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project that includes certain major uses, including without limitation, new below market-rate

-to the DDA an obligation to construct Affordable Housing on the Project Site and an area of

[Resolution Authorizing Executive Director of the Port of San Francisco to Prepare an
Infrastructure Financing Plan - Infrastructure and Revitalization Financing District No. 2

(Hoedown Yard)]

Resolution authorizing and directing the Executive Director of the Port of San

Franéisco, or designee 'thereof, to prepare an infrastructure'ﬁnancing plan for City and

~ County of San Francisco Infrastructure Financing District No. 2 (Hoedown Yard); and

determining other matters in connection therewith.

‘WHEREAS, Forest City Development California, Inc. (Forest City) and the City and
County of San Francisco (the City), acting by and through the San Francisco Port

Commission (the Port Commission), anticipate entering into a Disposition and DeVelopment

Agreement (the DDA), which will govern the disposition and development of approximately 28

acres of land in the waterfront area of the City known as Pier 70 (the Pro;ect Slte) and |
WHEREAS, In the general election held on November 4, 2014, an initiative entitled, the i
“Union Iron Works Historic Dlstnpt Housing, Waterfront Parks, Jobs and Preservation :
Initiative” (Proposition F), was approved by the voters in the City; and o |
WHEREAS, Pursuant to Proposition F, the voters in the City approved a policy of the |

City, that the City encourage the timely development of the Project Site with a dévelopment

homes affdrdable to middle- and low-income families and individuals, rebresenting 30 percent i

of all new housing units (Affordable Housing)ﬁ and

WHEREAS, Forest City and the City anticipate that Forest City will undertake pursuant

land in the vicinity of the Project Site and withih Pier 70 commonly known as Parcel K South

(Parcel K South) to safisfy the requiremehts for Affordable Housing under Proposition F; and

Mayor Lee, Supervisor Cohen -
BOARD OF SUPERVISORS
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WHEREAS, Under Chapter 2.6 of Part-1 of Division 2 of Title 5 of the California

Government Code, commencing with Section 53369 (the IRFD Law), this Board of

Supervisors is authorized to establish an infrastructure and revitalization financing district and

to act as the legislative body for an infrastructure and revitalization financing district; and

WHEREAS, Section 53369.14(d)(5) of the IRFD Law provides that the legislative body

of a proposed-infrastructure and révitalization financing district may specify, by ordinance, the ?

date on which the allocation of tax increment will begin, and the Board of Supervisors

accordingly wishes to specify the date on which the allocation of tax increment will begin for

the proposed infrastructure district; and

WHEREAS, On the date hereof, pursuant to the IRFD Law and a resolution entitled

“Resolution of intention to establish City and County of San Francisco Infrastructure and

Revitalization Financing District No. 2 (Hoedown Yard) on Iand within the City and County of

San Francisco commonly known as the Hoedown Yard to finance the construction of

affordable housing within Pier 70 and Parcel K South; to call a public hearing on October 24,

2017 on the formation of the district and to provide public notice thereof; and determining

other matters in connection therewith” (the Resolution of Intention), this Board of Supervisbrs

declared its intention to conduct proceedings fo establish the “City and County of San

Francisco Infrastructure and Revitalization Financing Disfricf No. 2 (Hoedown Yard)” (the

IRFD), pursuant to the IRFD Law; and

WHEREAS, The IRFD Law requires ;chis Board of Supervisors, after adopting the

Resolution of Intention, to designate and direct the City engineer or other appropriate official

to prepare an infrastructure plan; now, therefore, be it

RESOLVED, That the Executive Director of the Port of San Francisco (Executive

Diréctor), or the designee of the Executive Director, is hereby authorized and directed to

Mayor Lee, Supervisor Cohen
BOARD OF SUPERVISORS

Page 2
1729




o © oo ~N o g A~ W N

! N T O T T G G G e N T =

prepare, or cause to be prepared, a report in writing for the IRFD (the Infrastructure Financing
Plan), which is consistent with the general plan of the City and includes all of the following:

(@ A map and legal description of the proposed IRFD.

(b) | A description of the Affordable Housing and related facilities required to serve
the development proposed in the area of the IRFD including those to be provided by the
private sector, the Affordable Housing and related facilities to be‘prdvided by governmental
entities without assistance under the IRFD Law, the Affordable Housing and related facilities
to be financed with assistance from the proposed IRFD, and the Affordable Housing and

related facilities to be provided jointly (the Facilities). The description shall include the

" proposed location, timing, and costs of the Facilities. ‘ ;

(c)  Afinding that the Facilities are of communitywide significance, are consistent
with the authority reuse plan and will bé approved by the military base réuse authority, if §
applicable, will not supplant faciliﬁes already available within the boundaries of the IRFD
(except for those that are essentially nonfunctional, obsolete, hazardous, or in need of i
upgrading or rehabilitation) and will sﬁpplement existing facilities as needed to serve new _
developments. : _ '

(d) A financing section, which shall contain all of the following information: A |

M A specificétion of the maximum portion of the incremeﬁtal tax revénue of the l
City and of each affected taxing entity (as defined in the IRFD Law) proposed to be committed *
to the IRFD for each year during which the IRFD will receive incremental tax fevenue; ' ‘
provided however such portion of incremental tax revenue need not be the same for all |
affected taxing entities, and such portion may change over time. | i

(2) A projection of the amount of tax revenues expected to be received by the IRFD
in each year during which the IRFD will receive tax revenues, including an estimate of the

amount of tax revenues attributable to each affected taxing entity proposed to be committed to

Mayor Lee, Supervisor Cohen
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the IRFD for each year. If app.licable, the plan shall also include a speeiﬁcation of the
maximum portion of the net available revenue of the City proposed to be committed to the
IRFD for each year during which the IRFD will receive revenue, which portion may vary over

time.

(3) A plan for financing the Facilities, including a detailed description of any

intention to incur debt.

(4) A limit on the total number of dollars of taxes that may be allooated to the IRFD
pursuant to the plen.

(5) A date on which the IRFD will cease to exist, by which time all tax allocation to -
the IRFD will end. The date shall nof be more than 40 years from the date on which the
ordi‘nance forming the IRFD is adopted, ora Iater date, if speCiﬁed by-the ordinance, on which
the allocation of tax increment will begin.

(6)  An analysis of the costs.to the City of providing facilities and services to the
IRFD while the area within the IRFD is being developed and after the area within the IRFD is
developed. The plan shall also include an analysis of the tax, fee, charge, and other revenues

expected to be received by the City as a result of expected development in the area of the

IRFD.

(7)  An analysis of the projected fiscal impact of the IRFD and the associated
development upon each affected taxing entity that is proposed to participate in financing the
IRFD. | |

(8)  Anplan for financing any potential costs that may be incurred by reimbursing a
developer of a project that is both located entirely within the boundaries of the IRFD and
qualifies for the Transit Priority Project Program, pursuant to Government Code Section

65470, including any permit and affordable housing expenses related to the project.

Mayor Lee, Supervisor Cohen
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- available for bublic inspection; and, be it

(9)  If any dwelling units occupied by persons or families of low or moderate income
are proposed to be removed or destroyed in the course of private development or facilities
construction within the area of the IRFD, a plan providing for replacement of those units and

relocation of those persons or families consistent with the réquirements of Section 53369.6 of !

the IRFD Law.

" This Board of Supervisors reserves the right to approve supplements or amendments

to the Infrastructure Financing Plan in accordance with the IRFD Law; and, be it

FURTHER RESOLVED, That the Executive Director, or the designee of the Executive

Director, shall send the Infrastructure Financing Plan to (i) the planning commission of the
City, (ii) this Board of Supervisors, (iii) each owner of land within the proposed IRFD and (iv)
each affected taxing entity (if any). The Executive Director, or the designee of the Executive
Director, shall also send to the owners of land within the proposed IRFD and the affected ‘
taxing entities (if any) any report required by the California Environmental Quality Act (Divisior.
13 (commencing with Section 21b00) of the Public Resources Code) that pertainsto the
proposed Facilities or the proposed development projéct for which the Facilities are needed.

The Clerk of the Board of Supervisors shall make the Infrastructure Financing Plan

FURTHER RESOLVED, That the Executive Director, or the designee of the Executive

Director, shall consult with each affected taxing entity, and, at the request of any affected

taxing entity, shall meet with representatives of the affected taxing entity; and, be it
FURTHER. RESOLVED, That the Board of Supervisors has reviewed and considered

the FEIR and finds that the FEIR is adequate for its use for the abtions taken by this resolution

and incorporates the FEIR and the CEQA findings cbntained in Resolution No. C of

this Board of Supervisors; and, be it

Mayor Lee, Supervisor Cohen
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FURTHER RESOLVED, That if any section, subsection, sentence, clause, phrase, or

word of this resolution, or any application thereof to any persoh or circumstance, is held to be
invalid or unconstitutional by a decisioﬁ ofa 'court of competent jurisdiction, such decision
shall not affect the validity of the remaining portions or applications of this resoluﬁon, this
Board of Supérvisors hereby declaring that it would have passed this resolution and each and
every section, subsection, sentence, clausé, phrasé, and word not declared invalid or

unconstitutional without regard to whether any other portion of this resolution or application

thereof would be subsequently declared invalid or unconstitutional; and, be it 5
| FURTHER RESOLVED, That the Mayor, the Controller, the Director of the Office of
Public Finance, the Clerk of fhe Board of Supervisors, the Executive Director and any and all
other officers of the City are hereby authorized, for aﬁd in the name of and on behalf of the
City, to do any and all things and take any and all actions, incldding execution and delivery of
any and all documents, assignments, certificates, requisitions, agreements, notices, consents,
instruments of conveyance, warrants and docdments, which they, or any of them, may deem
necessary 6r advisable in order to effectuate the purposes of this Resolution; provided
however that any such actions be solely intended to further the purposes of this Resolution, . |
and are subject in all respects to the terms of the Resolution and provided that no such
actions shall increase the risk to the City or require the City to spend any resources not
ofherwise granted hereinA; and, be it

| FURTHER RESOLVED, That all actions authorized and directed by this Resolution, -
consistent wifh any documents presented herein, and heretofore taken are hereby ratified,

approved and confirmed by this Board of Supervisors; and, be it 3

‘ |
Mayor Lee, Supervisor Cohen v %
BOARD OF SUPERVISORS 5
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City Attorn

FURTHER RESOLVED, That this Resolution shall take effect upon its adoption.

APPROVED AS TO FORM:
DENNIS J. HERRERA

MARK D. BLAKH
puty City Attotney

By:

Mayor Lee .
BOARD OF SUPERVISOR
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BUDGET AND FINANCE COMMITTEE MEETING NOVEMBER 9, 2017

Items 9, 10 and 11 Department:
Files 17-0880, 17-0881 and 17- Port

0882

Legislative Objectives

17-0880 is a resolution establishing the City’s intent to establish Infrastructure and Revitalization

Financing District (IRFD) to finance the construction of affordable housing within Pier 70 and

Parcel K South. 17-0881 is a resolution directing the Port Executive Director to prepare an

Infrastructure Financing Plan for the IRFD. 17-0882 is a resolution stating the City’s intent to

issue bonds in amounts not-to-exceed $91,900,000. Files 17-0880 and 17-0881 are resolutions

of intent, and do not obligate the Board of Supervisors to establish the IRFD or issue bonds.
Key Points

e The Hoedown Yard is a 3 acre property owned by PG&E and adjacent to Pier 70. The City
has an option to purchase the property or sell the option to purchase to a third party, but
the City has not exercised that option. The Infrastructure Financing Plan assumes that the
Hoedown Yard will be developed with condominium units, which will generate property tax
increment revenue to fund affordable housing development.

e The proposed resolution states that the Board of Supervisors intends to authorlze the
issuance of bonds secured by the Hoedown Yard IRFD property tax increment in the
maximum not-to-exceed amount of $91.9 million. According to the Port’s bond counsel, the
proposed resolution limits the use of bonds to pay for the costs of authorized facilities,
including acquisition, improvements, and associated costs. The Budget and Legislative
Analyst recommends amending the proposed resolution to specify that the authorized
facilities are the facilities listed in Attachment | of the Infrastructure Financing Plan.

Fiscal Impact

e The Port anticipates issuing IRFD bonds of up to $25.5 million, WhICh is more than three
times the requested bond authorization of up to $91.9 million. The Port is requesting a |
higher bonding cap to allow for flexibility if the project generates more incremental property
tax revenues or the cost of funds is lower than projected.

e According to the proposed resolution, the estimated cost of the facilities to be funded by the
proposed IRFD will be $315.8 million. However, this is the limit of property tax increment
allocation. Therefore, the proposed resolution should be amended to state that the
estimated cost of the facilities is $91.9 million rather than $315.8 million

- Recommendations

¢ Amend File 17-0882 to (a) specify that the authorized facilities to be funded by IRFD
property tax increment and bonds secured by the property tax increment are the facilities
listed in Attachment | of the Infrastructure Financing Plan; and (b) state that the estimated
cost of the facilities is $91.9 million rather than $315.8 million.

e Amend File 17-0880 and 17-0882 to state that the Port will submit a date for the special
landowner election prior to Board of Supervisors approval of the proposed resolutions.

e Approve the proposed resolutions, pending submission by the Port to the Board of
Supervisors of a date for the special landowner election.

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATIVE ANALYST
10
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BUDGET AND FINANCE COMMITTEE MEETING NOVEMBER 9, 2017

MANDATE STATEMENT

Californiav Government Code Section 53369 authorizes the Board of Supervisors to establish an
Infrastructure and Revitalization Financing District (IRFD) on Port property and to act as the
legislative body for the IRFD.

BACKGROUND

The Hoedown Yard comprises two parcels owned by the Pacific Gas and Electric Company
(PG&E) totaling approximately 3 acres adjacent to the 28-acre Pier 70 Waterfront Site. The
Board of Supervisors approved an option agreement between the City and PG&E in 2014 (File
14-0750) in which the City could exercise the option for approximately $8,283,726, or sell the
option through a competitive sale to a third party. The sale of the Hoedown Yard option to a
third party is subject to future Board of Supervisors approval.

On October 31, 2017, the Board of Supervisors approved several pieces of legislation to
establish the Pier 70 Special Use District Project, which includes the Hoedown Yard.

DETAILS OF PROPOSED LEGISLATION

File 17-0880: The proposed resolution establishes the City’s intent to establish Infrastructure
and Revitalization Financing District (IRFD) No. 2 (Hoedown Yard) to finance the construction of
affordable housing within Pier 70 and Parcel K South. According to the proposed Resolution of
Intent, the Board of Supervisors resolves to take the following actions:

(1) Conduct proceedings to establish an infrastructure and revitalization financing district
on the land commonly known as Hoedown Yard;

(2) Declare the Board’s intent to use incremental property tax revenue allocated to the City
and generated within the Hoedown Yard to finance affordable housing and related
facilities located within the Waterfront Site and Parcel K South; and

(3) Hold public hearings and take other actions necessary to provide notice of the intent to
establish the infrastructure and revitalization financing district.

The Resolution of Intent does not obligate the Board of Supervisors to establish the IRFD, which
shall be subject to future Board of Supervisors approval.

File 17-0881: The proposed resolution directs the Port Executive Director to prepare an
Infrastructure Financing Plan for Infrastructure and Revitalization Financing District No. 2
(Hoedown Yard).

File 17-0882: The proposed resolution states the City’s intent to issue bonds, paid by
incremental property tax revenue allocated to the City and generated within the Hoedown
Yard, in amounts not-to-exceed $91,900,000.

According to the proposed resolution, the intent is to pay for some of the costs of affordable
housing and related facilities prior to the issuance of the bonds, and to use a portion of the

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATIVE ANALYST
' 11
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BUDGET AND FINANCE COMMITTEE MEETING NOVEMBER 9, 2017

bond proceeds to reimburse costs of developing the affordable housing and related facilities
that are incurred prior to issuance of the bonds.

Hoedown Yard

The Hoedown Yard is bounded by lllinois Street on the west, 22" Street on the south, Irish Hill
and Parcel K South on the north, and the Waterfront Site on the east, as shown in Exhibit 1
below.

Exhibit 1: Hoedown Yard Site

H

27 rgwéi‘éhy:afd

The Infrastructure Financing Plan assumes that the Hoedown Yard will be developed with 367
condominium units, within 384,365 gross building square feet, which will generate property tax
increment revenue under the IRFD to fund affordable housing development on the Waterfront
Site and Parcel K South. Because affordable housing will not be developed on the Hoedown
Yard site, the condominiums will also be assessed a 28 percent in-lieu fee payable to the
Mayor’'s Office and Housing and Community Development (MOHCD) for development of
affordable housing outside of the Pier 70 Special Use District.

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATIVE ANALYST
12
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BUDGET AND FINANCE COMMITTEE MEETING : : NOVEMBER 9, 2017

Affordable Housing to be Funded by the IRFD

~ The formation of the Hoedown Yard IRFD will provide a funding source for the development of
327 affordable housing units and supporting infrastructure and amenities within the
Waterfront Site and Parcel K South of the Pier 70 Special Use District.

Proposed Hoedown Yard Infrastructure Financing Plan Provisions
The proposed Hoedown Yard Infrastructure Financing Plan contains the following provisions:

* The property tax increment would be allocated to the IRFD for 40 years beginning in the
fiscal year in which the property tax increment generated by Hoedown Yard equals at
least $100,000.

* The amount of the property tax increment allocated to the IRFD in each year would be
64.59 percent of the revenue generated by the 1.0 percent tax rate on the incremental
assessed property value.,

= The total limit on the property tax increment that can be allocated to the IRFD over the
40-year term is $315.8 million. This limit reflects the projected total allocated tax
increment of $157.9 million plus a contingency factor of 100 percent to account for
variables such as higher assessed values of taxable property due to resales.

FISCAL IMPACT

Sources and Uses of Funds -

Estimated sources and uses of IRFD funds are approximately $88 million (2017 dollars), as
shown in Exhibit 2 below.

Exhibit 2: Sources and Uses of Funds

2017 Dollars 1
Sources
Annual Tax Increment $70,170,000
Bond Proceeds ' 18,263,000
Total Sources $88,433,000
Uses '
Bond Debt Service $33,158,000
Affordable Housing 18,969,000
General Fund ® 36,306,000
Total Uses 588,433,000
® Excess tax increment is allocated to the General Fund
Source: Infrastructure Financing Plan
SAN FRANCISCO BOARD OF SUPERVISORS ‘ BUDGET AND LEGISLATIVE ANALYST
13
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BUDGET AND FINANCE COMMITTEE MEETING 'NOVEMBER 9, 2017

Timing of Sources and Uses

Beginning in FY 2023-24, the Infrastructure Financing Plan assumes that the Port will begin
issuing IRFD bonds, secured by property tax increment generated by Hoedown Yard
development, as discussed further below. Bond proceeds will be a source of funds to pay for
affordable housing and related facilities and to re-pay bond debt. Excess tax increment revenue
would be allocated to the City’s Generai Fund.

Estimates of Annual Property Tax Increment Generated by Hoedown Yard

Incremental property taxes generated by development of Hoedown Yard depend on the
assessed value of the development. A report prepared by Berkson Associates for the Port in
August 2017 estimates that development of Hoedown Yard will result in total assessed value of
$225 million (2017 dollars), resulting in annual property tax increment of $2.25 million (based
on 1.0 percent property tax rate), of which 65 percent" equals $1.46 million (2017 dollars). The
actual assessed value and associated property taxes will depend on the number of residential
properties and when each of these properties is completed and enrolled in the City’s tax rolls.

The Infrastructure Financing Plan® estimates that Hoedown Yard would begin to generate
incremental property taxes (which would be allocated to the IRFD) in FY 2024-25 and FY 2026-
27, to coincide with the expected completion of two phases of development. However,
according to the plan, the actual commencement date for when property tax increment would
be allocated to the IRFD would depend on the fiscal year in which Hoedown Yard generated
property tax increment of $100,000 or more.

Bond Issuance

The proposed resolution (File 17-0882) provides for the intent to issue bonds, secured by
property tax increment. The bond authorization would be for up to $91,900,000. According to
the Infrastructure Financing Plan, the Port anticipates issuing IRFD bonds for Hoedown Yard of
up to $22.2 million®. The requested bond authorization of up to $91.9 million is more than four
times the anticipated bond issuance to account for (a) property assessments that exceed
projections and (b) interest rates that are lower than the underwritten level. According to the
Port, the Port is requesting a higher bonding cap to allow for flexibility should the project
generate more incremental property tax revenues or the cost of funds is lower than projected.

The proposed resolution states that the Board of Supervisors intends to authorize the issuance
and sale of bonds for Hoedown Yard in the maximum not-to-exceed amount of $91.9 million,
but that the resolution does not obligate the Board of Supervisors to issue bonds. According to
the Port’s bond counsel, the proposed resolution limits the use of bonds to pay for the costs of
authorized facilities, including acquisition, improvements, and associated costs. The Budget and

! Based on approximately 64.59 percent City allocation share.
% The Infrastructure Financing Plan for Hoedown Yard was prepared by the Port’s consultant, Century Urban, and

~ submitted to the Port in October 2017.

~? The Infrastructyre Financing Plan assumes an interest rate of 7 percent, a term of 30 years, issuance
costs/reserves of 13 percent, and an annual debt service cover ratio of 1.1:1 to 1.3:1. Estimated bond proceeds to
be applied to affordable housing and debt service totals $22.2 million.

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATIVE ANALYST
14 '
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BUDGET AND FINANCE COMMITTEE MEETING NOVEMBER 9, 2017

Legislative Analyst recommends amending the proposed resolution to specify that the
authorized facilities are the facilities listed in Attachment | of the Infrastructure Financing Plan.*

According to the proposed resolution, the Board of Supervisors estimates that the cost of the
facilities to be funded by the proposed IRFD will be $315.8 million (in 2017 dollars). However,
this is the limit of property tax increment allocation. Therefore, the proposed resolution should
be amended to state that the estimated cost of the facilities is $91.9 million (equal to the
maximum not-to-exceed bond authorization) rather than $315.8 million.

POLICY CONSIDERATION

As noted in the Budget and Legislative Analyst’s report to the October 19, 2017 Budget and
Finance Committee, IRFD bonds are a new debt instrument. Whether investors will be
interested in purchasing these bonds is not known, especially if the credit markets are tight at
the time that the City is ready to issue the bonds. The Infrastructure Financing Plan assumes
that the first bonds will be issued in FY 2023-24, although Hoedown Yard may not generate
property tax increment until FY 2024-25 to secure the bonds.

As noted above, Hoedown Yard is currently owned by PG&E and the City has an option to
purchase the property or sell the option to purchase to a third party, but the City has not
exercised that option as of November 1, 2017. it is not known when the City will either
purchase the Hoedown Yard or sell the option to purchase it to a third party. As a result, it is
not known who would develop Hoedown Yard or when they would develop it, which could
affect the ability to generate property tax increment.

According to Files 17-0880 and 17-0882, the Board of Supervisors will call a special landowner
election for October 24, 2017 to consider the proposed formation of the IRFD and issuance of
bonds. Because the actual date of the election is not known, the proposed resolution should be
amended to state that the Port will submit a date for the special landowner election prior to
‘Board of Supervisors approval of the proposed resolutions.

RECOMMENDATIONS

1. Amend File 17-0882 to specify that the authorized facilities to be funded by IRFD property
tax increment and bonds secured by the property tax increment are the facilities listed in
Attachment | of the Infrastructure Financing Plan. '

2. Amend File 17-0882 to state that the estimated cost of the facilities is $91.9 million (equal
~ to the maximum not-to-exceed bond authorization) rather than $315.8 million.

3. Amend File 17-0880 and 17-0882 to state that the Port will submit a date for the special
landowner election prior to Board of Supervisors approval of the proposed resolutions.

* Attachment | of the Infrastructure Financing Plan lists residential buildings and supporting infrastructure and
amenities on Parcel C2A, Parcel K South, and Parcel C1B. According to Attachment |, “the timing, affordability
levels, costs, and unit counts are preliminary and may change; no amendments. of this IFP shall be required...as
long as the facilities meet the requirements of California Government Code Section 53369.3(c).”

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATIVE ANALYST
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BUDGET AND FINANCE COMMITTEE MEETING NOVEMBER 9, 2017

4. Approve the proposed resolutions, pending submission by the Port to the Board of
Supervisors of a date for the special landowner election.

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATIVE ANALYST
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3| OFFICE OF THE CONTROLLER ‘ o A - Ben Rosenfield
Controller

, Todd Ry&éﬁro‘m

Deputy Controller

Getober 18,2017

The Hdnoiabl eBo ard OfSUPCrVISOrS
City and County of San Franicisce ~

Room 24 4; Gity Hall

~Ancela Calvﬂlo
Clerk of the Board of Supenasors
‘Room 24 4» City Hall ‘

'Re: Office of Economic Analysis Impact Report for File Numbers 1708634

‘Dear Madam Clerk and ivie.mbexs of the Board:

”he Ofﬁce of Econoxmc Analy51s is pleased to present you Wlth nts econom:tc Jmpact report on. ﬁle

;yoL ave anv ques’uons abom ﬂ:llS report please contact e at (415) 554—5768

Best Reaards ; /)

R
TeaBgan [/
Chief Economist

'f_Cc:f ’Lmda Wi ong, Committee Clerk, Budget and Finance Committee
‘Erica Maj or, Comzm’ftee Cle.k1 Land Use and ‘Transportation Commitfee -

4155547500, :City Hall +1 Dr. Caritori B. Goodlert Place + Roori 316 » San Frantisco CA 94102-4694 FAX 415-554-7466
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Introduction

e OnJuly 25, 2017 Mayor Leg introduced legislation (#170863) to approve a development
agreement between the City and FC'Pief 70, LLC, an affiliate of Forest City Development
California, Inc. The agreement would redevelop 35 acres of property located in Pier 70 on
the central waterfront.

o Accompanying legislation (#170864) would amend the planning code to create the Pier
70 Special Use District (SUD), The SUD legislation would change allowable heights-and
land uses for parcels in f‘t,hfi;sf"éfre_a:.- |

» |naddition, an Infrastructure Financial District (IFD) is planned to use incremental
property tax revenueto fund needed infrastructure for the atea. As this district will not
be officially formed through the bundle of Pier 70-related legislation, we are not.
considering the economic impact of this spending in this report.

Controller's Office e Office of Econormic Analysis
City andl Gounty of San Francisco.
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Project Description

9Ll

o The p]’OJeCt consists of approxnmately 35 acres of land, comprlsmg 19 parcels as outlmed ‘
on pages 6 and 7. .

s The broject:will be a mixed-use developmenit of about 35 acres, containing two:
_development area&

=~ {2 )The “I llmms ,“___,,t'ce[s comprising of7 agres of land on. fourparcels, labelledas PKN, PKS, HDY2.,
and HDY3 on pages 6 and 7. ‘




Project Description: Continued

f A 7
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»  Underthe Development Agreement, the-developer will commit a set of public benefits
including the revitalization of the Union Iron Works Historic District, and building
waterfront parks; a playground and recreational facilitiesand nevv open space for a
variety of recreational activities;

»  The project would restore ant retain three historic building structures (labelled as parcel
2,12 and 21 on slides 6 and 7) that are considered significant contributor te the:Unioh
Iron Waorks Historic District:

» Anotherelement of the proposed project is the creation of new affordable. housmg The
developer ‘will dedicate land for 327 units of affordable housing, whose construction will
be funded by fees paid on market-rate housing and office development'ih the project
area, and potentially the [FD-asswell; In-addition, 20% of aH new rental housing in the
area will be required’to be aﬂ’ordable

» The project.will also provide @ riew space in the project:area for the. arLlsL community
- currently. located in tHe:Noonan Building.

Controller's Office: & Office of Economic.Analysis
City‘and.County of Sar Francisca !
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Existing Uses, Retention & Rehabilitation of the Project Site

OV

® 'THe 'p‘roj'ébft*fsi't‘e 'curre‘n‘t'ly co‘n-‘ta’ins’l‘il‘ Eb‘u‘i“l'cli'ngs of’"—a'p'p‘roki'm‘a'teIy :3"5‘11 »"800 gs-?f -éir‘e'ai'

;m and prior to the approval ofthe proposed prOJect The demolltlon of*
ing. will undergo ervironmental feview, as required by CEQA. :

* fUnde the. 'D,eVelopment Agreement the developer has agreed to retain and rehabilitate:

about:65% | 00 gsf).of the existing bullding spaces inthe projectiarea. This
ated space WIH be located in the three historical buildings. (labelled
n the hexttwo.slides): that aredeemed significant contributors to

Controliers Office ¢ Ofﬁce of EconpmicAnalysls.
Clepand county of San. B "II‘ICISCO ‘ , fa



VVLF

General Map of the Proposed SUD Project Area: Height Limits of the
Parcels Under the Proposed Development Agreement |
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Difference in Potential Development Capacity: Current Zoning versus
Development Agreement under the Proposed Zoning
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Cantroller's Office» Office of Economic Analysis. |
City and County of San Franclseo; Fet
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Economic Impact Factors

The: proposed Pier 70 SUD developmem is expected toaffect the local economy in three:
major ways

| :fi., :The rezi-'zonlng fre‘m 40’ helght to 90’ hexght Wl” expand 1he pot'A J'tl‘al developmeni

fconsumer spendmg mo;__,_:e.f!ocal economy..u

Because Lhe;actual am*ount of housmg and non resndemlal space that Wl” be constructed i5

I‘D .
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Impact of New Housing and Non-Residential Space

» Increasein the housing supply wi H put downward pressure on residential rents and home
prices in'San Francisco.

° The proposed re-zoning and development agreement could expand the city's housing

development capacity anywhere from 587 Units under the “maximurm office” scenario, to
1,958 units under the “maximum housing” sceénaric. This represents the increased.
amount of housing that could be built, under each scenario, compared to what is allowed.
under current zoning.

s The OEA estimates that underthe two scenarios (as: out!mecf on slide 8) the expanded
deve!op.ment capacity created by the re-zoning would result in housing prices in the
range of 0.23% to 0.79% lower than they'would have been otherwise,

s« Giverithe amount of non-résidential spa'c'e’t'lﬁ'a"f"may"be"deVeIO'ped including office,

_retaﬂ restaurants; and arts/I |ghi industrial space, we similarly prOJect a citywide decline
in non-residential rents of hetween -0.8% o -3.0%, dependmg on the scenario.

Controller's Office.» Office of EconpmicAnalysls

City.and County-of San Franclsco : 10
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Impact of the Affordable Housing Subsidy

n

o Increasing the'numberof subsidized housmg units ywill partlcularly benefit lovv income:
-households, who experience. higher housing burdens than higher-income househo!ds
the ety

@ -’Based on requirements in the developmerit agteement, we prOJec’c the affordabla

Ehous_,mgis supply'would increase by/i in anywhere from 299 o] 4'

i,a.dd,tt.l an-,am.l sp.,e_.mdmgé iha..t sumulates I.he .lfg,c.,a.l, economy

trollars Offices Officeiof EconoricAnalysls: ‘
jd;CoLmty of San Francisco: . N2




Construction Spending: Residential and Commercial

fo Y WINE
TILTE

»  According to'San Francisco housing construction: co sts published by RSMearis, ave rage
residernitial construction cost (excluding land) is.currently about $259 per square foot;
whereas averagé noh- -residential construction costs (exdud ing'land) is about $255-per
square foot,

o The expected incr sase in construction spendmg—resultmg from increased development
potential as a results of rezoning and the developmentagreement—in the city is
prOJected toincrease-anywhere from $532 million {max office scenario) to:$545 million
{max housing scenario).

Cconlrpller's Office @ Officef‘of"Ec_o1.101‘1_1j‘c;A’halysi,5i
City-and County of San‘Francisco
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Assumptions and REM] Model Inputs
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Economic Impact Assessment and Conclusions

o Theprop osed Pier 70'SUD rezoning:and the associated development agreement will
* expand the city’s economy, by accommodating the city’s growing demand for .E'o'usjhg:
and office space., -
o Asshowh on the table on the next page, the maximum: office scenario would Jead to a’
largereconomy, with greater employment and GDP. Ity fact: populatlon is.expected to
also grow more under thrs scenarlo even though lt produces ess housmg Housmg prices:

s ]n the maximum hOUSI ng scenarlo on 1he other hand less JOb and income growth would
occur, but housmg prices fall,

" Both scenarios would lead fo higher per capita i incomes, whlch would be even higher -
‘when reduced prices are taken into account.

e Ingeneral, the maximurn office scenar i would have greater aggregate beneﬁts for more
people. On a per capita basis, however, inflation-adjusted personal income would grow
by more inthe maximum housing scenario, lead‘.lng to greater per capita benefits for a
smaller number of people.

Coritroller’s Office s Office of Economic Analysis _
City-and Caunty of Sar Franglscor 14
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Staff Contacts

Asim.Khan, Ph.D., Prmmpal Economls‘c:

asim. I<han@5ﬂ;ov or]
(415) 554-5369

Ted Egan, Ph.D,, Chief conbist
ted.egan@sfgov.org.

Controller's.Office o Qffice of Ecenoiic: Analyms

City and Couinty.of San:Fr cmclsco 16
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Pier 70. Mixed Use Project Overview
July 25,2017

Between 2007 and 2010 the Port led an extensive community process to develop the Pier 70 Preferred Master
Plan, with the goal of redeveloping the site to bring back its historic activity levels through infill and economic
development, and increasing access to the water and creating new open spaces, while maintaining the area’s
historic character and supporting its ship repair activities. The Pier 70 Preferred Master Plan was endorsed by
the Port Commission in 2010. The Port then issued a Request for Developer Qualifications for the Waterfront
Site infill development opportunity, representing a 28 acre portion of Pier 70. In 2011, after a competitive
solicitation process, Forest City was named as master developer. In 2013, the Port Commission and the Board of
Supervisors each unanimously endorsed a term sheet, outlining the proposed land plan and transaction terms
for future development of Pier 70. In 2014, 73% of voters supported Proposition F, the 2014 ballot measure
supporting Forest City’s proposed vision for reuse of the area and enabling the Board of Supervisors to increase
height limits at the project. Throughout this process, Forest City and the Port have undertaken extensive
engagement and outreach efforts, hosting workshops, open houses, markets, tours, presentations and family
events —more than 135 events at'last count engaging over 75,000 people. These activating events have allowed
visitors to experience Pier 70, and share their input as to its future, today rather than wait for Project
improvements.

After a decade of outreach and concept development, the Pier 70 project has developed into a clear vision to
reintegrate and restore the 28-Acre Site into the fabric of San Francisco, creating an active, sustainable
neighborhood that recognizes its industrial past. As contemplated in the proposed Pier 70 SUD Design for
Development, the future of the 28-Acre Site is envisioned as an extension of the nearby Dogpatch neighborhood
that joins community and industry, engaging residents, workers, artists, and manufacturers into a lively mix of
uses and activities. The Project will reflect this diversity and creativity, inviting all to the parks, which are lined
with local establishments, restaurants, arts uses, and event spaces, each with individual identities. And as a
fundamental premise, the Project will create public access to the San Francisco Bay where it has never
previously existed, opening up the shoreline for all to enjoy.

New buildings within the site will complement the industrial setting and fabric in size, scale, and material, with
historic buildings repurposed into residential use, spaces for local manufacturing and community amenities. The
Project will include a diversity of open spaces at multiple scales, shaped by nearby buildings, framing the
waterfront, and creating a platform for a range of experiences.

Project Statistics (Mid Point Program - Pier 70 SUD):
e 1,400,000 square feet of new office space
¢ 2150 new housing units {Approximately1200 rentals and 950 condos)
s 400,000 square feet of active ground floor uses (traditional retail, arts uses, and PDR)
e QOver nine acres of new public open space
» Preservation and rehabilitation of three historic buildings on site (2, 12, and 21)

Public Benefits:
The Supervisor's Office, OEWD, Port, and Forest City have negotiated a public benefit package that reflects the
goals of the Southern Bayfront, and represents over $750M dollars of public benefits. Key benefits include:
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» Affordable Housing: Overall the project will result in 30% onsite affordability, with the following
components: ‘ '

= Approximately 150 or more units of onsite rental inclusionary housing, representmg 20% of the units
in all onsite rental buildings. These units will be affordable to households from 55% TO 110% of area
median income, with the maximum number possible at the time of their lottery rented to applicants
under the Neighborhood Resident Housing Preference program.

x  Approximately 320 or more fully-funded units of permanently affordable family and formerly
homeless housing, in three buildings developed by local nonprofits located close to transit and a
children’s playground.

= Estimated $15- $20M in revenue dedicated to HOPE SF projects, mcludmg Potrero Rebuild.

s Transportation Funding and On-Site Services: Transportation demand management on-site, facnlltles to
support a new bus line through the project, an open-to-the-public shuttle service, and almost $50 million in
funding that will be used to support neighborhood-supporting transportation infrastructure. Commitment to
reducing total auto trips by 20% from amount analyzed in Project environmental review document.

s  Workforce Developmeﬁt Program: 30% local hiring commitment, local business enterprise {“LBE”)
utilization, participation in OEWD’s “First Source” hiring programs, and funding to support expansion of
CityBuild and TechSF with outreach to District 10 residents.

». Rehabilitation of Historic Structures at Pier 70: The Project will rehabilitate three key historic structures
(Buildings 2, 12, 21) and include interpretive elements to enhance public understanding of the Union Iron
Works Historic District in open space, streetscape and building design.

o Parks: The project will provide over 9 acres of new open space for a variety of activities, including an Irish
Hill playground, a market square, a central commons, public art, a minimum 20k square feet active rooftop
recreation, and waterfront parks along 1,380 feet of shoreline. Project will pay for maintenance of its own
parks.

» Retail and Industrial Uses: The project will provide a 60, 000 square foot local market hall supporting local
manufacturing, is committing to a minimum of 50,000 square feet of on-site PDR space, and is developing a
small business attraction program with OEWD staff. :

» ACenterpiece For the Arts: The project will include an up to 90,000 square foot building that will house
local performing and other arts nonprofits, as well as providing replacement, permanently affordable studio
space for the Noonan building tenants. The development will provide up to $20 million through fee revenue
and a special tax for development of the building.

e Community Facilities: The Project will contribute up to $2.5M towards creating new space to serve the
education and recreational needs of the growing community from Central Waterfront, from Mission Bay to
India Basm and Potrero Hill, as well as include on-site chjldcare facilities.

» Site Sea Level Rise Protection: The Project’s waterfront edge will be designed to protect buildings against
the high-end of projected 2100 sea-level-rise estimates established by the state, and the grade of the entire
site will be raised to elevate buildings and ensure that utilities function properly.

e City Seawall Improvement Funding Stream: The Project will include a perpetual funding stream of between
$1 and $2 billion to finance future sea level rise improvements anywhere along the San Francisco
waterfront.
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The Project’s commitment to these benefits will be memorialized in the Development Agreement, which must
be recommended for approval by the Planning Commission, and the Disposition and Development Agreement,
which will be approved by the Port Commission, before seeking final approval from the Board of Supervisors.

Zoning and Design Controls:

The DA and DDA are part of a larger regulatory approvals package that also includes a Planning Code text
amendment creating a Special Use District (“SUD") for the Project Site, conforming Zoning Map amendments for
height and to establish the Special Use District and a Design for Development (D4D) which will detail
development standards and guidelines for buildings, open space and streetscape improvements. Under the

Design for Development, the following components of the Project will be subject to review and approval as
follows:

e New Development: New buildings will be reviewed by Planning Department staff, in consultation with
Port staff, for consistency with the standards and guidelines in the Design for Development, with a
recommendation to the Planning Director who will approve or deny applications for proposed new
buildings;

e Historic Rehabilitation: Historic rehabilitation of Buildings 2, 12 and 21 will be reviewed by Port staff, in
consultation with Planning Department staff, for consistency with Secretary of the Interior’s Standards
for Treatment of Historic Properties (“Secretary’s Standards”}) and the standards and guidelines in the
Design for Development as part of the Port’s building permit process, with a recommendation to the
Port Executive Director, who will approve or deny plans for proposed historic rehabilitation projects; and’

¢  Parks and Open Space: Design of parks and open space will undergo public design review by a design
advisory committee appomted by the Port Executive Director, with a recommendation to the Port
Commission, which will approve or deny park schematic designs.

Project Approvals:
The approvals relating to the proposed Project include:

1 Entitlements, including certification and approval of a Final Environmental Impact Report (“EIR"),
adoption of a Special Use District and its accompanying Design for Development, amendments to the
City’s General Plan, Planning Code and Zoning Map, and a Development Agreement:

2. Implementing Documents, including a Disposition and Development Agreement (DDA) governing the
transaction between the Port and Forest City, setting forth Forest City’s obligations for horizontal
development, including infrastructure, affordable housing and jobs, and establishing the timing for
vertical development; and a Financing Plan setting forth the financial deal, including public fmancmg and
disposition of fand proceeds.

3. Public Fmancmg approvals, including establishment of an infrastructure financing district (IFD) project
area to,support construction of infrastructure and rehabilitation of historic structures, an Infrastructure
and Revitalization Financing District (IRFD) to support onsite affordable housing, and a series of
community facilities districts (CFD) which will fund construction of infrastructure, maintenance of
streets and open space, construction of the arts building, and combat sea level rise along the seawall.

4, aTrust Exchange that requires approval and implementation of a Compromise Title Settlement and Land

Exchange Agreement and an amendment to the Burton Act Transfer Agreement with the California State
Lands Commission {“State Lands”} consistent with the requirements of AB 418.
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OFFICE OF THE MAYOR

EDWIN M. LEE
SAN FRANCISCO '

RECEVED

T /1 55 Dem
TO: Angela Calvillo, Clerk of the Board upervisers ;'ng%ﬁ A5 =1
FROM: Gef Mayor Edwin M. Lee @' / %

RE: Pier 70 Project - - .

DATE: July 25, 2017

Attached for introduction to the Board of Supervxsors is legislation for the Pier 70
Project: :

- Resolution of Intention to Issue Bonds in an Amount Not to Exceed .
$273,900,000, $196,100,000 and $323,300,000 for Sub-Project Area G-2, Sub-
Project Area G-3 and Sub-Project Area G-4, respectively, City and County of San
Francisco Infrastructure Financing District No. 2 (Port of San Francisco).

- Resolution of Intention to establish Sub-Project Area G-2, Sub-Project Area G-3
and Sub-Project Area G-4 of City and County of San Francisco Infrastructure
Financing District No. 2 (Port of San Francisco).

\/ Resolution authorizing and directing the Executive Director of the Port of San -
Francisco, or designee of the Executive Director of the Port of San Francisco to
prepare an infrastructure financing plan for City and County of San Francisco
Infrastructure Financing District No. 2 (Hoedown Yard) and determmmg other
matters in connection therewith. '

- Resolution of Intention to establish City and County of San Francisco :
Infrastructure and Revitalization Financing District No. 2 (Hoedown Yard) on land
within the City and County of San Francisco commonly known as the Hoedown
Yard to finance the construction of affordable housing within Pier 70 and Parcel K
South; to-call a public hearing on October 24, 2017 on the formation of the district

and to provide publlc notice thereof; and determining other matters in connection
therewith.

- Resolution of intention to issue bonds for City and County of San Francisco
- Infrastructure and Revitalization Financing District No. 2 (Hoedown Yard) and
determining other matters in connection therewith.

- Ordinance approving a Development Agreement between the City and County of
San Francisco and FC Pier 70, LLC, for 28 acres of real property located in the
Pier 70 area; waiving certain provisions of the Administrative Code, Planning
Code, and Subdivision Code; and adopting findings under the California
Environmental Quality Act, public trust findings, and findings of consistency with

the City's General Plan and with the eight priority policies of Planning Code
Section 101.1(b). :

1 DR. CARLTON B. GOODLETT PLACE, Room 200
SAN FRANCISCO, CABZPRNIA 94102-4681
TELEPHONE: (415) 554-6141



- Ordinance amending the Planning Code and the Zoning Map to add the Pier 70
Special Use District; and making findings, including findings under the California
Environmental Quality Act and findings of consistency with the General Plan, the
eight priority policies of Planning Code Section 101.1, and Planning Code
Section 302.

- Please note that the legislation is co-sponsored by Supervisor Cohen.

| respectfully request that these items be calendared in Land Use Committee on
October 16, 2017.

Should you have any questions, please contact Mawuli Tugbenyoh (415) 554-5168.
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Pi'i»nt Form:: -

Introduction Form

By a Member of the Board of Supervisors or Mayor

A ) Time stamp
I hereby submit the following item for introduction (select only one): . or mecting date

1. For reference to Committee. (An Ordinance, Resolution, Motion or Charter Amendment).
[ | 2. Request for next printed agenda Without Reference to Committee.

[] 3. Request for hearing on a subject matter at Committee.

[ ] 4. Request for letter beginning :"Supervisor inquiries"

[ ] 5. City Attorney Request.

[ ] 6. Call File No. from Commlttee

[ ] 7. Budget Analyst request (attached written motlon)

[ ] 8. Substitute Legislation File No.

[ ] 9. Reactivate File No.

1 10. Question(s) submitted for Mayoral Appearance before the BOS on

Please check the appropriate boxes. The proposed legislation should be forwarded to the following:

[ ] Small Business Commission [ Youth Commission ' [ ]Ethics Commission
[ ]Planning Commission [ ]Building Inspection Commission
Note: For the Imperative Agenda (a resolution not on the printed agenda), use the Imperative Form.

Sponsor(s):

Cohen

Subject:

Resolution Authorizing Executive Director of the Port of San Francisco to Prepare an Infrastructure Financing Plan

Attached

Related to an Infrastructure and Revitalization Financing District

The text is listed:
Signature of Sponsoring Supervisor: / / MZ/ M/m L/é// M“"‘

For Clerk's Use Only
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