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TO: Board of Supervisors 5
FROM: Wells Lawson -
=

CC: Michael Cohen, Tiffany Bohee @

DATE: April 25,2010 : &
‘RE: Fiscal and Economic Impact Analysis for Candlestick Point/Hunters Point Shipyard

Attached please find the Fiscal and Economic Impact Analysis of The Candlestick Point/Hunters
Point Shipyard Development Project (“Project”). Together, these sites comprise over 700 acres of
waterfront land in southeastern San Francisco. Over the expected 15-20 year phased build out, the
Project will include up to 10,500 residential units, about 32% of which (3,345) will be offered at
below market rates, (ii) approximately 336 acres of new and improved public parks, recreational
fields, open spaces and waterfront trails and plazas, (iii) 935,000 square feet of regional and
neighborhood-serving retail space (iv) 255,000 square feet of new and renovated replacement
space for the Shipyard artists, including an arts education center within a new “Arts District”
supporting the vibrant artist community, (v) 2,650,000 square feet of commercial, light industrial,
research and development and office space, including a new United Nations Global Compact
Global Warming and Technology Center; (vi) new public and community facilities on the Shipyard
and Candlestick Point including a new fire station on the Shipyard and space for an expanded
police station or school site on Candlestick Point; and (vii) improved land and supporting
infrastructure for a new football stadium for the San Francisco 49ers, including necessary parking
areas and transportation improvements. If the 4%ers do not avail themselves of the opportunity to
build a new stadium in the Project, the Project includes a non-stadium alternative which expands
both commercial and residential uses on some of the areas of the Shipyard currently reserved for
stadium uses and slightly reduces densities on Candlestick Point. A map of the proposed land uses

and development program is also attached.

On June 3, 2010, the San Francisco Planning Commission and the Agency Commission certified
the Project’s Final Environmental Impact Report, approved the

In July of this year, we intend to bring a variety of actions and associated ordinances to the Board
in order to enable the implementation of the plans for revitalization of the Project area including
adoption of amendments to the Hunters Point Shipyard and Bayview. Hunters Point redevelopment
plans. The Fiscal and Economic Analysis is provided to help the City evaluate the economic
benefits associated with implementation of the project in relationship to City costs associated with

1 DR. CARLTON B. GOODLETT PLACE, ROOM 448, SAN FRANCISCO, CA 94102
{415) 554-6123 VOICE (415) 554-6018 FAX



providing necessary public services for the Project. Use of tax increment, community facilities
district bond proceeds, and developer reimbursements will be governed by a separate Financing
Plan to be attached to the Project’s Disposition and Development Agreement.

The revitalization of the Shipyard and Candlestick Point has become a longstanding priority for the
City. Planning for the area has been ongoing for more than twenty years in a variety of forms to
ensure that the communities adjacent to these sites benefit from development and that public and
private investment in the area stabilizes surrounding neighborhoods and supports economic
development in Southeast San Francisco as well as the City. Both the 2007 Conceptual Framework
endorsed by the Board, the Mayor and the Redevelopment Commission, and the “Bayview Jobs,
Parks and Housing Initiative” (Proposition G), which was approved by San Francisco voters in
2008, required that the integrated redevelopment of the Hunters Point Shipyard and Candlestick
Point proceed without risk to the City’s General Fund. Since this time, OEWD has worked with
various City departments and agencies to ensure that the Project would generate sufficient fiscal
benefits to enable each department and agency to maintain or improve the level of services and
resources provided to existing and future residents. Some departments and agencies needs were
straightforward; others, such as SFMTA, required an exceptionally detailed analysis to ensure that
City would have adequate resources to meet its new obligations.

The attached analysis summarizes this research and determines that net new revenues to the City
from the Project significantly exceed new costs to the City because of the Project. The analysis also
identified the following key economic benefits stemming from the Project at full build out:

e More than $7 billion in net new property value.
* 10,700 permanent jobs.

e On an annual basis the overall net fiscal impact across all providers is significantly positive,
with the surplus growing from $2.1 million at the end of 2015, to $14.3 million at the end
of 2020, and to $22.7 million at the end of 2030.

e Net fiscal impact at stabilization continues to be positive across all agencies, departments
and service providers:
o an annual surplus of $21 million to the General Fund
o an annual surplus of $2.1 million to Other City Funds
o $26 million in total school impact fees at buildout.

» Approximately $7.2 million in sales tax revenue to the General Fund, in part representing a
recapture of San Francisco resident retail expenditures currently Jost to San Mateo County.

¢ Increased economic activity directly generated by the Project will result in an estimated $2
billion annually in new revenue to San Francisco businesses.

In total, the analysis finds that the City’s new revenues are between 1.5 to 3 times its new costs
throughout buildout of the Project. If you have questions or would like any additional background
materials on the Project, please do not hesitate to contact me at 554-7613 or

wells. lawson@sfgov.org.
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1. EXECUTIVE SUMMARY

Lennar Communities ("Developer”), in partnership with the City of San Francisco, has been
planning the redevelopment of the Candlestick Point site and the adjacent former Hunters Point
Naval Shipyard. One of the primary issues is the provision of public services to residents,
employees, and visitors to the waterfront. ln addition to assuring adeguate services, it is
important to create a safe and well-maintained community and thereby help generate the value
necessary to fund essential infrastructure and public facilities. '

An important objective for the Candlestick Point-Hunters Point Shipyard Phase II development
(CP-HPS 11, the “Project”) is to fund ongoing public services without adversely affecting the City's
fiscal outlook. This analysis provides a basis for evaluating the potential level, timing and costs
of City services necessary to support the future neighborhood compared to increased revenues.

This analysis considers ongoing annual revenues and costs {in 2010 constant dollars, except
where noted) based on service impacts described in the Project Environmental Impact Report
(EIR),* data from the Adopted FY2009-10 San Francisco Consolidated Budget and Annual
Appropriation Ordinance, and input from City departments. Appendix A includes documentation
of the estimates and calculations that generate the fiscal estimates. The estimates in this
analysis will change as a result of actual rates of development and sales, program refinement
and specific timing of public facilities, actual service demands relative to City services, future
local and State budget and fiscal conditions, and other cyclical economic factors, Structural
changes to the City budget are likely in the near future as the City grapples with revenue
reductions and cost increases related to health and pension costs; those changes will affect the
cost and revenue factors in this report.

Fiscal Impacts

1. Through Project buildout, City revenues are projected to exceed annual operating
costs to serve the Project.
Table 1 summarizes Project impacts through buildout, indicating that revenues exceed costs
in each year, after public service costs including Muni operations and capital have been
funded. Remaining net revenues could pay for additional services and facilities to the Project
or unanticipated costs, as well as improvements to other services and programs Cltywide. At
buildout, annual revenues exceed costs by approximately $21 million.

2. Project revenues will contribute to the funding of other Citywide programs.

In addition to the net revenues accruing to the General Fund, other CCSF funds will receive
property taxes as shown in Table 1. These funds include the Children’s Fund, Library Fund
and Open Space Fund. Together, these funds receive about 10 percent of property tax
increment pass-throughs. At buildout, this pass-through amount totals approximately $2.1
million annually and would increase over time, particularly as redevelopment debt is paid
down and additional tax increment becomes avallable,

1 Candlestick Point-Hunters Point Shipyard Phase II Development Plan EIR (Draft EIR, November
2009).
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3.

Fiscal and Economic Impact Analysis of the
Candlestick Point-Hunters Point Shipyard Phase 1I Development Project
Report « June 22, 2010

Public revenues will be sufficient to fund all costs associated with increased transit
service.

While historically transit expansion has been funded with the assistance of State and Federal
funds targeting transit expansion projects, the fiscal analysis conservatively assumes that
revenues generated by increased economic activity in the Project area will pay for both the
purchase and operation of new transit vehicles to provide enhanced transit service in
Southeast San Francisco. A range of funding sources will be available to fund transportation,
including General Fund allocations, “EcoPass” revenue from residents of CP-HPS 1I, fare box
revenues from transit serving the area, and other public revenues dedicated to transit.
Transit operations show annual shortfalls at buildout of about $1.5 million annually before
including allocations of General Fund discretionary revenues; transit operations are positive
after General Fund allocations. As shown in Table 2, periodic annual shortfalls may be
experienced before buildout, which will require the use of cumulative fund balances and/or
allocations of General Fund revenues. If traditional funding sources are available to entirely
cover the cost of capital and facilities needed, surpluses will total $90 million greater than
currently shown over the 20-year period of analysis.

Project-specific funding will help to fund specific services and assure a steady
source of ongoing revenue during and after buildout.

A special tax or similar form of assessment on private property within the development area
will assure an ongoing source of funding for the maintenance of parks and open space, In
addition, the Developer wiill provide $10 million toward the ongoing maintenance of the
Candlestick Point State Recreation Area.

After Project buildout, additional property tax revenues will accrue to the City.

As tax increment debt is repaid over time, property tax revenues available to the City will
grow. These revenues would be available to fund additional facilities or services to CP-HPS I}
if needed at a future time, or would be available to help fund Citywide services. These
revenues could total an additional $10 million to $15 million annually following Project
completion, and would be distributed to taxing entities receiving a share of property tax
{primarily CCSF}. The revenues would grow over time, as redevelopment debt payments
dectine; the amounts and growth depend on future market appreciation and economic cycles,

Development of the Non-Stadium Alternative will generate similar surpluses, and
add 1,000 more jobs compared to the Stadium alternative,

The non-stadium option includes an additional 500,000 square feet of R&D development,
resulting in additional jobs, payroll taxes, and other commercial revenues. Residential values
are expected to be higher as a result of lower-density product types in certain areas of the
Project. These changes are likely to result in revenues that equal or exceed concession and
other revenue reductions because of the absence of the stadium, and offset slight increases
in public safety costs.
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Fiscal and Economic Impact Analysis of the
Candlestick Point-Hunters Point Shipyard Phase II Development Project
Report - June 22, 2010

Economic Impacts

7. The Project will generate 10,700 annual jobs at CP-HPS II, with an estimated
payroll of nearly $800 million.

The proposed employment-generating uses within the Project will generate approximately
10,700 jobs, spanning a broad range of industries and occupations, from entry-level jobs to
execttive and management positions. In addition, economic activity from CP-HPS 11
businesses will generate “multiplier” effects on other businesses and employment, creating
an additional 9,100 jobs from indirect and induced expenditures in the San Francisco
economy, as summarized in Table 3,

8. Construction activity will result in as many as 5,582 construction jobs (Yjob-years”}
onsite over buildout of the Project.

The on-site jobs will vary year te year depending on level of activity, ranging from 83 jobs in
the early years to 617 on-site jobs at any given time during peak periods of development.
Total annual payroll during peak periods is estimated to be $44 millicn. Construction
spending will indirectly generate an additional 1,600 jobs (*job-years™) total in San Francisco
over a 20-year buildout.

9. Fconomic activity by CP-HPS II businesses will generate over $2 billion énnually in
business revenue.

This business activity, in turn, will produce additional indirect spending by vendors to the CP-
HPS II businesses estimated to be over $1 bilion annually. Induced spending by employee
households as a result of direct and indirect activity will result in over $700 million in
spending.

Ecorromic & Planning Systems, Inc. 8 PAL2000s\1 P05 7HurtersPr\Repart\Eiseal1 7057 FiscalReport24.doc



Table 3
Summary of Economic Impacts (constant 2010$)
CP-HPS il Development Project

Economic Impacts

Total

Development Value (1)}
Residential
Commercial
New Development Value

Infrastructure Cost

Business Activity (annual)
Fotal Direct
Indirect
Induced

Empioyment
Total Direct Jobs (2}
Employee Income {3)
Indirect Jobs
tnduced Jobs

Construction Jobs (4)

Totai Direct (total over 20 years)
Average
Maximum

Employee Income {5)

tndirect Jobs {total over 20 years}

© $5,008,175,000

$2.433,056,000
$7,439,231,000

$1,500,011,060

$2,198,000,000
$1.009,000.000
$789,600.000

10,700
$747.,020,000
4,710

4,400

5,582 total

279 lyear

up to 617 fyear
up to $43,930,000 /year
1,600 total

(1) Based on assessed vaite per development pro forma. Additional value will be created by affordable units.

Stadium is also estimated to add approximately $800 miilion in vaiue.

(2) Direct jobs based on fiscal analysis.

Jobs estimates have been rounded for purposes of the input/cutput muitiplier analysis.

(3) Assumes average wage of 74,300 {US Census Communily Survey 2007, adiusted by CP1).

(4) Direct construction jobs based on MACTECH, 3/22/2010.

Actual jobs will vary year-to-year. Totals over 20 years represent "job-years”.

(5) Assumes average wage of $71,2006 {US Census Community Survey 2007, adjusted by CPI).

Economic and Planning Systems, Ihc.
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2. PROJECT DESCRIPTION

The CP-HPS 1] Project is located in the southeastern part of the City and County of San
Francisce. Table 4 provides the summary of the development program and timing. As shown,
the Project is assumed to include 10,500 housing units, including condominiums, apartments,
and agency homes. About 32 percent of the new units will be affordable at below-market rates.
The assessed values for public housing and agency units are excluded from property tax.

Over 3.7 million square feet of commercial uses are planned, including over 600,000 square feet
of regional retail, up to 250,000 square feet of neighborhood retail, and 2.65 million square feet
of office, R&D, and biotech uses and new artist studios.? The Project also includes a 220-room
hotel (150,000 square feet), a 10,000-seat arena and, potentially, a new football stadium for the
San Francisco 49ers at Hunters Point (see Figure 1). If the 49ers do not avail themselves of the
opportunity to build a new stadium at Hunters Point, the Project includes a non-stadium
alternative which expands both commercial and residential uses on some of the areas of the
Shipyard currently reserved for stadium uses and slightly reduces densities on Candlestick Point.
At Project buildout, the development is expected to accommodate approximately 24,500 new
residents and 10,000 employees.

Construction on CP-HPS II is assumed to be absorbed through 2032, or nearly 20 years from
when development begins. The development period will require at least four yvears before sales
to complete the planning and entitlement process, construct initial infrastructure and site
improvements, and complete the construction of vertical improvements. Actual timing will
depend on a number of factors, including refinement of the program, construction staging, and
economic conditions. It is likely that specific costs and revenues will vary year to year; many
revenues suich as sales taxes may lag slightly behind development and occupancy as a resuit of
the timing of State collections and distributions.

The fiscal and economic analysis evaluates a slightly more conservative buildout scenario
compared to the maximum entitlements, based on potentially less absorption if economic
conditions recover more siowly than anticipated.

Community Facilities and Benefits

In addition to the fiscal benefits, public services and facilities analyzed in this report, the
Project’s Disposition and Development Agreement includes a Community Benefits Plan requiring
a number of additional community benefits, including the following:

* $8,900,000 Workforce Development Fund to match City/Agency investment in workforce
training and placement programs;

» $3,500,000 for an education scholarship fund for local residents;

e« $10,000,000 for an education improvement fund to improve or construct new edycational
facilities in the area;

* $2,000,000 for community health facilities, including potentially a pediatric wellness center;

2 gquare footage expressed as “gross.”
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Fiscal and Economic Impact Analysis of the
Candlestick Point-Hunters Point Shipyard Phase II Development Project
Report — June 22, 2010

* 4.8 acres of improved land for additional community facilities as determined by a local
community development process;

» 65,000 square feet of built space for additional community facilities, including an indoor
African marketplace and library reading rooms;

» New and renovated space for the Shipyard'’s artists at affordable rates and improved land for
a possible Arts Center;

» Infrastructure for the United Nations Global Compact Sustainability Center at Building 813 of
the Shipyard; and

e The funding of a community benefits fund (the “Legacy Fund”) through the payment of
0.5 percent of the initial sales price of all completed market rate homes—estimated to
generate $26 million over the life of the Project—as well as 50 percent of profits above the
specified threshold, if any. The Community Benefits Fund will be reinvested at the discretion
of the BVHP community with the Agency in the Project Site and the BVHP Area to (a) benefit
low- and moderate-income families; (b) eliminate blight; and/or (c) meet other community
development needs of the BVHP Area, including those related to social services,'affordable
housing, education, the arts, public safety, assistance for senior citizens and other
community services.

Project Financing

The total horizontal development cost for the Project is approximately $2.25 billion, including
costs to develop the infrastructure, open space, shoreline improvements, transporiation
improvements and other community benefits. Both the "Conceptual Framework” endorsed by
the Mayor, the Board of Supervisors, and the San Francisco Redevelopment Agency Commission
in May 2007 and voter-approved Proposition G (the Bayview Jobs, Parks and Housing Initiative),
require that Project financing should be non-recourse to the City and the Agency and should be
structured to minimize adverse impacts to the General Fund. Project costs will be paid through a
combination of tax-increment, community facilities district bonds and private capital from the
Developer. It is estimated that the private capital contribution to the Project—in the form of
equity and/or private debt—will be approximately $700 million. Private capital will be invested
first so as to create the land values necessary to support the land-Secured tax-exempt financing
described above. In addition, the Developer will be required to pay the Agency’s and the City’s
costs of administering the Project Documents over the life of the Project.
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3. REVENUES

This chapter summarizes key revenues that will be generated as redevelopment of CP-HPS I
occurs. These revenues are shown in Table 1; detailed assumptions and calculations are
included in Appendix A, '

Property Tax

Property tax based on 1.0 percent of assessed value will be collected from the CP-HPS 11 land
and improvements. Property tax may include some level of possessory interest tax (in lieu of
property tax) from facilities, depending on ownership (i.e., in areas that are subject to the Public
Trust and therefore continue in public ownership but leased to private interests).

The Project straddles two different Redevelopment Project Areas, the Bayview Hunters Point

" Project Area B (Candlestick) and the Hunters Point Shipyard Project Area. Within these
Redevelopment Project Areas, the taxes collected will be distributed to the San Francisco
Redevelopment Agency for redevelopment purposes. A 20 percent portion3 of the 1.0 percent
gross “tax increment” collected is required by California Redevelopment Law to be passed-
through to taxing entities (including the CCSF#), and 20 percent is required to be allocated to
affordable housing purposes. The remainder is available for redevelopment purposes, namely
the funding of capital improvements including payment of debt service that extends beyond the
development period, After buildout, tax increment not otherwise committed to debt service or
other redevelopment purposes could be available for distribution to taxing entities, including the
General Fund, '

The Project would result in annual revenue of more than $11 million to the CCSF based on
AB1290 pass-through allocations (after distributions to affordable housing set-asides and
redevelopment purposes) at buildout (in constant 2010$). The estimates are based on the
amount of redevelopment pass-through to the General Fund after accounting for adjustments to
ERAF® deductions; the General Fund would receive 75.9 percent of the 20 percent pass-through
of gross tax increment.$

Other CCSF funds receive a share of property tax growth. The Children’s Fund, Library Fund and
Open Space Fund receive a combined total of approximately 10 percent of tax increment pass-
throughs, in addition to the funds received by the General Fund shown in Table 1.

3 Also referred to as 25 percent of the gross tax increment after affordable housing set-asides are
deducted from the total tax increment.

4 City and County of San Francisco.

5 ERAF is the Education Revenue Augmentation Fund that receives a share of property tax and is used
by the State to supplement education funding.

6 Source: Correspondence from Seifel Consulting Inc., per discussions with CCSF Controller's Office,
2/5/10.
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Fiscal and Economic Impact Analysis of the
Candlestick Point-Hunters Point Shipyard Phase II Development Project
Report — June 22, 2010

Building values assumed in this analysis are based on the Project’s financing plan, and assume a
recovery in the real estate market followed by moderate growth. Land transactions and land
value, before building construction, will also generate tax increment. A portion of land and
building property tax will be received on the “supplemental” tax role for the portion of the year in
which it is first assessed; the full value then appears on the tax role for the subsequent fuil fiscal
year.

Property Tax In-Lieu of Vehicle License Fees

Changes in the State budget converted a significant portion of Motor Vehicle License Fee (VLF)
subventions, previously distributed by the State based on a per-capita formula, into property tax
distributions. These distributions increase over time based on assessed value. To the extent
that development of CP-HPS I results in an increase in the CCSF assessed value, these revenues
are projected to increase proportionately.

Property Transfer Tax

CCSF collects a property transfer tax of $6.80 per $1,000 of transferred value on transactions up
to $1 million, $7.50 per $1,000 on transactions up to $5 million, and $15.00 per $1,000 on
transactions over $5 million. The analysis estimates the tax based on the assumed values and
absorption of the development program for land sales and building sales. The City will receive
the tax upon sale of land and newly developed units, as well as the re-sale of built space. Five
percent of residential property is assumed to sell every year after the initial sale of new units;
this rate represents an average, and will vary year-to-year depending on economic conditions
and average length of ownership by the occupants. The rate could be higher in an active real
estate market,

Of the newly developed commercial property, 20 percent on average is assumed to be sold upon
construction, and the balance of the commercial property is assumed to be “built-to-suit” and
owner occupled; to the extent that more taxable transactions occur, transfer tax revenues will be
greater than estimated. Commercial property resales are difficult to predict, but for purposes of
this analysis commercial properties are assumed to sell an average of at least once every

20 years, which is to say that 5 percent of the properties sell, on average, every year following
initial occupancy. As noted above, this rate will vary depending on economic cycles, age of the
property, and cther economic and investment factors,

Sales Tax

Sales tax will be generated by the Project’s retail stores and restaurants patronized by residents,
employees and visitors. Expenditures by CP-HPS I residents spent elsewhere in San Francisco
will also produce sales tax to the City. The new stadium and arena will also be a source of sales
tax to the City with concession sales generated during events. The new stadium is assumed to
result in the increase in sales over the existing stadium based on the addition of concession
space. Although employees associated with commercial uses can produce taxable sales, no
employee impact on sales tax Is assumed. Taxable sales by other commercial businesses
occupying office or R&D space is alse not estimated; these amounts can vary significantly
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Fiscal and Economic Impact Analysis of the
Candlestick Point-Hunters Point Shipyard Phase II Development Project
Report — June 22, 2010

depending on whether the businesses conduct taxable transactions that are reported at their
San Francisce location. The sales by residents are reduced to reflect that a portion of their
expenditures will occur outside of the City.

In addition to the 1.0 percent taxable sales revenue to the General Fund, voter-approved local
taxes dedicated to transportation purposes are also collected and are included in the
transportation analysis (see Table 2). The CCSF also receives revenues from the State based on
sales tax, for the purpese of funding public safety-related expenditures.

One-time revenues during the construction phases of the Project will be generated by sales and
use tax on construction materials and fixtures. Sales tax would be allocated directly to the City
and County of San Francisco if a “sub-permit” applies,” or would be aggregated into the “County
Pool” which is allocated to the City and County.

Utility Taxes

The utility tax is a 7.5 percent{ tax on commercial utility billings. In addition, residential cell
phone users pay a utility tax.® The fiscal analysis estimates the revenues based on the citywide
per capita average for Telephone Users Tax and the citywide per employee average for other
utilities. ‘

Access Line Tax

The City charges an “access line tax” on telephone service (excluding wireless service) to help
pay for emergency communications and 911 service. The tax replaces a prior 911 charge. The
revenue is discretionary.

Parking Tax

The City collects a 20 percent parking tax from commercial off-street parking charges, The
Project is estimated to result in approximately 12,000 net new off-street and structured parking
spaces, including about 5,600 net new spaces for the stadium. These spaces are assumed to be
subject to the parking tax based on potential public parking revenues, Approximately 20 percent
of the parking tax proceeds are allocated to the City’s General Fund, while the remalning 80
percent are allocated to SFMTA.? The revenues are phased-in proportionate to the addition of
new commercial space in the area,

7 State Board of Eduaiization (SBE) procedures provide that contractors or subcontractors with
contracts greater than $5 million may obtain a “subpermit” which allocates local sales to the jobsite’s
jurisdiction,

8 See Article 10 of the CCSF Municipal Code.

2 San Francisco Municipal Transportation Agency (SFMTA) includes the Municipal Railway, the Division
of Parking and Traffic, and the Division of Taxis and Accessible Services.
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Fiscal and Economic Impact Analysis of the
Candlestick Point-Hunters Point Shipyard Phase I Development Project
Report ~ June 22, 2010

Stadium Admission Tax

Stadium Admission Tax is caiculated based on a “per seat” approach applied to the increase in
seat capacity associated with the new stadium. The new stadium will result in a net increase of
4,550 seats with 32 annual events, including 12 football games. Stadium admission tax
proceeds are estimated at $1.50 per seat per event based on the tax collected by San Francisco
Controller's Office.

Business License/Payroll Tax

CCSF has both a business license and a payroll tax. For estimating purposes, the fiscal analysis
uses a “per employee” approach based on total jobs in San Francisco; the resulting factor is
multiplied by the projected jobs in CP-HPS II.1® The Citywide amount reflects some reduction for
exemptions currently provided to biotech businesses; the actual tax and exemptions at CP-HPS
IT will depend on the number and type of exempt businesses, and future exemptions allowed by
the CCSF.

This analysis also assumes that the San Francisco 49ers will mave their headquarters to
San Francisco once the new stadium is built. This will result in new payroll tax revenues to the
City in addition to the estimates generated by the “per employee” approach.

Additional revenues will be generated by construction employment. The estimates assume an
average wage of $71,200%1 multiplied by the average number of on-site construction workers.12

Licenses, Permits, and Franchise Fees and Fines and
Forfeitures '

Development of CP-HPS II will result in additional revenue to the City through license, permits,
and franchise fees, fines and forfeitures. These include a range of miscellaneous revenues, as
well as franchises collected from utility providers. A per-capita approach is used to estimate
these revenues.

Hotel Room Tax

Hotel Room Tax (aiso known as Transient Occupancy Tax) will be generated by the proposed
hotels in the Project. The CCSF currently receives 14 percent of room charges. Slightly over half
of the Hotel Room Tax proceeds are allocated to the General Fund. The remainder is allocated to
Cultural Equity Endowment Fund, Culture Centers, Public Advertising, and War Memaorial; the

10 potential payroll exemptions may apply to new biotech companies, the clean energy technology
sector, jobs partially located in other jurisdictions, and jobs with incomes below the threshold for the
payroll tax.

114).8. Census County Business Patterns 2007,

12 average number of workers on site reaches 494 per day, or a maximum of 617, per MACTECH
3/22/2010.
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Fiscal and Economic Impact Analysis of the
Candlestick Point-Hunters Point Shipyard Phase IT Development Project
Report — June 22, 2010

fatter revenues are not shown in the General Fund analysis. The actual allocations will vary
depending on policy decisions and budget aliocations by the Board of Supervisors,

Other Revenues

The CCSF also receives various “realignment” revenues from the State intended to compensate
for other reductions by the State. These revenues include Vehicle License Fee (VLF) and sales
tax realignment, estimated on a per capita basis. In addition, the City will receive proceeds from
development impact fees, including school fees, childcare fees, and art requirement fees. School
fees are described in the next Chapter, while childcare fee and art fee estimates are shown in
Appendix A,
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4., EXPENDITURES

This chapter summarizes key public costs for services that will be required as redevelopment
occurs. This analysis is based on Project-specific estimates for on-site services, for example
police and fire, as well as a “per-capita” approach for certain other citywide services. Actual
costs will vary by department, and will depend on future service demands, fiscal and economic
conditions, and policy decisions to be made by the Board of Supervisors related to staffing and
service levels. '

Table 1 summarizes service costs affected by new development of CP-HPS 11 with additional
detail provided in Appendix A.

Assessor

Assessment services will be required to assure that developing properties are added to the tax
rolls in a timely manner. This will also help to assure that property taxes and tax increment
financing are available as projected. The estimated costs assume that an approximately one
Full-Time Equivalent (FTE} position will be required. The services may actually include portions
of an FTE from an appraiser, principal appraiser, and mapping engineer.

Police Services

The current level of staffing may provide some capacity to handle increased calls and could be
augmented as demands exceed that capacity and/or the types of calls require a greater level of
backup. Based on a current San Francisco average officers per resident and employee,
approximately 53 officers would be required to serve the project 24/7 at buildout, according to
the CP-HPS II Draft EIR.23 Staffing and related costs are phased as development occurs,
although actual staff and service area configurations will need to be developed based on future
demands and service configurations in neighboring areas. The level and cost of future police
protection will vary depending on the type and extent of future calls for service,

Expansion of service is likely to require additional equiprment and facilities on approximately
6,000 square feet of fand, The land will either be existing land owned and provided by the SFPD
or by the Developer for community facilities. A new or expanded facility is not expected to be
needed until after year 10, The cost assumes development costs for newly
constructed/expanded SFPD space; to the extent that a new facility locates within a commercial
building built onsite by the Developer, estimated costs could be lower than shown.

13 Draft EIR {pg. II1.0-12).
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Fiscal and Economic Impact Analysis of the
Candlestick Point-Hunters Point Shipyard Phase 11 Development Project
Report — June 22, 2010

Fire Protection

Fire protection service costs provided to CP-HPS II assume development of a new station on the
site to serve areas of CP-HPS II which would otherwise exceed response time standards. The
services are likely to include an engine company, truck company, and ambulance.*#* The fiscal
analysis utilizes an average cost per station to estimate the operating costs based on existing
citywide averages. Depending on the magnitude and type of future service demands, and
possible re-configuration of other existing or new stations in the City, it may be necessary to
modify staff and/or facilities and equipment relative to typical City stations,

The new station is assumed to be required by about year 10 of occupancy of new development,
Land for a 6,000-square foot facility at the Shipyard has been designated for this purpose.
Based on existing citywide averages for new stations, this analysis assumes that a new station
will cost approximately $12 million for construction. Additional costs are included for vehicles
and equipment and estimated to cost a total of $2 million; these costs are amortized over
multiple years.

Public Works

Maintenance of roadways will include street sweeping, routine maintenance (pothole repair and
patching), sidewalks, striping and signage, as well as resurfacing and reconstruction that will be
necessary as roads age. Costs have been estimated for periodic resurfacing and reconstruction
to City standards on an optimal schedule to maintain a high level of street condition. The costs
have been converted to an average annual cost equivalent.

Maintenance costs are phased proportionate to the construction of new roads. The costs are
assumed to be incurred annually beginning no earlier than about three vears after road -
construction is initiated. This phasing allows for completion of new development sites,
absorption of new units, then conveyance of streets for public use and maintenance. During
construction, the developer is assumed to be responsible for maintenance of streets to address
wear because of construction activity. Street sweeping will be required and is included in the
cost estimates.

Recreation

Approximately 260 acres of new public parks, trails, sports fields and urban recreation areas are
planned in CP-HPS II which will require maintenance and operation. In addition, the
development will provide about 130 acres of State parks.

The Project will establish a Mello-Roos Community Facilities District (CFD) as a dedicated funding
source to pay for the ongoing operations and maintenance of the City-owned public parks and
public open space in the Project site. The CFD would have no impact to the City’s General Fund
as the CFD would be funded by a special tax on the private development in the district.

14 praft EIR (II1.0-20).
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Fiscal and Economic Impact Analysis of the
Candliestick Point-Hunters Point Shipyard Phase II Development Project
Report — June 22, 2010

In addition, the Project will require the Developer to provide an annuity totaling $10 million for
ongoing maintenance of the Candlestick Point State Recreateon Area in accordance with Senate
Bill 792, enacted in 2009,

Currentty Recreation and Parks receives approximately $2 million in lease revenues from the
Candlestick Park stadium. While the Project provides a new stadium site for the 49ers, the team
is also pursuing a location in Santa Clara. If the 49ers leave San Francisco, this revenue source
will be lost to the City. If instead, the 49ers accept the City’s offer to relocate on the Hunters
Point Shipyard, a variety of revenue sources may be available to Recreation and Parks, including
parking fees, concessions sales, or, potentially, ticket surcharges.

The Project will also likely to result in a need for new recreational programs, once the
recreational facilities are built; these potential costs are estimated on per capita basis,

Library

The community facilities include a reading room operated by the San Francisco Public Library
{SFPL) system. It would be staffed by two to three librarians, and would include programming
space as well as collections and computers with internet connections. In addition, the Project
envisions the incorporation of automated book pick-up and drop-off kiosks (“bookautomatons”)
to be operated by the SFPL.

311

The City’s "311” service provides residents with assistance over the phone with non-emergency
City and County of San Francisco government matters. The potential impacts on “311” services
have been estimated based on average calls per resident, and the staff required to respond to
those calis. The costs have been spread over time as population of CP-HPS II grows. Actual
costs and staff will depend on timing of buildout, demand for “311 " and capac:ty of the service
at future points in time,

911

Other Public Protection services may be affected by new development. Costs for the City’s 911"
service have been estimated based on potential call volume and additional staff required to
handle the calls. The costs have been spread over time as population of CP-HPS II grows.
Actual costs and staff will depend on timing of buildout, demand for “911,” and capacity of the
service at future points in time.

Public Health

Public health expenditures reflect costs related to emergency room visits and hospital stays,
which are partially funded by the General Fund. The costs were estimated by the Department of
Public Health {DPH) based on the likely population served (households below median income is
used as a proxy), average number of visits and admissions, and average cost per visit after
accounting for reimbursements.
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The total population of the project at buildout is projected at 24,465 persons, of which
approximately 7,331 will be households earning less than 160% of Area Median Income.

Further, approximately 2,131 school-age chiidren would live within the Project site following full
build-out of the Project. Currently, Southeast Health Center serves approximately 1,000 children
less than 18 years of age.

With the anticipated growth in the population of the clinic’s surrounding community, there will be
many more chiidren to serve. DPH staff estimate that increased population may double the
demand for pediatric services at the Southeast Health Center. The Fiscal and Economic Impact
Analysis finds that there would be adequate General Fund revenue resulting from implementation
of the Project to fund this service expansion, however two to three additicnal exam rooms may
be required to support this expansion. Currently, DPH operates 4 different facilities within
Southeast San Francisco. DPH staff have been working with Redevelopment Agency staff to
explore consolidation of these facilities to expand the Southeast Health Center. The Project’s
Community Benefits Plan also requires the Developer to contribute $2 million toward this
expansion and further specifies that a portion of the $10 million “Education Improvement Fund”
may go toward in-school health facilities. Should additional resources be required to fund the
facilities expansion, the Fiscal and Economic Impacts Analysis finds that General Fund revenues
generated by the Project could be used to finance capital and facilities expenses through
mechanisms such as certificates of participation, revenue bonds, or leases,

Elections

The community will require equipment and staffing for elections. Costs are based on estimated
costs required annually to serve the projected population. The estimates are based on estimates
of new residents, the percentage eligible to vote, number of required polling places, and costs
including voting materials, signage, and equipment,

Transportation

Table 2 details the costs to MTA for implementing and operating the Project’s Transportation
Plan and traffic Mitigation Measures as identified in the Project’s Draft EIR. The analysis
identifies all revenue sources that will be available to Muni, with the exception of state and
federal transfers. Historically, Muni's capital costs have been funded through federal, state and
local sources, not through the General Fund. However, this analysis takes a very conservative
approach to ensure that the City may implement the service and mitigation measures associated
with the Project. At Muni’s request, analysis of several revenue sources noted below utilizes
FY08 figures {adjusted for inflation) to provide a more conservative estimate.

Funding sources assumed for transportation, in addition to Eco-Pass and fare revenues, include:

¢ Advertising Revenue—According to Muni’'s Fiscal Year 2009-2010 budget, Muni anticipates
receiving $13.8 million in total advertising revenue. The FY08 amount was $5.7 million from
on-vehicle advertising. Based on Muni’s current fleet size of 1,200 vehicles, this translates to
an average of $2,400 per vehicle in revenue after assuming that 50 percent of the
advertising revenue is a net surplus (i.e,, the other 50 percent Is used for operating the
program, administrative costs, etc.). Since an additional 77 vehicles will be added to Muni's
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fleet to operate this future service, the annual revenue expected is approxima%:ély $200,000
which is added as services are phased in. -

e Sales Tax (Proposition K)—The City of San Francisco has enacted a a-cent sales tax for
purposes of funding transportation projects, 36.8 percent of which is allocated to transit
system maintenance and renovation. Based on the project’s Fiscal Analysis Report the
project is expected to generate approximately $2.5 million annually at buildout, of which
approximately $900,000 would be dedicated to transit system maintenance and renovation.

s On-Street Parking—Based on MTA's FY10 amended budget, MTA expects o collect $41.6
millien annually from approximately 24,000 metered parking spaces; in FY08 the amount
was $28.3 millien. This equates to an average intake of $1,200 per parking space after
adjusting the FY08 amounts for inflation, Since the project proposes 2,218 new on-street
controlled parking spaces (either via meters or other revenue-generating mechanism), the
increased revenue for MTA is estimated to be $2.7 million.

« Parking Tax~According to the project’s Fiscal Analysis Report, at buildout, the project is
expected to generate approximately $8.1 million in revenue from off-street parking taxes. Of
this, $1.6 million is dedicated to the City’s General Fund and $6.5 million is dedicated to MTA.

» Parking Fees and Fines—the amount to MTA is estimated based on the FY10 MTA amended
budget of $101.4 million, allocated per resident and employea. In FY08, this amount was
$92.9 million before adjusting for inflation.

» TDA Sales Tax—MTA receives an amount equal to ¥ cent sales tax. The analysis estimates
sales tax revenues based on new commercial space at the Project and resident expenditures. ©

The transportation services provided by the SFMTA are an integral component of the success of
the new neighborhood, and, therefore, its ability to generate the additional General Fund
revenues. Section 8A.105 of the City's Charter directs the Controller to adjust the Base Amount
of annual General Fund appropriations to the SFMTA for any increases in service not provided in
the Base Year. This mechanism will allow Muni to direct additional surplus General Fund revenue
generated by the Project to Muni for operations and maintenance expenses, as well as financing
for capital and facilities expenses through mechanisms such as certificates of participation,
revenue bonds, or leases. '

Over the life of the project, the fiscal analysis indicates that there will be adequate net new
revenues to the General Fund to pay for operations, maintenance, facilities and capital costs
associated with the Project’s enhanced transit plan plus additional investment required to
implement transportation mitigation measures identified in the Draft EIR, The fiscal analysis also
includes potential additional costs associated with other MTA programs, including Accessibility
Services, Parking and Traffic, Workers Comp and Benefit Programs, Security and Customer
Service.
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Schools

The San Francisco Unified School District (SFUSD) oversees the public school system in San
Francisco (K-12). As described in the Project EIRS, enrcllment has been dedlining in the
District, and SFUSD has been closing schools. The SFUSD's capital facilities program has focused
on replacing older schools and modernizing other facilities, During the 2008/0¢ school year,
schools in the Project vicinity had a combined enroliment of 2,980 students and an existing total
capacity of 5,900 spaces, or 2,920 vacant seats.

Although development of the Project is projected to generate 2,131 additional students, the
number of additional high school students would exceed the existing capacity of the high school
in the Project vicinity. By 2030, or Project buildout, the District is projected to experience a
Districtwide shortfall in capacity to accommodate 7,738 students as a result of cumulative
growth within the District,

Funding of School Facilities

As noted in the EIR, the SFUSD could choose to address its potential future shortfalls in capacity
through a wide range of options, including shifting students to other facilities, beginning year-
round schools, and/or increasing the use of portable classrooms. While schools in the Project
vicinity have approximately 49 percent capacity remaining in 2008/09, it is likely that a 12
percent Citywide overcapacity of SFUSD as a result of citywide population growth in 2030 would
occur, The school impact fees paid pursuant to 5B 50 would go toward maintaining or improving
school facilities to accommodate growth in school attendance.

Based on current fee schedules, it is estimated that the Project will generate approximately

$26 million in total school impact fees during buildout. These fees may be combined with other
District resources, including State funds, for school expansion and construction. The Project has
set-aside a school site, so land will not need to be purchased, and will contribute $10 million for
an education improvement fund to improve or construct new educational facilities in the area.

The Project is estimated to generate approximately $300,000 annually in school special taxes,
assuming the tax, which is due to expire, is extended by the voters in June 2010. The tax is
required to be used for capital improvements.

SFUSD General Fund

The State of California is responsible for funding public schools up to a certain amount for al
students. The State "backfills” funding not otherwise provided by local District property tax, up
to a “revenue limit.” The costs and revenues associated with an increase in District students
have no direct impact on costs and revenues of the City and County of San Francisco.

The State adopted “revenue limits” as a means of fuhding K-12 school districts in response to
the State Supreme Court ruling in the Serrano case. This case held that students were entitled
to equal protection under the law and that the quality of their education should not be

15 Draft EIR (11.0-23 et. seq.)
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determined by the property wealth of the district. In turn the state guaranteed districts a certain
amount of funding per pupil, regardless of the contribution from the local property tax. For
districts whose property tax exceeded this guarantee, (i.e., the revenue limit), the state provided
no additional state aid. Those districts that exceed the revenue limit are known as “basic aid”
districts.

Two-thirds of the General Fund revenues in an average school district, including the SFUSD, are
provided for general purposes through the “revenue limit” allocation. Typically, both local
property taxes and state revenues contribute to a district’s revenue limit allocation, but the
proportion varies tremendously. The state calculates a per-pupil revenue limit amount for each
district based on its unique historical formula. The total funding is the per-pupil revenue limit
times the district’s total average daily attendance {ADA). For the SFUSD, the revenue limit was
$5,673 per pupil in FY09.1€ After a district’s total revenue limit amount is calculated, the State
determines how much of that amount will come from local property taxes; for SFUSD, local
property taxes comprised about 86 percent.1? The balance of the revenue limit amount comes
from the State’s budget.

The additional students generated by the Project will increase the District’s "ADA” and therefore
increase the amount of total revenue limit funding to the District. The Project will also increase
property taxes available to the District by about $2 million annually at buildout; however, this
revenue will reduce the amount of State funding otherwise required to meet the revenue limit,
and therefore does not represent a net benefit to the District.

16 California Department of Education', Schoal Fiscal Services Division

17 California Department of Education, School Fiscal Services Division
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5.  ECONOMIC IMPACTS

The transfer of Hunters Point Shipyards to the City of San Francisco and subsequent
redevelopment of the CP-HPS I sites have been the focus of several years of planning. As a
response to the base closure and transfer, the community has faced challenging circumstances
replacing the employment that the military site provided. The City of San Francisco has taken
the closure as an opportunity to pursue a grander vision, integrating increases to the local
housing stock, employment space, public spaces/parks, and other uses that the community has
desired. The retention of the San Francisco 4%9ers and the construction of a performance venue
represent additiocnal benefits to the City of San Francisco from the CP-HPS 11 sites:

The CP-HPS II sites are anticipated to undergo extensive redevelopment, incorporating 10,500

new residential units and 3.5 million square feet of commercial space, as well as a new 69,000~
seat stadium for the San Francisco 49ers and a 10,000-seat performance venue. In addition to
the housing, economic and employment benefits of the Project, additional tax revenues will be

generated to the City and County of San Francisco (CCSF‘).

The economic and fiscal impact estimates provided in this analysis will vary over time, depending
on future market conditions. The timing and magnitude of the projected benefits rely on timely
implementation of the redevelopment plans, The analysis contained in this report is based on
current assessments of project development and employment based on similar development
within San Francisca and the Bay Area. An “Input/OQutput” analysis is used to estimate economic
activity and the resulting indirect and induced multiplier effects on the regional economy. A
summary of findings is included in Table 3; key assumptions and methodologies are described in
greater detail below and in Appendix B of this report.

The impacts described herein represent the total potential benefits associated with the Project.
This report recegnizes that some of the growth projected at CP-HPS II may occur elsewhere in
the City even if CP-HPS 11 is not developed; nonetheless, the increased development capacity,
buildings and retail outlets, and business activity provided by the Project improve the City’s
competitiveness position in the region, and enhance the City’s ability to attract and capture
regional growth.

Business Activity

Direct Effects

At buildout, direct output is estimated fo increase by approximately $2 billion annually from CP-
HPS 11 businesses and employment. “Output” is an economic measure which estimates the total
increase in gross sales (or revenues) as a result of increased economic activity, “Direct” output
represents the economic activity by businesses at CP-HPS 1I.

Indirect Effects

The “indirect” effects of the proposed redevelopment project will be substantial, contributing an
additional $1 billion annually to the overall economic sustainability of the region. “Indirect
output” result from purchases of additional “inputs,” or raw materials, vendor services, supplies
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and inventory, needed for the operations of new retail and commercial enterprises. These
purchases by businesses located at the CP-HPS 11, and in turn, the related purchases by
businesses serving the companies located at CP-HPS II create indirect effects within San
Francisco; additional indirect effects will occur throughout the region and the State.

Induced Effects

Over $700 million annually in “induced output” will result from increases in household income
and spending on housing and local goods and'services. These effects are the result of the
expenditures of new household income from the direct and indirect effects described above.

Construction Activity

The Project will produce about $8 hillion of development value (before inflation), including
affordable housing and the stadium. It is likely that over halif of this total value, or $4 billion, will
represent direct construction activity (the balance will comprise land value, finance costs and
development returns, and other “soft costs”). This activity will generate an estimated total of
5,582 on-site construction jobs1® over a 20-year development period, or as many as 617
maximum construction jobs on-site at one time during peak construction.

This direct construction activity would produce indirect and induced effects in San Francisco
totaling $1.5 billion over the development period.1?

Employment

In addition to the construction jobs described above, at buildout the Project will create over _
10,700 jobs and a total annual payroll of approximately $800 million.29 Indirect and induced
business activity is estimated to add an additional 9,100 jobs.

18 Combined average on-site jobs, per MACTECH, 3/22/10.

19 Based on an IMPLAN muiltiplier of .28 indirect and .33 induced for residential and commercial
construction.

20 Assumes an annual average wage of approximately $75,000; wages are likely to range from
$24,000 to more than $150,000 in professional and financial services industries.
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Table A-9
Library Costs
CP-HPS it Development Project

ftem Total

Annual Operating Costs

Personnel $177,461
Teiephone Cosis $208
Internet Cosis $707
Utilities (1) $8,350
Total Annual Costs . $186,724

Capital Costs

Programming Space {2} $85,499
Coflections $82,494
Technology {3} $135,388
FF&E Contingency : $21,762
Total Capital Costs $325,142

{1} Include light, heat, power, water, sewer, and tragh.
{2} Include tables, chairs, white board, curtains, ook trucks, and miscellanecus supplies and tax.
(3} Include Phone, WiFi, copier, data projector, refractable screen, audio visual, laptops, printer, and a keycard system.

Sources: City of San Francisco; Economic & Planning Systems.,

Economic & Planning Systems, tnc. 5/18/2610 46 PATT080sV TO5THUntarsPAModel 17057 Model38.xIs



Table A-10
311 Costs
CP-HPS Hl Development Project

City Population 816,000
Annual Calls to 311 3,726,000
Calis per resident 4.59
New Residents at CP/HPS 24,466
Annugl Calf Increase 112,381
Current Staffed CSR 77.5
Annual Calls per CSR 48,000
increase in CSRKR 2.34
increase in CBR Sup 0.39
Step 5
1324 Customer Service Agent % 65,182 §
1326 Customer Service Agert Superyisor S 73,866 $
Total
*Fringe Rate (% of Total Salaries) 33.50%

Fringe* Total ncrease

21,83 § 87,018 § - 203897

24745 § 98611 % 38,472
S 242,169

Sources: City of San Francisco; Economic & Planning Systems.

Ezonotnic & Planning Systems, Inc.  6/18/2010 a7

FAI7000s\1 7057 HuntersPModel\ 17057 Model38.x1s



Table A-11
911 Costs
CP-HPS Ii Development Project

City Population

Annual Calls to 911

Calls per resident

New Residents at CP/HPS
Annuat Call increase
Current Staffed PSD
Annual Calls per PSD
Increase in PSD

Increase in PSD Supervisor

8238 Public Safety Dispatcher

8239 Public Safety Supervising Dispatcher

Total

*Fringe Rate (% of Total Salaries)

810,000
£63,663
1.18
24,466
28,802
135.0
7,083
4.08
0.68

Step 5
$76,778

586,320

33.50%

Fringe” Total Increase
825,724 $102,409 $417,951
$28,917 $115,237 $78,316

$ 496,267

Sources: City of Ban Francisco; Economic & Planning Systems.

Economic & Planning Syslems, Inc. 6/18/2010
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Table A-12
Department of Public Health Costs
CP-HPS Il Development Project

ltem Total
Totat number of units 10,500
Affordabie units (1} 2,006
Person per unit 2.33
Population seeking DPH services (2) 4,674
Child Popuiation af Bufidout:

Grades K~5 983

Grades 6-8 492

Grades 9-12 a6

2,181

DPH
Analysis of ER and Inpatient Admissions
Expecied # ER visits annual (3} 1,402
% increase in people te ER (4) 2.3%
Inpatient cost per visit (3) $565
Annuat cost of ER visits $792,240
# of patients admitted annusily () 106
Cost per day of inpatient {5) $3,000
Average iength of stay (days) (7) 5.8
Annual admission cost $3,415,745
Total cost ER+Inpatient Admissions $4,207,984
Non-GF Reimbursements (8) $3,366,387
Remaining General Fund Cost $841,507

(1) Units sold or rented to individuals with less than the area median income (A1),

(2) Conservative assumplion that residents with less than AM! are more likely to be uninsured.

(3) 0.3 visits per person, according {o the California Health Care Foundation (CHF).
(4) 60,000 current annual visits, according fo DPH.

(5) According to Gregg Sass, DFH.

(6) 14% of ED visits result in admissions, according fo the CHF.
(7) According to OSHPD (state reguiatory ageney for acute care hospitals).

(8) On average, SFGH generates $4 in reimbursements for every $5 spent per patient visit,

Sources: City of $an Francisco; Economic & Planning Systems.

Feonamic & Planning Syslems, Inc. 6/22/2610
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Table A-13
Elections Costs
CP-HPS Il Development Project

Item

New Residents .
Residents eligible to register
Percentage
Nurmnber

Regisiered Voters
Percentage
Number

One polling place par 800 residents
Number of new polling places:
Cost per polling place (1)

Total Annuat Cost

25,418
72%
18,301

80%
14,641

18
$20,000

$380,000

(1) Includes cast for polling place and increased materials associated with those new volers,

such as ballots, books, signage, etc.

Sources: City of San Francisco; Economic & Planning Systers,

Econotnic & Planning Systems, Inc, 6/18/2010
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Table A-14
San Francisco FY2009-10 General Fund Estimating Factors
CP-HPS Il Devetopment Project

Table FY2009-10
ftem Ref. General Fund % Variable Allocation Assumptions
Revenues
Taxes
Property Tax $852 025 801
Property Tax AB1290 Redev. Pass Through $7,845,000 Table A-1
Property Tax in Lisu of Vehicle License Fee $159,128,000 Table A-1
Property Transfer Tax $45,265,060 Table A1
Sales and Use Tax 598,233,000 Table A-2
Tetephone Users Tax $45,376,000 $32.91 per resident and employee
Access Line Tax $42,9G0,000 $31.12 per resident and employee
Water Users Tax $2,400,000 $4.22 per employee
Parking Tax $64,123,000 Table A-4
Stadium Admission Tax (1) $2,202,000 $48 per seat per year
Payroll Tex (2} $363,213,000 $639 per employee
Business Tax $9,155,000 $18 per employee
Hetel Room Tax $117,645,960 Table A-3
Property Tax In Lieu of Sales and Use Tax $38,161,000C - inc, in sales fax estimate
Gas Electric Steam Users Tax $39,180,000 $62 per employee
Other Revenues
Licenses, Permits, and Franchise Fees $24,618,168 $30 per capita
Fines, Forfeitures and Penalties $3,761,036 $4.64 per capita
Charges for Services $147,014,815 ~ not estimated
Interest and Investment Income $11,581,815 - not astimated
Giher Financing Sources §1,725,000 - not estimated
Rents and Concessions $19,433,646 - not estimated
Intergovernmentat (Federal and State) $675,991,601 - not estimated
Gther Revenues {3} $268,479,913 - riot estimated
San Francisco General Fund Expenditures
General Administralioh and Finance
Elections (4) $8,960,602 at buildout: $360,00G Table A-13
Assessor/Recorder {4) $13,119,882 $105,53G per year
Administrative Services / Other (5) $242,169 at buiidout
Other {5) $104,368,732 - ot estimated
Public Safety
Police $345,158,182 Table A-5
Fire $188,455,742 Table A-8
511 {8) at buildout: $496,267 Table A-11
Qther Public Protection (6} $312,578,310 - not estimated
Pubiic Health {7) $343,741,633 per capita: $34.40 Table A-12
Pubiic Works $24,385,565 . Table A-7
Humar: Welfare and MNeighborhood Development (8} $246,016,072 25% $75.93 per capita
Cuiture and Recreation
Recreation and Park $33.419416 Table A-8
Libraries (9) $42,945954 Table A-9
CGiher Culture and Recreation (10) $16,784,186 - net estimated
Transportation and Ecenemic Development (11} $185,339,005 Transporation is estimated separately per Table 2
Ganeral City Responsibility (12} $333,520461 - nef estimated

{1) An average tax of $1.56 per seat per event is assumed based on San Francisco Controlier's Office tax per ticket revenue and is applied to the
seat incremant for the aew stadium above the existing capacity of 64,450 seats.

{2) It is assumed that the 48ers’ payroll will be subject to the payroll tax as they mave thedr headguarters from Santa Clara to San Franclsco; based
on the $106 million payrol in 2009 with additionat 25% assumed for overhead,

(3) Includes access line tax, work order recoveries for budget system, and other revenue.

(4) The Project cost Is based on the Gity's estimates, Wells Lawson and Erin McGrath 12.04,2008 memo,

(5) Administrative Services/Other includes "311"; costs based on call velumelreq'd staff {Andy Maiming, 12/16/10) from Jon Yolles.

Other includes board of supervisers, city atfomey, cily planning, civif service commission, controller, ethics, GSA, humian resources, mayer,
and treasurer/tax collector,

(B) 811 costs hased on estimate of call demand and required staff (J.Yolles, 12/23/2008)

"Othet" includes adult probation, department of emergency management, district altorney, juvenile probation, public defender, sheriff,

& superior court.

{7) Dept. of Public Health cosis based on estimates of hospital admissions and emergency Toom visks not reimbursed fom other sources (W.Lawsan, 8/2008).

{8) Includes children & families commission, chlldren, youth & their families, county education office, department of the status of women, human

rights commission, and kuman services.

{9} Includes Public Library ang the Law Library.

(10) includes Asian Art and Fine Arts Museums, Arts Commission, Academy of Science, and War Memorial.

(1) includes economic & workforce development and municipal transportation agency; transportation Impacts are addressed separately.

(12) iIncludes debt services and intrafund transfers.

Sources: San Francisca Adopted Budget FY2808-18; Economic & Planning Systems.
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Table A-15
Population and Employment Estimates
CP-HPS il Development Project

Category Amount
HPS/CP (Buildout

Poputation 24,466
Households 16,500
Emgployment 16,734
San Francisco (2010)

Population 810,000
Househelds 346,680
Emplayment 568,730

Sorces: ABAG Projections 2009; Economic & Planning Systems.

Ecanomic & Planning Systems, Inc. &48/2010
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Table A-16

Schoo! Impact Fees and Special Taxes

CP-HPS H Development Project

School Impact Fee

School Special Tax (2}

tem Units/Sq. Ft. Par Sq.Ft. (1} Total Per Unit (3) Total
Residential 10,500 $2.24 $25,872,788
Single-family 7,381 $32.20 $237,679
Multi-famity 3,118 $16.10 $50,216
Office/R&D/Biotech 2,650,000 $0.25 $662,500
Hotel 150,000 $0.09 $13,500
Retail 885,000 $0.18 $159,300
Total $26,708,088 $287,894

(1) Based on the San Francisco Unified Schoo! District fee schedule; residential unils are assumed to average
1,100 square feet; R&D and office fess range between $0.24 and $0.27 per square foot respectively.
Fee is "one-time", for capitat facifities only.
{2) Extension of current tax subject to election in June 2019. Taxis annual, to be used for capital faciities.
{3) Senior citizens quaiify for an exemption from the tax (not estimated).

Scurce: City of San Franciseo, Eccnomic & Planning Systems, Inc.

Eoonvmic & Planning Systems, Ine. 61182010
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;o APPENDIX B:
ECONOMIC IMPACTS
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Ervnaric & Planning Systams, foc. 8182010

Table B-B

Estimated Permanent Empioyment Distribution by IMPLAN Sector

CP-HPS Il Bevelopment Project

Permanent
Implan Sector / Doscription Employees
Nelghborhood Retai! Employment
320 Retadl Stores - Motar vehicle and parts 28
324 Retsl Stores - Food and beverage 108
325 Retall Stores - Heatth and personat care 54
326 Retall Stores - Gasoling stations 28
327 Retall Stores - Clothing and ctothing accessorles 34
329  Retail Stores - General merchandise 108
330 Relsl Stores - Miscellaneous 108
Monetary authorities and depository credit Intermediation
354 activities 27
General and consumer goods rental except video tepes and
363 discs 28
364 \Video tape and disc rental 28
378 Photographic senvices 28
389  Child day tare services 54
4313 Food senvices and drinking places 108
415 Car washes 55
419 Psrsonal care senices 54
421 Ory-cleaning and laundry services 78
422 Other personal senvices 28
Subtotal Nelghborhood Retalt Emiployment 928
Regional Retall Empioymont
321 Relad Stores - Fumilure end home fumnishings 484
322 Reladl Stores - Electronics and appiiances 454
323 Retall Stores - Building materfal and gardan supply 454
328 Retall Stores - Spofting goods, hobby, book and music 454
Subtotal Regional Retall Employment 1,814
Gtflce/ R&D Employment
356 Nondepository credit imermediation and related activiies 309
Securities, commotily contracts, vestments. and relaled
356 aetivities 308
357  insurance carriers 309
358 insusance agencles, brokerages, and related activities 309
359 Funds, trusts, and olher financial vehicles 308
360 Real estate establishments 308
362 Automolive equipment rental and feasing 308
367 Legal services 308
368 Accounting. tax preparation, bookkeeping, and payroll services 308
I66  Archiectural, enginesring, and related services 308
3¥0 Spocialized design senvices 308
37%  Custom computer programming services 309
372 Computer systems design services 308
Other compuater related services, Ichuding facllities
373 management . 309
374 Management, scientlfic, and technical consulting services 309
375  Envirorvmental and ather technical consulling senvices 309
378 Sclenfiflc resesch and development sendoes 309
377 Advertising and rolated services 309
Al olher miscellanesus professional, scientific, and technical
280 serdees 309
381 Management of companies and enterprises 309
384 Office administrative senices 309
Medlcal and diagnostic labs and outpatient and other
396  ambuiatory care services 309
Subtotat Office/ R&D Employment 8,793
Stadiumf Performance Venue Empioyment
402 Perdorming arts companies 221
403  Spectator sporls companies 222
" Promoters of performing arts and spotts and agents for public
404 figures 0
405 Independent arlists, writers, and performers g
Subtotal Stadiumi Perforirance Venue Employment 443
Hotel Employment
411 Holels and motels, inciuding casino hotels 214
412 Other sccommodations 0
Suhtotal Hotel Employment 214
Pubiic Uses Employment
406 Museums, hislorical sites, zoos and parks 80
422 Othor Personal Services 32
Subtotal Pubkc Uses Employment 9z
Residentiai Uses Employ ]
390 Waste management end remediation sendces 50
395 Home Hesith Care Senices 50
399 Chitd Day Care Services 160
426 Private Households 160
Subtotal Residential Employment 420
Totat All Permanent Empfoyees 10,703
“emps”
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