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REBUILD POTRERO
PROPOSED REDEVELOPMENT OF POTRERO TERRACE & ANNEX
ANSWERS TO COMMUNITY QUESTIONS

This document provides answers to both written and verbal questions from
Potrero Hill community members regarding the proposed master plan for the
redevelopment of Potrero Terrace and Annex. While many questions cannot be
answered comprehensively at this time, the BRIDGE project team is committed to
answering questions to the best of our ability as they arise. The questions are
divided into nine sections to make this document more user-friendly. Italics
indicate questions and answers previously distributed.

L DEVELOPER/PROJECT PURPOSE
1. What other projects has Bridge completed of this size and scope?

BRIDGE and its for-profit affiliate, BUILD, have completed a number of large master-plan
developments of similar scope and complexity as the redevelopment of Potrero. Most
recently completed large-scale master plan projects include the Central Station
development in West Oakland and 901 San Antonio Road in Palo Alto. BRIDGE has also
completed two very large master plan projects in Marin City and Richmond and is working
on finalizing the master plan for the MacArthur BART station in North Oakland. In addition,
BRIDGE has completed two HOPE VI developments (redevelopments of former public
housing projects): North Beach Place in San Francisco and Mandela Gateway in West
Oakland. To find out more about these projects, please visit our website,
www.bridgehousing.com.

2. What are the results (e.g. community impact, crime rates, occupancy rates, job
creation)?

BRIDGE has not conducted an in-depth quantitative study of the community impacts, crime
rates or job creation for our completed developments. However, BRIDGE has earned a
reputation for creating award-winning quality design and providing professional
management and maintenance. BRIDGE has received over 100 local and national awards
recognizing our commitment to the neighborhoods where we develop.

With respect to the benefits of public housing redevelopment, there is a growing inventory
of academic research assessing the impacts of HOPE VI developments on the broader
community and on the former public housing residents themselves. We will post links to
some of this research on the website, www.rebuildpotrero.com. Generally, this research has
shown that public housing sites that have been transformed into mixed-income
communities have created positive impacts on the adjoining neighborhood. Examples of
these successes can be found in Chicago, Atlanta, Portland and Seattle. Eliminating
physically blighted conditions and building well planned, well managed, economically
integrated housing, has been shown to lift property values in the adjoining community,
reduce crime, and create conditions for public housing residents to improve their lives.
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With regard to job creation, there are numerous jobs created or supported throughout the
real estate development process. Based on models completed by the National Association
of Home Builders, there are 1.33 local jobs created for every unit of multifamily housing
constructed (see “The Local Economic Impact of a Typical Tax Credit Housing Project,”
www.nahb.com). This multiplier captures both direct construction-related employment
and the multiplier effect of those salaries being spent in the local economy, and the long-
term benefits once a property is fully occupied.

The occupancy rate for BRIDGE’s portfolio is 95% which is considered to be extremely
healthy by industry standards.

3. Please explain the goals for this project and the relationship of the project and HOPE
SF to the San Francisco Housing Authority and any other agencies, and how these are
committed to working with, on an ongoing basis, the people who live at Potrero Terrace
& Annex now, and the residents of Potrero Hill overall?

In the fall of 2006, Mayor Newsom and Supervisor Maxwell selected a broad-based task force

to provide recommendations for addrigresed ng t he ¢
public housing while also enhancing the lives of its current residents. Through the task force a

set of guiding principles was created for the city-sponsored HOPE SF program; a collaboration

bet ween the Mayor ' s Of f i érencisoofHoushg Aushorityg ( MOH) and
(SFHA). A key focus of the HOPE SF program is to involve residents to the greatest extent

possible and to foster a strong sense of community. The primary focus of the master planning

effort has been to engage as many residents of the development and the surrounding

neighborhood as possible. The development team, MOH and SFHA are committed to engaging

in an on-going dialog with the community at large.

We will continue to engage all of Potrero Hill as we work to refine the program for the open
space and community facility components of the master plan and as we develop the Design for
Development document that will create a design framework for the development. In addition,
we have established and will continue to work with members of the Community Building
Advisory Group (CBAG) on a series of community initiatives. If you are interested in
participating in any of these activities, please contact us at potrero@bridgehousing.com.
Make sure to provide your contact information.

4. How many people live in the Potrero Terrace + Potrero Annex (we've been given
1,200 but only as an estimate)? What is their economic / job base? How will being
displaced and then being brought back affect their job or income status? How will they
be likely to adjust to the increased density and mix of income levels and housing types
based on any models or examples you can show us that can be considered a social
success as well as financial?

The population of approximately 1,200 people is based on information from the San Francisco
Housing Authority. SFHA recently received federal stimulus funds and have been returning
more units to occupancy so the population could be slightly higher at this time. The last count
of occupied units we received was 550 out of 606.

The goal of the redevelopment is to build the project in phases and to relocate residents on-site
to minimize the impact of the rebuilding on peo
residents pay a set percentage of their income (whatever the source of income) for rent, and
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will continue to do so in the rebuilt housi
course of the rebuilding effort, their rent will be adjusted accordingly (either up or down).

In the coming year we will continue to conduct surveys of Terrace/Annex residents to obtain
additional information by household to assist in service planning regarding employment,

ng.

training, and educational needs, relocation assistanccand communi ty bui |l di ng.

Office of Economic and Workforce Development is actively involved with the HOPE SF
program, and will be a significant resource in connecting residents to training and
employment opportunities. The HOPE SF program has set goals for resident hiring during
construction that have, in past public housing rebuild projects, resulted in significant hiring of
residents.

Public housing developments have been rebuilt previously in San Francisco including North
Beach and Valencia Gardens in the Mission as well as several other parts of the country,
including ambitious programs in Chicago and Atlanta. The developers participating in the
HOPE SF program have visited several developments in Seattle, Portland and Atlanta, and
talked with participants in other cities, including Chicago.

5. How has moving people from existing homes and back again worked in prior projects
(such as Valencia Gardens)?

The most comparable example is North Beach Place, a former public housing project at
Bay/Taylor , on t he two blocks adjacent to the Fi
North Beach Place could not be built in phases, all residents moved off-site (to other public

housing or to private housing t hregivemghe a Sect i

right to return, providing they remained compliant with the terms of their lease. After two
years of construction (in 2004), almost 40% of the households chose to return. Many of these
households continue to live at North Beach Place after 5 years —some having chosen to leave,
and some having been evicted for non-compliance with the terms of their lease. HOPE SF seeks
to avoid this level of displacement by relocating families on site.

6. One of your operating principles and selling points to the public is providing
economic opportunities. What are these opportunities? How many residents will
these opportunities employ?

The most significant economic opportunity that has been made available to public housing
residents as a result of the City’s efforts in rebuilding public housing has been employment,
particularly during construction of the housing. One stated goal of the HOPE SF program is
to have 25% of the construction hours performed by public housing residents. With several
years before an initial phase of construction can be started, and with the training and
placement services offered by the City’s “CityBuild” program, the BRIDGE team expects to
use the time prior to the start of construction to work with residents to identify education
and training needs and resources to allow them to take advantage of this opportunity.

The proposed plan also includes retail and live/work spaces that could present
opportunities for residents to establish a small business. In fact, several residents currently
operate home-based businesses and could take advantage of this opportunity.

The community building efforts that the BRIDGE team has catalyzed, now centered in the
Community Building Advisory Group that meets monthly, has generated several sub-

Th
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committees working on specific projects (community gardening, oral history, safety through
lighting). These projects are expected to provide opportunities for residents to gain
experience and skills by taking on leadership responsibilities. “Economic opportunities” is
also one of the focus areas in which the Advisory Group plans to develop initiatives to
benefit residents of both the Terrace/Annex and the Hill in general.

7. What are the precedents for public housing redevelopment of this scale?
There have been dozens of public housing redevelopments of this scale across the country
though none of this scale to date in San Francisco. The project team will post links to articles

and websites describing other public housing redevelopments at rebuildpotrero.com.

8. Who are the members of Community Building Advisory Group?

Maritza Aragon Lia Hillman
Caroline Bird Michelle Hughes
Joe Boss Kuzuri Jackson
Hattie Breed Rhoda Jarvis

Pat Cleveland Benita Johnson
Malia Cohen Tony Kelly

Susie Daniels Brenda Kittrell
Betsy Davis Eddie Kittrell
Babette Drefke Peter Linenthal
Monica Ferrey Dick Millett
Rosana Francesato Monisha Mustapha
Retha Garcia Rafael Olivas
Sarah Gillette Uzuri Pease-Greene
Vicky German Lisa Tehrani

David Glober Cynthia Waters
Edward Hatter

IL MASTER PLANNING PROCESS

9. Why has the 2/23 Town Hall meeting been framed as a Master Final Plan and

AAT AAOAOET T xEAT T AT U ET OEA 1 Ahéprobess@ien A EAOAT
though involving 500 in a series of dynamic meetings, interactions and focus groups is

impressive and laudable in and of itself)? Who determines when the plan is in fact

"final” and how templated is the "master plan” at this stage in the process? If in fact it's

not really a "final” plan that's a total "master plan" - what wording might communicate

this more accurately and why?

At the outset, the project team “published” a s
engagingthecommuni ty in the development of a “final” m
to the City of San Francisco for formal review. The master plan is final only in that it is the end

result of what has come out of a 16 month long process in which nearly 600 hundred people

participated. It is NOT final in that it has neither been formally reviewed nor approved by the

City of San Francisco. Engaging in this level of community engagement prior to starting the

formal review process with the City is far beyond the norm for development planning.
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The EIR and land use review process is expected to take approximately 18 months from
application submittal, which is expected to occur in March. The EIR process, which starts with

a “scoping” of the EEIRissulijett ® appraval byrtha Rlahningg | R

Commission and provides ample opportunities for community members to weigh in during this
multi-stage process.

The "celebration” aspect is intended to honor the participation of the hundreds of people who
have spent countless hours meeting, discussing, listening, and collaborating to develop this
plan. It is to say thank you with a little food and beverage for achieving this milestone.

10. The Master Final Plan being presented February 23r4 has led many residents to
believe that the plan is indeed final, which is misleading. How can Bridge do a better
job of phrasing their communication, and informing people of the process? How can

as a participant?
See question number 9 and Section V below.

11. Please identify significant changes that were made to the plans as a result of input
from the residents and the focus groups. What was originally envisioned? How has
that vision changed as a result of input from the Potrero community?

BRIDGE did not start the planning process with a plan. Rather, the plan evolved out of the
planning process. The purpose of the process was to educate and learn from participants
with the goal of arriving at a plan that reflected a shared vision for the future. Participants
were educated on the opportunities and constraints of the site as well as basic concepts
around “defensible design”, elements of sustainability, and the range of residential building
types and of streetscapes and open spaces. The project team gathered information and
learned from participants what is important to them in creating a new community.

This dialog informed elements of the plan every step of the way. For instance, the street
alternatives presented at the May 2009 Open House were informed by mapping exercise
from the Circulation & Open Space focus group and the preferred plan presented in Fall
2009 was based on the clear preference stated by participants of the Open House.

Other feedback from the Open House and focus groups that informed the preferred plan
included:

e (Connecting Arkansas, Missouri and Texas to the surrounding neighborhood and
through the site
Concentrating community facilities in a central Location

e Locating senior housing near community facilities

e Continuing 23rd Street vehicular connection to Missouri Street

Feedback from the Fall 2009 presentations that informed the “final” plan includes:
e The open space was too centralized; open spaces and recreation opportunities

should be located more broadly across the site. The plan was revised to create open
space and recreation facilities at additional locations (including south of 25t Street)

and
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e Full bay setback proposed for top two floors of mid-rise buildings in response to
concern about height

e Community asked for a better understanding of open space. Open space was re-
illustrated and two open space focus groups are planned.

e Alternative on-site location identified for edible garden in response to importance of
this issue to the community

e Possibility of a van/shuttle service will be investigated in response to concerns
about public transportation changes

12. Is Rebuild Potrerodthe best possible name for this program? What is the message?
How much and in what ways is this in fact a rebuild of Potrero at large?

From the time that BRIDGE began planning for rebuilding, the most fundamental issue raised

by the community at large has been the need to strengthen connections between the public

housing and the rest of the Potrero Hill community — to overcome the isolation and

segregation that has existed for many years, physically and socially. Over the past 16 months

of dialog and meetings, BRIDGE has heard from any number of people that success in this

“communi ty altaistheka to th@siiccess of the rebuilding effort. It is in this spirit

t hat BRI DGE chose to use the inclusive term “Re

At a recent meeting of the Community Building Advisory Group —a committee of over 20

committed volunteers from across the Hill —we were in fact encouraged to develop better

terms for participants than “residents” and “ne
the community building process evolves, the development team is open to considering

alternative terminology.

IIL. DENSITY/HEIGHT

13. Other than stating that 1,400-1,700 units is the maximum potential use of the space,
what are the pros and cons of that number?

The goal of the redevelopment is to create a vibrant mixed-use, mixed-income community. In

order to achieve that goal, it is important to create a balance of market rate and affordable

homes that will make the project viable both financially and socially. Two fundamental aspects

of HOPE SF are to replace the public housing units one-for-one and to not displace current

residents. In order to achieve financial feasibility and social viability, the overall goal is to

provide, approximately 1/3 each of public housing, affordable rental housing targeted to

higher income families and market rate housin g . I n addition, by providing
with units at varying levels of affordability, families will be able to stay in the neighborhood as

their incomes grow.

14. We see what look like 8 story buildings as part of the total program. The zoning on
Potrero Hill is / has long been mostly RH-2 with some RH-3 and RH-1. Are these going to
be 3-unit structures, each with more than one floor? How will greatly increased height
affect neighborhood character, light and air for the general neighborhood and/or other
buildings on the site - if at all. Will it obstruct any views? Will there need to be rezoning
to get tall buildings approved / accomplished?

The Potrero Annex and Terrace site is currently zoned RM-2 with a 40-foot height limit. RM-2
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zoning allows one housing unit per 400 square feet of land area as a Planned Use
Development, or close to 3,600 units. Without a PUD, the allowable as-of-right density is 2,395
units. There are a variety of building types and heights proposed in the concept plan, including
town homes, stacked flats, and apartments accessed off of corridors. Buildings vary in height
from two and three stories, some over basements, to four stories and, in key locations, mid-rise
buildings of seven to eight stories. Mid-rise buildings are tucked into the steepest portion of the
site placing their roofs well below the view from above on the hill, minimizing view corridor
impacts. It also provides the people at the right place, namely the 24t street neighborhood
center where residents can support the retail and take advantage of the central park, as well
as access to transit. It will be one of the flattest areas of the site, allowing better access for
people with mobility impairments. Locating the elevator buildings and the senior community
adjacent to this 24t Street core will help address these needs.

15. Historically Potrero Hill zoning has been primarily RH-2, a minimum RH3 and

2(ph xEOE A [ AgEIi Oi EAEGEO 1T &£ tn AZAAO8 ' EOAT OE
characteristics, how is it appropriate to build 85 foot, 8 story buildings? How will this

greatly increased height affect neighborhood character, light and air? The proposed

density exceeds what the Mayors Task Force, Hope-3 & OAAT i i AT AAA8 1 OAT 60 G
proposed density levels excessive? What is the purpose of these higher density

levels?

Related questions:

Policy 3.1.1 7 Adopt heights that are appropriate for the prevailing streets,

block pattern and uses while preserving the character of its neighborhood

enclaves. How does an 8- story building and tripling the density preserve

01 OOAOI (EI 180 AEAOAAOAOE

Policy 5.1.1 7 Infill development should harmonize the visual relationship and

transition between new and older buildings by respecting the heights,

massing and materials of the older, surrounding buildings, while reflecting

high quality and innovative design. Once again how does this project take in

Oif AxEEAAO OEA AEAOAAOQOAO T &£ EOBO0 00001 O1T AET C
buildings a block long with 1, 2, 3 story homes?

The project team does not agree with the assertion that height and density in and of
themselves constitute a significant change in neighborhood character or that the proposed
density is excessive. All of the newer buildings (i.e., built in the last 30 years) in and around
Potrero Hill are taller and denser than what is around them. What determines whether a
building is successful or not in terms of becoming a seamless part of the neighborhood is
the thoughtfulness of the massing and the quality of the design.

The purpose of the proposed density is to create a successful redevelopment. At a minimum,
all 606 public housing units must be replaced-that is a basic tenet of HOPE SF. The goal is to
shift the paradigm and create a balanced, vibrant community with a range of household
incomes so that low-income families are not concentrated in isolation. In order to achieve
proportions that are meaningful enough to both attract people to buy homes and to create a
balanced community, the development needs to achieve this number of units. The other
issue is the steep terrain and the extraordinary cost of earthwork and the need to replace all
infrastructure including sewers, utilities, streets and sidewalks, and new park spaces. The
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more units this cost can be spread across, the greater the chances of achieving financial
feasibility.

The policies cited above are not part of the HOPE SF Task Force recommendations and do

not appear to be from the Showplace Square/Potrero Hill Area Plan (http://www.sf-

planning.org/index.aspx?page=1673). Not knowing where these policies come from and

what they are related to makes it difficult to respond to this question. Lastly, there is not
HOPE SF Task Force recommended density.

16. Please provide income-weighted population densities by zip code, currently, and
under project development plans in Southeast San Francisco and the rest of the City
(i.e., what's the population concentration by income, now, and estimated in 2020, in
San Francisco zip codes).

This request is for extremely detailed information that would take innumerable hours to
assemble. Please see the 2000 U.S. Census as well as the environmental impact report for
the Eastern Neighborhoods Plan, which will provide some of this data.

17. What are the lowest and highest estimates of increased population for this
project?

The current plan includes an estimated 1,400 to 1,700 homes. Of that total, between 505
and 620 will be for-sale homes and between 895 and 1080 homes will be affordable rental,
with 80 to 100 of those being senior. Assuming an average household size of 2 people for
the market rate for-sale units, and 3 people per unit for the affordable rental (based on
household data from our North Beach Place HOPE VI development), and 1.25 people per
unit for the senior component, would yield a population range of 3,555 to 4,305. There are
roughly 1200 people living in the Terrace and Annex, so the projected increase would range
from 2,355 to 3,105. Population will be studied as part of the EIR.

18. How does the density proposed - going from 600-something units to 1,700 -
compare to the density in the surrounding community?

The project team is working on preparing a document on the issue of comparative densities.
The preliminarily estimate of gross density (including streets) is 40.8 units/acre. This
document will be posted at rebuildpotrero.com by March 31, 2010.

19. How do you propose to support that density with increased amenities,
particularly in light of the deep cuts in public transportation that have already
occurred, with another 6.5% in cuts this year. Bus service has been cut to the area.
How will transportation be provided to serve the area, including public
transportation for people without cars?

The project will include an array of amenities, none of which currently exist. These include
over 3 acres of useable open space in parks and plazas, retail uses on an accessible street
and a 30,000-50,000 sq. ft. community building that will house a range of services and
amenities.

BRIDGE has met with SFMTA to make sure that they are aware of the proposed
redevelopment so that they can plan for future bus service to the area as part of their
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ENTRIPS study. While we do not know what future service will look like, we will work with
the rest of the Potrero/Central Waterfront community to continue to advocate for adequate
service to this area.

In addition, we will look for other ways to connect the future residents to the citywide
transportation system, including bicycle and pedestrian connections and car sharing, as
well as the potential for mini buses, private shuttles or similar services.

20. Mid-rise buildings managed by Housing Authorities have been a disaster in the
past. Why would that be any different in this project?

The mid-rise buildings are proposed to be market rate buildings and will be managed by
private companies.

IV. DESIGN/OPEN SPACE

21. What is the design integration of the various types of housing? Segregated and
stratified, connected via shared public and common space, etc.?

The rough allocation of market rate and affordable units is 35% and 65%, respectively. The

current plan distributes the market rate and affordable building sites across the development.

While most individual buildings will not contain a mix of market rate and affordable because

of complex financing issues, the plan is focused on integration and connection. This will be

accomplished through seamless design where market rate and affordable buildings will be

indistinguishable from one another. It will also be accomplished by creating a walkable

neighborhood withwell-d e si gned, useabl e open %Sregcie. A new *
envisioned as the heart of the new neighborhood. The interconnection between the retail uses,

community facilities (which may contain a YMCA-type facility), and the new public park will

create opportunities for interaction among neighbors.

22, What is the ratio of open space to built environment, and how has that number been
considered and calculated?

The redeveloped Potrero Terrace and Annex will include over seven acres of open space
(approximately 22% of the 33 acre site) including dedicated public parks, terraced pedestrian
stairs, a community garden, and shared courtyards and private yards. In addition, the
property is adjacent to the 9.5-acre Potrero Hill Recreation Center and Park, and the proposed
plan strengthens the connection between the existing park and the Potrero Terrace & Annex
site.

23. We've been told at a recent meeting by the architecture firm that the open space will S
AR " AAOGECT AA T PAT OPAAA68 01 AAOGA OAU 11 OA AAT OO
optimal and why?

The existing open space at Potrero Terrace and Annex is mostly extremely steep hillside, with

little that is programmed orusabl e f or r ecr eati onal wuse; 1t 1sn’t
children’s play areas, seating areas, or paved
new open space — parks, plazas, courtyards and yards — will be designed to be as usable as

possible. This includes terraced open spaces and landscaped park areas to take advantage of
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views and maximize usability while fitting into the extreme topography.

24. How have the design aesthetics been determined for exterior and interior? Will the
project look monolithic? Does the community get to have input on how this will actually
look?

To be clear, none of the buildings have been designed. The master plan sets out anticipated
height and massing of buildings. Individual buildings will be designed by a number of
architects who will be selected once the redevelopment plan is actually approved. Similar to
the master planning process, the community will be involved in reviewing individual building
designs before submitting them to the City for review.

25. Does your proposal include 3-unit structures, each with more than one floor?

Yes, there are triplexes included in the plan. Some are stacked flats and some are a
combination of stacked flats and townhouses.

26. How will the bedroom mix affect unit count?

Fewer bedrooms per unit will lead to the higher end of the unit count and vice versa.

V. PLANNING/LAND USE ISSUES

27. What are current projections of the EIR process and how may it affect or modify
current designs and plans?

The Environmental Impact Report (EIR) will fully examine the impacts of the project including
traffic, historical resources, air quality, transportation and other issues that will be identified
through a public scoping process. If any significant environmental impacts are identified
through this process, those impacts will have to be mitigated.

The overall plan will require a Special Use District, which is subject to the highest level of
public review required by the Planning Code as well as design review by the Planning
Department. These processes provide multiple opportunities for public comments and subject
the project to potential design modifications.

28. How much attention has been given to the light industry / jobs / zoning /
community consideration that has just been completed through more than 8 years of
meetings and discussions in the Eastern Neighborhoods planning process?

The Eastern Neighborhoods planning process specifically did not include Potrero Terrace and
Annex, recognizing that the redevelopment of these properties would require a separate
rezoning and planning effort to replace obsolete housing and provide an expansion of housing
opportunities. The proposed plan does not include development of any land zoned PDR and
would not affect the light industry/jobs issues that were resolved through the Eastern
Neighborhoods planning process.

29. Once the EIR has been completed, what further opportunities are there to revise
the plans? How will the community be informed of changes to the draft plan?

10
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An EIR studies the potential impacts of a project. It is not an approval of a project to
proceed. Once an EIR is completed i.e., approved and certified by the Planning Commission,
the Commission must still consider land use applications related to the specifics of a
proposed project. There are many opportunities for public comment throughout the land
use review process and these will be described during a workshop to be held on April 24,
2010 at 9:45 a.m. at the Potrero Hill Neighborhood House.

Any significant changes to the plan will be presented to the community.

30. The discretionary review process was simplified to shorten the approval period
for the project. What was changed, and how will it affect community involvement?

There is no discretionary review process for this project. Discretionary Review (DR) is the
Planning Commission's authority to review projects that comply with the Planning Code
and take action if it is found that the case demonstrates an exceptional and extraordinary
circumstance. Currently anyone can file a DR Application on any building permit, and have
that project brought before the Planning Commission for a public hearing and review.

Land use review timeframes have not been shortened or changed. In fact, to date (as of
3/15/2010), no land use applications have been submitted to the Planning Department. The
project is subject to an application for a Special Use District and must produce a Design for
Development document as part of that application. This process is far lengthier and more
stringent than a discretionary review process.

31. Will there be a pre-application meeting?

Yes. A pre-application meeting will be held before land use applications are submitted to the
Planning Department. The community will be notified of the time and date of this meeting at
least two weeks before the meeting.

VI. PARKING/TRAFFIC

32. How is the parking ratio determined? Is it based on the law for units to parking
space ratios or will a variance be required, and how does that fit into overall
transportation planning?

The current off-street parking ratio for the Terrace & Annex is .42 to 1. The current plan
proposes an off-street parking ratio of .5 spaces per unit. If on-street parking is included, the
parking ratio is.91 spaces per unit.

In 2008, the Board of Supervisors amended Planning Code Section 151 to not require off-street
parking for affordable units (anything less than 60% AMI for rental and 100% of median for
for-sale units) except in RH-1 and RH-2 zoning district. So, there is no required off-street
parking for any of the affordable units.

Traffic and parking will be one of the most important elements studied in the EIR and

analyzed by the Planning Department staff during the formal review of the proposed
development plan.

11



March 2010 12

33. Please explain the integration of streets from the rebuild area to the general area of
Potrero Hill. How much will it be north-south / east-west / both? How will it integrate
with arterial streets surrounding the base of Potrero Hill : 3rd / Cesar Chavez / 101 /
280 ... etc.? And how will this affect existing parking for residences and retail that are
not part of the rebuild, starting with the blocks closest to the rebuild area?

The priorities established at the community-wide focus group on circulation and open space
included connecting the site to the surrounding neighborhood. Currently the site is isolated
and disconnected, reinforcing the pattern of physical and social segregation so prevalent in the
older San Francisco public housing communities. The circulation concept preferred by the
residents and community participants included extension of the Potrero Hill neighborhood
street grid onto the site and establishment of a neighborhood center.

By extending the surrounding street grid pattern into the Potrero Terrace and Annex site, the
rebuilt community will begin to function more like the rest of Potrero Hill. North/South
connections to the greater neighborhood will include Arkansas and Missouri to the North and
a finer grid of connection to 25t Street to the south. East/West connections include a new 24t
Street, which provides an opportunity for a relatively flat, south facing, mixed use street. This
24t Street is the new heart of the community, with community facilities, retail, and public
parks and plazas. Vehicular access to 101/280 via 25t Street and Connecticut Street remains
unchanged.

Pedestrian circulation is greatly improved with a series of pedestrian parks and stairs
connecting the grid up the main access of Connecticut and East/West down 234 Street. 22nd
Street is anticipated to offer a pedestrian connection at the north end of the park down to
CalTrain, the T-Third and the 22nd street mixed-use district. Bicycling will also be much easier
with flatter access North/South along Texas Street and East/West along 24t

3./ 1 OEA (EIT160 .71 00E 311 DA 1mgAdstOMiscburkSE1 1 AA
and Texas St will join just above 22 St and funnel down Missourito 16 St, and o
Wisconsin Stdead endsat 200 StET AOAAOET ¢ OEA . 1T OOE 311 PAGO

parking and safety issues. Will more ingress and egress be provided in other
directions? Will parking change? How will the extra burden and safety issues be
addressed?

The proposed changes could also be seen as increasing traffic from the north side of Potrero
to the south side given that the new street network will provide easier access to highways
101 and 280.

To clarify, none of the streets going through the project site dead end at 20t Street.
Wisconsin, which will not be affected by the development, currently dead-ends at 19t
Street.

The goal of the proposed street network is to connect the southern portion of the hill to the
northern portion to both rationalize the street grid to look like the rest of Potrero Hill and to
end the isolation of the residents who live on this portion of the Hill. There are two new
east/west streets (24t and 24 %2) both of which go for only 2 or 3 blocks. The topography
and street network prevent these from being “through” streets.

With respect to safety issues, it is not clear to the project team that creating greater
connectivity to this side of the Hill presents safety issues to residents on the North Slope
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any more than similar issues faced by all residents of Potrero Hill. The goal of the
redevelopment is to address the social and economic issues of the public housing residents
as much as creating decent new housing.

35. Will making Arkansas a steep through street create unsafe traffic conditions and
encourage Kids to roll down the hill in garbage cans?

Any potential for this will be mitigated by having flat intersections with four way stops and
through mechanisms such as bulb-outs to help slow traffic.

36. How will you provide for bike lanes?

There is a flat bike route through the site. See the circulation diagram at
rebuildpotrero.com.

VII. INFRASTRUCTURE/CITY SERVICES

37. Please tell us more about (1) retail and about (2) schools and (3) police and (4) fire
and (5) senior services serving the population in this development - as planned,
designed, projected, and funded?

The proposed plan includes up to 20,000 square feet of retail uses along the new 24t Street
and at the corner of 25t and Connecticut. This is an important element of the overall plan -- to
create a locus of activity and a vibrant center for the community and is similar to the amount
of retail space on 18t Street and less than 20t Street. The retail uses are just one element of
the urban design concept for 24t Street, which also includes a large pedestrian promenade
between the two mid-rise structures to the top of the hill, a plaza at the bottom of the
promenade framed by retail, a LEED Gold community building across the street, and a large
public park. Wide sidewalks and integrated public art will also enhance this street.

With regard to schools, police and fire, Potrero Hill is currently served by two public
elementary schools, Starr King and Daniel Webster. Because San Francisco parents have city-
wide school choice and are not limited to neighborhood schools, all of the children in the
development will not necessarily attend these schools. We expect that the community building
efforts currently underway will continue to involve efforts with these schools (as well as the
upper grade schools on the Hill) to strengthen connections between the schools and the
community, and to support parent participation.

38. Money is likely to be in short supply during at least the planning and construction
phases of rebuild and likely beyond. How do we know that moneys to establish /
improve infrastructure and services for Rebuild won't be drastically diverted from
infrastructure and services for the rest of the neighborhood. This is not to compete or
pit one group against the other but how is this truly being planned and anticipated?

The redevelopment of Potrero Terrace and Annex is an extremely ambitious endeavor,
technically, financially and socially. While the exact costs are not known at this time, it is
anticipated that infrastructure costs will be paid for by a number of sources including
philanthropic and grant funds as well as the possibility of an assessment district that would be
comprised of the project area itself. Even if the City were to commit general fund monies to the
redevelopment effort, that would not represent a diversion of funds for services from the rest
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of the neighborhood; rather it would be a public policy decision by the City to invest in the long
term improvement of some of its most troubled and dilapidated housing.

39. Please provide complete details on how the capital and ongoing operating
expenses of the public amenities associated with the new housing (e.g., roads; open
space; sidewalks; lighting) will be funded. How will funding shortfalls in this realm
be handled?

See answer to question #38 regarding capital costs. Typically, the sidewalks, streets and
lighting would be owned and maintained by the City. With respect to open space, spaces
such as stairs will be maintained by the master owner’s association which will consist of the
owners of the rental housing as well as the HOA's for the ownership housing. Whether or
not the larger open spaces and pocket parks will be owned an maintained by the City or the
master owner’s association will be determined during the land use review process.

40. Will the project be required to pay any impact fees, to be dedicated to public
schools and other public amenities? If so, please provide details.

Like every development project in San Francisco, the project will have to pay school impact
fees. These fees are $2.24 per square foot for residential and $.018 per square foot for
commercial. In addition, the property is within the Eastern Neighborhoods impact fee area.
The site falls within Tier 1, which imposes a fee of $8/gross sq. ft. of net new residential and
$6/gross sq. ft. of net new commercial space.

The inclusionary housing will be fulfilled on-site and therefore no fees will be payable for
this. The only other impact fee that we are currently aware of is the Transit Impact
Development Fee that applies to new commercial space, which totals $10/sf for retail and
office developments. Residential space is not subject to this fee.

41. How will schools be impacted by the project? Is there a plan in place to support
local schools?

The impact on local schools will be studied as part of the EIR. The project will be required to
pay impact fees to the school district based on the square footage of the project.

The project team has been in contact with the administration of Star King Academy and
Daniel Webster and will work to help support these schools in any way possible.

42. Many are underserved in the eastern neighborhoods, low-income families more
than any other demographic. What services are provided now at the Annex and
Terrace, which services will remain after the rebuild and what services will be added
to accommodate additional residents?

Services are currently available to Terrace & Annex residents (and to the community at
large) on site at the Family Resource Center which provides a range of services (described

on their website at www.eocsf.org/potrero hill family resource center) focused on families
with children age 0-14), including:

e Community events and outings
e Disaster preparedness, first aid & CPR
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Food pantry

Energy assistance

Job referral

Support groups

Crisis intervention

Workshops (i.e., parenting, nutrition education)
Referrals to services provided off-site

The Economic Opportunity Council operates two day-care centers on site

The Master Plan includes a large community center located on the south side of the new 24th
Street. A portion of the space in this building will be devoted to providing comprehensive
services to all residents of the development, not just affordable housing residents. How
much and which services will be determined through the ongoing efforts of the BRIDGE
team to gather information regarding resident needs through focus groups to be held
through the course of this year.

The current plan assumes the replacement of the day care centers operating at the site, in
expanded facilities, allowing for a greater number of day care slots.

43. This project will create increased demands on area street networks, open space,
community facilities and services. BRIDGE Housing is required to contribute towards
improvements that mitigate their impact. What are the specific improvements that
will be implemented and what are the guidelines for this requirement?

The impact fees that this project will be subject to are outlined in question #40. The EIR will
determine what significant impacts might be created by the project and what the
appropriate mitigations are.

44, Public Benefits Funds support infrastructure, parks, transit, childcare and
community facilities and are used to mitigate new developments impact. What
benefits will be provided from this fund?

It is assumed that this question refers to the Eastern Neighborhoods Public Benefits Fund.
Please see question #40 above.

45. Residents recall that there was an original agreement put in place to fund
infrastructure by governmental agencies (i.e., city, state and federal government.) Is
such an agreement fully in place for this redevelopment project?

We are not aware of such an agreement.

46. What infrastructure plans are in place? What improvements or increases are
being proposed for police, fire, schools, roads, traffic, services, safety, etc?

There are no infrastructure plans “in place” other than the preliminary assessment of the

civil engineer as to existing facilities. The project team will meet with PG&E and the SF PUC
during 2010 to assess the required improvements.
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The impact on local services will be studied as part of the EIR and any potential significant
impacts will be appropriately mitigated.

47. Please provide complete details on how the capital and ongoing operating
expenses of public amenities associated with the new housing (e.g., roads; open
space; sidewalks; lighting) will be funded. How will funding shortfalls in this realm
be handled? How will transportation be provided to serve the area, including easily
accessible public transportation for people without cars, and for the 25% elderly and
disabled?

See question #’s 38 through 40 above.

48. The square footage of the retail space has been vague, specifically what is the
footage? What are the proposed uses and what will it accommodate at capacity?
What efforts have been taken to attract local business or other possible retailers?

The amount of retail square footage is not a fixed number as none of the buildings have
been designed. The project team is specifying a range of units for the same reason. It is
anticipated that the amount of retails square footage will not exceed 20,000 square feet.
There are no specific proposed uses at this time though we expect that the market for this
space will consist of small, neighborhood serving retail uses such as dry cleaners, coffee
shops, and a food store. It is also a goal of the project to encourage entrepreneurial
residents to open small businesses in this space.

49. Will there be an adequate food store?

There will not be a full service grocery store in the development. However, the project team
will seek to incorporate as many healthy food choices as possible including continuing the
food pantry supported by the San Francisco Food Bank and will investigate the possibility of
a food coop. In addition, the BRIDGE team will solicit interest from small grocers.

50. SFUSD is poised to get rid of school bussing. Have you thought about how will kids
get to school?

The project team will work with SFUSD to ensure that every child in the development has
adequate access to as many school options as possible regardless of the bussing situation.
This is a city-wide issue that must be addressed for all children in public schools.

VIII. SUSTAINABILITY/ENERGY

51. There's a lot of sun and likely also wind at the top of the hill. What are the plans for
energy self-reliance using solar, natural gas, wind power, etc.? How design-savvy and
energy-conscious is the project willing to be? Will there be on site power generation or
a district energy system?

The residents, neighbors and development team members have prioritized energy efficiency in
considering long-term sustainability. First, consumption will be reduced through utilizing high
efficiency systems. Secondly, on site energy production is proposed in the form of both solar
photovoltaic and solar thermal water heating. District energy systems and alternative power
generation are being investigated. All of this will be weighed as the redevelopment concept is
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further developed and when actual buildings begin to be designed.

52. What are the plans for proactive water conservation in terms of permeable
sidewalks, taking pressure off the storm-sewer system of the city, capturing rainwater,
and using rainwater to grow food, trees and ornamentals onsite?

Water conservation and storm water mitigation are incorporated into the planning effort. On
site storm water storage, coupled with permeable paving in key areas, and planting areas will
work together in a complete system to slow the run-off of storm water. In addition, re-use of
the retained storm water for irrigation are being explored as the site engineering proceeds.

53. Any plans for rooftop gardens which are being used increasingly in the U.S. and
worldwide such that the roof space helps recover and replace land that is covered by
the built environment?

Green roofs are incorporated on the concrete rooftops of sub grade garages. These planting
areas will help store and filter rainwater collected off of rooftops and open space courtyards
provided for the residents. Concrete buildings may also incorporate green roof treatment. In
addition, the community center will have green roof features including planting and
landscaping, further reducing storm water runoff peaks and helping to mitigate the urban
heat island effect.

54. How are the architecture firm and landscaping firm communicating / cooperating /
collaborating on optimal, forward-looking, energy, water, gardening and food growing
elements in design?

The architects and landscape architect, and indeed the entire development team, including the

civil engineer and sustainability consultant, have worked closely with the residents and

neighbors to prioritize environmental systems appropriate for incorporation into the

development. In addition to the energy and water conservation systems mentioned above, the

community, both residents and neighbors, prioritized the inclusion of an edible garden. This

feature is included in the master plan concept.
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To clarify, we assume this is a General Plan policy. Whatever its source, it will not apply to

this project.

56. Increased traffic prompted by the project will go by many schools, parks and
streets with children, raising safety issues. How will this be addressed?

Traffic and transportation impacts including issues of pedestrian safety will be studies as
part of the EIR. If traffic patterns are found to present a potential hazard to pedestrians,
appropriate measures will be taken.

57. BRIDGE is required to meet a minimum level of green construction, using

ecologically sustainable materials, according to the Operating principles. What is the
minimum level and what efforts will be taken to make this a green project?
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Specifically, what the HOPE SF Principles states is, “create environmentally sustainable and
accessible communities

The project must meet the San Francisco Green Building Ordinance standards at a minimum
and will qualify for LEED Gold ND including the community center which will qualify for
LEED Gold NC.

58. Policy 5.4.1 7 Requires new development to meet minimum standards for on-site
landscaping that considers rainwater retention and filtration through the use of
permeable surfaces, green roofs, and other architectural elements. Providing strong
incentives for existing development to meet these standards. What are the
minimum-standards? Will you exceed the minimum, and what are the incentives?
What are the plans for proactive water conservation in terms of permeable
sidewalks, taking pressure off the storm-sewer system of the city, capturing
rainwater, and using rainwater to grow food, trees and ornamentals onsite?

To clarify, we assume this is a General Plan policy. See question #’s 52 and 57 above.
59. Will trees be preserved?

The project involves a massive amount of re-grading and will inevitably lead to the removal
of a number of trees. Large trees are a valuable asset to the project and will be saved
whenever possible.

IX. FINANCING/AFFORDABILITY/INCOME MIX/UNIT MIX

60. Please clarify and review the various income levels of housing. We've heard very low
income, 80-120% of median, and higher end?

One of the key elements distinguishing the HOPE SF program from other large-scale efforts to
revitalize public housing is the requirement that all public housing units be replaced on site.
The 606 units at Potrero Annex and Terrace will be replaced 1:1 through the rebuilding
process. By regulation, public housing is available to households earning no more than 80% of
median income, though public housing residents often earn significantly less because rents are
adjusted based on actual income, providing a housing option for those with very limited
incomes.

In addition to the replacement public housing units, additional affordable apartments will be
constructed. These units (roughly 30% of the total) will be funded through the federal low-
income housing tax credit program. Typically, income levels for tax credit funded homes are
60% of median income and lower. 60% of median for a family of four in San Francisco is
currently $58,100. Residents of tax credit funded units pay a fixed rent and must have
sufficient income to cover rent and utilities. We anticipate that the tax credit units will be
available to households earning between 50% and 60% of median.

Each affordable building will include a mix of public housing units and tax credit units. The
market rate units will not be subject to any income restrictions except for those required under
the inclusionary housing ordinance (e.g. for-sale units require a portion of the units to be
affordable at 100% of area median income). In addition, we hope to include some number of
for-sale homes at affordable sales prices. The precise income levels for these units have not
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been determined. In all instances, the new rental housing will be privately owned and
managed. Once all phases are complete, the Housing Authority will cease to manage or own
units.

61. What if any plans are there for including senior housing in the overall project?

The project includes an approximately 90 unit affordable senior housing development on the
corner of 24th and Missouri. It is in this location so that seniors will have access to the
concentrated retail and community facilities located on 24t Street.

62. Please provide complete details on how the new housing will be financed, both
capital and operating expenses. If there are financing gaps, how will the project
proceed (e.g., in phases; if so how will things be phased)? What are the funding
sources that are committed / likely to be involved?

The development of Potrero Annex and Terrace will be financed through an array of public,
private and philanthropic sources. Funding for the master planning and entitlement phases
of the development is being provided by the Mayor’s Office of Housing. In addition, BRIDGE
has secured foundation support to cover some of the costs related to community building
activities and services planning. When the project is closer to starting construction, funding
will be sought from available state and federal sources, such as the federal low-income
housing tax credit program and, if available, the HOPE VI program through the Department
of Housing and Urban Development (HUD). The land, which is currently owned by the
Housing Authority, will be contributed to the development through a long-term ground
lease for the rental components and sold in the case of the market rate for-sale components.
As is the case with all affordable housing development, any funding gaps will be filled by
state and local sources available at the time the project is ready to start construction.

The project will proceed in phases to address the reality that subsidy sources would not be
sufficient to allow a project of this magnitude to proceed all at once as well as addressing
relocation issues i.e., the goal of relocating residents on site during construction.

Operating expenses for the newly constructed rental housing will be payable from rental
income and from funds received from HUD to cover operating costs associated with the
replacement public housing units. Operating costs for the market rate homes will be
payable through HOA dues.

63. Please include a comprehensive explanation of the role of market rate housing
sales in providing essential financing?

In addition to generating income from the sale of market rate housing sites to pay for a
portion of the site development costs, a large market rate component is key to cultivating a
new community identity. The greater the value of these sites, the greater the chances of
creating a financially feasible project.

For these reasons—both social and economic—the proposed plan integrates between 505
and 620 for-sale homes. The proposed level of density for those sites allows us to maximize
value and take full advantage of this available resource, converting the land into cash and
using that cash to create a vibrant and healthy new community.
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64. What tax incentives will BRIDGE Housing rely on to finance the project?

It is likely that all of the affordable rental housing (including public housing replacement
units) will be partially financed through the sale of tax credits provided through the federal
Low-Income Housing Tax Credit program and the state counterpart to this program. These
tax credits are sold to private companies and are an essential source of equity in most
affordable housing developments.

65. How much revenue will be generated from property taxes once the project is
completed? How do these revenues compare to similarly sized housing projects?

Affordable housing developed by qualified non-profits is exempt from property taxes in
California. The market rate units will pay property taxes and assuming there are 500
market rate condominiums at an average sale price of $600,000 and a tax rate of 1.15%,
annual property taxes generated by the project would be $4.5 Million.

66. If funds are not raised and redevelopment is not realized, what will happen to the
existing public housing development?

The San Francisco Housing Authority (SFHA) currently owns and operates the Potrero
Terrace and Annex public housing development, and will continue to do so if the
redevelopment does not go forward.

67. What is the marketing plan, particularly in light of current demand for market
rate condominiums in San Francisco?

Current market conditions for market rate condominiums are no indication of future
demand or prices. The first phase of the project will not break ground for several years by
which time it is assumed that market conditions will have improved significantly. The
marketing plan for the market rate units will focus on the opportunity to own a home in one
of San Francisco’s greatest neighborhood, nearby amenities (including retail and the park)
and views.

68. Please provide complete details on how the project's green elements (e.g., energy
and water efficiency; solar; landscaping) will be financed. How will these elements be
treated if there are funding shortfalls?

The project’s green features will be funded along with the other construction-related costs
out of the available sources of financing assembled by the development team and the City.
As indicated in the response to question _, we plan to finance the development from an
array of sources, both private and public, as well as from the sale of the market rate
development sites. In addition, a capital campaign will be initiated by the City and the
Enterprise Foundation in the coming year for the HOPE SF program and donors may choose
to target their investment specifically to green building features. We will also access any
rebates or other tax incentives available to offset the cost of these features. They are an
important element of the proposed plan.

69. Exactly what is the definition of mixed-use housing and the breakdown of the
groups as it pertains to this project?
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The correct term is “mixed-use” developments. The proposed project is mixed-use in that it
comprises both residential and retail uses. If this question pertains to mixed-income
housing, the breakdown of affordable to market rate is approximately 65% to 35%. See
question __for more information on income levels.

70. Can you provide an estimate of project costs?

Not at this time. Estimates done to date are based on costs for another similar project and
are extremely preliminary.

71. Can you provide a market analysis?

A market analysis for the market rate portion of the project will be completed when the
project is closer to starting construction. Conducting one at this time would be of little value
given that market conditions will certainly be substantially different a few years from now.

72. Who would want to buy a market rate home in a high crime area?

The project will replace what many currently consider to be a high crime area with a well-
designed, well managed, mixed-income community in which the social service needs of the
lowest income families will be appropriately addressed. One of the principles of HOPE SF is
to build a strong sense of community. Seeking to fulfill this principle, among others, will
contribute to a safer community.

Many people choose to purchase homes and condominiums immediately adjacent to
Potrero Terrace and Annex because they choose to live in one of San Francisco’s greatest
neighborhoods with all that it has to offer.

73. Will the separation of market rate and affordable housing perpetuate separation?

[t is not possible to integrate both market rate for-sale units and affordable rental units into
individual buildings for complex reasons related to financing and operations.

The proposed plan seeks to create one holistic community by distributing the buildings with
market rate units (for-sale homes) and affordable units (rental homes) across the
development. Market rate and affordable buildings will be indistinguishable in terms of
design quality. Families across the income spectrum will have many opportunities to
interact on the walk-able neighborhood streets, in the parks, in the community garden, and
through events and activities at the community center.

The market rate buildings will include affordable for-sale units. The precise number and
income targets for those units has not been determined, but we expect the average
affordability for those units to be 100% of median income.

74. How is affordable defined?
Affordable housing refers to two parameters. The first is a standard to gauge if the amount a
family is paying toward housing costs is “affordable.” The generally accepted standard

(based on HUD regulations) is that for housing costs should consume no more than 30% of
a family’s monthly gross income to be considered affordable. In most major cities, and
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especially in San Francisco, market rate rents are unaffordable for a large and growing
number of households, consuming a significant percentage of available income, forcing
families to make painful decisions.

Affordable housing also refers to housing that is funded through a variety of state, local and
federal sources to achieve affordability for lower income households. In the case of the
Potrero Annex and Terrace public housing, these units are funded through an annual
contribution from the U.S. Department of Housing and Urban Development (HUD). The
rents charged for these units are set at 30% of each household’s gross monthly income.

Other sources of funding for affordable housing are the Federal and State Low Income
Housing Tax Credit Program, funding from California’s Department of Housing and
Community Development, and funds from local government through redevelopment
activities or other programs to create funding for affordable housing. These programs
provide funding to achieve rents that are affordable to lower income families—families
earning up to 60% of the area median income and lower. The housing programs listed
above would provide an affordable home for this family with a monthly rent of $1,452.
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