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Main Conclusions

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

The development of the Project will create thousands of construction jobs, and inject an |
estimated $4.3 billion into the City's economy during its projected 20+year build-out. The
development of either Project alternative will resuit in significant employment opportunities, with
an average of about 2,100 direct and indirect jobs per year during build-out, with about 1,450 of
these jobs representing direct employment in the construction trades, equivalent to about 8% of
citywide construction jobs projected during the same period.

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

An additional 13,000 indirect and induced jobs are estimated af build-out, that together with direct
employment attributed to Project, will contribute about $6.4 to $6.6 billion annually to San
- Francisco's gross city product (a measure of total spending on goods and services produced in
. 8an Francisco), in the Stadium and Non-Stadium alternatives, respectively. This represents an
expansion of about 1.7% to the City’s existing gross product during the projection period.

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

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




Highlights

» The redevelopment of Phase 2 of the
Hunters Point Shipyard and Candlestick
Paint (the “Project”) will transform more
than 700 acres of mostly vacant,
underutilized land in southeast San
Francisco into productive areas desighed
{o  accommodate  significant  new
employmeni, housing, parks and open
space.

o The Project will provide a mix of land
uses, including 10,500 housing units,
over 3,340 of which will be available at
below market rates, retail, research and
development (R&D) and office space,
hotel, performance arena, and an
expansive waterfront park system. In
addition, the southern portion of the
Shipyard may be developed as a new
football stadium for the San Francisco
49ers, or as additional R&D/office space,
if the 4%ers do not locate within the
Project.

e The OEA has reviewed the market
assumptions in the horizontal pro forma
and determined that the rental rates,
construction costs, and sales values are
reasonable and consistent with the range
of market value and cost data indicators

uses proposed

s Construction activity will contribute more
than $200 million per year, and about
$4.3 billion cumulatively at full build-out,
to San Francisco's Gross City Product,

services produced in San Francisco.

e The Project will create an estimated
11,000 to 12,000 direct permanent

level to advanced, with a wide range of
annual salaries. Of particular note is that
nearly half of the jobs are in occupations
at, or below, the Cily's current average
salary of about $74,000 per year.

maintained by the OEA for the mix of !

defined as total spending on goods and |

employment opportunities in numerous |
industries and occupations, from entry- |

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

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

Direct and indirect permanent
employment will contribute about $6.4
to $6.6 billion annually to 8an
Francisco's Gross City Product at
build-out, an average expansion of
about 1.7% during the projection
period.

The development of 10,500 housing
units wiil expand the City's existing

housing inventory by about 3% and

add approximately 24,500 residents to
San Francisco. At build-out, household
spending on retall purchases are
estimated at $287 million per year,
supporting  businesses in San

Francisco and the region. '

During the 4b5-year life of the
Redevelopment Areas, the City's
General Fund is anticipated fo receive
about $4.8 million per year from the
Project. : f

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




ECONOMIC SCORECARD:
PROPOSED PROJECT AT BUILD-OUT

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

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

conditions.
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INTRODUCTION

Summary of
Proposed
Legislation

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

Redevelopment of
Hunters Point
Shipyard {(Phase 2)
and Candlestick
Point '

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

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

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

The Project will provide a mix of land uses, including market-
rate and affordable homes, regicnal and neighborhood retail,
research and development (R&D) and office space, a hotel, a
performance arena, community services, and an expansive
waterfront park system that extends along the entire shoreline
of Candiestick Point and the Hunters Point Shipyard
(“Shipyard”). In addition, the southern portion of the Shipyard
may be developed as a new football stadium for the San
Francisco 49ers, or as additional R&D/office space, if the
48ers do not locate within the Project.

" In addition to the proposed amendments to the General Plan, Zoning Map and Zoning Cede, there are
numerous other regulatory approvals from various agencles required for redevelopment of the Project. For a full
list of Project approvals and documents, see Exhibit G of the Executive Summary referenced in footnote 5.

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

Controller's Office of Economic Analysis



A site context map of the proposed Project, showing key
tandmarks, is presented in Figure 1%,

Site Context - Hunters Point Shipyard {Phase 2) and
Candlestick Point
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Because of the uncertainty of the 49ers stadium preference at
this time, planning for the Project has included two
aiternatives: the Stadium Alternative, and the Non-Stadium
Alternative, which expands commercial uses on portions of the
Shipx'ard site currently reserved for the stadium and reiated
uses”.

* Numerous documents have been generated regarding the Project, covering a range of lopics, from
environmentai remediation on the former Navy Shipyard to an executive summary of the proposed Project,
highlighting key elements of the public-private partnership, inciuding details of community benefits, the deal
structure befween the City/Agency and master developer, related Project documents, and other information
relating fo the proposed project. These and aother relevant documents can be found on the Office of Economic
and Workforce Development’s website: hitp:/fvww.oewd.org/Development Projecis-
Candlestick Park Hunters Point Shipyard. aspx. Rather than repeating their content here, the QEA refers
readers to this site for detailed information on the hackground and history of the Project.

4 Even though the 4%ers were successful in cbtaining voter approval for a stadium plan in Santa Clara,
uncertainty regarding the financial feasibility of a new stadium in that city remains. As such, it will likely take a
number of years before the final stadium location is determined. The Project includes a location for the stadium
on the Shipyard site; if certain conditions, including binding commitments from the 49ers to construct a new
stadium in San Francisco, are not salisfied by 2014, the non-stadium alternative will prevail. The OEA analyzed
the economic impacts of both alternatives, summarized in Table 1.

2 Controller's Office of Economic Analysis



The Project will be developed through a public-private
partnership between the City, through its Redevelopment
Agency, and the master developer, led by Lennar. Briefly, the
master developer is contributing private capital and its
development expertise to construct the infrastructure (roads,
parks, utilities, transit, public benefits, elc.) necessary to
support the Project. The City's contribution to the partnership.
is primarily in the form of land from the Shipyard site and a
commitment to reinvest a portion of the property tax increment
-generated by the Project to help fund the significant
development costs, including community benefits®.

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

Included in the DDA is a development pro forma {(prepared
jointlty by the master developer and City), which provides
detailed estimates of infrastructure costs, as well as
anticipaied revenue from the sale of finished land to verical
developers, These revenue and costs figures are projected
over time, consistent with the Schedule of Performance, to test
the financial feasibility of the Project (considering all
infrastructure  development cosls, community benefit
obligations, affordable housing program costs, etc. against
anticipated revenue from finished iand sales).

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

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

5Tht’ough a community ptanning process and negotiations between the City and master developer, a public
benefits package emerged which includes more than 330 acres of parks, 3,346 affordable housing units {nearly
32% of all units), transportation improvements, small and local business assistance, community facilities, and
redeveloped space for existing Shipyard artists. For a detailed summary of public benefits generated by the
Project, see page 6 of the Executive Summary of the proposed Project ab
http:www. cewd. ora/media/docs/Draft%2GHunters% 20 0int%208hipverd %20Phase%202-

Candlesiick%20Point%20Executive%20 Sumamry%20with%20Atachments%202.2. 10.pdf

3 Controlier’s Office of Economic Analysis



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

Land Use, ' Table 1 summarizes the development program, population,

Population and and employment assumptions under both the Stadium and

Non-Stadium alternatives upon full build-out of the Project, as

Employm_ent discussed in the previous section. Appendices 1 and 2 detail

Assumptions the phasing assumptions of vertical construction and

' associated population and empioyment growth for both
alternatives over time.

10,500 housing units

will increase the City’s Both alternatives provide for the same amount of housing,
existing housing retail, hotel, arena, and marina uses. The Stadium alternative
inventorv bv more has about 2,000 more parking spaces to accommodate
than 3(£/ y additional parking demand from the 69,000-seat stadium. The

Non-Stadium alternative requires fewer parking spaces, and
can accommodate about 500,000 square feet of additional job-
generating R&D/Office space, resulting in slightly more and
varied employment in this alternative.

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

® Although the Project is anticipated to be developed as described, because of the multiyear build-out of the
Project, circumsiances affecting such development may change over time, potentially affecting the timing of
development and/or the development program. The DDA includes provisions, such as a Scheduie of
Performance to help ensure that development is timely. However, if market conditions deteriorate, for example,
the DDA allows for a delay in the horizontal development (of up to 6 years cumulatively). in addition, the DDA
includes a provision fo refine select terms of the agreement {such as the land use mix) if the Developer can
demonstrate why development is infeasible without the proposed changes, and the City/Agency agree. See
Section 3.6 of the DDA for additional information. If a land use change were to be requested, the amendments
would be reviewed by the OEA, and the economic impacts analyzed.

4 Controlier’s Office of Economic Analysis



{1
(2)

@)

Hunters Point Shipyard Phase 2/Candiestick Point-
Development Program, Population and Direct
Employment Assumptions (at Build-out) (1)

Stadium Alternative Non-Stadium Alternative
Development | Poputation/ Dewelopment | Population/
Residential Program (2) Jobs(3) Program {2} Jobs(3)
Housing (al! types) {units} 10,500 24,465 10,600 24,465
Affordable Housing {% of fofal units)  31.9% 3,345 3,345
Residential Property Management (jobs) 420 420
Norn-Residential
Neighberhood Retait (gross sq.ft.) 232,500 861 232,500 861
Regional Retail (gross sq.ft.) 635,000 1,814 635,000 1,814
Office (gross sq.ft.) 1,318,000 4,692 1,287,500 4,602
R&D (gross sq.it.) 1,082,000 2,762 1,630,500 4,120
Hotel (220 rooms) (gross sq.ft.) 150,000 214 150,000 214
49er Stadium (seats) 69,000 359 -
Arena (seats) 10,000 87 10,000 87
Parks and Open Space (acres) 336 87 327 85
Marina (boat slips) : 300 5 300 5
Parking (spaces - structured) 8,500 31 6,439 24
Total Direct Employment 11,334 12,232

Sources and Notes: .

Appendices 1 and 2 detail vertical development phasing and ihe resulting population and employment generation on
a multiyear basis during the 20+ year projection period for the Stadium and Non-Stadium alternatives, respectivety.
Development program is based on Version 27 Base Stadium and Non Stadium Allernative Pre Formas, May 2010,
consistent with the Disposition and Development Agreement (DDA) between the City/Agency and Master Developer,
and the Zoning Map and code amendments contemplated by the proposed legisiation.

Based on density assumptions in Braft Environmantal impact Report, November 2008 (EIR), pg. I11.C-12. Population
based on 2.33 peopie per household. Employment based on the following densities: residential property
management = 25 units per job; neighborhood retail = 270 gross sq.ft. per job; regional retail = 350 gross sq.fl. per
amployes; office = 270 gross sq.ft. per employee; R&D = 400 gross sq.fl. per employee; Hotel = 700 gross sq.ft. per
amployee {about 1 empioyeefroom}; Parks and Open Space = 0.26 jobs per acre; Marina = § full time equivalent
employeas; struciured parking = 270 spaces per job. Stadium based on 12 footbali games and 20 other evenis per
year and 2,915 8-hour shifis per event, or 748,000 total hours annually; Arena employment based on 150 events per
year and 300 4-hour shifts per event, or 180,000 tota! hours annually. Dividing stadium and arena annuat hours by
2,080 hours provides an estimate of full time equivalent annual employment.

Controller’'s Office of Economic Analysis




ECONOMIC IMPACT FACTORS

Introduction

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

The economic impacts can be distinguished as follows:

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

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

s (On-going impacts resulting from new resident spending
captured by San Francisco businesses;

+ On-going direct impacts from attendees at stadium
events: and,

* A brief analysis of the impact of new development on
the City’s property tax base’.

7 Seifel Consulting, provided an estimate of property tax increment generated by the combined Project in its
February 2010 “Bayview Hunters Point Redevelopment Plan Amendment - Preiiminary Report” and “Hunters
Point Shipyard Redevelopment Plan Amendment - Preliminary Report,” prepared for the San Francisco
Redevelopment Agency. The Seifel report estimated property taxes acoruing to various taxing entities, including
the 20% set-aside for housing, pass-through payments for the General Fund and other funds, and revenues
flowing to other Redevelopment programs. Because the deal is structured so that all but the pass-through
payments are reinvested in the Project, only this figure is reported.

Controller’s Office of Economic Analysis



One-Time Construction The development of the Proiect will create thousands of
Impacts construction jobs, and inject billions of dollars into the City's
economy during its anticipated 20+year build-out.

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

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

Stadium Alternative Non - Stadium Alternative
Per Unit Total Cost || per Lnit Total Cost
Vertical Costs Cost (1) | Units/GSF} (millions) || Cost (1) | Units/GSF| (millions)
Residential 458,974 10500  $4.819 445,151 10500  $4,674
Neighborhood Retail $227 232,500 $53 $227 232,500 $53
Regional Retail $228 635,000 $145 $228 635,000 $145
Office $279 1,318,000 $371 $279 1,287,500 $362
R&D $341 1082000  $365  $328 1630500  $533
Hotel 139,284 220 $31 139,284 " 220 $31
Arena $1,101 75,000 $83  s1.101 75,000 $83
Parking $22,000 8,500 $187 22000 6,439 $142
49er Stadium NA $900 NA $0
Marina $12,333 300 $4  $12,333 300 %4
Sub-total $6,957 : $6.025
Horizontal Costs (1)(2)
Direct (hard) Costs $1,553 $1,804
indirect (soft) Costs $311 $328
Sub-total , $1,864 $2,131
Total Construction Costs (3) $8,821 $8,157
Sources and Nofes: :

(1} Average construction cost per unil, gross square foof, room, or space. Excludes land and deveioper profit.
Construction costs are based on development assumptions in May 2010 pro forma (V27), the basis for the
Disposition and Development Agreement (DDA) between the Cily/Agency and Master Developer. Verlical building
costs are based on residual land pro formas, by unit type, land use, and location within the Project. These residual
analyses are the basis for the finished land values in the herizontal pro forma, taking into account market conditions
{for finished building vaiue), and the cost to build the structures. The OEA has reviewed the pro formas and their
assumptions and found them to be reasonable.

(2) Excludes fand acquisition cost, financing proceeds, and parking and stadium costs {which are included in the vertical
costs). Includes cost for community facilities and artist space.

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

7 Controiller's Office of Economic Analysis



Construction of the
Project will generate an
annual average of
approximately 1,500
direct construction jobs,
representing a significant
share of citywide
construction employment
projected during the 20+
year build-out.

Summary Cutput {1)

Direct Construction Jobs
indirect/Induced Jobs
Total Empioyment

Gross City Product (20108) (3)

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

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

Hunters Point Shipyard Phase 2/Candlestick Point-
Construction Period Economic Iimpacts

otal During Total During nual
Buildout Average (2) Buildout Average (2)
32,412 1,473 29,845 1,421
14,910 678 13,729 654
47,322 2,151 43,574 2,475

$4,462,199,000 | $202,827,000 || $4,251,958,000 |$202,474,000

Sources and Notes:

source for the REMI model.

{1} San Francisce employmeni impacts associated with new construction per Regional Economic Modeling Inc. {REMI)
run, 6/10/2010, based on development cost in Table 2 and phasing in Appendix 3. Direct construction employment
was estimated based on construction multiplier of 1.46 (construction jobs x 1.46 = total jobs), based on previous
construction multiplier analyses conducted by the OEA. Total development costs from Appendix 3 are the input

{2) Total during build-out divided by construction period (22 years in Stadium and 21 years in Neon-Stadium).
(3) REMI output inflated to 2010%s per Consumer Price Index (CP1) increase for the San Francisco MSA, per the US
Department of Labor, Bureau of Labor Statistics (BLS),

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

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

baseline projection.

Controller’s Office of Economic Analysis




An additional 650 indirect
jobs per year are
projected during the 20+
year build-out.

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

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

¥ The REM! Policy Insight model captures riot only direct construction jobs, but also the secondary
intermediate and induced jobs. Intermediate jobs are created from the manufacturing of materials
required for construction. Induced jobs are a resuit of new employees re-spending their wages.

' The annual average construction employment from the Project represents nearly 8% of the 25,300
citywide construction jobs projected annually during bulld-out, per REMI projections.

Controlier’'s Office of Economic Analysis



On-Going Impacts:
Permanent
Employment

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

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

The Project will create the opportunity for significant job
growth from businesses occupying the completed non-
residential buildings. Table 1 presented an estimate of
employment by general land use category, based on typical
employment density assumptions and the land use mix of
each alternative. As indicated, an estimated 11,300 direct
employees are projected under the Stadium alternative,
while the Non-Stadium alternative is projected fo employ
about 12,200 workers at build-out'".

To estimate the distribution of these workers by industry
and occupation, including average wages, the OEA first
selected the industries likely to occupy each type of space.
The first column in the top section of Table 4 includes the
industry employment assumptions for each land use
category. For example the Retail land use category is
assumed to be occupied by those in the retail trade (NAICS
code 44-45). The next columns show the distribution of jobs
among these indusiries, as well as average annual wages
for these industries in San Francisco, per the U.S. Bureau
of Labor Statistics. As indicated, the Non-Stadium
alternative has a slightly higher average annual wage of
$95,000 (20108s), compared with $92,000 in the Stadium
alternative, primarily due to the inclusion of additional space
devoted to office/R&D in the Non-Stadium alternative and
the higher relative wages from this sector.

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

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

period.

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

Land Use, industry and Occupation
Average Ayerage
. % of Total Annual Wage % of Yotal Annal Wage
I Employment by Land Use and Industry . Jobs # of Jobs (SF)E} Jobs  #ofJobs (SF)4)
Retail (NAICS 44.45; retals trade) 24% 2875 $40992 2% 2675  $40,992
Office (NAICS 51,52,54; info, financafinsurancs, prof.& bus.services) 41% 4682  $124.881 38% 4,602 $124,875
R&P (NAIGS 5417; Scientfic Research and Development Senices) 28% 2,762  $102,995 34% 4,120  $102,885
Hatel (NAICS 721; Accommadation) 2% 214 $40.145 2% 214 $40.145
Arana (NAICS 7113 Promoters of Performing Arts and Sports} 1% 87 $33,176 1% 87  $33,176
Parking (NAICS 8129; Parking Lot Attendants) 0% K $28,313 0% 24 $28,213
Staditim NAICS 7113 Promoters of Performing As and Spokts) 3% 359 $33,176 0% - 30
Parks/Open Space (NAICS 712; Museums, Parks and Hstorlcal Sites) 1% a7 $36,238 1% B85 $36,238
Marina (NAIGS 7138; Other Amusement and Recreation) 0% 5 $26,154 0% 5 526,154
Residential (NAICS 53; Real Estate Rental and Leasing} - 4% 420 $81,500 3% 420 381,500
TOTAL Employment by Industry/Average Wage 100% 11,334 $91,950 100% 12,232 594,708
% of Average % of Avarage
. Indusfry # of indusfry Annual Wage Industry  # of Industry Annual Wage
li. Employment by Occupation (1} Jobs {2)  Jobs (3) (SFH4) Jobs {2)  Jobs (3) (SFY4)
Personal Care and Senvice 2% 195 $24,484 1% 97  $28,401
Food Preparation and Serving Related 2% 226 $30,466 2% 201 $32,013
Transportation and Material Moving 2% 231 $34,673 2% 2156 $35,894
Building and Grounds Cleaning and Maintenance 2% 210 $34,933 2% . 196 $36,710
Heaithcare Support 0% 18 $42,070 0% 22 $42145
Protective Service 1% 62 $44,700 2% 227  $46,307
Production Occupations 2% 201 $45,806 0% 46 §56,752
Office and Administrative Support 17% 1,895 $60,465 16% 1,954  $60,848
nstaliation, Maintenance, and Repair 3% 301 $62,618 2% 300  $63,380
Sales and Related Occupations 19% 2,199 $63,501 18% 2,185  $64,063
Construction and Exiraction % 46 $78,127 0% 52  $80,152
Healthcare Practitioners and Technicat 1% 102 $79,010 1% 116 §78,832
Arts, Design, Entertainment, Sports, and Media 5% 569 $84,240 4% 520  $87,964
Life, Physical, and Social Science 0% 1,126 $92,383 13% 1,589 391,916
Architecture and Engineering 4% 485 $94,126 5% 641 $93,904
Education, Training, and Library 0% 25  $105221 0% 28 116,177
Computer and Mathernaticat Ocoupations 9% 1,075 $119,350 0% 1,191 $117.852
Business and Financial Operations . 9% 1,008 $141,680 % 1,073  $138,141
Legai 2% 177 5153433 % 188  $155012
Management 10% 1,181 $185671 11% 1,382 $185,045
TOTAL Employment by Occupation 100% 11,334 $91,950 100% 12,232 $94,709
Total Wages per Year (Billions $) (at build-out) $1.0421 $1.1584
SBources and Notes:

{1} This exhibit summarizes employment by cecupation for ALL industries in both alternatives, based on each scenaric's
tand use plan. The following NAICS codes were used to determine average wages in San Francisco: Retail {NAICS
44.45, Retail Trade); Office (NAICS 81, Information; NAICS 52, Finance and Insurance; and NAICS B4, Professional
and Business Services), R&D (NAICS 5417, Scieniific Research and Development); Hotel (NAICS 721,
Accommodation); Parking (NAICS 8128, Parking Lot Aflendants); Parks and Open Space {NAICS 712, Parks and
Historical Sites); Marina (NAICS 7139, Other Amusement and Recreation); Property Management (NAICS 83 Real
Estate Rental and Leasing); Stadium and Arena (NAICS 7112-13, Sports Teams.and Promoters of Sports and
Events). The clean-tech sector is emerging and comprises many industries; Moody's Economy.com is studying the
poteniial for this sector in San Francisco. Although the report has not been released, a preliminary review of the
occupational distribution of businesses in this sector is similar to the R&D industiry, and is used as a proxy for
purposes of this analysis.

(2) Source: California Employment Development Department (EDD), Occupational Employment Survey (OES), San
Francisco MSA, 1Q 2009. Figure represents summaiion of employment for all industries by occupation.

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

(4) Source: US Bureau of Labor Stafistics Quarierly Census of Employment and Wages (QCEW) for average San
Francisco wage as of 2008, inflated to 20108s by CP1. San Francisco wage by occupation estimated based on MSA-
tevel wage distribution by occupation appiied to'average San Francisco indusiry wage. May not fotal due to rounding.

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

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

The following table summarizes the occupational
employment distribution by wage quintile presented in
Table 4. As indicated, employment by wage is fairly evenly
distributed, providing jobs for a wide range of workers with
varying skills and education leveis. Of particular note is the
fact that nearly half of the jobs are at, or below, the City’s
current average salary of about $74,000 per year, in
occupations that include: persenal care, food preparation,
transportation, building and grounds maintenance, office
and administrative support, and sales occupations, among
others (See Table 4).

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

. Average Average
% of #of Annual % of #of Annual
Jobs  Jobs Wage Jobs  Jobs Wage

$0 - $37,000
$37,001 - $74,000
$74,001 - $111,000
$111,001 - $148,000
$148,001 - $185,000

8% 862 $31.328 6% 709 $33,931
41% 4,677 $61,078 39% 4,734 461,668
21% 2,354 $90,032 24% 2,957  $91,170
18% 2,082 $130,161 19% 2,264 $127,367
12% 1,368 §$181,476 13% 1,568 $181,479

100% 11,334 $91,950 100% 12,232  $94,709

Notes:

{1} See Table 4 for detail. The income range at the Project is divided into quintites, with the distrébut%_on shown ahove,

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

The impact of the Project’s permanent employment on San

Francisco's GCP was estimated by inputting the direct
permanent employment estimates, by industry (as
summarized in Appendices 5 and 8), into the REMI model.
REMI calculated the indirect and induced employment
(summarized in Table 6; an additional 13,000 jobs) from the
Project. Together, the total employment will contribute
about $6.6 billion annually to the City's GCP in the Non-
Stadium Alternative, and about $6.4 billion annually in the

~ Stadium Alternative (2010$s), upon build-out.
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During the projection period, the average increase in GCP
attributed {0 the Project was calculated and compared to
the San Francisco's average baseline city product
projected by REMI absent the Project. On average, the
Project will contribute fo an expansion of about 1.7% fo the
City’'s GCP during the projection period.

On-Going Impacts: The impact of new development will not be limited to the
Resident Spending economic activity generated by its construction and

permanent employment; ultimately, 10,500 new housing
units will raise the city’'s population by approximately
24,500 people (about 3% of the existing population of about

Aggregate household

retail spending in both 800.,000) (see Table 1).

altemanve:s'is estimated The new household population at the Project will make

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

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

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

Stadium Spending Stadium events was also estimated. As discussed in Table

1, an estimated 12 foothall games {at 100% occupancy)
and 20 other events (at 50% occupancy) are anticipated
annuaily at the 69,000-seat stadium, based on information
provided by the 49ers. This equates fo about 1.5 million
fans attending stadium evenits annually. Assuming
concession spending of $10 per attendee, annual spending
of about $15 million is indicated in the Stadium
alternative'.

'Z Based on the weighted average household expenditures by affordability level in the following retail categories:
Apparei, General Merchandise, Food Stores, Eating and Drinking Places, Home Furnishings and Appliances,
Building Materials, Motor Vehicles and Parts, Service Stations, and other retail stores. Source: CBRE retail
analysis: EIR Appendix U, Exhibit 29.Average household spending is mulliplied by the cumulative completed
housing units to derive tolal retail spending per year.

* Other than direct employment and stadium spending, the OEA did not analyze other potential economic
impacts associated with the Stadium Aliernative, such as out-of-town visitor spending on non-stadium purchases
or accommodations, or the impact of potentialiy hosting the Superbowl, for example, Per capita concessions
sales estimates per 48ers,
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Property Tax Increment
to General Fund

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

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

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

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

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

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

Hunters Point Shipyard Phase 2/Candlestick Point-
Economic Impact Summary

One-Time Impacts
Construction Peried Impacis (1)

Annual Gross City Product

Annual Gross City Product

Resident Spending {3)

Stadium Spending (3}
Concession Spending per

Annual Average Employment 2,151 2,075
Annual Direct Construction Employment 1,473 1,421

{2010%s) $202,827,000 $202,474,000

On-Going Impacts (at build-out)

Permanent Employment (2)
Direct Project Employment 11,334 12,232
indirect and Induced Employment 12,738 13,438
Total Employment 24,072 25,670
Average Annual Wage (2010$s) $91,950 $94,709

Direct Aggregate Wages per Year (20103s) $1,042,185,884 $1,158,444,912

(2010%s) $6,376,026,000 $6.632,137,000

Aggregate Retail Spending per Year (2010$s) $286,640,000 $286,640,000

Year (20108s) $15,180,000 $0

Sources and Notes:

{2) See Tables 1, 4, and Appendices
city product per 8.30.10 REMI run,
{3) See text for detail.

{1} Annual averages during 20+ year build-out pericd. Employment includes direct and indirect jobs. See Table 3.

4 and 5 for direct employment detall. Indirect and induced empioyment, and gross
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