1073 $138,141
Legat 2% 177 $153,433 2% 186 $155,012
Management 10% 1,181  $185671 11% 1,382  $185,045
TOTAL Employment by Occupation 100% 11,334 $91,950 100% 12,232 594,709
Total Wages per Year {Billions $) (at build-out) §$1.0421 31.1584
Sources and Notes; :

{1} This exhibit summarizes employment by occupation for ALL industries in both alternatives, based on each scenario’s
iand use plan. The following NAICS codes were used fo determine average wages in San Prancisco: Retail (NAICS
44-45, Retail Trade); Office (NAICS 51, Information; NAICS 52, Finance and Insurance; and NAICS 84, Professional

~and Business Services); R&D (NAICS 5417, Scienlific Research and Development); Hotel (NAICS 721,
Accommodation); Parking (NAICS 8129, Parking Lot Aftendants); Parks and Open Space (NAICS 712, Parks and
Historical Sites), Marina (NAICS 7139, Other Amusement and Recreation}; Property Management (NAICS 53 Real
Estate Rental and Leasing); Stadium and Arena (NAICS 7112-13, Sports Teams and Promolers of Sports and
Events). The clean-tech sector is emerging and comprises many industries; Moody's Economy.com is studying the
potential for this sector In San Francisco. Although the report has not been refeased, a preliminary review of the
occupational distribution of businesses in this sector is similar to the R&D indusiry, and is used as a proxy for
purposes of this analysis. ‘

{(?) Source: California Empioyment Development Depariment (EDD), Occupational Employment Survey (OES), San
Francisco MSA, 10 2008. Figure represents summation of employment for alf indusiries by occupation.

{3) See Table 1 for iolal estimated employment generated by Project. Distribution by occupation based on "% of Industry
Jobs" ratio applied fo total estimated direct employment generated by the Project.

{4y Source: US Bureau of Labor Stalistics Quarterly Census of Employment and Wages [QCEW) for average San
Francisco wage as of 2008, inflated to 2010§s by CPl. Sah Francisco wage by occupation estimated based on MSA-
level wage distribution by occupation applied toaverage San Francisco industry wage. May not {otal due 1o rounding.

(5) See Appendices 4 and 5 for estimated phasing of employment and wages for each alternative.

11 _ Controller's Office of Economic Analysis
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Income Range

As shown, a wide range of employment opportunities will
be created in either Project alternative in- numerous
indusfries and occupations, from entry-level to advanced,
with annual average pay ranging from $25,000 to $185,000
per year, and aggregate wages of more than $1 billion per
year in either alternative upon build-out.

The foliowing table summarizes the occupational
employment “distribution by wage quintile presented in
Table 4. As indicated, employment by wage is fairly evenly
distributed, providing jobs for a wide range of workers with
varying skills and education levels. Of particular note is the
fact that nearly haif of the jobs are at, or below, the City's
current average salary of about $74,000 per year, in

occupations that include: personal care, food preparation, .

transportation, building and grounds maintenance, office
and admipistrative support, and sales occupations, among
others {See Table 4).

Hunters Point Shipyard Phase 2/Candlestick Point-
Direct Employment Distribution by Wage (1)

% of  #of Annual % of #of Annual
Jobs  Jobs Wage Jobs Jobs . ‘Wage

$0 - 37,000
$37,001 - $74,000
$74,001 - $111,000

$111,001 - $148,000
$148,001 - $185,000

8% 862  §$31,328 8% 708 $33,031
41% 4,677  $61,078 39% 4,734 $61,668
21% 2,354 $90,032 24% 2,957 $91,170
18% 2,082 $130,161 19% 2,264 $127,367
12% 1,358 $181,478 13% 1,568 $181,479

100% 11,334  $91,950 100% 12,232 §$94,708

Notes:

{1)  See Table 4 for detail. The income range at the Proiect is divided into quintiles, with the disiribution shown abové.

Upon build-out, direct,
indirect, and induced
.employment attributed to
the Project will contribute
$6.4 to $6.6 billion
annually to San
Francisco’s Gross Cily
Product, expanding the
City’s economy by about
1.7%.

The impact of the Project’s permanent empioyment on San
Francisco’'s GCP was estimated by inputting the direct

- permanent employment estimates, by industry (as

summarized in Appendices 5 and 6), into the REMi model.
REMI calculated the indirect and induced employment
(summarized in Table 6; an additional 13,000 jobs) from the
Project. Together, the total employment will contribute
about $6.6 billion annually to the City's GCP in the Non-
Stadium Alternative, and about $6.4 billion annually in the

~ Stadium Alternative (2010$s), upon build-out.

12
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During the projection period, the average increase in GCP
attributed to the Project was calculated and compared to
the San Francisco’s average baseline city product
projected by REMI absent the Project. On average, the
Project will contribute to an expansion of about 1.7% to the
City's GCP during the projection period.

On-Going Impacts: The impact of new development will not be limited to the
Resident Spending economic activity generated by its construction and
' permanent employment; wtimately, 10,500 new housing
units will raise the city’s population by approximately
24,500 people {ahout 3% of the existing population of about

Aggregate household 800,000) (see Table 1).

retail spending in both

alternatives is estimated The new household population at the Project will make

at $287 million per year retail purchases, supporting businesses in San Francisco

at build-out . and the region. Average retail spending per household was
estimated at $27,300 per year'?, Thus upon build-out,
residents in both alternatives will spend an aggregate of
$286.6 mililen per year on retall purchases, further
stimulating the economy.

On-Going lmpacts: The impact of direct concession spending by attendees of

Stadium Spending " Stadium events was also estimated. As discussed in Table
1, an estimated 12 football games (at 100% occupancy}
and 20 other events (at 50% occupancy) are anticipated
annually at the 89,000-seat stadium, based on information
provided by the 48ers. This equates to about 1.5 million
fans attending stadium events annually. Assuming
concession spending of $10 per attendee, annual spending
of about $15 miliion is indicated in the Stadium
alternative',

" Based on the weighted average household expenditures by affordability level in the following retail categories:
Apparel, General Merchandise, Food Stores, Eating and Drinking Places, Home Fumishings and Appliances,
Buiiding Materials, Motor Vehicles and Pars, Service Stations, and other retall stores. Source: CBRE retail
analysis: FIR Appendix U, Exhibit 29.Average household spending is multiplied by the cumulative completed
- housing units to derive total retail spending per year.

 Other than direct employment and stadium spending, the OEA did not analyze other potential economic
impacts associatad with the Stadium Alternative, such as out-of-town visitor spending on non-stadium purchases
or accommaodations, or the impact of potentially hosting the Superbowl, for example. Per capita concessions
sales estimates per 48ers. '

13 ‘ Confroller's Office of Economic Analysis

157



Property Tax Increment
to General Fund

During the 45-year life of
the Redevelopment
Areas, the City’s General
Fund is anticipated to
receive about $220
miflion on a present
value basis from the
Project, or an average of
about $4.8 million per
year

Build-out of the Project will also increase the City's property
tax base, as buildings are constructed and sold or rented.
Upon build-out, the Project will add more than $11 billion in
assessed value to the property tax rolls, generating
significant property tax revenue'. .

As previously mentioned, much of the property fax
increment generated by the Project will be reinvested in the
Project, primarily to help pay for the community benefit
package. However, per California Redevelopment Law, a
portion of tax increment generated in a Redevelopment
Area is “passed-through” to existing taxing entities,
including the school and community college districts,
BART, and the City's General Fund. During the 45-year life
of both Redevelopment Areas, approximately 21% of
property tax increment generated by the Project will be
passed through, with about 85% of this amount flowing to
the General Fund. ‘

During the 45-year projection period, the City's General
Fund is anticipated to receive about $220 million in current
2010 dollars, or an average of about $4.8 million per year.

* Source: Seifel Consulting Inc. “Bayview Hunters Point Redevelopment Plan Amendment - Preliminary Report”
and “Hunters Point Shipyard Redevelopment Plan Amendment - Preliminary Report,” prepared for the San
Francisco Redevelopment Agency, February 2010, Tables F-3,b,¢, and d, and Tables D-3b, ¢, and d. Excludes
value of 1,649 property tax exempt affordable housing units (Agency and Alice Griffith housing).

14
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Summary conclusions Overall, either the Stadium or Non-Stadium Alternatives of
the proposed Project will generate significant one-time and
on-going economic impacts fo the City. As indicated in
Table 6, the Stadium Alternative, with its slightly higher
consiruction costs, will generate marginally more
employment during the build-out phase. In addition, this
alternative includes additional impacts associated with
spending at Stadium events. On the other hand, the Non-
Stadium Alternative, which can accommodate additional
buildings for employment generating uses, is anticipated {o
support about 900 more direct permanent jobs, generating
about $250 million more per year in gross cily product,
compared fo the Stadium Alternative.

. Hunters Point Shipyard Phase 2/Candlestick Point-
Economic impact Summary

One-Time Impacts
Construction Period Impacts (1)

Annual Average Employment 2,151 2,075
Apneal Direct Construction Employment 1,473 1,421
Annual Gross City Product (20108s) $202,827,000 $202,474,000

On-Going lmpaéts (at build-out)

Permanent Employment (2)
Direct Project Employment 11,334 12,232
Indirect and Induced Employment 12,738 13,438
Total Employment 24,072 25,670
Average Annual Wage (2010§s) _ $91,850 $94,709
Direct Aggregate Wages per Year (2010%s) $1,042,185,884 - §$1,158,444,912
Annual Gross City Product (2010%s) $6,376,026,000 $6,632,137,000

Resident Spending (3) _
Aggregate Retail Spending per Year (2010%s) $286,640,000 $286,640,000

Stadium Spending (3}
Concession Spending per Year (2010$s) $15,180,000 $0

Sources and Noles: :
(1) Annual averages during 20+ year build-out period. Employment includes direct and indirect jobs. See Table 3.
(2) See Tables 1, 4, and Appendices 4 and 5 for direct employment detail. Indirect and induced empioyment, and gross
city product per 6.30.10 REMI run.
{3) See text for detail.
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STAFF CONTACTS

Kurt Fuchs, Senior Economist (kur’{,fuchs@sfqov.orq) 415-554-5369
Ted Egan, Chief Economist (ted.egan@sfqov.org) 415-554-5268
Shyamali Choudhury, City Hall Feliow (shyamali.choudhury@sfgov.org) 415-554-5159

The author would like to thank Wells Lawson of the Office of Economic and Workforce Development
for his assistance in the preparation of this report. All errors and omissions are solely the responsibility
of the Office of Economic Analysis.

Controller's Office of Economic Analysis
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City Hall
Dr. Cariton B. Goodlett Place, Room 244

BOARD of SUPERVISORS San Francisco 94162-4689
Tel. No. 554-5184
Fax No, 554-5163
TDD/TTY No. 554-5227
May 18, 2010
File No. 100578
Bill Wycko

Environmental Review Officer
Planning Department

1650 Mission Street, 4™ Floor
San Francisco, CA 94103

Dear Mr. Wycko:

On May 11, 2010, Mayor Gavin Newsom introduced the following proposed
legisiation:

File No. 100578

Ordinance amending the San Francisco Planning Code by amending Sectional Maps
SU09 and SU010 of the Zoning Map of the City and County of San Francisco to

~establish the Candlestick Point Activity Node Special Use District and the Hunters Point
Shipyard Phase 2 Special Use District; amending Sectional Maps HT09 and HT010 to
establish the CP Height and Bulk District and the HP Height and Bulk District; adopting
findings, including environmental findings, Planning Code Section 302 findings, and
findings of consistency with the General Plan and the Priority Policies of Planning Code
Section 101.1; providing for an operative date.

The legislation is being transmitted to you for environmental review, pursuant to
Planning Code Section 306.7(c).

Angeta Calvillo, Clerk of the Board
By: Alisa Somera, Committee Clerk

Land Use & Economic Development Committee

dmagzamz/,,% eH L
Attachment

ey, ted ~
#"L% L
cc: Nannie Turrell, Major Environmental Analysis ;AM 77 Deveds
Brett Bollinger, Major Environmental Analysis ;JA, y a/gy,f' cor

MM

’“"’
51—"/& 2‘;7 _ J mM(

166



1650 Mission St,

June 10, 2010 ' : ) Buite 400

San Francisco,

CA 84103-2478
Ms. Angela Calvillo, Clerk '

‘Board of Supervisors : Reception:
City and County of San Francisco 415.558.6378
City Hall, Room 244 Fa:
1 Dr. Carlton B. Goodlett Place 415.558.6409
San Francisco, CA 94102 i ‘ Planning
' Information:

Re: Transmitial of Planning Departiment Case Number 2007,0946BEMRTUZ to the Board 415.558.6377

of Supervisors:
Candlestick Peint - Hunters Point Shipyard Phage 2 Development Project
Flanning Commission Recommendation: Approval

Dear Ms. Calvillo,

On June 3, 2010, the San Francisco Planning Commission (hereinafter “Commission”) conducted a duly
noticed joint hearing with the Redevelopment Commission on the Candlestick Point Hunters Point
Shipyard Phase 2 Project. At the hearing, the Commission considered the proposed General Plan,
Planning Code, and Zoning Map Ordinances which the Commmsmn inttiated on March 25, 2010. The
proposed Ordinances are as follows:

s Amendments to the General Plan which would amend the Bayview Hunters Point Area Plan, the
Transportation Element, the Recreation and Open Space Element, the Commerce and Industry
Flement, the Land Use Index; establish the Candlestick Point Subarea Plan, the Hunters point Area
Plan, and make other minor General Plan Map amendments (referred to you separately by Mayor -
Newsom under File No. 100574).

8 Amendments to the San Francisco Planning Code which would establish the Candlestick Point
Activity Node Special Use District, the Hunters Point Shipyard Phase 2 Special Use District and
establish special height provisions for the Candlestick Point Activity Node Special Use District and
the CP Height and Bulk District, and special height provisions for the Hunters Point Shipyard
Phase 2 Special Use District and the HP Height and Bulk District (referred to you separately by
Mayor Newsom under File No. 100579),

» Amendments to the San Francisco Zoning Maps which would amend sectional maps SU09 and
SUOL0 to establish the Candlestick Point Activity Node Special use District and the Hunters Point
Shipyard Phase 2 Special Use District; and amend Sectional Maps HT09 and HTO010 to establish the
CP and HP Height and Bulk Districts (referred to you separately by Mayor Newsom under File No.
100578).

At the June 3, 2010 hearing, the Planning Commission, along with the Redevelopment Cormrunission
certified the Final Environmental Impact Report (FEIR} under Motion No. 18096 and Resolution No. 59-
2010, respectively,

www sfplanning.org
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June 9, 2010

Transmittal of Planning Commission Actions

Candiestick Point Hunters Point Phase 2 Development Project
Page 2

Also at the June 3 hearing, the Planning Commission and the Redevelopment Commission made CEQA
findings including the adoption of a Mitigation Monitoring Reporting Program (MMRP).

Finally, at the June 3 hearing, the Commission voted to recommend approval of the proposed
Ordinances described above.

The Planning Commission took other actions related to the project including finding the amendments to
the Bayview Hunters Point Redevelopment Plan and the Hunters Point Shipyard Redevelopment Plan
consistent with the General Plan and Planning Code Section 10L.1, recommending to the Board of
Supervisors approval of said amendments, and finding the office component of the project consistent with
Plarning Code Sections 320-325. Other actions included approving a cooperative agreement between the
Planning Department and Redevelopment Agency, and approving the Design for Development documents
for the Project. '

The Motions and Resolution and related information referred 1o here are being transmitted to you along
with actions by the Redevelopment Commission in a comprehensive- packet from the Office of Economic
and Workforce Development. If you have any questions or require further information please do not
hesitate to contact me. '

Sincerely,

Hititai—

Rahaim
Director of Planning :

cc: Supervisor Maxwell

Mat Snyder, Planning Department
Tiffany Bohee, Office of Economic and Workforce Development
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N FRANCISCO

1850 Migsion 5t
’ @ = " it Suite 403
Planning Commission Resolution No. 18100  surasa
CA 841032478
HEARING DATE: JURE 3, 2010 )
Recopiion:
415.558.6378
Dafe: ~ May 20, 2010 ‘ Fax: 505405
Case No.: 2007.0986EMTZRU . 415.550.84
Project: Candlestick Point - Hunters Point Shipyard Phase 2 Planning Pianning
Code Map Amendments btarsmaion:
Block/Lot: Various. See Below. 4155588317
Staff Contack: Mat Snyder — (415) 575-6891
mathew.snyder@sfgov.org

Recommendation:  Approval

FORMULATING A RESOLUTION TO APPROVE AMENDMENTS TO THE SAN FRANCISCO '
ZONING MAPS BY AMENDING SECTIONAL MAPS SU09 AND SU010 TO ESTABLISH THE
CANDLESTICK POINT ACTIVITY NODE SPECIAL USE DISTRICT AND THE HUNTERS POINT
SHIPYARD PHASE 2 SPECIAL USE DISTRICT; AMENDING SECTIONAL MAPS HT09 AND
HT010 TO ESTABLISH THE CP AND HP HEIGHT AND BULK DISTRICT.

WHEREAS, Section 4.105 of the Charter of the City and County of San Francisco providés to the
Plarming Commission the opportunity to periodicaily recommend Plamming Code Text Amendments to
the Board of Supervisors; and

The Plarming Departonent is proposing amendment to the Planning Code by amending the
Zoning Maps by establishing the Candlestick Point Activity Node Special Use District which would
include the following Assessor’s Blocks and Lots: Block 4884, all lots; Blocks: 4917, afl lots; Blocks: 4918,
all lots; Block: 4934, all lots; Block: 4935, all lots; Blocks: 4956, Lots 003, 004, 005, 006, 007, 008, 009, 010,
011, 012, 013, 014 , Block 4960, Lot 027 , Block 4977, Lot: 006; Block 4983, all lots, Block: 4984, all lots;
Block: 4886, all lots; Block 4991, Lot: 276; Block: 5000, Lot: 001; Block 5003, all lots; by establishing the
Hunters Point Shipyard Phase 2 Special Use District which would include the following Assessor’s
Blocks and Lots: Block 45914, Lot 079; Block 4591C, Lots 010, 209, 210, and 211; by establishing the CP
Height and Bulk District to include the following Assessor’s Blocks and Lots: Blodk 4884, all lots; Blocks:
4917, all lots; Blocks: 4918, all Iots; Block: 4934, all lots; Block: 4935, all lots; Blocks: 4956, Lots 003, 004,
005, 006, 007, 008, 009, 010, 011, 012, 013, 014, Block 4960, Lot 027 , Block 4977, Lot: 006; Block 4983, all
lots, Block: 4984, all lots; Block: 4886, all lots; Block 4991, Lot: 276; Block: 5000, Lot: 001; Block 5005; and
by establishing the HFP Height and Bulk District to include the following Assessor’s Blocks and Lots:
Block 45914, Lot 079; Block 4591C, Lots $10, 209, 210, and 211;.

The Bayview Hunters Point has one of the highest concentrations of very low-income residents
and one of the highest nnemployment rates in San Francisco, and public health in the area has generally -
been poor compared to the rest of San Francisco. Bayview Hunters Point has very few quality public
parks and open spaces that provide active recreation facilities for neighborhood youth, and is in need of
affordable housing and business and job opportunities for its residents. The area remains under-served

www . sfplanning.org
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Resolution No, 18100 Case No 2007.0946BEMRTUZ
Hearing Date: June 3, 2010 Candlestick Point ~ Hunters Point Shipyard

Phase 2 Planning Code Map Amendments = . =

by transit and basic neighborhood-serving retail and cultural amenities, The betterment of the Qua]ity of
life for the residents of the Bayview Hunters Point community is one of the City's highest priorities.

Hunters Point Shipyard and Candlestick Point are part of the Bayview Hunters Point
neighborhood and are in close proximity to one another, separated only by the Yosemite Slough and
South Basin. Together, they comprise about 702 actes, and make up the largest area of underused land in
the City. This legislation creating the Candlestick Point Activity Node Special Use District, the Hunters
Point Shipyard Phase 2 Special Use District, the 40/420-CP Height and Bulk District and the 40/376-HP
Height and Bulk District, and the related rezoning and General Plan amendments, will implement the
Project. :

The Project will include (a) 10,500 residential units, approximately 32 percent of which {3,345)
will be offered at below market rates, (b) approximately 327 to 336 acres of new and improved public
parks and open space, (c) 885,000 square feet of regional and neighborhood-serving retail space, (d)
255,000 square feet of new and renovated studio space for Shipyard artists, induding an arts education
center within a new "Arts District” supporting the vibrant artist community, (e) 2,650,000 square feet of
commerdial, light industrial, research and development and office space, including space for the United
Nations Global Compact Center, (f} 100,000 square feet of community uses, (g} new public and
community facilities on the Shipyard and Candlestick Point, (b) improved land and supporting

infrastructure for a new football stadium for the San Francisco 49ers, indluding necessary parking areas -

and transportation improvements, with alternative uses that either shift- some residential uses from
Candlestick Point to the Shipyard and expands -by up to 500,000 square feet commercial uses on some of
the areas of the Shipyard currently reserved for stadium uses—or expand research and development uses
by 2,500,000 square feet on the Shipyard if the 49ers do not avail themselves of the opportunity to build a
new stadium on the Shipyard, (i) a 10,000 seat arena on Candlestick Point, (j) a hotel, (k) a 300 slip
Marina, and () a bicycle and pedestrian bridge over Yosemite Slough, that can be used for game day
automobile travel in the event the stadium js not constructed. '

As set forth in Proposition G, passed by San Francisco voters on June 3, 2008, the Project is
designed to reconnect the Shipyard and Candlestick Point with the Bayview Hunters Point comnunity
and the rest of San Francisco and transform these long-abandoned waterfront lands into productive areas
for jobs, parks and housing, including affordable housing. Expediting implementation of the Project will
provide long overdue improvements to the Bayview Hunters Point community that will also benefit the
City as a whole.

 Hunters Point Shipyard

WHEREAS, Hunters Point Shipyard was once a thriving, major maritime industrial center that
employed generations of Bayview Hunters Point residents. Following World War 1, the Shipyard was a
vital hub of employment in’ the Bayview Hunters Point, providing logistics support, construction and
maintenance for the United States Department of the Navy. At its peak, the Shipyard employed more
than 17,000 civilian and military personnel, many of whom lived in Bayview Hunters Point. The United
States Navy ceased operations at the S}ﬁp)}ard in 1974 and officially dosed the base in 1988. The Shipyard
was then included on the Department of Defense's 1991 Base Realignment and Closure (BRAC) list. In
1993, following designation of the Shipyard by the City's Board of Supervisors as a redevelopment
survey area, the City and the Redevelopment Agency began a community process to create a plan for the
economic reuse of the Shipyard and the remediation and conveyarice of the property by the Navy.

SAN FRANGISCO 2
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Resolution No. 18108 Case No 2007.0946BEMRTUZ
Hearing Date: June 3, 2010 Candlestick Point —~ Hunters Point Shipyard
Phase 2 Planning Code Map Amendments

In planning for the redevelopment of the Shipyard, the City and the Redevelopment Agency

worked closely with the Funters Point Citizen's Advisory Committee ("CAC”). The CAC is a group of

“Bayview Hunters Point community residents, business owners and individuals with expertise in specific

areas, who are selected by the Mayor to oversee the redevelopment process for the Shipyard. The Agency

has worked with the CAC and the community throughout the process of implementing revitalization
activities regarding the Shipyard. ‘

In July 1997, the Board of Supervisors adopted a Redevelopment Plan for revitalization of the
Shipyard. The Hunters Point Redevelopment Plan contemplated the development of a mix of residential,
commercial, cultural, research and development and light industrial uses, with open space around the
waterfront perimeter.

Since its selection by the Redevelopment Agency, the Shipyard developer has worked with the
City, the Agency, and the Navy to facilitate the redevelopment and economic reuse of the Shipyard. In
2003, the Shipyard developer and the Agency enmtered into the Hunters Point Shipyard Phase I
Disposition and Development Agreement (DDA), under which the Shipyard developer is co}\strucﬁng
infrastructure for up to 1,600 residential units on Parcel A of the Shipyard, of which approximately 30
percent will be affordable. The Phase I DDA also requires the Shipyard developer to create

Candlestick Point

WHEREAS, Candlestick Point includes, among other things: (a) the City-owned stadium,
currently named Candlestick Park, which is home to the San Francisco 49ers and is nearing the end of its
useful life; (b) the Alice B. Griffith Housing Development, also known as Double Rock, and (¢} the
Candlestick Point State Recreation Area. :

In June, 1997, San Francisco voters adopted two measures (Propositions D and F) providing for
the development by the 4915 or their development partners of a new stadium, a related 1,400,000 square
foot entertaitunent and retail shopping center, and other conditional uses induding residential uses. The
voters approved up to $100 million of lease revenue bonds to help finance the proposed development of

the new stadium.

In Jume 2006, following a 10-year planning process, the Board of Supervisors adopted a
Redevelopment Plan for the Bayview Hunters Point. Project -Area that includes Candlestick Point. The
primary objective of the Redevelopment Plan is to revitalize the Bayview Hunters Point community
through economic development, affordable housing and community enhancement programs for the
benefit of existing residents and community-based businesses. The policies and programs of the
Redevelopment Plan incorporate community goals and objectives expressed in a Concept Plan that the
Bayview Hunters Point Project Area Committee ('PAC") adopted m 2000, following hundreds of
community planning meetings. The PAC is a body that was formed in 1397 through a public electon by
Bayview Hunters Point voters to work with the Redevelopment Agency and the City and represent the
interests of the Bayview Munters Point community in planning for the area's future. The Agency has
continied to work through the PAC and with the commumity throughout the process of implementing
revitalization activities under the Redevelopment Plan.

The Alice B. Griffith Housing Development, built in the early 1960s and operated by the San
Frandsco Housing Authority, needs substantial improvernent. An important component of the Project is
to provide one-for-one replacement of Alice B. Griffith units at existing low income levels and to ensure
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Resolution No. 18100 . Case No 2007.0946BEMRTUZ
Hearing Date: June 3, 2010 Candlestick Point — Hunters Point Shipyard
- Phase 2 Planning Code Map Amendments

that existing tenants have the right to move to the new upgraded units without being displaced until the
replacement units are ready for occupancy.

In 1983, the City donated land at Candlestick Point to the State of California to form the
Candlestick Point State Recreation Area with the expectation that the State would develop and
implement a plan for improving the park land. The Recreation Azea has the potential to be a tremendous
open space recreational resource for the region and for the residents of Bayview Hunters Point, But it has
not reached its potential due to limited State funding and a challenging configuxation. The long-term
testoration and improvement of the Candlestick Point State Recreation Area has been a long-term goal of
the residents of Bayview Hunters Point, the City, and the State. '

Integrated Development of the Huniers Point Shipyard and Candlestick Point.

WHEREAS, For over a decade, the redevelopment of Candlestick Point and the Shipyard has
proceeded on parallel, though largely separate, paths. But over the last four years, the City and the
Redevelopment Agency have been working with the Bayview Hunters Point community on
redeveloping the two sites together. A primary objective of both the Hunters Point Shipyard
Redevelopment Plan and the Bayview Hunters Point Redevelopment Plan is to create economic
development, affordable housing, public parks and open space and other community benefits by
developing the under-used lands within the two project areas. Combining the planning and
redevelopment of these two areas provides a more coherent overall plan, including comprehensive
public recreation and open space plans and integrated fransportation plans, and provides better ways fo
increase efficiencies to finance the development of affordable housing and the public infrastructure
necessary to expedite the revitalization of both areas.

Accordingly, in May, 2007, the Board of Supervisors adopted and the Mayor approved a
resolution a Conceptual Framework for the integrated development of Candlestick Point and the Hunters
Point Shipyard. The Conceptual Framework, which is the basis for the last three years of plarming for the
Project, envisioned a major mixed-use project, including hundreds of acres of new waterfront parks and
open space, thousands of new housing units, a robust affordable housing program, extensive job-
generating retail and research and development space, permanent space for the artist colony that exists in
the Shipyard, and a site for a potential new stadium for the 49ers on the Shipyard.

In furtherance of the Conceptual Framework, in Apxil 2007, the San Francisco Recreation and
Parks Commission adopted a resolution requesting the Redevelopment Agency to include the existing
stadium site under the Exclusive Negotiations Agreement. In May 2007, the Redevelopment Agency and
the Shipyard developer (whose members were reconstituted) entered into a Second Amended and
Restated Exclusive Negotiations and Planning Agreement related to Phase Il of the Shipyard
Redevelopment Plan, which extended the Shipyard developer's exclusive negotiating rights to cover
* Candlestick Point.

On June 3, 2008, the San Francisco voters approved Proposition G, an initiative petition measure
named The Bayview Jobs, Parks, and Housing Initiative, regarding plans to revitalize the Project site. As
~ set forth in Proposition G, the project is designed to revitalize the Project Site by (a) improving and
creating hundreds of acres of public parks and open spacé, particularly along the waterfront, (b)
significantly increasing the quality and quantity of affordable housing in southeastern San Francisco,
including the complete rebuilding of the Alice Griffith Housing Development, (¢) providing thousands of
commercial and construction job opportunities for San Francisco residents and businesses, espedally in
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Resolution No. 18100 Case No 2007.0946BEMRTUZ
Hearing Date: June 3, 2010 Candlestick Point — Hunters Point Shipyard
Phase 2 Planning Code Map Amendments

the Bayview Hunters Point community, {d) supi)orﬁng the creation of permanent space on the Shipyard
for existing artists, (¢) elevating the sile into a regional center for green development and the use of green
technology and sustainable building design, (f) providing extensive transportation improvements that
will beriefit southeastern San Francisco generally, (g) attracting and sustaining neighborhood serving
retail and cultural amenities and services, and (h) offering a world-class waterfront stadiun site
opportunity as the City's last and best chance to keep the 49ers in San Francisco over the long term, but
without requiring the revitalization project to be delayed if the 4%ers do not timely decide to build a
stadium in the project site or decide to build a new stadium elsewhere.

 In October 2009, the State Legislature approved and the Governor signed and filed Senate Bill
No. 792 (SB 792). 5B 792, enacled as Chapter 2003 of the Statutes of 2009 in January of 2010, provides for
the reconfiguration of the Candlestick Point State Recreation Area and improvement of the State patk
lands, in connection with the development of the Project.

Since February 2007, the Project has been reviewed by the Bayview Hunfers Point community
and other stakeholders in over 200 public meetings, including those held before the PAC, the CAC, the
Redevelopment Agency Cormmission, the Board of Supervisors, the Planning Commission, and other
City commissions and in other logal forums.

On March 25, 2010, pursuant to Planning Code sections 302(b) and the Cominission initiated
Planning Code Map amendments by Resoclution No. 18065, that would amend the San Francisco Zoning
Maps by amending Sectional Maps SU0% and 5U010 to establish the Candlestick Point Activity Node
Special Use District and the Hunters Point Shipyard Phase 2 Special Use District; amending Sectional
Maps HT09 and HT010 to establish the CP and HT Height and Bulk District; and

On June 3, 2010, by Motion No. 18096, the Commission certified the Final Environmental Impact
Report (“FEIR”) as accurate, complete and in compliance with the California Environmental Quality Act
("CEQA™); and

On June 3, 2010 by Motion No. 18097, the Commission adopted findings in connection with its
consideration of, among other things, the adoption of amendments to the Bayview Hunters Point
Redevelopment Plan and the Hunters Point Shipyard Redevelopment Pian, under CEQA, the State
CEQA Guidelines and Chapter 31 of the San Francisco Administrative Code and made certain findings in
conmection therewith, which findings are hereby incorporated herein by this reference as it fully set forth;
and ‘

A draft ordinance, substantially in the form attached hereto as Exhibit A, approvea as to form,
would amend the Planning Code Zoning Maps as described above .

NOW THEREFORE BE IN RESOLVED, That the Planning Coinmission hereby finds that the
Planning Code Map amendments promote the public welfare, convenience and necessity for the
following reasons:

L The Zoning Map amendments would enable development that would eliminate blight in the
Hunters Point Shipyard Redevelopment Project Area and Zone 1 {Candlestick Point) of the
Bayview Hunters Point Redevelopment Project Area.

2. The Zoning Map amendments inclade a new Candlestick Point Activity Node Special Use
District and Hunters Point Shipyard Phase 2 Activity Node Spedal Use District that refer to the
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Resolution No. 15100 ' Case No 2007.0946BEMRTUZ _
Hearing Date: June 3, 2010 Candlestick Point ~ Hunters Point Shipyard

Phase 2 Planning Code Map Amendments

Bayview Hunters Point and Hunters Point Shipyard Redevelopment Plans respectively, which in
turn, will promote vibrant high-density, mixed-use, mult-modal and tansit friendly
development as a means to fully realize its shoreline location and to help revitalize the Bayview.

The Zoning Map amendments support development that will provide a wide range of
employment opportunities in wide range of fields and employment levels. :

The Zoning Map amendments promote, the possibility of new emerging industries including
green technology through the provision of a major new site and space for adjacent office and
related uses,

Development enabled by the Zoning Map amendments would strengthen the economic base of
the Project Area and the City as a whole by strengthening retail and other commerdal fwnctions
in the Project Area community through the addition of several million square feet of Research
and Development, hundreds of thousands of square feet of retail and community-facility uses.

Development enabled by the Zoning Map amendments includes the opportunity for substantial -

new and renovated publicly accessible open space.

The Zoning Map amendments would enable would enable development that would include
substantial new housing opportunities, including a substantial amount of below market rate
housing including the replacement of the Alice Griffith Public Housing development.

AND BE IT FURTHER RESOLVED, That the Planning Commission finds the Zoning Map

amendments are in general conformity with the General Plan, and Planming Code section 101.1(b)
pursuant to Planning Commission Resolution No. 18101. The findings attached to Resolution No. 18101
as Exhibit A, are hereby incorporated herein by this reference as if fully set forth.

AND BE IT FURTHER RESOLVED, That pursuant to Planning Code Section 340, the Planning

Comemission recommends to the Board of Supervisots approval the General Flan amendments.

1 hereby certify that the foregoing Resolution was ADOPTED by the San Francisco Planming Comrnission
on May 6, 2010. .

“Linda D. Avery

Dy

- Commission Secretary

Commissioners Antonini, Borden, Lee , Miguel, Moore, Suga}a

AYES:

NOES: Commissioner Olague

ABSENT: None
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Resolution No. 18100 Case No 2007.0946BEMRTUZ,
Hearing Date: June 3, 2010 Candlestick Point ~ Hunters Point Shipyard
Phase 2 Planning Code Map Amendments

ADOPTED:  June 3, 2010
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SAN FRANCISCO
PLANNING DEPARTMENT

Planning Commission Resolution No. 18101
HEARING DATE: JUNE 3, 2010

Date; May 20, 2010

Case No.: 2007.0346BEMRTUZ

Project; Candlestick Point — Hunters Point Shipyard Phase 2
General Plan Findings and Planning Code Section 1011
Findings

Location: Candlestick Point and Hunters Point Shipyard

Staff Contact: Mat Snyder — (415) 575-6891
mathew.snyder@sfgov.org

Recommendation:  Adopt the Findings

ESTABLISHING FINDINGS OF CONSISTENCY WITH THE GENERAL PLAN OF THE CITY
AND COUNTY OF SAN FRANCISCO AND WITH SECTION 101.1 OF THE CITY PLANNING
. CODE FOR THE CANDLESTICK POINT HUNTERS POINT SHIPYARD PHASE 2
DEVELOPMENT PROJECT INCLUDING AMENDMENTS TC THE BAYVIEW HUNTERS
POINT REDEVELOPMENT PLAN, THE HUNTERS POINT SHIPYARD REDEVELOPMENT
PLAN AND FOR VARIOUS ACTIONS NECESSARY FOR THE IMPLEMENTATION OF THE
PROJECT.

WHEREAS, The Planning Department (“Department”), Redevelopment Agency
{“Agency”), the Office of Economic and Workforce Development (“OEWD”) with many other
City Departments have been working to transform Candlestick Point and the Hunters Point
Shipyard from their current underutilized nature into a-vibrant, high-density, mixed-use, transit-
oriented neighborhoods that will provide public benefits to both the existing residents and the
City as a whole;

The Bayview Hunters Point has one of the highest concentrations of very low-income
residents and one of the highest unemployment rates in San Francisco, and public health in the
area has generally been poor compared to the rest of San Francisco. Bayview Hunters Point has
very few quality public parks and open spaces that provide active recreation facilities for
neighborhood youth, and is in need of affordable housing and business and job opportunities for
its residents. The area remains under-served by transit and basic neighborhood-serving refail
and cultural amenities. The betterment of the quality of life for the residents of the Bayview
Funters Point community is one of the City’s highest priorities;

Hunters Point Shipyard and Candlestick Point are part of the Bayview Hunters Point
neighborhood and are in close proximity to one another, separated only by the Yosemite Slough
and South Basin. Together, they comprise about 702 acres, and make up the largest area of
underused Jand in the City. The Candlestick Point area comprises approximately 281 acres and
Hunters Point Shipyard Phase 2 area comprises approximately 402 acres. Candlestick Point is

: www.siplanning.org
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Resolution No. 18101 Case No 2007.0946BEMTZRU

Hearing Date: June 3, 2010 Candlestick Point -~ Hunlers Point
Shipyard Phase 2 General Plan Findings
and Planning Code Section 101.1
Findings

generally comprised of the 49ers Football Stadium and parking lot, the Candlestick Point State
Recreation Area (CPSRA) (excluding the Yosemite Slough portion of the Park), the Alice Griffith
Housing development, along with privately held parcels to the southwest of the stadium site
between Bayview Hill and Jamestown Avenue, and privately keld parcels between the stadium
and the CPSRA. The Hunters Point Shipyard portion of the project is comprised of a majority of
the former Naval Shipyard except for the portion currently being developed as “Phase 17, also
often referred to as “Parcel A"} ’

The Hunters Point Shipyard was once a thriving, major maritime industrial center that
employed generations of Bayview Hunters Point residents,” Following World War I, the
Shipyard was a vital hub of employment in the Bayview Hunters Point, providing logistics
support, construction and maintenance for the United States Department of the Navy. At its
peak, the Shipyard employed more than 17,000 civilian and miitary personnel, many of whom
lived in Bayview Hunters Point. The United States Navy ceased operations at the Shipyard in
1974 and officially closed the base in 1988, The Shipyard was then included on the Department of
Defense's 1991 Base Realignment and Closure (BRAC) list. In 1993, following designation of the
Shipyard by the City’s Board of Supervisors as a redevelopment survey area, the City and the
Redevelopment Agency began a communify process to create a plan for the economic reuse of
the Shipyard and the remediation and conveyance of the property by the Navy; and

In planning for the redevelopment of the Shipyard, the City and the Redevelopment
Agency worked closely with the Hunters Point Citizen's Advisory Committee {("CAC"). The CAC
is a group of Bayview Hunters Point community residents, business owners and individuals with
expertise in specific areas, who are selected by the Mayor to oversee the redevelopment process
for the Shipyard. The Agency has worked with the CAC and the community throughout the
process of implementing revitalization activities regarding the Shipyard; and

In July 1997, the Board of Supervisors adopted a Redevelopment Plan for revitalization
of the Shipyard. The Hunters Point Redevelopment Flan contemplated the development of a mix
of residential, commercial, cultural, research and development and light industrial uses, with
open space around the watexfront perimeter; and

Since its selection by the Redevelopment Agency, the Shipyard developer has worked
with the City, the Agency, and the Navy to facilitate the redevelopment and economic reuse of
the Shipyard. In 2003, the Shipyard developer and the Agency entered into the Hunters Point -
Shipyard Phase I Disposition and Development Agreement {DDA), under which the Shipyard
developer is constructing infrastructure for up to 1,600 residenttal units on Parcel A of the
Shipyard, of which approximately 30 percent will be affordable. The Phase 1 DDA also requires
the Shipyard developer to create approximately 25 acres of public parks and open space on
Parcel A.

As described above, Candlestick Point includes, among other things: (a) the City-owned
stadium, currently named Candlestick Park, which is home to the San Frandsco 4%rs and is
nearing, the end of its useful life; (b) the Alice B. Griffith Housing Development, also known as
Double Rock, and (¢} the Candlestick Point State Recreation Area. ’
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In June, 1997, San Francisco voters adopted two measures (Propositions D and F)
providing for the development by the 49ers or their development pariners of a new stadinm, a
related 1,400,000 square foot entertainment and retail shopping center, and other conditional
uses induding residential uses. The voters approved up to $100 million of lease revenue bonds to
help finanice the proposed development of the new stadium.

In June 2006, following a 10-year planning process, the Board of Supervisors adopted a
Redevelopment Plan for the Bayview Hunters Point Project Area that includes Candlestick Point.
The primary objective of the Redevelopment Plan is to revitalize the Bayview Hunters Point
community through economic develop'ment; affordable housing and community enhancement
programs for the benefit of existing residents and community-based businesses. The policies and
programs of the Redevelopment Plan incorporate community goals and objectives expressed in a
Concept Plan that the Bayview Hunters Point Project Area Comunittee ("PAC") adopted in 2000,
following hundreds of community planning meetings. The PAC is a body that was formed in
1997 through a public election by Bayview Hunters Point voters to work with the Redevelopment
Agency and the City and represent the interests of the Bayview Hunters Point community in
planning for the area's future. The Agency has continued to work through the PAC and with the
community throughout the process of implementing revitalization activities under the
Redevelopment Plan.

The Alice B. Griffith Housing Development, built in the early 1960s and operated by the
San Francisco Housing Authority, needs substantial improvement. An important component of
the Project is to provide one-for-one replacement of Alice B. Griffith units at existing low income
levels and to ensure that existing tenants have the right to move to the new upgraded urits
without being displaced until the replacement units are ready for occupancy.

In 1983, the City donated land at Candlestick Point to the State of California to form the
Candlestick Point State Recreation Area with the expectation that the State would develop and
implement a plan for improving the park land. The Recreation Area has the potential to be a
tremendous open space recreational resource for the region and for the residents of Bayview
Hunters Point. But it has not reached its potential due to limited State funding and a challenging
configuration. The long-term restoration and improvement of the Candlestick Point State
Recreation Area has been a long-term goal of the residents of Bayview Hunters Point, the City,
and the State. :

For over a decade, the redevelopment of Candlestick Point and the Shipyard has
proceeded on parallel, though largely separate, paths. But over the last four years, the City and
the Redevelopment Agency have been working with the Bayview Hunters Point community on
redeveloping the two sites together. A primary objective of both the Hunters Point Shipyard
Redevelopment Plan and the Bayview Hunters Point Redevelopment Plan is to create economic
development, affordable housing, public parks and open space and other community benefits by
developing the under-used lands within the two project areas. Combining the plarning and
redevelopment of these two areas provides a more coherent overall plan, including
comprehensive public recreation and open space plans and integrated transportation plans, and

3AN FRANGISCO
PLANNING DHEPARYMENT

TN



Resolution No. 18101 - Case No 2007.0946BEMTZRU
Hearing Date: June 3, 2010 Candlestick Point -~ Hunters Point
: Shipyard Phase 2 General Plan Findings
and Planning Code Section 1011
Findings

provides better ways to increase efficiencies to finance the development of affordable housing
and the public infrastructure necessary to expedite the revitalization of both areas.

In May, 2007, the Board of Supervisors adopted and the Mayor approved a resolution
approving a Conceptual Framework for the integrated development of Candlestick Point and
Phase 2 of the Hunters Point Shipyard {“the Project”). The Conceptual Framework, which is the
basis for the last three years of planning for the Project, envisioned a major mixed-use project,
induding hundreds of acres of new waterfront parks and open space, thousands of new housing
units, a robust affordable housing program, extensive job-generating retail and research and -
development space, permanent space for the artist colony that exists in the Shipyard, and a site
for a potential new stadium for the 4%ers on the Shipyard. :

In furtherance of the Conceptual Framework, in Apsil 2007, the San Frandsco Recreation
and Parks Commission adopted a resolution requesting the Redevelopment Agency to include
the existing stadium site under the Exclusive Negotiations Agreement. In May 2007, the
Redevelopment Agency and the Shipyard developer (whose members were reconstituted)
entered into a Second Amended and Restated Exclusive Negotiations and Planning Agreement
related to Phase II .of the Shipyard Redevelopment Plan, which extended the Shipyard
developer's exclusive negotiating rights to cover Candlestick Point. '

On June 3, 2008, the San Francisco voters approved Proposition G, an initiative petition
measure named The Bayview Jobs, Parks, and Housing Initiative, regarding plans to revitalize
the Project site. As set forth in Proposition G, the project is designed to revitalize the Project Site
by {a) improving and creating hundreds of acres of public parks and open space, particularly
along the waterfront, (b} significanily increasing the qualify and quantity of affordable housing
in southeastern San Frandisco, including the complete rebuilding of the Alice Griffith Housing
Development, {c) providing thousands of commercial and construction job opportunities for San
Frandisco residents and businesses, espedially in the Bayview Hunters Point community, (d)
supporting the creation of permanent space on the Shipyard for existing artists, {e) elevating the
site into a regional center for green development and the use of green technology and sustainable
building design, {f) providing extensive transportation improvements that will benefit
southeastern San Frandsco generally, (g) attracting and sustaining neighborhood serving retail”
and cultural amenities and services, and (h) offering a world-class waterfront stadium site
opportunity as the City's last and best chance to keep the 49%rs in San Frandisco over the long
term, but without requiring the revitalization project to be delayed if the 4%rs do not timely
decide to build a stadium in the project site or decide to build a new stadium elsewhere,

In October 2009, the State Legislature approved and the Governor signed and filed
Senate Bill No. 792 (SB 792). SB 792, enacted as Chapter 2003 of the Statutes of 2009 in January of
2010, provides for the reconfiguration of the Candlestick FPoint State Recreation Area and
improvement of the State park lands, in connection with the development of the Project,

The Project will inchude (a) 10,500 residential units, approximately 32 percent of which
(3,345) will be offered at below market rates, (b) approximately 327 to 336 acres of new and
improved public parks and open space, () 885,000 square feet of regional and reighborhood-
serving retail space, (d) 255,000 square feet of new and renovated studio space for Shipyard
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artists, including an arts education center within a new "Arts District” supporting the vibrant
artist comnunity, (€) 2,650,000-5,000,860 square feet of commercial, light industrial, research and
development and office space, including space for the United Nations Global Compact Center, (f)
100,000 square feet of community uses, (g) new public and community facilities on the Shipyard
and Candlestick Point, (h) improved land and supporting infrastructure for a new football
stadium for the San Francisco 49ers, including necessary parking areas and fransportation
improvements, with alternative uses that either shift some residential uses from Candlestick
Point to the Shipyard and expands by up to 500,000 square feet commercial uses on some of the
areas of the Shipyard currently reserved for stadium uses or expand research and development
uses by 2,500,000 square feet on the Shipyard if the 49ers do not avail themselves of the
opportunity to build a new stadium on the Shipyard, (i) a 10,000 seat arena on Candlestick Point,

(i) a hotel, (k) a 300 slip Marina, and (1) a bicycle and pedestrian bridge over Yosemite Slough,
that can be used for game day automobile travel in the event the stadium is constructed.

In order to implement the Project the Agency has prepared and transmitted to the
Planning Commission proposed amendments to the Bayview Hunters Point and Hunters Point
Shipyard Redevelopment Plans. Among other things, these amendments increase tax increment
financing limits, revise the land use controls, and limit new impact fees imposed on the Project.
The amendment to the Shipyard Plan also provides that a portion of the research and
development square footage entitlement be given priority for Proposition M {Planning Code
Sections 320-325) office space allocation with certain conditions. Additionally, the Amendment
to the Bayview Hunters Point Redevelopment Plan designates Candlestick Point as Zone 1 of the
Project Area. In addition to amendments to the Redevelopment Plans, amendments to the City's
General Plan, Planning Code and Zoning Maps are necessary to find the Redevelopment Plans
consistent with the General Plan.

Pursuant to Section 33346 of the California Health and Safety Code regarding California

Redevelopment Law, the planning policies and objectives and land uses and densities of the

_Redevelopment Plans must be found consistent with the General Plan prior to Redevelopment
Plan approval by the Board of Supervisors. -

The Charter of the City and County of San Francisco requires certain legislative actions
to be found in conformity with the General Plan and Section 101.1 of the Planning Code.

The Planning Commission wishes to facilitate the physical, environmental, social and
economic revitalization of the Bayview Hunters Point and Hunters Point Shipyard , using the
legal and financial tools of a Redevelopment Plan, while creating jobs, housing and open space in
a safe, pleasant, attractive and livable mixed use neighborhood that is linked rationally to
adjacent neighborhoods.

The proposed Bayview Hunters Point and Hunters Point Shipyard Redevelopment
Plans, as amended, provide for a type of development, intensity of development and location of
development that is consistent with the overall goals and objectives and policies of the General
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Plan as well as the Eight Priority Policies of Section 101.1, as expressed in the findings contained
in Exhibit A to this resolution.

Cn June 3, 2018, by Motion No. 18096, the Commission certified the Final Environmental
Impact Report (“FEIR") for the Project as accurate, complete and in comphance with the
California Environmental Quality Act {("CEQA"™). :

On June 3, 2010 by Resolution No. 18102, the Commission adopted findings in
connection with its consideration of, among other things, the adoption of amendmenis to the -
Bayview Hunters Point Redevelopment Plan and the Hunters Point Shipyard Redevelopment
Plan, under CEQA, the State CEQA Guidelines and Chapter 31 of the San Francisco
Administrative Code and made certain findings in connection therewith, which findings are
hereby incorporated herein by this refefence as if fully set forth.

As part of the implementation of the Project, the Board of Supervisors is considering a
number of actions, induding but not limited to the following: adopton of amendments to the
General Plan, Planning Code, and Zoning Map; adoption of the amendments to the Bayview
Hunters Point Redevelopment Plan and the Hunters Point Shipyard Redevelopment Plan;
approval of the Interagency Cooperation Agreement for the Project (which includes a Joint
Facilities Agreement); approval of a Public Trust Exchange Agreement with the San Francisco
Port, Redevelopment Agency and State Lands Cominission, and a2 land transfer agreement with
the Redevelopment Agency and San Francisco Recreation and Park; adoption of amendments to
the Health Code, the Public Works Code, the Building Code, and the Subdivision Code; and
approval of a Tax Allocation Agreement with the Redevelopment Agency. :

Prafts of these documents and proposed Board of Supervisors' Resclufions and
Ordinances are contained in Planning Departinent file for Case 2607 0946BEMTRUZ;

The drafts of the documents for Board action may be modified prior to final action by the
Board of Supervisors.

The proposed General Plan, Planning Code and Zoning Map amendments provide for
the adoption of the proposed amendments to the Bayview Hunters Foint and the Hunters Point
Shipyard Redevelopment Plans.

The drafts of the proposed amendments to the Bayview Hunters Point and the Hunters
Point Shipyard Flan Redevelopment Plans set forth plans and objectives for the revitalization of
the area.

The proposed Interagency Cooperation Agreement sets forth a framework for
cooperation between the City and the Redevelopment Agency in administering the process for
approval of all applicable land use, development, construction, improvement, infrastructure,
occupancy and use reguirernents relating to the areas covered by the Redevelopment Plans,

The Public Trust Exchange Agreement settles certain boundary and title disputes related
to the common law public trust for commerce, navigation, and fisheries ("Public Trust"), and

FAM FRAHCISCY
P ALSNIRG bwmzm'r

781



Resolution No. 18101 ' Case No 2007.0946BEMTZRU

Hearing Date: June 3, 2010 _ Candlestick Point — Hunters Point
Shipyard Phase 2 General Plan Findings
and Planning Code Section 10L1
Findings

establishes and reconfigures the Jocation of the lands subject to the Public Trust and lands free of
the Public Trust, in furtherance of the Project and the reconfiguration of Candlestick Point State
Recreation Axea,

The Recreation and Park land transfer agreement provides for the transfer of City-owned
Jand within the Candlestick site fo the Redevelopment Agency for development of the Project,
consistent with Proposition G.

‘The draft amendments to the Health Code and related amendments to the Public Works
Code and the Building Code create a framework for the San Frandsco Department of Public
Health to oversee and monitor compliance with environmental requirements at the Hunters
Point Shipyard.

The draft amendments to the Subdivision Code provide the terms and conditions under
which subdivision and parcel maps will be approved in the Project area.

The proposed Tax Allocation Agreement provides for an irrevocable pledge of net
available tax increment from the Project site to the Redevelopment Agency, for the purpose of
financing the construction of public infrastructure and certain other public improvements in the
Project site, '

The Commission is not required to approve all of the Board Actions, but must consider
whether the implementation of the Bayview Hunters Point and the Hunters Point Shipyard Plan
Redevelopment Plans, as amended, which the Board actions contemplate, is consistent with the
General Plan, as it is proposed to be amended, and with Planning Code Section 101.1.

The Commission has reviewed the analysis of the consistency of the Redevelopment
Plans, as amended, and the various implementation actionis with the City's General Plan, as it is
~ proposed to be amended, and with Section 101.1 of the Planning Code, which consistency
analysis has been prepared by Planning Department staff and is set forth in Exhibit A to this
Resolution, '
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NOW, THEREFORE, BE IT RESOLVED, That the Planning Commission finds that the
amendments to the Bayview Hunters Point Redevelopment Plan, the Shipyard Redevelopment
Plan, and the Board actions identified above as necessary to implement the Project are consistent
with the General Plan, as it is proposed to be amended, and with Section 101.1 of the Planning
Code as described in Exhibit A to this Resolution.

I hereby certify that the foregoing Resolution was ADOPTED by the San Francisco Planning
Cormrnission on June 3, 2010,

L Do

Linda D. Avery
Commission Secretary

AYES: Commissioners Antonind, Borden, Lee, Miguel
NOES: Commissioners Moore, Olague, Sugaya
ABSENT: None

ADOPTED: June 3, 2010
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Exhibit A
To Planning Commission Resolution No. 18101

Candlestick Point — Hunters Point Shipyard Phase 2 Development Project
General Plan Findings and Planning Code Section 101.1 Findings

The following constitute findings that the Candlestick Point - Hunters Point Shipyard Phase 2
Development Project (the Project) is, on balance, consistent with the General Plan and Planning
Code Section 101.1. :

These findings consider, and are conditioned upon, all required Planning Commission actions
related to the Project including, but not limited to, adoption of Planning Code text and map
amendments (Planning Code Amendments); amendments to the General Plan, including -
amendments to the Bayview Hunters Point Area Plan, adoption of the Candlestick Point Sub-
Area Plan, and adoption of the Hunters Point Shipyard Area Plan (General Plan Amendments);
and adoption of the amendments to the Bayview Hunters Point Redevelopment Plan (BVHP
Redevelopment Plan) and the Hunters Point Shipyard Redevelopment Plan {(Shipyard
Redevelopment Plan) and approval of the Candlestick Point and Hunters Point Shipyard Phase 2
Design for Development Documents and corresponding technical amendments to the Hunters
Point Shipyard Phase 1 Design for Development Document.

Additionally, these findings will apply to other Project actions and related documents including,
but not limited to the Planning Cooperation Agreement, Real Property Transfer Agreement
between the Redevelopment Agency and the City and County of San Francisco for certain City
property at Candlestick Point {“Recreation and Park Land Transfer Agreement”), Interagency
Cooperation Agreement, amendments to the Subdivision Code, amendments to the Health Code
and related amendments to the Public Works Code and Building Code and the Public Trust
Exchange Agreement.

BAYVIEW HUNTERS POINT AREA PLAN

The Bayview Hunters Point Area Plan (BVHP Area Plan) provides broad principles, objectives, and
policies for community development in the Bayview neighborhood. The BVHP Area Plan discusses the
need to arrest the demographic decline of the African American population; provide economic development
and jobs, particularly for local residents; eliminate health and environmental hazards including reducing

" land use conflicts; provide additional housing, particularly affordable housing; provide additional
recreation, open space, and public service facilities, and better address transportation deficiencies by
offering a wider range of transportation options. i '

As a part of the adopted General Plan amendments (Planning Commission Resolution No. 18098), the
BVHP Area Plan was amended to implement the Project and reflect the fact that four years have passed
since the BVHP Area Plan was last updated. Most significantly, a new Candlestick Point Subarea Plan
was adopted as part of this Area Plan.
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