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EXECUTIVE SUMMARY 

Chapter 29 of the City’s Administrative Code requires that the Board of Supervisors make 

findings of fiscal feasibility for certain development projects before the City’s Planning 

Department may begin California Environmental Quality Act (CEQA) review of the proposed 

project.  Chapter 29 requires consideration of five factors: (1) Direct and indirect financial 

benefits of the project, including to the extent applicable cost savings or new revenues, including 

tax revenues generated by the proposed project; (2) The cost of construction; (3) Available 

funding for the project; (4) The long term operating and maintenance cost of the project; and 

(5) Debt load to be carried by the City department or agency.   

This report provides information under for the Board’s consideration in evaluating the fiscal 

feasibility of a proposed development by the Golden State Warriors (GSW) on Piers 30-32 and 

Seawall Lot 330 (SWL 330), collectively referred to as the “Project.”  A more detailed description 

of the Project is provided in SECTION 1.  

(1) Financial Benefits.  The Project will provide a range of direct and indirect benefits to the 

Port and the City. Additional details and analysis on the financial benefits of the Project 

are provided in SECTION 2 below. 

 

a. Fiscal Benefits to the City and Port. Development of Piers 30-32 and SWL 330 

will provide new, ongoing, and one-time revenues to the City and Port.  Ongoing 

revenues to the City include new tax receipts from Property, Possessory, Sales, 

Parking, Hotel, Business (Payroll or Gross Receipts), and, if applicable, Stadium 

Tax.  Additionally, the Port will receive ongoing revenue from a Transfer Fee, 

assessed on the future sale of residential units. Based on the proposed 

development, these on-going revenues are currently estimated to amount to 

$19 million in annual revenue to the City.   

The City will also receive one-time fiscal benefits from Development Impact Fees 

(Jobs Housing Linkage, Affordable Housing, Child Care, Transportation Impact 

Development Fee, and Eastern Neighborhood Impact Fees) as well as revenue 

associated with construction of the Project and the initial sale of residential units.  

These one-time revenues are estimated to be $53.8 million. 

b. Economic Benefits to the City. Economic impacts describe the benefits of the 

Project to the City’s overall economy.   

 

New economic activity created by the construction of the Project is projected to 

create approximately 5,000 full time job equivalents and the Project itself is 

projected to create 2,800 permanent jobs in San Francisco.   

The Project as proposed will also bring over 2 million visitors to the waterfront site 

annually, of which 1.4 million will reside outside San Francisco.  The economic 

impact of these visitors amounts to over $80 million annually due to visitor 

spending throughout the City. 
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c. Direct Financial Benefits to the Port. GSW will pay fair market rent for Piers 

30-32 and fair market price for the purchase of SWL 330.  The Port will provide 

credits against rent and the purchase price to reimburse GSW for pier 

substructure costs.  The Port will also receive participation rent from GSW from 

specified Project sources.  Additionally, the Project relieves the Port of performing 

ongoing maintenance and capital repairs on Piers 30-32.  

 

d. Direct Benefits to the City. The proposed Project will include several public 

benefits, including over 7 acres of new, public open space along the Embarcadero.  

The Project will also include a diverse range of maritime facilities and may include 

a new Fire Boat Station.  

Additional details and analysis on the financial and economic benefits of the Project are 

provided in SECTION 2 below. 

(2) Cost of Construction.  The Project as currently proposed will cost approximately 

$1 billion to construct.  This cost estimate includes the $120 million cost of rehabilitating 

Piers 30-32 as well as the cost of improvements on both the Piers and SWL 330, laid out 

in further detail in SECTION 3.  

(3) Available Funding for the Project. As described in further detail in the Conceptual 

Framework, GSW will provide initial financing for the rehabilitation of Piers 30-32, which 

will remain in City ownership, at an estimated cost of $120 million.  The City will 

reimburse GSW for the cost of the rehabilitation, up to $120 million.  Funding for the 

reimbursement of this work is limited to three sources: (1) rent credits from the fair 

market lease of Piers 30-32; (2) fair market sale (or lease) revenues from SWL 330; and 

(3) revenues, from an Infrastructure Financing District (IFD) on Piers 30-32 and SWL 

330.  Additional information is provided in SECTION 4.  

(4) Long-Term Operating and Maintenance Costs. GSW will be responsible for operations 

and maintenance on both Piers 30-32 and SWL 330, including all public improvements 

such as maintenance of Piers 30-32 for the term of the ground lease and all public open 

space.  Outside of the Project area, City departments, including Police, Municipal 

Transportation Agency (SFMTA), and the Department of Public Works, will have increased 

service responsibilities.  SECTION 5 of this report provides additional information about 

the anticipated additional demands for services associated with the Project.  The cost 

estimates associated with providing these services will be provided through the course of 

the California Environmental Quality Act (CEQA) review of the Project.  

(5) Debt Load to be Carried by the City or the Port.  As described in further detail in the 

Conceptual Framework, the Project proposes to use revenue generated by an IFD to fund 

the rehabilitation of Piers 30-32. Revenue estimates presented in SECTION 6 project IFD 

proceeds of up to $5.8 million annually, which could support up to $60 million in bond 

proceeds or $1 million per year in “pay as you go” funding.  
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1. INTRODUCTION 

Chapter 29 of the City’s Administrative Code requires that the Board of Supervisors review 

certain development projects before the City’s Planning Department may begin California 

Environmental Quality Act (CEQA) review of the proposed project.  In particular, the Board of 

Supervisors must make a determination of the fiscal feasibility when the plan for a proposed 

projects exceeds $25 million in construction cost, and where at least $1.0 million of the cost is 

paid by certain public monies, including rent credits, is fiscally feasible and responsible.   

This report provides information under  Chapter 29, subsection Sec. 29.2, for the Board’s 

consideration in evaluating the feasibility of a proposed development by the Golden State 

Warriors (GSW) on Piers 30-32 and Seawall Lot 330 (SWL 330), collectively referred to as the 

Project.  Section 29.2 of the San Francisco Administrative Code lists five criteria to evaluate the 

fiscal feasibility of a project:  

(1) Direct and indirect financial benefits of the project, including to the extent 

applicable cost savings or new revenues, including tax revenues generated by the 

proposed project;  

(2) The cost of construction;  

(3) Available funding for the project;  

(4) The long term operating and maintenance cost of the project; and  

(5) Debt load to be carried by the City department or agency.   

Each of these criteria is discussed in the following chapters. 

The current Project includes construction of a multi-purpose venue and retail uses, GSW practice 

facility and offices, parking, open space and maritime uses on Piers 30-32. On SWL 330 the 

preliminary plan includes development of a mix of residential and hotel uses, retail and parking.   

Central to this analysis is the Conceptual Framework.  The Conceptual Framework is a non-

binding document between the City and GSW, which outlines certain basic business terms of the 

Proposed Project.  The Conceptual Framework addresses:  

(1) Reimbursement to GSW for substructure rehabilitation of Piers 30-32 

(2) Rent and other basic financial Lease terms for Piers 30-32 

(3) Sales price and other basic financial terms for SWL 330 

(4) Potential use of Infrastructure Financing District (IFD) 

(5) Development Impact Fees 

A copy of the Conceptual Framework is attached as APPENDIX C.  

As presented in the Conceptual Framework, no public monies will be used to fund any portion of 

the multi-purpose venue or any other structure. The rehabilitation of Piers 30-32 will also be 

privately financed by GSW.  The City will reimburse GSW for the infrastructure improvements to 

the Pier, which will remain in City ownership, up to $120 million with a 13 percent annual return 

on costs.  Funds for reimbursing GSW for providing  infrastructure improvements to the Pier are 

limited to three sources: (1) rent credits from GSW’s fair market value lease of Piers 30-32; (2) 
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conveyance of SWL 330 at its appraised fair market value; and (3) net available property tax 

revenue generated by the Project from the development site, under an IFD.  

The evaluation of fiscal feasibility, including financial benefits to the City and its Port, is 

preliminary, based on the early stage of the Project.  The information is subject to change as the 

project description is revised through the public review process and through negotiation of a 

term sheet and final transaction documents. 

Proposed  Deve lopment  

The proposed Project includes two related components on separate Port parcels.  Piers 30-32 

consist of an approximately 553,778-square foot (about 13 acres) pile-supported structure along 

the Embarcadero roadway.  The proposed Project involves GSW’s rehabilitation of Piers 30-32 

and construction of a new privately financed, state-of-the art multi-purpose venue with seating 

for 17,000 to 19,000 persons, capable of being used as an event venue and for other public 

assembly uses, including conventions, Golden State Warriors' home games, performing arts, and 

other purposes, along with public open space (at least 50 percent of Piers 30-32), waterfront 

access improvements, parking facilities (630 parking spaces), visitor-serving retail and 

restaurants (105,000 square feet), maritime access, and other related uses.  The current 

analysis evaluates a program of 17,500 seats venue.  GSW also plans to build a team practice 

facility (21,000 square feet), plus a community room (10,000 square feet) and event 

management and team operations space (40,000 square feet) on Piers 30-32.  GSW will finance 

and build these improvements under a fair market rent ground lease from the Port, and complete 

them by the fall 2017. 

Across the Embarcadero roadway from Piers 30-32, between Beale and Bryant Streets, is SWL 

330, which is approximately 101,330 square feet (about 2.3 acres).  The proposed Project 

includes GSW’s construction of improvements on the undeveloped portion of SWL 330.  The Port 

will convey fee title to SWL 330 to GSW for fair market value consideration if certain conditions 

are met; otherwise, the Port will enter into a 75 year ground lease with GSW for the appraised 

fair market rent consideration for that site.   

GSW plans to build retail (33,000 to 34,000 square feet), parking (200 to 300 spaces), 

residential units (100 to 130 units) and a hotel (200 to 250 rooms) on SWL 330.  The current 

analysis evaluates a program that falls within those ranges, and includes 34,000 square feet of 

retail, 200 parking spaces, 125 residential units, and a 200-room hotel.  The range of uses will 

be further evaluated in future analysis.  
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2. FINANCIAL BENEFITS 

The Project will generate a range of tax revenues that are summarized in TABLES 1 and 2.  These 

revenues will help to fund services to the Project area, as well as Port and Citywide services and 

facilities.  This chapter also describes other economic benefits from the Project, including 

increased economic activity in the City and the creation of new jobs summarized in TABLE 3.  Key 

assumptions and calculations of fiscal benefits are shown in APPENDIX A; economic impact 

calculations are in APPENDIX B.  The financial estimates are based on a development scenario 

that falls within the ranges proposed by GSW; actual results will vary depending on the final 

program, as well as fiscal and economic conditions at the time the Project is completed and 

open. 

a .  F i sca l  Benef i t s  to  t he  C i ty  and  the  Por t  

The Project will generate a range of new tax revenues to the City.  These revenues include 

ongoing annual revenues, as well as one-time revenues as summarized in TABLE 1 and TABLE 2, 

respectively.  These revenues will be available to help fund public improvements and services 

both to the Project and to Port facilities and property, and services benefiting residents and 

businesses Citywide. 
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Table 1 Fiscal Results Summary – Ongoing Revenues 

  

Item Total

Annual General Revenue
Property Tax / Possessory Interest (1) $5,061,000
Property Tax in Lieu of VLF $1,016,000
Property Transfer Tax $60,000
Sales Tax (2) $725,000
Parking Tax (3) $272,000
Hotel/Motel Tax (4) $1,479,000
Stadium Admission Tax (5) $2,824,000
Payroll Tax: 

On-site $1,382,000
Off-site (6) $26,000
Indirect and Induced Impacts $923,000

Subtotal $13,768,000

Annual Other Dedicated and Restricted Revenue
Hotel/Motel Tax (Cultural Programs) $1,285,000
Parking Tax (MTA 80%) $1,087,000
Stadium Admissions Tax (Recreation and Parks) (5) $1,335,000
Special Fund Property Taxes (Children's, Library, and Open Space)  (1) $716,000
Public Safety Sales Tax $362,000
SF County Transportation Authority Sales Tax $362,000
Transfer Fees to the Port $88,000

Subtotal $5,235,000

Total, General plus Other Dedicated and Restricted Revenues $19,003,000

(1)

(2)
(3) Includes parking tax revenue on- and off-site from visitors to Multi-Purpose Venue events.
(4)

(5) To the extent possible.
(6) Additional tax generated by the Multi-Purpose Venue visitors off-site from additional hotel and parking activity.
* Numbers have been rounded to the nearest thousand.

The City and County’s share of Property tax is 65% of total possessory interest tax, which absent an Infrastructure 
Financing District (IFD) (or Redevelopment Area), is divided between the General Fund (57%) and Special Funds (8%). A 
portion of the Property Tax revenues may be required to help fund the rehabilitation of Piers 30-32.
Sales taxes generated in the Multi-Purpose Venue and new retail on Piers 30-32 and SWL 330.  

Hotel taxes are generated from preliminary estimates of potential overnight visitors, less deductions to account for: (1) 
visitors from outside the region who do not choose to book a hotel in San Francisco  and (2) visitors from outside the region 
who booked a hotel in San Francisco for another purpose and would have booked that hotel with or without the 
development of the MPV.  These two deductions total 50 percent of the estimate of potential overnight visitors.
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Table 2 Fiscal Results Summary, One-Time Revenues 

  

Property Taxes 

Property tax based on 1 percent of value will be collected from the land and improvements on 

Piers 30-32 and SWL 330.  The development on Piers 30-32 and SWL 330 (if remaining in public 

ownership but leased to private interests) will be charged a “possessory interest tax” in an 

amount equivalent to property tax.  The City receives up to $0.65 of every property tax dollar 

collected; the balance goes to other agencies, including the Education Revenue Augmentation 

Fund, which provides funding for schools.  The General Fund distributes $0.08 cents from its 

property tax revenue to other dedicated City purposes, including the Children’s Fund, Library 

Fund, and Open Space Fund.  The assessed value is assumed to grow at a 2 percent annual rate 

(or at CPI, whichever is less) as required by State law, unless a transaction occurs which would 

reset the assessed value to the transaction price, or depreciation negatively affects assessed 

value. 

The Conceptual Framework proposes to use IFD revenues to help fund the rehabilitation of the 

substructure of Piers 30-32.  This analysis assumes that the property tax available to the IFD 

would only include those net available property taxes derived directly from the Project itself.  To 

the extent that IFD property taxes are not required for the funding of the substructure and other 

public improvements to Piers 30-32, excess IFD taxes would flow to the City’s General Fund. 

In addition to the value of the multi-purpose venue, buildings, and other improvements, the 

value of the land will be assessed and taxed.  In the event of the sale of SWL 330, the SWL 330 

land will be assessed at the transaction price; following development of buildings (and their sale, 

if applicable) the property would be re-assessed.  In the case of a long-term ground lease, it is 

likely that the land would be assessed at the “present value” of the lease, which is essentially the 

value of the land as if it were sold subject to the conditions of the lease.  The assessed values 

Item Total

Development Impact Fees (1)
Jobs Housing Linkage - §413 $21,926,000
Affordable Housing-- §415 $8,362,000
Child Care $244,000
TIDF - §411.3 $12,808,000
Eastern Neighborhoods - Infrastructure Fee - Tier 1 (§423.3) $2,791,000

Subtotal: Development Impact Fees $46,131,000

Sales Taxes During Construction $4,062,000
Payroll Tax During Construction $3,047,000
Property Transfer Tax from initial residential sales $595,000

Total One-Time Revenues $53,835,000

(1) Impact fee rates as of January 1, 2012. Fee estimates per San Francisco Planning Dept.
See Table A-4 for details on fee calculations.

* Numbers have been rounded to the nearest thousand.



Findings of Fiscal Responsibility and Feasibility 

Piers 30-32 and Seawall Lot 330 

10/22/12 

 

 

Economic & Planning Systems, Inc. 8  

would be determined by the City Assessor; the estimates shown in the analysis are preliminary 

and subject to revision. 

The assessed value of the multi-purpose venue and public improvements built on the pier, 

including parking, are estimated in the current analysis based on construction costs (excluding 

“soft costs” such as entitlement costs, finance costs, profit, and design and engineering).  The 

improvements to the substructure are included in the value of the ground lease of Piers 30-32; 

for purposes of analysis, the multi-purpose venue assessed value is assumed to include the value 

of the ground lease.  The values of other new buildings are estimated based on the capitalized 

value of their net income stream.  Unsecured property tax revenues are added to the estimates; 

the values shown are based on current GSW tax payments, and are likely to be higher in a new 

facility.  It is likely that property taxes will also accrue during construction, depending on the 

timing and method of assessment and tax levy. 

Property Tax In-Lieu of Vehicle License Fees 

Changes in the State budget converted a significant portion of Motor Vehicle License Fee (VLF) 

subventions, previously distributed by the State based on a per-capita formula, into property tax 

distributions.  These distributions increase over time based on assessed value growth within each 

entity.  To the extent that development of the pier and SWL 330 results in an increase in the City 

assessed value, these revenues are projected to increase proportionately.  

Sales Taxes 

The City General Fund receives 1 percent of taxable sales, in addition to sales taxes for public 

safety and transportation purposes.   

Sales taxes will be generated from several Project-related sources: 

• Concession sales in the multi-purpose venue 

• Sales at new retail and restaurant uses on Piers 30-32 

• Taxable expenditures by new residents and visitors on SWL 330 

• Sales outside the multi-purpose venue attributable to multi-purpose venue event attendees  

Visiting basketball teams can generate a significant amount of commercial activity, including 

taxable expenditures and hotel revenues; however, nearly all of the Warriors opponents 

currently stay in San Francisco, therefore they will not represent a net increase in economic 

activity or public revenues. 

In addition to the 1 percent sales tax received by every city and county in California, voter-

approved local taxes dedicated to transportation purposes are collected.  Two special districts, 

the San Francisco County Transportation Authority and the San Francisco Public Financing 

Authority (related to San Francisco Unified School District) also receive a portion of sales taxes 

(0.50 and 0.25 percent, respectively, in addition to the 1 percent local portion).  The City also 

receives revenues from the State based on sales tax for the purpose of funding public safety-

related expenditures. 
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Sales Taxes from Construction 

One-time revenues during the construction phases of the Project will be generated by sales and 

use tax on construction materials and fixtures.  Sales tax would be allocated directly to the City 

and County of San Francisco. 

Transient Occupancy Tax (TOT) 

Hotel Room Tax (also known as Transient Occupancy Tax, or TOT) will be generated by hotel 

occupancies generated by the Project.  The City currently receives 14 percent of room charges.  

Approximately 53 percent of the Hotel Room Tax proceeds are allocated to the General Fund.  

The remainder is allocated to other special programs.  The actual allocations may vary depending 

on future policy decisions by the Board of Supervisors.   

TOT estimates are based on total room-nights generated by visitors from outside the region.  

The estimates assume a potential market demand based on visitors to the multi-purpose venue 

from outside of the Bay Area; this potential demand was reduced by 50 percent to account for a 

portion of demand that will choose not to stay overnight in San Francisco, and to account for a 

share of visitors already spending money at competing venues and staying in San Francisco.  A 

new hotel is likely to capture a significant share of demand during events, and the balance of 

new demand would be distributed to other hotels in the City.  The new hotel will also capture 

occupancies during other periods; however, these are not included in the analysis since they 

could represent a shift of occupancies from existing hotels. 

Parking Tax 

The City collects tax on parking charges at garages and lots open to the public.  The tax is 

25 percent of the pre-tax parking charge.  The SFMTA retains 80 percent of the parking tax 

revenue, the other 20 percent is available to the General Fund for allocation to special programs 

or purposes. 

Although the proposed parking garage on Piers 30-32 will provide parking that is included in the 

cost of certain basketball season tickets, it is assumed that the equivalent parking tax would be 

charged for the value of the parking services provided.1  Similarly, parking tax is assumed to be 

paid for the use of garage parking spaces by GSW staff and visiting teams, as well as other staff 

or performers at the multi-purpose venue. 

Additional parking tax revenues would be generated by visitors to events at the multi-purpose 

venue and other uses on the piers.  For purposes of this analysis, it is assumed that no more 

than 50 percent of multi-purpose venue event attendees would arrive by car.2  Parking tax is 

based on total cars parking on-site and off-site generated by demand from the multi-purpose 

venue events.  A detailed parking and transit analysis will be conducted as a part of further 

                                            

1 Correspondence from the Treasurer-Tax Collector’s Office, David Augustine to Jennifer Matz, 

09/14/2012 

2 Survey of modal split of attendees at AT&T Park (MTA) 
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evaluations of the Project, which are likely to refine this assumption.  The parking tax estimates 

deduct parking tax revenues currently generated on-site. 

Stadium Admissions Tax 

Events at the multi-purpose venue may be subject to the current stadium admissions tax.3  

Currently, the San Francisco Giants pay a Stadium Tax of $0.25 a ticket for events at AT&T Park.  

The majority of events at the proposed multi-purpose venue would be subject to a higher tax 

rate of $2.25 ticket.  To the extent the Stadium Tax applies to the Project,  Stadium Tax receipts  

will be deposited into the City’s General Fund. A portion is allocated to the Recreation and Park 

Department, the amount of which may vary depending on future policy decisions by the Board of 

Supervisors. The analysis applies the tax, assuming a mix of ticket prices, to all events except 

fixed fee rentals.  

Property Transfer Tax 

The City collects a property transfer tax of $6.80 per $1,000 of transferred value on transactions 

up to $1 million, $7.50 per $1,000 on transactions up to $5 million, $20.00 per $1,000 on 

transactions from $5 million to $10 million, and $25.00 per $1,000 on transactions above $10 

million.   

The City will receive the tax from land transactions, sale of newly developed condominium units 

and commercial space, as well as the re-sale of units and commercial space.  Ten percent of 

condominiums are assumed to sell every year after the initial sale of new units; this rate will 

vary year to year depending on economic conditions and average length of ownership by the 

occupants.  During periods of strong real estate activity, rates of turnover could be much higher 

than assumed in the current analysis.  Because of the infrequency of commercial sales, no 

transfer taxes are assumed from commercial properties. 

Payroll Tax/Gross Receipts Tax 

The analysis estimates the additional payroll tax that would be generated by the new uses in the 

Project.  The taxes apply to GSW players proportionate to the games played in the City.  Payroll 

tax revenues from other types of businesses and activities are derived from employment and 

payroll estimates.  A proposal to switch to a gross receipts tax in lieu of a payroll tax is on the 

ballot this November.  The gross receipts taxes for the Project are estimated to be generally less 

than the amount of total taxes that would be paid by businesses at the Project under the current 

payroll tax system.  

Additional taxes would be generated through indirect and induced economic activity; these were 

estimated and shown in the summary tables separately from direct tax revenues because of their 

secondary nature. 

                                            

3 Correspondence from the Treasurer-Tax Collector’s Office, David Augustine to Jennifer Matz, 

09/14/2012 
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Transfer Fees to the Port 

Transfer fees are included in the Conceptual Framework as a means to fund Port activities and 

replace the loss of existing Port revenue from Piers 30-32 and SWL 330.  These fees will be 

collected upon the sale of condominium units on SWL 330; the estimates shown assume that a 

1.0 percent fee is collected after initial sale and all subsequent re-sales.  The analysis assumes, 

similar to the calculation of transfer taxes, that 10 percent of the residential property sells 

annually (after the initial sale).  This fee is separate and distinct from the current transfer taxes 

collected by the City.  Depending on the magnitude of the fee relative to sales prices, there may 

be a minimal adverse impact on sales prices, assessed values and property tax revenues.  

One-Time Revenues 

The City will collect a number of revenues that are not recurring, for example: 

• Development Impact Fees (see below) 

• Transfer taxes on the initial sale of condominium units; taxes from resales would be spread 

over multiple years, depending on rates of resale (see prior discussion) 

• Sales taxes from the sale of construction materials 

Development Impact Fees 

GSW will pay to the City all applicable development impact fees relating to developing the 

Project, according to the Conceptual Framework; the allocation of responsibility for any 

applicable mitigation and neighborhood improvement measures will take into account GSW’s 

payment of those fees to avoid double-charging.  The parties to the Conceptual Framework will 

explore deferral of applicable development impact fees, on terms and conditions consistent with 

the City’s current fee deferral program (which is scheduled to sunset in July 2013), in the 

context of negotiations over the Term Sheet and final transaction documents.4 

Applicable City impact fees include: 

• Jobs Housing Linkage (Planning Code Sec. 413) – a fee appropriate to the use and scale of 

the Project. 

• Affordable Housing (Planning Code Sec. 415) – It is assumed that the residential project on 

SWL 330 pays the affordable housing in-lieu fees instead of constructing 15 percent 

inclusionary affordable units onsite.  These in-lieu fees apply to 20 percent of the units.  The 

other commercial uses do not pay the Affordable Housing Fee. 

• Child Care (Planning Code Sec. 414) – A fee per square foot paid by the commercial uses 

(hotel, office and retail). 

• Transit Impact Development Fee (Planning Code Sec. 411.3) – A fee per square foot paid by 

all commercial uses. 

                                            

4 Conceptual Framework for Piers 30-32 Ground Lease and SWL 330 Conveyance 
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• Eastern Neighborhoods Infrastructure Fee Tier 1 (Planning Code Sec. 423.3) – A fee per 

square foot paid by all uses on SWL 330 (not on Piers 30-32).  Eastern Neighborhood 

Infrastructure Fees may be reduced, with the approval of an in-kind agreement by the 

Planning Commission, to the extent the Project provides public amenities and infrastructure.   

In addition to the impact fees charged by the City, there are a range of other utility connection 

and capacity charges that will be collected based on utility consumption and other factors.  Other 

fees will include school impact fees to be paid to the San Francisco Unified School District. 

b .  Economic  Bene f i t s  to  the  C i t y  

The construction of a new multi-purpose venue, retail and restaurant space on Piers 30-32, new 

development on SWL 330, and the economic activity generated by basketball games, other 

events, and the relocation of the Warriors will create short-term construction spending and jobs, 

as well as longer-term, permanent jobs and economic activity in San Francisco.  The economic 

analysis provides estimates of these benefits, including the “multiplier” effects from expenditures 

by new businesses, residents and visitors that in turn generate more business to suppliers and 

other industries supporting the new businesses resulting from the Project.  The potential benefits 

were previously summarized in TABLE 3. 
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Table 3 Net Adjusted Annual Economic Impacts 

 

The estimates are based on current proposals and plans that will be refined during the planning 

process and environmental review.  The current analysis is intended to provide a general “order 

of magnitude” of benefits, and to provide a description of the types of benefits.  Activity already 

occurring in the City is recognized to the extent possible in order to generate estimates of the 

“net increase” in economic benefit.  A detailed market analysis has not been prepared at this 

time, but the assumptions and methodologies are believed sufficient for a planning-level 

analysis.  Assumptions and calculations are further documented in APPENDIX B. 

Construction Impacts 

Construction expenditures are likely to total approximately $1 billion, as the multi-purpose venue 

and other new development are constructed over a three- to five-year period.  In addition to 

“direct” construction activity and jobs on site, the construction expenditures will also generate 

Item Total

Ongoing Employment (1)
Direct 1,712 
Indirect 608 
Induced 523 
Total Employment 2,842 

Annual Total Output $476,884,000 

One-Time Employment (Construction) (2)
Direct 2,623 
Indirect 1,110 
Induced 1,278 
Total Employment 5,011 

Total Output (Construction) $1,474,909,715 

(1) Reflects full-time employee equivalents (FTEs), including jobs 
generated by the Project on the Pier and SWL and off-site.

(2) Reflects FTE job-years.

Source: IMPLAN 2010; and Economic & Planning Systems.

*Note: Table includes economic impacts generated by the Multi-Purpose Venue (MPV), other land uses 
on Pier 30-32 and SWL 330, and MPV visitors' spending in the City but away from the Project site.

Also, note that the totals are "net adjusted" meaning that the gross impacts - including direct, indirect, 
and induced impacts driven from the Project - have been adjusted to account for impacts that already 
occur in San Francisco, due to Oracle Arena's operations in Oakland.  For example, visiting NBA 
basketball teams playing in Oakland often book hotel rooms in San Francisco.  These types of impacts 
have been deducted from the gross impacts to arrive at a "net adjusted" number that estimates new 
impacts, due to a new MPV in San Francisco. See Appendix B for details on calculations.
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new business and jobs “indirectly” for San Francisco firms serving the construction industry.  

Expenditures in San Francisco by the households of employees of companies benefiting from 

these direct and indirect expenditures will create additional “induced” benefits to the City. 

Economic Impacts 

The Warriors franchise represents a significant source of economic activity within the region, in 

addition to the expenditures by fans at the multi-purpose venue.  The team generates 

substantial income not only from ticket sales, but also from television and radio income, 

sponsorships and naming rights, and other sources.  This income supports player, staff and 

administrative expenditures within the economy.  In addition, visiting teams spend substantial 

sums on hotel accommodations, food and beverages, transportation and other services.  Much of 

this economic activity already occurs in San Francisco. For example, nearly all visiting teams to 

the Oracle Arena in Oakland currently stay in San Francisco.  Because of the relatively short 

distance involved in the team re-location, it is not likely there will be a significant shift 

immediately in the pattern of current economic activity; the analysis recognizes this issue, and 

deducts approximately 50 percent of current team-related and employee household activity that 

is not likely to represent a net increase and benefit to the City.  There is likely to be a growth in 

benefit from team-related activity over time as employee turnover occurs and San Francisco 

residents are hired, and as service and supply contracts are renewed.  This analysis assumes 

that relocating the Golden State Warriors team and providing a new multi-purpose venue on the 

San Francisco waterfront will generate increased overall attendance and income relative to 

GSW’s current operation.  These assumptions are the basis for the current, conservative 

estimates of economic activity and tax revenues outlined below.  

Events at the multi-purpose venue will attract approximately 2 million attendees annually who 

will spend money on food, beverages and merchandise in addition to the cost of admissions.  

Some of the spending in the multi-purpose venue by local residents, who are assumed to 

account for approximately 30 percent of total attendees, will shift expenditures from existing 

businesses in the City; however, the multi-purpose venue provides a new venue likely to retain 

dollars otherwise spent in other cities, including expenditures by Warriors fans who live in the 

City, as well as other City residents whose expenditures on concerts and events will occur in San 

Francisco rather than at other venues in the Bay Area. The current analysis reduces projected 

resident expenditures (on non-basketball events) by 50 percent to generally account for 

potential “substitution” effects; in other words, these residents would have spent a significant 

portion of their entertainment and retail dollars on other events in the City anyway.  The net 

result is a reduction of 15 percent, since residents account for about 30 percent of attendance. 

Approximately 70 percent of event attendees, or about 1.4 million, are anticipated to reside 

outside of San Francisco, and their expenditures represent a net increase in economic activity in 

the City. It is likely that a portion of visitors from outside of the City and region will stay 

overnight, generating hotel revenues in addition to other expenditures at restaurants, shops and 

services in the City as well as at the proposed Project.  As noted in the prior fiscal analysis 

section regarding hotel taxes, the analysis assumes that about half of the visitors from outside 

the Bay Area generate net new hotel room demand in the City.  This estimate is preliminary, and 

will be refined as further market analysis is prepared. 
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Approximately 105,000 square feet of new retail and restaurant space is proposed by GSW on 

Piers 30-32, which will capture expenditures of attendees pre- and post-events, as well as 

expenditures by residents and current visitors to San Francisco.  Other existing businesses in the 

area are likely to benefit as well from visitors coming into town early for dinner, or staying after 

events and patronizing local bars and restaurants.  Retail and restaurant spending by visitors has 

been reduced by 25 percent to reflect the likelihood that many of these visitors would already 

have been staying in San Francisco, and reflected in current occupancies, while attending venue 

events elsewhere in the region.   

A new hotel constructed on SWL 330 is likely to capture a portion of demand generated by 

events; the balance of new hotel room-nights from visitors to the Project will be spread 

throughout the City and region. 

New Households 

Development of residential units on SWL 330 will accommodate new households, generating a 

small number of new jobs and economic activity within the City.  Expenditures by the occupants 

of the new units (other than to support the small number of jobs in the residential building) are 

not included in the economic impact numbers.   

Total Output 

“Output” represents total income from all sources to the businesses located at the Project; it 

includes all supplies, labor, and profit required to produce the good or service provided by the 

business.  In addition, Project businesses will spend money on goods, supplies and services in 

San Francisco, which generates additional “indirect” economic activity and supports additional 

jobs at those suppliers.  The expenditures of the San Francisco households holding those direct 

and indirect jobs will spend a portion of their income in the City, which is an additional source of 

“output”.  Total output is the sum of direct, indirect, and induced business income in the City as 

a result of the Project.  Ticket sales are included in output, as they help to support the 

expenditures related to operations of the multi-purpose venue.  The analysis assumes a 

relatively conservative average ticket price of $30 overall; higher ticket prices are possible, 

particularly for major entertainers; however, this increase in ticket revenue would not necessarily 

generate a corresponding proportionate increase in economic activity within the City. 

Employment 

New permanent full and part-time jobs will be created by the Project.  The number of jobs to San 

Francisco residents will depend on implementation of local hire policies, and the specific number 

and type of businesses involved in multi-purpose venue activities and other new Project 

development. 

c .  D i r ec t  F inanc ia l  Bene f i t s  to  t he  Por t  

Appraisal  

The Port and the Department of Real Estate commissioned an appraisal of both Piers 30-32 and 

SWL 330 by Carneghi-Blum & Partners, Inc., a copy of which is provided in APPENDIX D. The 

appraisal provided the fair market sale and lease value for both properties by determining the 

highest and best use based on existing height and bulk requirements and use restrictions, 
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including the Public Trust on Piers 30-32. Additionally, for Piers 30-32, the appraiser was 

instructed to assume that the site was delivered with a rehabilitated substructure. 

Subject to the approval of the State Lands Commission, the annual fair market lease value for 

Piers 30-32 is $1,970,000.  The fair market sale value of SWL 330 is $30,400,000 and the 

annual fair market lease value is $2,130,000.   

Base Rent and Percentage Rent 

Upon commencement of the fair market value lease for Piers 30-32, GSW will be responsible for 

paying a minimum base rent.  The rent will be based on the appraised fair market value of the 

piers post-rehabilitation; during construction, it is anticipated that the rent will be less, based on 

revenues received from Piers 30-32 before the Project.    GSW will receive credits until GSW is 

reimbursed for the pier substructure costs and, subject to further negotiation, other public realm 

improvements.   

GSW will also pay to the Port a percentage of net revenues from specified Project sources, 

including a percentage of net proceeds of sales arising from non-affiliate transfers and 

refinancings, after GSW has recovered its costs plus a return on those costs.   

In fiscal year 2011-2012, the Port received  revenue of approximately $1.7 million from Piers 30-

32 and SWL 330, including  $693,333 from SWL 330 parking revenues, $997,423 for Piers 30-32 

parking revenues and $59,848 from Red’s Java House.5  The Port is not currently receiving 

parking review from Piers 30-32 due to the America’s Cup use of Piers 30-32 for sailing team 

bases for the 34th America’s Cup.  

Sale Proceeds 

The Port will convey fee title to SWL 330 free of the public trust to GSW at appraised fair market 

value, subject to approval by the State Lands Commission.  The value of SWL 330 will be applied 

towards the cost of the substructure rehabilitation of Piers 30-32.  In the event that conditions 

for conveyance cannot be satisfied SWL 330 will be leased to GSW. The lease payments will be at 

appraised fair market value and will be applied towards the rehabilitation costs of Piers 30-32. 

Operating Expenses 

All operating expenses will be the responsibility of GSW, including the maintenance of SWL 330, 

Piers 30-32 and all built facilities and public open spaces over the life of the lease. 

Capital Repairs 

GSW will be responsible for all repairs and rehabilitation required for the Project improvements, 

including the substructure of Piers 30-32.  Pier substructure costs will be subject to verification 

and limited to reimbursement from the three identified Project sources: (1)  rent credits from 

GSW’s fair market value lease of Piers 30-32; (2) conveyance of SWL 330 at its appraised fair 

market value; and (3) net available property tax revenue generated by the Project from the 

development site, under an IFD.. Costs will be reimbursed up to $120 million, the projected cost 

                                            

5 Port of San Francisco, Office of Finance & Administration, for operations July 2011 through June 

2012.  



Findings of Fiscal Responsibility and Feasibility 

Piers 30-32 and Seawall Lot 330 

10/22/12 

 

 

Economic & Planning Systems, Inc. 17  

of the rehabilitation work;6 actual costs and reimbursement could be less.  Without this 

investment, the useful remaining life of the Piers 30-32 will be limited to ten years. Additional 

Port funds exceeding $45 million will be necessary to extend the life of the Piers or to demolish 

the Piers at an estimated cost of $45 million.7 

Capital Investment 

GSW will privately finance the rehabilitation of Piers 30-32 and will provide waterfront public 

access from the Piers, as noted above, subject to reimbursement of up to $120 million.8   As 

presented in the Conceptual Framework, GSW is obligated to rehabilitate the Piers 30-32, even if 

actual costs exceed $120 million. The other uses on the Piers and the development of SWL 330 

will be entirely privately funded9; the estimated total cost, including $120 million rehabilitation 

cost, is approximately $1 billion.10 

d .  D i r ec t  Bene f i t s  to  the  C i t y  –  C rea t ion  and  

Ma intenance  o f  New Pub l i c  Access  Fac i l i t i e s  

The Project includes a minimum of 50 percent of Piers 30-32 as public open space.11  The actual 

amount provided could exceed 50 percent, depending on the final configuration and design of the 

Project.  The Project also proposes to include maritime facilities, including ferry landings, water 

taxi docking, and a kayak launch.  The Project may also include a new station for the City's fire 

boats and other maritime activities. 

                                            

6 Conceptual Framework for Piers 30-32 Ground Lease and SWL 330 Conveyance 

7 A report prepared by BAE cited by the Budget and Legislative Analyst’s report on the 34th America’s 

Cup Event (12/13/2010) indicated that ten years may remain of the useful life of Piers 30-32. Further 

analysis and repairs at the site have lead Port Engineering staff to also conclude that the life of the 

piers is estimated at ten years. Costs to demolish the Piers are estimated at $45 million (per OEWD, 

10/15/12 based on Port information). 

8 Conceptual Framework 

9 Certain waterfront infrastructure improvements, public open space and maritime improvements may 

receive funding from the IFD to the extent the pier rehabilitation cost is less than $120 million, and 

the City and Port agree to the funding. 

10 GSW estimate of total cost includes “soft costs” such as design, engineering, and contingency.  

Assessed value, which is the basis for property and possessory interest taxes, may be less depending 

on actual costs and assessment methodologies applied by the Assessor’s office. 

11 GSW 
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e .  O ther  Pub l i c  Bene f i t s  

In addition to the benefits noted above, the Project will also provide the following benefits: 

• The attraction of many people from the City and all over the region to enjoy the waterfront 

and the Bay and to patronize businesses on the Piers 30-32 and SWL 330 as well as other 

Port land and privately owned property in the vicinity the Project. 

• The enhancement of the City’s tourism industry, including providing an additional venue for 

trust related events, conventions, sporting events, concerts and other special events. 

• It is likely that there will be a positive impact on overall property values in the general 

vicinity of the Project; however, specific effects will vary depending on the type and location 

of individual properties.  These effects have not been quantified. 

The presence of the GSW Team and organization, the significant increase in visitor expenditures, 

and the new development will create a range of fiscal and economic benefits which are described 

in the prior sections. 
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3. COSTS OF CONSTRUCTION FOR THE PROJECT 

Deve lopment  Cos t s  

Rehabilitation of Piers 30-32 

The cost for rehabilitating Piers 30-32 is shown in the current analysis to total $120 million.  This 

figure represents the maximum reimbursable amount per the Conceptual Framework.12  The 

cost estimates will continue to be refined during the course of design and planning. 

Cost of Other Improvements 

The total cost for other private improvements, including the multi-purpose venue, commercial 

buildings on Piers 30-32, and the development on SWL 330, are anticipated to cost $1 billion.  

These costs will be privately funded through a combination of equity and commercial financing 

mechanisms. 

                                            

12 GSW 
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4. AVAILABLE FUNDING FOR THE PROJECT 

a .  Rehab i l i t a t i on  o f  P i er s  30 -32  

GSW will provide initial financing for rehabilitation of Piers 30-32 and public access 

improvements on the piers.  The Conceptual Framework proposes that the following sources will 

repay GSW for the costs for rehabilitating the Piers 30-32 substructure.  The total combined 

reimbursement is limited in the Conceptual Framework to $120 million. 

• Rent credits from the fair market value lease of Piers 30-32  

• Revenues from the fair market sale (or lease) from SWL 330 

• Property Tax revenues, including bond proceeds and “pay as you go” funds generated by an 

Infrastructure Financing District (IFD), on Piers 30-32 and SWL 33013 

As provided in the Conceptual Framework, GSW will receive a 13 percent annual rate of return 

for financing the rehabilitation of Piers 30-32.  A return of 12 percent to 14 percent14 is typical 

for a condo building or major office project; the current multi-purpose venue and retail project 

represents an additional level of risk relative to a single condo or office project in San Francisco, 

but is expected to fall within the 12 percent to 14 percent range considering the unique location, 

design, mix of uses and relatively discrete development period compared to other major mixed-

use projects with a longer development period. 

The key terms and conditions related to rent credits, infrastructure financing districts, and SWL 

proceeds are further described in the Conceptual Framework.   

b .  Fund ing  fo r  O ther  Improvements  

Private funds will be used for construction of the multi-purpose venue and all residential and 

commercial uses, including all costs for entitlement, design and construction, City impact and 

other agency fees. 

If GSW, through cost savings, completes the rehabilitation of Piers 30-32 under the projected 

cost of $120 million, the Conceptual Framework allows the City and GSW to negotiate for the 

reimbursement of other, specific public realm improvements, up to the $120 million cap.  

 

                                            

13 The initial funding may also include bond proceeds from a Mello-Roos Community Facilities District 

(CFD).  Subsequent IFD funds (bonds and/or “pay as you go”) can repay the CFD bonds. 

14 Unleveraged returns 
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5. LONG-TERM OPERATING AND MAINTENANCE COSTS 

Maintenance and operation of the multi-purpose venue, associated open space and all residential 

and commercial uses will be the responsibility of GSW. GSW will be responsible for funding the 

maintenance of public improvements, including the piers, over the life of the ground lease. 

Similar to other large venues in the City, it is assumed GSW will provide security and emergency 

medical services within the multi-purpose venue and on leased premises.  The City will be 

responsible for providing a range of public services to visitors, employees and residents of the 

Project outside of the site.  It is expected that the significant increase in visitors to the Project 

area drawn by events at the multi-purpose venue will create a range of service requirements 

that may require additional staff, equipment and facilities.  This chapter summarizes a number of 

key issues facing City departments that will be further refined during the course of 

environmental review and addressed through a combination of Project mitigation measures.  Any 

funding required is likely to come from a combination of Project-generated public revenues, one-

time and ongoing Project fees, special taxes or assessments, or other sources to be determined.  

Public facilities, for example as may be required for emergency services, will be evaluated during 

the environmental review process to determine specific need, implementation and funding.   

a .  Pub l i c  Open  Space  

At least 50 percent of Piers 30-32 will be improved by GSW for public access and open space.  It 

is assumed in this analysis that these areas will be maintained by GSW and will not create a 

fiscal impact on the City or the Port, similar to other recent projects with public space such as 

the Exploratorium.15 

b .  Po l i ce  

The Project area is located within the Southern District of San Francisco Police Department 

(SFPD).  The Southern District is one of ten districts in the City and is typically patrolled by five 

units.   

The majority of the Project’s demand for police service is likely to be generated by the multi-

purpose venue events, such as basketball games and concerts.  SFPD indicates that multi-

purpose venue events may result in a range of types of incidents requiring police responses 

including retail theft, illegal ticket sales, and other public nuisances in the neighborhood; the 

specific level and types of impacts will depend on the Project’s design, visibility, and access.16 

It is likely that officers will be required to patrol entrances during the pre-game.  For 

comparison, typical Giants games require approximately 10 officers and in some instances up to 

20 officers.  For every game, at least two officers are pulled from each district in the City.  These 

                                            

15 Interview with Katherine Petrucione, City Recreation, 9/11/12. 

16 Interview with Lieutenant Roualdes, 9/7/12. 
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officers return to duty in their assigned district during the course of the game as the need for 

officers reduces.  Although coverage would be reduced elsewhere during this period, additional 

costs are not incurred to fund additional officers.  Security within the multi-purpose venue is 

likely to be provided by a combination of private security and contracted City police officers and 

paid for by GSW.  The City contract (“10B” contract) paid by a multi-purpose venue operator 

would cover all City costs during an event, including an overhead and administrative charge. 

Police Department representatives indicated that they would like an adequately-sized command 

post within the venue; specific design and use requirements will be defined during the planning 

process similar to the Giants.17  Impacts on police services during the pre-game period could 

potentially be mitigated to the extent that the contract police officers hired for security inside the 

multi-purpose venue can also provide pre-game security.  It is anticipated that these issues and 

other impacts and mitigations will be further evaluated and addressed during the CEQA process. 

c .  F i r e  and  EMS  

The San Francisco Fire Department (SFFD) deploys services with the closest station responding, 

supplemented by additional resources based on the nature of the call.  Station 35, located on the 

Embarcadero north of the Bay Bridge, is the fire station nearest the Project.  Station 35 is 

responsible for staffing three fireboats and one engine.  If Station 35 responders are out on a 

fireboat call, no staff would be available to respond on the engine and the response would be the 

responsibility of the next nearest station.  Emergency Medical Service (EMS) is provided by 

ambulances which “float” at different positions around the City, depending on coverage 

requirements.  The South of Market area typically has a high ambulance ratio due to a high 

service call volume.  Approximately one-third of ambulance costs are recovered, on average, 

from fees and charges.18 

The majority of calls related to the Project are likely to be medical injuries before and after the 

game, outside the multi-purpose venue.  It is anticipated that the multi-purpose venue events 

would contract with private EMS companies for services inside the multi-purpose venue.  

Currently the Department does not realign services to accommodate events such as Giants 

games, although certain one-time, large events sometimes do require re-positioning of 

ambulances, particularly if road closures are involved.  The Department currently is able to meet 

its response time standards for critical calls, even in the event of Giants games. The Department 

does not anticipate increased costs, including additional staffing, resulting from the Project.19 

                                            

17 Ibid. 

18 Interview with Captain Zanoff, CCSF Fire Department, 9/11/12. 

19 Interview with Lieutenant Ken Lombardi, 10/15/12. 
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Congestion at the Embarcadero from the Project is a concern to SFFD, as it could impede 

response times during events.  Transit will help to reduce the auto congestion, however 

increased foot traffic leads to a potential increase in pedestrian injuries.  It is anticipated that 

these issues and other impacts and mitigations will be further evaluated and addressed during 

the CEQA process. 

d .  MTA  

The Municipal Transportation Agency (MTA) will be responsible for providing a broad range of 

services and facilities to the Project.  Currently, MTA is preparing a comprehensive assessment of 

services and facilities that will be affected by a number of large planned development projects.  

The purpose of the assessment is to assure a balanced transportation network needed to 

accommodate future growth. 

The development of the Project will have a number of impacts on MTA, including additional 

transit service requirements to handle increased ridership on lines serving the Project, as well as 

potential impacts on other lines.  For example, during Giants games, services are pulled from 

other areas of the City.  While MTA is concerned about maximizing transit services and transit 

options, designing management structures to increase utilization of existing parking spaces 

available during evenings and weekends to serve Project events also presents a challenge.  

Traffic control during events will also be required. 

A number of mechanisms exist for managing the range of issues noted above.  Additional public 

tax revenues and fees, for example Transit Impact Development Fees (TIDF), will help to 

mitigate MTA costs.  Additional mechanisms for addressing increased travel to the site includes 

parking management and parking shuttles, additional transit options such as water taxis, 

management of the number, type and timing of events, coordination among the multiple transit 

systems serving the area, potentially the addition of rolling stock and/or personnel as needed to 

provide services, and an integrated command center to handle special events in the City.  MTA is 

funded through a combination of local, State and Federal sources as well as from fee revenues.  

Large development projects generally contribute funding to improvements through increased 

property taxes, as well as development impact fees and specific project mitigations, programs 

and funding mechanisms.  These and other issues, mechanisms and funding sources will be 

further evaluated in detail in future studies as part of the CEQA process. 

e .  DPW 

The Department of Public Works (DPW) will be responsible for providing additional services for an 

area surrounding the Project, including street and sidewalk cleaning.20 It is anticipated that 

larger events, especially basketball games and concerts, will require a higher level of service 

than smaller events, such as family shows.  As provided in the Conceptual Framework, GSW and 

the City will work to identify ongoing funding mechanisms to be directed to DPW and other City 

Departments to the extent additional funds are required to maintain the area’s quality of life. 

                                            

20 Interview with Larry Slinger, Department of Public Works, 10/16/12.  
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6. DEBT LOAD TO BE CARRIED BY THE CITY OR THE PORT 

The Project proposes to use newly created Property Tax funds generated by an Infrastructure 

Financing District (IFD) to help pay for the rehabilitation of the Piers 30-32 substructure.  The 

IFD obligations are secured by property taxes (and possessory interest taxes) paid by the Project 

lessees and property owners, and do not obligate the City's General Fund or the Port's Harbor 

Fund.  

Although specific financing vehicles have not been determined at this point, it is expected that 

the annual IFD revenues, which are estimated to total $5.8 million annually, will repay debt 

service on IFD bonds.  This level of revenue could support approximately $60 million in bond 

proceeds (net of issuance costs), and provide an additional $1 million annually for “pay as you 

go” funding. 



 

 

APPENDIX A: 

Fiscal Analysis 
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APPENDIX C: 

Conceptual Framework 

 

  



October 23, 2012 
 

 

 1 

CONCEPTUAL FRAMEWORK FOR 
PIERS 30-32 GROUND LEASE AND SEAWALL LOT 330 CONVEYANCE  

 
(Proposed Rehabilitation of Piers 30-32 and Development of a Public Assembly Venue Useable for 

Conventions, Warriors Home Games, Performing Arts, and Other Purposes, and Related 
Improvements, Including Public Open Space and Waterfront and Maritime Access Improvements) 

 
 
 This Conceptual Framework, dated for convenience of reference as of October 23, 2012, is 
made with reference to the Exclusive Negotiation Agreement dated as of August 15, 2012 (as such 
agreement may be amended, the “ENA”), between the City and County of San Francisco 
(the "City"), acting by and through its San Francisco Port Commission (the "Port"), and GSW Arena 
LLC, a Delaware limited liability company ("GSW”).  As used in this Conceptual Framework, the 
term “GSW” includes an affiliate as described in section 1 below.  Subject to the conditions provided 
for in this document, this Conceptual Framework sets forth the basic financial principles and terms 
on which the City, including its Port, and GSW will negotiate agreements for the proposed project 
referred to above and described in more detail below.  In particular, this Conceptual Framework:  
 

• is intended to facilitate the San Francisco Board of Supervisors’ consideration of a 
finding that the Project (as defined below) is fiscally feasible and responsible under 
San Francisco Administrative Code Chapter 29 (the “Fiscal Feasibility Finding”), 
consistent with the milestone for such action set forth in the ENA, and this 
Conceptual Framework accompanies the preliminary fiscal feasibility report that 
Economic and Planning Systems, Inc., an independent real estate economics firm, 
with the assistance of the sports economics firm Barrett Sports Group LLC, prepared 
on behalf of the City, and submitted to the Board of Supervisors in connection with 
the proposed Fiscal Feasibility Finding (the "Fiscal Feasibility Report"); 

 
• is based on a recent independent MAI appraisal of the fair market value to the Port of 

a long-term ground lease of the Waterfront Site and a conveyance of title to (or 
possibly a long-term ground lease of) the Seawall Lot Site that comprises the 
remainder of the Site (as such initially capitalized terms are defined below) entitled 
“Appraisal of Seawall Lot 330, Piers 30–32, San Francisco, California” prepared by 
Carneghi-Blum & Partners, Inc. and dated September 28, 2012 (the “Appraisal”); 

 
• will form the basis for a Term Sheet as contemplated by the ENA (with the deadline 

for endorsement extended as referred to below), following negotiations built on an 
analysis of a financial pro forma for the Project; and 

 
• along with any attached or underlying documents is not intended to be, and will not 

become, contractually binding unless and until the City, including its Port, and GSW 
execute and deliver the Transaction Documents described below, subject to the 
conditions of the ENA.   

 
 The proposed project consists of two related components, on separate Port parcels.  The first 
part of the proposed project involves GSW’s rehabilitation of Piers 30-32 and construction of a new 
privately financed, state-of-the art multi-purpose venue with seating for approximately 17,000 to 
19,000 persons, capable of being used as an event venue and for other public assembly uses, 
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including for conventions, Golden State Warriors' home games, performing arts, and other purposes, 
along with public open space, parking facilities, visitor-serving retail, maritime use, and other related 
uses, on Piers 30-32 (the "Waterfront Site").  GSW would finance, build and operate these 
improvements under a fair market rent ground lease from the Port, and expects to complete them by 
the Fall of 2017. 
 
 The second part of the proposed project includes construction by GSW of improvements on 
the portion of Seawall Lot 330 owned by the Port (i.e., all of Seawall Lot 330 except for the parcel at 
the corner of Beale and Bryant Streets that is part of the Watermark development), located on the 
west side of The Embarcadero, between Beale and Bryant Streets, on the other side of the street from 
the Waterfront Site (the "Seawall Lot Site").  The Port would convey fee title to the Seawall Lot Site 
to GSW for fair market value consideration if certain conditions are met; otherwise, the Port would 
enter into a ground lease with GSW for fair market rent consideration for the Seawall Lot Site.  This 
Conceptual Framework addresses only the preferred alternative of conveyance of fee title to the 
Seawall Lot Site (the Term Sheet may address both alternatives, as appropriate).  GSW plans to build 
residential, hotel, and/or retail uses and accessory parking on the Seawall Lot Site.  The 
improvements on the Waterfront Site and the Seawall Lot Site are collectively referred to below as 
the "Improvements," and both components of the proposed project are collectively referred to in this 
Conceptual Framework as the "Project."  The Waterfront Site and the Seawall Lot Site are 
collectively referred to in this Conceptual Framework as the "Site." 
 
 The Waterfront Site is subject to the use and other restrictions imposed under the Burton Act 
(Stats 1968, Ch. 1333, as amended) and the Burton Act Transfer Agreement of January 24, 1969, as 
well as the public trust for commerce, navigation and fisheries (collectively, the "public trust").  
AB 1389 (Stats. 2001, Ch. 489) allows certain uses on the Waterfront Site that would otherwise be 
inconsistent with the public trust in connection with development on Piers 30-32 of a two-berth 
cruise ship terminal project that meets certain requirements.  The Port is developing a cruise ship 
terminal at another pier so AB 1389 would not now seem to apply to the Project, though the Port and 
GSW are committed to exploring improvements to the Waterfront Site for maritime uses.  
The Seawall Lot Site is subject to two pieces of State legislation that could affect its development 
and disposition by the Port:  SB 815 (Stats 2007, Ch. 660) and AB 418 (Stats 2011, Ch. 477).  
In contrast to the Waterfront Site, the Seawall Site is free from some or all public trust restrictions 
under certain conditions set forth in SB 815 and AB 418. 
 
 The Port Waterfront Land Use Plan, including the Design and Access Element (collectively, 
the "Waterfront Plan"), is the Port's adopted land use document for property within Port jurisdiction, 
including the Site, and provides the policy foundation for waterfront development and improvement 
projects.  After a multi-year cooperative process, the Port and the San Francisco Bay Conservation 
and Development Commission ("BCDC") adopted the Special Area Plan, which allows for the 
revitalization of certain piers for uses consistent with the public trust.  The Waterfront Plan 
contemplated the potential for developing an arena in the South Beach/Rincon Point Subarea of Port 
property.  The Waterfront Plan and the Special Area Plan recognize that the development of the 
Waterfront Site and the surrounding area should further the public trust purposes of supporting 
maritime activities and expanding public use and enjoyment of the waterfront on public trust lands at 
this location.  The Special Area Plan sets forth certain design considerations for the Waterfront Site, 
including strict limitations on new fill and a requirement to provide maximum feasible public access.  
A project that provides at least 35% of the pier area for public open space is deemed to provide 
maximum feasible public access. 
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 The Waterfront Plan identifies the Waterfront Site as a major development opportunity site, 
and the City, through its Port, has undertaken numerous unsuccessful attempts to develop the site in 
accordance with the Waterfront Plan's objectives, including the recent effort related to the 34th 
America’s Cup and two separate attempts to develop the proposed mixed use Bryant Street Pier 
project through public-private partnerships.  In each of those instances, the private project sponsor 
abandoned its plans due to much higher than expected costs to repair the Piers 30-32 substructure. 
 
 The Waterfront Site has a limited remaining useful life, requiring a substantial capital 
investment to repair the substructure and bring the piers up to modern seismic standards and to 
preserve the piers.  If the piers are not rehabilitated, the Port may be required to expend substantial 
sums to demolish the piers after the end of their useful life.  The Port has not included the costs to 
improve–or demolish–the piers in its FY 2013-2022 Capital Plan, due to limited Port resources and 
competing Port priorities.  The Port's efforts over the years to develop the Waterfront Site through 
public-private partnerships have not been successful.  The costs to rehabilitate the piers for any long-
term use is estimated to far exceed the combined fair market value of the Waterfront Site and Seawall 
Lot Site.  The Appraisal shows that rehabilitating the piers and developing the highest and best use 
on the Waterfront Site is not financially feasible without dedication of the proceeds from the sale of 
the Seawall Lot Site and an additional significant subsidy to cover the pier substructure costs.  
 
 The Waterfront Site is an extraordinary location for the proposed public assembly venue and 
affords a number of advantages for the City, the region and the public over other potential sites, 
including other Port land to the south of the Waterfront Site.  First and foremost, the Waterfront Site 
is optimal for locating the venue in light of the existing transit, bicycle and pedestrian network, as 
well as planned improvements to that network.  Regional destinations such as the proposed venue 
achieve their best transit mode splits when they are located within walking distance from regional 
transit hubs.  The Waterfront Site is located at a distance of 3/4 mile or less from all major regional 
transit hubs in downtown San Francisco, including BART, Caltrain, the Ferry Building, the Transbay 
Terminal, and the Capitol Corridor, and for the bulk of Muni Metro and bus lines serving these same 
hubs (including an adjacent Muni Metro station at Brannan Street serving two metro lines).  The 
walk from these hubs along the Embarcadero is short, free of traffic conflict and pleasant.  These 
features make the Waterfront Site a remarkably accessible location that can be reached fairly 
effortlessly, with a minimum of transfers, by visitors from all nine Bay Area counties.  The other 
possible locations for the venue do not afford nearly the same level of advantages within the transit 
network. 
 
 Second, the Project provides an appropriate public use that will permit rehabilitating the 
Waterfront Site, which is nearing the end of its useful life.  Developing the Project at the Site 
provides the best (and perhaps last) opportunity for activating the Waterfront Site for maritime and 
other uses in a manner consistent with the public trust and the goals and objectives of the Waterfront 
Plan and BCDC’s Special Area Plan.   
 
 Third, the adjacency of the Seawall Lot Site to the Waterfront Site improves the success and 
economic feasibility of the Project overall by allowing cross-subsidies and complementary 
development that will transform the Site from an underutilized surface parking lot to a thriving and 
active visitor serving destination.  These key Port objectives would not be accomplished by locating 
the facility in an area farther south. 
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 By Resolution No. 236-12 adopted unanimously on June 12, 2012, the Board of Supervisors 
found that the potential real estate transactions involving the Waterfront Site and the Seawall Lot Site 
to rehabilitate Piers 30-32 and develop a multi-purpose event venue and related facilities would 
generate substantial public benefits for the City, including its Port, such as:  (1) the repair, 
improvement and productive reuse of the Waterfront Site, (2) the construction of needed 
infrastructure improvements that benefit the Site and the surrounding public trust lands and other 
areas, (3) the generation of significant new jobs and economic development in a short period, 
including significant opportunities for local residents, (4) the attraction of many people from the City 
and all over the region to enjoy the waterfront and the Bay and to patronize businesses on the Site as 
well as other Port land and privately owned property in the vicinity of the Site, and (5) the 
enhancement of the City's tourism industry, including providing an additional venue for trust related 
events, conventions, sporting events, concerts and other special events.  By Resolution No. 12-50 
unanimously adopted by the Port Commission on June 12, 2012, the Port Commission made the 
same findings. 
 
 The basic financial principles and terms set forth in this Conceptual Framework will be 
subject to further negotiation between the parties consistent with the ENA, to develop a Term Sheet 
that will be subject to endorsement of the Port Commission and the Board of Supervisors.  And 
ultimately, subject to required approvals, the terms and conditions contained in the Term Sheet will 
be set forth in more detail in the final transaction documents among GSW, the Port, the City and 
other entities, as applicable, summarized in section 4 below (collectively, the "Transaction 
Documents").   
 
 The Term Sheet and the Transaction Documents will be consistent with Board of Supervisors 
Resolution No. 236-12 and with Port Commission Resolution 12-50, both approving sole source 
negotiations with GSW for the Project, and with the ENA. 
 
 
Section Provision Summary of Principles and Terms 

1.  Parties Port:  City and County of San Francisco (the "City"), acting by and 
through its Port Commission. 
 
GSW:  GSW Arena LLC, a Delaware limited liability company (and/or 
any affiliate of GSW Arena LLC, or a third party, in each instance 
approved by the Port or meeting net worth and/or other qualifications 
negotiated as part of the Term Sheet and Transaction Documents).  
GSW Arena LLC is a wholly owned subsidiary of GSW Sports LLC.  
Golden State Warriors, LLC (the “Team Owner”) is also a wholly 
owned subsidiary of GSW Sports LLC.  The Team Owner owns and 
operates the “Golden State Warriors” NBA franchise. 

 
2.  Site The Site consists of these two properties: 

 
The Waterfront Site:  Piers 30-32, consisting of an approximately 
553,778 square foot (about 13 acre) pile-supported structure along the 
Embarcadero roadway as depicted on Exhibit A-1. 
 
The Seawall Lot Site:  Approximately 101,330 square foot (about 2.3 
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acre) portion of Seawall Lot 330 that fronts the Embarcadero roadway 
and is bounded by Beale and Bryant Streets as depicted on Exhibit A-2. 

 
3.  Project 

Description 
The Project includes the following proposed elements, all as further 
described in Exhibit B, and subject to refinements through the public 
review process and the Term Sheet negotiation process: 
 
Waterfront Site Improvements: 
 
• Seismic retrofit and rehabilitation of Piers 30-32 to preserve this 

unique waterfront resource and support the proposed uses. 
• State-of-the art multi-purpose venue, with a foot print of 

approximately 170,000 square feet, containing a total of 
approximately 700,000 square feet of space, and having a height of 
approximately 135 feet.  The venue would be capable of seating 
approximately 17,000–19,000 persons. 

• The multi-purpose venue would be used for conventions, Warriors 
home games, performing arts, exhibitions, public ceremonies, other 
special events, and other similar purposes. 

• A practice facility and training areas of approximately 21,000 
square feet and event management and team operations support 
space of approximately 40,000 square feet, in connection with the 
multi-purpose venue. 

• A multi-use community room on the northeast corner of Piers 30-
32 containing approximately 10,000 square feet of space. 

• Visitor serving retail and restaurant uses totaling approximately 
105,000 square feet.  Those uses would mainly be in buildings 
along the Embarcadero that are approximately 60 feet high–no 
higher than the historic sheds on Piers 26 and 28, as well as in the 
multi-purpose venue. 

• Dedicated public open spaces and waterfront access comprising at 
least 50% of the Waterfront Site, including public access along the 
entire perimeter of Piers 30-32 and along a breakwater created by 
removing part of the deck at the piers’ southeast corner, and other 
new public open spaces integrated into the improvements to the 
Waterfront Site. 

• Parking facilities of approximately 275,000 square feet 
(approximately 630 spaces), located on the pier deck but with the 
spaces covered and situated underneath the new open space and 
other surface improvements. 

• Maritime uses on all three Bay sides of Piers 30-32, including 
possibly (subject to further analysis as to financial feasibility):  (i) a 
new facility for the City’s fireboats on the north part of the pier, 
(ii) ferry stop and boat docking on the north side of the pier, 
(iii) recreational water sports access, such as a public kayak launch 
area, guest docks and a possible water taxi stop, on the south side 
of the pier, and (iv) berthing for boats on the east side of the pier, 
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including periodic, temporary berthing for deep draft vessels (again 
subject to further financial analysis as to feasibility).  

• Preservation of Red’s Java House on the Waterfront Site. 
 
Seawall Site Improvements (preliminary plan):  
 

• Two buildings, with heights of up to approximately 150 feet. 
• Residential use, consisting of up to approximately 140,000–

160,000 square feet (100-130 units). 
• Hotel use, consisting of up to approximately140,000–160,000 

square feet (220-250 rooms).  Mix of hotel and residential use to 
be determined. 

• Retail use of approximately 33,000 square feet. 
• Accessory parking use of approximately 105,000 square feet (in 

the range of 195-300 spaces). 
 

4.  Transaction 
Documents 

The parties anticipate that the primary Transaction Documents will 
consist of:  

 
• a Disposition and Development Agreement between the Port and 

GSW for the Site (DDA) 
• a Ground Lease between the Port and GSW for the Waterfront Site 
• a Purchase and Sale Agreement between the Port and GSW for the 

Seawall Lot Site (or Ground Lease, if conditions to sale are not 
feasible) 

• a Sublease between GSW and the Team Owner, for use of the 
multi-purpose venue 

• Such other appropriate agreements as the parties may negotiate 
through the ENA process, which may include an agreement 
between GSW and SF Travel governing convention use of the 
event venue at the Waterfront Site. 

 
5.  Financial 

Responsibility for 
Construction of 
Improvements, 
including Pier 
Substructure 
Rehabilitation, 
and Other Public 
Improvements 

GSW will construct all Site improvements for the Project at no cost to 
the City, including its Port, subject to reimbursement for pier 
substructure improvement costs on the Waterfront Site and possibly 
other public improvements as described in this section below. 
 
Reimbursement for Pier Substructure Costs:  The parties recognize that 
the costs to rehabilitate Piers 30-32 will substantially exceed the 
appraised fair market rental value from the Waterfront Site and the fair 
market sale value of the Seawall Lot Site.  GSW will be reimbursed for 
its actual and verifiable costs of seismically retrofitting and 
rehabilitating the piers to provide waterfront public access and support 
the other uses proposed for the Project, and of removing any fill in or 
about the Waterfront Site that is part of the Project (collectively, “Pier 
Substructure Costs”), up to $120,000,000 (the “Maximum 
Reimbursement Amount”), plus the Annual Cost Return described 
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below.   
 
Such reimbursement will be made through three sources of funds:  
(1) the Rent Credits due under the Waterfront Site Ground Lease as 
described in section 6 below; (2) the Seawall Lot Purchase Credit as 
described in section 7 below; and (3)  proceeds of Net Available 
Property Tax Increment generated from the Site under an IFD as 
described in section 8 below.  The reimbursement for Pier Substructure 
Costs will include a market return on cost of 13% per year (the “Annual 
Cost Return”), which reflects the timing and risk of GSW getting repaid 
for its recognized expenditures, net of the Seawall Lot Purchase Credit 
described in clause (2) above.  The Annual Cost Return will begin when 
GSW incurs the recognized expenditure and will continue to apply to 
such expenditure until GSW is repaid as provided above.  The Annual 
Cost Return will not count against the Maximum Reimbursement 
Amount. 
 
GSW’s conceptual design for the work that is subject to such 
reimbursement will be subject to the Port’s prior approval generally 
consistent with other Port DDAs of commercial projects of similar 
scale, which approval will not be unreasonably withheld or delayed.  If 
through such approval process the Port requests revisions to GSW’s 
conceptual design that would materially increase the Pier Substructure 
Costs, then the Maximum Reimbursable Amount stated above will be 
increased in connection with the negotiations of the Term Sheet and the 
Transaction Documents to reflect such increased costs. 
 
Possible Reimbursement for Additional Waterfront Infrastructure Costs:  
The parties anticipate that the total Pier Substructure Costs will be 
substantially greater than the Rent Credits and the Seawall Lot Purchase 
Credit referred to above, and that Net Available Property Tax Increment 
from the IFD referred to above will make up the difference.  If the Pier 
Substructure Costs turn out to be less than the Maximum 
Reimbursement Amount, and if there is excess Net Available Tax 
Property Increment after allocating Net Available Property Tax 
Increment from the IFD to the reimbursement of the Pier Substructure 
Costs, then GSW may receive an additional reimbursement for actual 
and verifiable costs for waterfront public access and maritime 
improvements that are included as part of the Project to satisfy 
regulatory requirements and comply with the public trust (the 
“Additional Waterfront Infrastructure Costs”).  The terms and 
conditions for reimbursing any such Additional Waterfront 
Infrastructure Costs will be subject to negotiation between the parties as 
part of the Term Sheet and final Transaction Documents.  The source 
for any agreed-upon reimbursement for Additional Waterfront 
Infrastructure Costs will be limited to the amount of excess Net 
Available Property Tax Increment from the IFD, that is, the extent to 
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which such increment exceeds the amount of Net Available Property 
Tax Increment needed to reimburse GSW for Pier Substructure Costs, 
as described above.  But in no event will the total reimbursement for 
Pier Substructure Costs together with any Additional Waterfront 
Infrastructure Costs, from all of the permitted sources described in this 
section, exceed the Maximum Reimbursable Amount. 
 
Possible Reimbursement for City Facilities:  Also, GSW may construct 
other mutually agreed-upon public improvements on the Waterfront 
Site, which may include public amenities and maritime facilities that the 
City or its Port would use and control (“City Facilities”), subject to 
applicable City contracting requirements and on terms and conditions as 
the parties may agree through negotiations on the Term Sheet and final 
Transaction Documents.  For instance, City Facilities may include a 
facility for berthing the City’s fireboats and housing related support 
facilities.  For any such City Facilities, the City or Port will, in addition 
to reimbursement for Pier Substructure Costs (and Additional 
Waterfront Infrastructure Costs, if applicable), reimburse GSW for the 
cost of building them on terms to be negotiated; provided that the costs 
of any such City Facilities will not count toward the Maximum 
Reimbursable Amount described above.  In no event will Rent Credits, 
the Seawall Lot Purchase Credit or any other funds or assets of the Port 
serve as a source to reimburse the costs of any such facilities to the 
extent that the City (as opposed to its Port) uses and controls them.  
 

6.  Waterfront Site 
Ground Lease:  
Basic Financial 
Terms 

Subject to conditions to closing to be set forth in the DDA and that are 
consistent with other closing conditions for Port DDAs of commercial 
projects of similar scale, the Port will deliver a leasehold interest to 
GSW in the Waterfront Site in its as is physical condition.  The term of 
the lease will be 66 years, including any and all extension options. 
 
Base Rent:  GSW will pay the Port fair market rent, based on the 
appraised value of $1,970,000 per year, with CPI and/or other market 
adjustments to rent to be negotiated, and subject to the Rent Credits 
described in this section below; provided, however, from the closing of 
the Ground Lease and until the improvements on the Waterfront Site 
are completed, GSW will pay, again subject to the Rent Credits, a 
reduced construction period rent equal to the total revenues that the 
Port currently receives from existing leases at the Waterfront Site, of 
about $1,060,000 per year.  In the negotiations for the Term Sheet and 
the Transaction Documents, the parties may explore having the Ground 
Lease provide for prepayment of all or a portion of the rent. 
 
Rent Credits:  GSW will receive credits against rent due under the 
Ground Lease, including base rent (including construction period rent) 
and any participation rent as described below (the “Rent Credits”) until 
GSW is reimbursed for the Pier Substructure Costs and any Additional 
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Waterfront Infrastructure Costs, all as generally described in section 5 
above (including the agreed-upon return on costs). 
 
Participation Rent:  In addition to base rent, GSW will pay to the Port 
participation rent based on an agreed-upon percentage of net revenues 
from specified Project sources and uses, after GSW is paid back for its 
Pier Substructure Costs, together with any Additional Waterfront 
Infrastructure Costs and the costs for any City Facilities, as generally 
described in section 5 above.  Similarly, GSW will pay the Port 
participation rent based on an agreed-upon percentage of net proceeds 
of sale arising from non-affiliate transfers and refinancings, again in 
each instance after GSW is paid back for its Pier Substructure Costs, 
together with any Additional Waterfront Infrastructure Costs and the 
costs for any City Facilities, as generally described in section 5 above. 
 
Triple Net:  The Ground Lease will be triple net, with GSW 
responsible for all taxes, assessments, and expenses, without offset or 
deduction of rent of any kind other than the Rent Credits.  GSW will be 
responsible for operating, maintaining and repairing all Project 
facilities on the Waterfront Site (including, but not limited to, the pier 
substructure and public access areas), all at no cost to the City or its 
Port (except for any City Facilities, which the City or its Port use and 
control as provided in section 5). 
 

7.  Seawall Lot Site 
Conveyance:  
Basic Financial 
Terms 

Subject to conditions to closing to be set forth in the DDA and that are 
consistent with other closing conditions for Port DDAs of projects of 
similar scale, the Port will convey fee title to the Seawall Lot Site in its 
as is physical condition to GSW.  The Port will convey fee title to the 
Seawall Lot free of the public trust, subject to satisfaction of required 
state statutory conditions.  The Transaction Documents will require the 
Port to use its reasonable best efforts to satisfy those conditions, at no 
cost to GSW.   
 
Purchase Price:  The Port will convey the Seawall Lot Site for its 
appraised fair market value of $30,400,000, subject to a mutually 
agreed-upon CPI adjustment at the time of the closing.  (The appraised 
purchase price is subject to review and approval by the State Lands 
Commission.) 
 
Credit for Purchase Price Against Waterfront Site Rent:  In lieu of 
paying cash to the Port to acquire the Seawall Lot Site, GSW may, in 
addition to the Rent Credits under the Waterfront Site Ground Lease 
described in section 6, apply the purchase price as a credit against the 
Pier Substructure Costs (the “Seawall Lot Purchase Credit”) as 
referenced in section 5 above, so long as GSW provides a suitable 
financial or other appropriate means of binding written assurance that it 
will complete the pier rehabilitation work, on terms satisfactory to the 
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parties and in compliance with any applicable state statutory 
requirements for conveyance, including SB 815 and AB 418.  
 
Transfer Fees:  The Purchase and Sale Agreement will require, as part 
of the consideration to the Port for the sale, GSW to record a transfer 
fee covenant against the Seawall Lot Site (binding on GSW and all 
successors) that will provide the Port with a recurring transfer fee of 
1.0% on the net proceeds from (i) sales of individual residential 
condominium units after (but not including) the first sale, and (ii) sales 
or other conveyances to non-affiliates of any commercial condominium 
parcels after (but not including) the first sale, all on terms and 
conditions to be further negotiated.  The transfer fees payable to the Port 
will be excluded from the Seawall Lot Purchase Credit, and thus will 
not be a source for reimbursement for the Pier Substructure Costs or any 
Additional Waterfront Infrastructure Costs. 
 

8.  Infrastructure 
Financing District 
(IFD) 

Subject to required approvals to form an IFD that includes the Site (as 
described in section 2 above), and based on the premises that (i) but for 
the allocation of IFD proceeds the Project would not be feasible, (ii) the 
Project is anticipated to generate significant net fiscal benefits to the 
City (as shown by the Fiscal Feasibility Report) and (iii) but for the 
Project, the property tax increment from the Waterfront Site to support 
the IFD proceeds would not exist, GSW will receive a pledge of net 
available property tax increment revenue generated by the Project from 
an IFD for the Site, on terms and conditions to be mutually agreed-upon 
(“Net Available Property Tax Increment”).  The pledge of Net 
Available Property Tax Increment may be made available to GSW on a 
pay-as-you-go basis, or through the issuance of bonds or other debt, on 
terms and conditions as the parties may negotiate consistent with the 
following principles. 
 
Net Available Property Tax Increment:  Net Available Property Tax 
Increment shall consist solely of the City’s share of available IFD tax 
increment from the Site, that is the share of property tax growth that the 
City would receive from the Site as a result of the Project, for up to the 
statutorily allowed period after the IFD is created.  The IFD for the Site 
may be a designated project area within an IFD that includes other Port 
property (a “Port-wide IFD”).  No tax increment for the benefit of 
schools or other taxing entities will be pledged under the IFD or 
otherwise be made available for the Project or infrastructure related to 
the Project.  No increment from other Port property in any Port-wide 
IFD will be imported to pay for Project infrastructure (except for any 
cross-collateralization as the parties may agree to enhance security for 
IFD debt).  Any IFD debt will be secured solely by Net Available 
Property Tax Increment in the IFD and will not have any recourse to the 
City's General Fund or to the Port Harbor Fund.   
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To the extent permitted by law, the Net Available Property Tax 
Increment will be used to reimburse GSW for Pier Substructure Costs, 
any Additional Waterfront Infrastructure Costs and any City Facilities 
as further described in section 5 above, all on terms and conditions that 
the parties will negotiate as part of the Term Sheet and Transaction 
Documents. 
 
Bond Assurances:  The Transaction Documents will include appropriate 
assurances relating to payment of property taxes that support IFD bonds 
that may be issued for the Project (including possible downward 
adjustments in the assessed value of the Project) to help ensure that the 
district can service any such IFD bonds and maintain any required debt 
coverage.   
 
CFD Financing:  To increase the efficiency of the proposed IFD 
financing, the parties will explore establishing a Mello-Roos 
Communities Facilities District (“CFD”) comprising the Site to finance 
the Pier Substructure Costs and City Facilities or other mutually agreed-
upon public improvement costs at the Waterfront Site for the Project, 
with Net Available Property Tax Increment from the IFD pledged to 
take out or service the CFD debt.  Also, the parties will endeavor to 
structure any IFD debt and any CFD debt as tax-exempt in accordance 
with applicable tax laws. 
 

9.  Contribution of 
Funds to Pay for 
Quality of Life 
Services 

As part of their negotiations, and taking into account the projected net 
fiscal benefits to the City’s General Fund from the Project, the parties 
will explore incorporating into the Term Sheet and then the Transaction 
Documents one or more mutually agreeable financing mechanisms to 
fund City costs associated with neighborhood quality of life 
improvement measures to address effects from use of the multi-purpose 
venue.  Such improvement measures may include, by way of example, 
cleaning sidewalks and building facades, maintaining street trees, 
cleaning litter, installing wayfinding signs, providing traffic and parking 
control and enhanced security services, and  furnishing any such other 
services as the parties may mutually identify and agree.   

10.  Revenues from 
Existing Leases 

The Port will be entitled to all revenues from the existing leases on the 
Waterfront Site and the Seawall Lot Site through the closing under the 
DDA; commensurate with its obligation to start paying rent under the 
Ground Lease, GSW will be entitled to any such revenues on and after 
the closing should such tenancies continue after the closing.  GSW will 
be responsible for incorporating Red's Java House into the Project, at no 
cost to the City, including its Port, on terms to be negotiated. 
 

11.  Development 
Impact Fees 

GSW will pay to the City all applicable development impact fees 
relating to developing the Project.  The Transaction Documents, 
including the allocation of responsibility for any applicable mitigation 
and neighborhood improvement measures, will take into account 
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GSW’s payment of those fees to avoid double-charging.  The parties 
will explore allowing GSW to defer paying applicable development 
impact fees until issuance of a certificate of occupancy, on terms and 
conditions generally consistent with the City’s current fee deferral 
program (which is scheduled to sunset in July 2013).  Also, if the 
Eastern Neighborhoods Infrastructure Impact Fee applies to 
development of the Improvements on the Seawall Lot Site, then that fee 
may be offset by GSW’s construction of additional public 
improvements through an in-kind agreement with the Planning 
Department, subject to the Planning Commission’s approval of such 
agreement in its sole discretion. 

 
 

The ENA has been amended extend the deadline for endorsement of the Term Sheet by the 
Port Commission to February 1, 2013 and the Board of Supervisors to February 15, 2013. 
 
 Under the San Francisco Charter, no officer or employee of the City, including its Port, has 
authority to commit the City to the proposed Project unless and until the San Francisco Port 
Commission, Planning Commission, Board of Supervisors and Mayor have approved the City 
entitlements for the Project and related Transaction Documents.  While this Conceptual Framework 
summarizes certain basic financial principles and terms for the Project, it is not intended to be, and 
will not become, contractually binding on the City, including its Port, or GSW.  Accordingly, 
consistent with the foregoing and subject to the provisions of the ENA, no legal obligation will exist 
regarding the transactions described in this Conceptual Framework, unless and until the parties have 
negotiated, executed and delivered mutually acceptable agreements based upon information produced 
from the environmental review process under the California Environmental Quality Act (CEQA) and 
other public review and hearing processes and subject to all applicable governmental permits and 
approvals.   
 
 Before entering into final Transaction Documents, the City, including its Port, retains the 
absolute discretion to (a) make modifications to the proposed Project and any proposed agreements 
as are deemed necessary to mitigate significant environmental impacts, (b) select other feasible 
alternatives to avoid such impacts, (c) balance benefits against unavoidable significant impacts 
before taking final action if such significant impacts cannot otherwise be avoided, or (d) determine 
not to proceed with the proposed Project based upon the information generated by the environmental 
review process.  Also, before entering into final Transaction Documents, GSW retains the absolute 
discretion to make modifications to the proposed Project and to determine not to proceed with the 
proposed Project, subject to the terms and conditions of the ENA.   
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GSW:  GSW ARENA LLC, 
  a Delaware limited liability company 
 
 
   By:  __________________________ 
    Rick Welts  
    President  
 
   Date: ______________________, 2012 
 
CITY:  CITY AND COUNTY OF SAN FRANCISCO, 
  a municipal corporation 
 
 
   By:  __________________________ 
    Edwin M. Lee  
    Mayor 
 
   Date: ______________________, 2012 
 
PORT:  CITY AND COUNTY OF SAN FRANCISCO, 
  a municipal corporation, operating by and through the 
  San Francisco Port Commission 
 
 
   By:  __________________________ 
    Monique Moyer  
    Executive Director 
 
   Date: _____________________, 2012 
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San Francisco Waterfront Multi-Purpose Venue
and Mixed Use Development Project

PROJECT DESCRIPTION

INTRODUCTION

The Golden State Warriors propose to create a new regional serving waterfront attraction in San

Francisco on Piers 30-32 that will include a multi-purpose venue, public open space, maritime

uses, and regional visitor-serving retail, restaurants and entertainment. The privately financed

multi-purpose venue would host the Bay Area's National Basketball Association (NBA)

basketball team, the Golden State Warriors, during the NBA season as well as provide a year-

round venue for a variety of other uses, including, but not limited to, concerts, cultural events,

family shows, and conferences/ conventions. The multi-purpose venue would be located with

convenient access to public transit options, including San Francisco Municipal Railway (Muni),

Bay Area Rapid Transit (BART), CalTrain, ferry service, and pedestrian/bicycle routes. The

project would include substantial repair and structural upgrades to the currently underutilized

and deteriorating Piers 30-32. The Piers 30-32 project is scheduled for completion in time for the

2017-18 NBA season.

In conjunction with the development of Piers 30-32, the Golden State Warriors also propose to

develop Seawall Lot 330, located directly across The Embarcadero from Piers 30-32, with mixed-

use development. Seawall Lot 330 would be developed with a variety of mixed uses, including,

but not limited to, residential/hotel uses, and retail uses along The Embarcadero.

PROJECT LOCATION AND SETTING

As shown in Figure 1, Piers 30-32 and Seawall Lot 330 are located along The Embarcadero,

between Bryant Street and Brannan Street, within the City’s Rincon Point-South Beach

neighborhood, and within the Port of San Francisco’s Waterfront Land Use Plan (WLUP) South

Beach/China Basin Waterfront.1

Piers 30-32 is an approximate 13-acre rectangular-shaped pier structure extending from The

Embarcadero into the San Francisco Bay. Piers 30-32 is formed from two originally separate piers

that were altered and merged into one facility prior to 1955. Portions of the deck of the newer

center section of Piers 30-32 are constructed at a lower elevation than the two former individual

pier sections. Piers 30-32 has no existing on-deck structures, except for Red’s Java House, located

on the northwest end of the pier along The Embarcadero. Piers 30-32 is located outside the

Embarcadero Historic District, however, Red’s Java House is considered a potential non-

contiguous contributor to the District. Piers 30-32 is currently used for parking (consisting of an

estimated 1,505 spaces managed by a parking operator); occasional passenger cruise, military,

research, and

1 The Waterfront Land Use Plan South Beach/China Basin Waterfront extends from Pier 22½ to Mariposa Street.
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INSERT FIGURE 1: AERIAL PHOTO
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other vessel moorage (on the east berth); and special events. Piers 30-32 is in poor structural

condition, and has load restrictions that preclude large truck access to this facility. Some

improvements to Piers 30-32 have recently been made to enable it to be used for team bases in

support of the 34th America’s Cup races.

Seawall Lot 330 is an approximately 2.33-acre paved, inland site, located directly across The

Embarcadero from Piers 30-32. It is located within a triangular-shaped block bounded by Bryant

Street to the northwest, Beale Street to the southwest, and The Embarcadero on the east; a high-

rise condominium building (the Watermark) located on the west end of this block, adjacent to

Seawall Lot 330. Seawall Lot 330 is currently operated as a parking lot (with an estimated 268

spaces) and is managed by a parking operator.

PROJECT COMPONENTS

The following describes the various project components proposed for Piers 30-32 and Seawall

Lot 330, respectively.

Piers 30-32

Piers 30-32 would be developed with a multi-purpose venue, visitor-serving retail uses, a parking

garage, maritime uses and open space/public access areas. Table 1, below, summarizes the

principal project characteristics for the proposed uses at Piers 30-32. All numbers are

approximate.

TABLE 1
PIERS 30–32 PROJECT CHARACTERISTICS SUMMARY

Project Component Characteristic

Multi-Purpose Venue Seating Capacity 17,000 – 19,000 seats

Size

Multi-Purpose Venue 700,000 GSF

Retail

Practice Facility & Training Areas

Community Room

Event Management & Team Operations

105,000 GSF

21,000 GSF

10,000 GSF

40,000 GSF

Parking 275,000 GSF

Total Building Area (GSF) 1,151,000 GSF

Height/Levels

Multi-Purpose Venue Maximum Height

Retail Maximum Height/Levels

Parking Height/Levels

135 feet

60 feet/ 3 Levels

40 feet / 3 levels

Parking Spaces 630

Vehicular Access at The Embarcadero/Bryant Street

Open Space minimum 50% GSF of site

Red’s Java House (existing) retained in place or incorporated into design
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Maritime Uses north side: SFFD fire boat facility; ferry stop,
boat docking

east side: Berthing for boats, including
periodic, temporary berthing for
deep draft vessels (subject to
further financial feasibility
analysis)

south side: Recreational water sports access,
public kayak launch area, guest
docks; water taxi stop

The proposed multi-purpose venue would have a seating capacity of 17,000 to 19,000 seats,

encompass approximately 700,000 gross square feet in area, and have an approximate height of

135 feet. Red’s Java House, located in the northwest corner of Piers 30-32, would not be

demolished; rather, it would either be retained in place or incorporated into the design of the

proposed development at Piers 30-32.

The proposed multi-purpose venue would be designed to integrate and maximize public access

and open space on Piers 30-32 and to maintain important public view corridors of San Francisco

Bay. A minimum of 50% of the gross square floor area of Piers 30-32 is proposed to be open

space. The open space will be split into distinct levels, each serving multiuse event center

entrances at different building floors. Each level will have both large gathering areas as well as

smaller scaled spaces that allow the public to enjoy view of the Bay. These areas will be

connected by a grand stair and accessible ramp, creating a dramatic arrival sequence to the upper

plaza, focusing views on the Bay Bridge and providing opportunities to sit on south facing steps.

Planted areas will also be provided for and integrated with a storm water management system

An approximate 630-space parking garage would be provided at Piers 30-32 to serve project uses

and would be screened from public view. All parking ingress and egress would occur at the

intersection of The Embarcadero and Bryant Street. The garage would be accessible for the public

during designated non-game / -event days.

In addition, the Piers 30-32 project would include approximately 105,000 square feet of retail

development consisting of stores and restaurants on up to 3 levels.

The proposed waterfront development would also include several maritime uses, which may

include a San Francisco Fire Department boat facility and station house and ferry stop (on the

north side of the pier); recreational water sports access public kayak launch, guest docks, water

taxi stop (on the south side of the pier), and the berthing for boats, including the periodic,

temporary berthing for deep draft vessels (on the east side of the pier). Project construction

would include extensive repair, structural strengthening, and seismic upgrade to Piers 30-32,

requiring installation of new support piles and other water-based construction. Some dredging

may also be required. Construction is scheduled to commence by June 1, 2014, and operation of

the facilities is anticipated to commence in fall of 2017.
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Proposed Multi-Purpose Venue Use

The proposed multi-purpose venue would serve as the new home of the Golden State Warriors,

who currently play at the Oracle Arena in Oakland. The Warriors would play approximately 50

home games per year at the proposed multi-purpose venue, generally between late-October and

late-April. The NBA season games are split evenly between weekdays and weekends. NBA

basketball games are played in the evening (starting at 7:30 p.m. and running through about 9:40

p.m.), except for one day game each season that is typically scheduled over Martin Luther King,

Jr. weekend.

In addition, there would also be approximately 155 non-Warriors game regional-serving events

at the multi-purpose venue each year, which could include concerts, cultural events, family

shows, conferences/ conventions, and other events. A diverse calendar of events would be

roughly split amongst four major categories: concerts, other sporting events, family shows, and

fixed fee rentals:

 Concerts would range from national tour acts to smaller cultural and niche performances

and are anticipated to occur mainly in the evenings on both weekends and weekdays.

Given the stage layout requirements of national concert tours and general demand for

cultural performances, attendance to this category of events is projected to average

13,000.

 Other Sporting Events may include NCAA tournaments for basketball, volleyball, and

gymnastics, as well as U.S. Olympic and other international qualifying tournaments.

Local, regional, and state level championship games for youth, high school, and

collegiate teams could also be hosted. The majority of Other Sporting Events are likely to

be held during the daytime on weekends with average attendance projected to be 7,000.

 Family Shows consist of musical, dance, and other performance acts that are geared

toward children. Examples of current touring acts that fall within this category include

Disney on Ice, Yo Gabba Gabba Live! and How to Train Your Dragon Live! These acts

generally have multiple shows on consecutive days, with the majority of shows occurring

on the weekend with matinee, afternoon, and evening performances. Projected

attendance at these shows is estimated to be 6,000.

 Fixed Fee Rentals are generally conferences and conventions where the facility could be

used in connection with Moscone Center as a venue for large capacity keynote speakers

and for general assembly. Most fixed fee rentals are likely to be reserved for single or

multi-day events with participants utilizing the facility throughout the day. Average

attendance at these types of events is estimated to be 9,000.

Integrated within the event center would be the Warriors practice facility and multi-purpose

venue management offices. The practice facility would include 2 full length NBA basketball

courts, with approximately 21,000 square feet of playing surface, state-of-the-art weight room and

medical treatment facilities, locker rooms, and players’ lounge. The multi-purpose venue

management and team operations space would accommodate venue employees and the

organization’s employees, including the Warriors coaching and operations staff, management,
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administration, finance, marketing, broadcasting, merchandising and public relations, and ticket

operations. A third court of approximately 10,000 square feet would be utilized as a community

amenity, including events such as basketball camps for youths and community meetings.

Seawall Lot 330

In conjunction with development of Piers 30-32, a mixed-use development is proposed at Seawall

Lot 330, which would include a combination of retail, residential, hotel, and parking uses. Table

2, below, summarizes the principal project characteristics for the proposed uses at Seawall Lot

330. All numbers are approximate.

TABLE 2
SEAWALL LOT 330 PROJECT CHARACTERISTICS SUMMARY

Project Component Characteristic

Size

Residential 140,000 – 160,000 GSF

Retail 33,000 GSF

Hotel 140,000 - 160,000 GSF

Parking 105,000 GSF

Total Building Area (GSF) 418,000 - 458,000 GSF

Height/Levels

Residential Maximum Height/Levels

Retail Maximum Height/Levels Parking

Maximum Height/Levels

150 feet/ 14 Levels

15 feet/ 1 Level

45 feet / 3 levels

Parking 195 - 300 parking spaces

Vehicular Access at Bryant Street and Beale Streets

Seawall Lot 330 would include an approximately 195 - 300-space garage. The garage would

provide off-street parking and loading for residential and hotel uses within the development.



 

 

APPENDIX D: 

Appraisal Piers 30-32 & SWL 330  






















































































































































































































































