CITY AND COUNTY
OF SAN FRANCISCO

Management District Plan
Ocean Avenue Community Benefit District

April 2025

ONBS

helping communities
fund tomorrow

nbsgov.com



TABLE OF CONTENTS

1.

N

w

&

o wu

EXECULIVE SUMMAIY ....ciiiiiiiiinniiiiiiiiiiiienneiiiiieeeeeeeeseiieesseeeeeessssssssssseeeeessssssssesssssessenes 1
1.1 GOals fOr the FUTUIE c....eeiiie e 1
1.2 Annual Total Budget and ASSESSMENTS .......uueieiiiiiiiiiiiieeeeiiee e esiieee e esieee e seee e 1
1.3 Services to be Provided by the Renewed Ocean Avenue CBD.........ccccccvveeeeciveeennnns 1
1.4 Ocean Avenue CBD Mission Statement ........coooociiiiiiiiiiiiiiiiceeeeec e 3
1.5 BOUNGAIIES. ..ttt sttt e s e et e e e e neenaneeas 3
1.6 Management District Plan OVEIVIEW ......occuieieiiiiiiiiieiiieeeeiiee e esiieee e sieee e iee e 3

District at @ GlaNCe.......ccccviiiiiiiiiiiiiiiiirir s 4
2.1 Services and ACHIVITIES ....ceiiuiieiiieeee e 4
2.2 Annual Total Budget and ASSESSMENTS ....ccccveieeieiiiiee et e e e e e 4
S T =1 ¢ o [ O PP PPPPPPPPP 4

BaCKZroUNd ........ ittt reneeeetrenneesseensssssssnnssssssenssssssasnssssssennssssssannnsnnns 5
3.1 Whatis a Community Benefit District (“CBD”)?.....ccceeeeeiiieeeeciiee e 5
3.2 Impact of CBDS iN SaN FranCiSCO .....cciiiiuuieiiiiiiiieieiiiieeesiiteeessiee e s eseee e s ssieeeessiseee s 5
3.3 EStabliShing @ CBD ..cccuueiieeeeiiee ettt ettt e e et e e e e e et e e e e enae e e e e nnaeae s 6
3.4 CBD Name Designation ... 7
3.5 Timeline for Implementation and Completion of the Ocean Avenue CBD............... 7

IMPrOVEMENTS .cuvuiieiieiieiiiieiiniieiresietiestessesiestatasssestsssastassssssassassssssssssssassassssssassassasssnns 8
4.1 Cleaning and MaintenanCe Program.........cccceeciieeeieiieee e e eeiiee e e ree e e e e e 8
4.2  Streetscape Improvements and Beautification Program.........ccccccevvviiieiiniiieen e, 8
4.3  Marketing and Economic Development Program........cccccccueeveecieeeeeecieeeesciieee e 9
4.4  Management and OPEratioNS .......cccueeeieciuiieeieiiiee e eeieee e e e e e srre e e s enee e e e s saraeeeeennees 9

Annual Amount to be Collected and Expended...........ccceereeererimirrencrennnerennerenenerenscrenns 10

Method of Assessment



(T N Y ¢ 1] W@ o =Y = Yot €] 1] A X RPPRR 12

(S A IF- o [o U LY R o 1T PO PP TPPPP 12
6.3 Total Special Benefit Points for Each Program..........cccoeccvveeeeciiieeeecieee e 15
6.4  Special ConSiderations ........coo i e 16
7. Separation & Quantification of General Benefits......cccccceeriieeiiiiieniiiiiinnciiinienecccnnnennnn 18
7.1 SUMMACY ittt ettt ee et et e e e et e e e e e e eeeeeeeeeeeeeaeeaeaeaeaeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeees 18
7.2 Detailed ANQIYSIS ...ceiiiiiiie ittt e e e e e arees 18
< R = 11T 1= TPt 21
8.1 Balances t0 Be ASSESSEA........eiiiiiiiiiiiiiieeeite et 21
9. Assessment Rate Development........c.ciiiieeiiiiiieiiiiiieeiieiieneiieirensiessennssssssensssssssansssnns 23
9.1 Assessment per Special Benefit POINt........cooooueiiiiiiiiiiiiie e 23
9.2 AsSeSSOI'S ParCel LIStING ..ccccuviieeeeiie et et a e e 24
9.3 Number of Years Assessments will be Levied..........ccooceeiiiiiiiiiiiiiniiinieeneeee 25
9.4 Method of COIECTION ...ooueiiiiiiee e 25
9.5 Data for Annual Assessment Calculations...........cooieiiiiiiiiiiiiiieiiececeeeee 25
S T Y o o 1T | PO P PP 25
10. District ManagemeNnt.......ccccciieeiiieeiiieeiiiiniiieniirneieresssresssssssssssnsssssssssssssssasssssnsssssnsssaas 27
10.1 Ocean Avenue Community Benefit District........cccoevieeeiniiiiiiniiiee e, 27
10.2  Annual Report by the AsSOCIAtioNn .........ccueevieiiiiieieieee e 27
10.3 PUBIIC ACCESS ...ttt ettt e s e e snee e 28
R CTo 1V =T o g I= o ol PP 28
10.5 DiSSOIUTION ..ttt st et e st e e e e 28
Appendix A. BouNdary IMap ......cciieeeiiiiieeeiiiiinniiiieemiiiisensiesssensssssssnsssssssnssssssssnsssssssnnssssss 30
Appendix B. Assessor’s Parcel LiStiNg .....ccccveeuirieeiiieniiieeerenererenecerenserenserensessensesenssesensssenss 31

Appendix C. ENGINEEI’'S REPOIt....ccccieeeereeeierennirrneerenseerensesenssersasserensessnsssssnsesssnsessnsssssnsessanse 32



TABLE OF TABLES

Table 1. FY 2025/26 ESEIMAted COSTS ...vvevviriieieiiiiieiesiieiestesteetesteesaesteseeesesteessessesseessesseessessesssessesseessessesseenes 10
Table 2. 2026 Operating BUGGET......ocuuiiiiiiiie ettt e e e e st e e st e e e e s nabae e e e snbaeeesnnbeeeesnnseeas 10
Table 3. Total Annual Maximum Assessment Revenue OVEr 15 YEarS.....cccccviicuiieeiriieeeiniieeeesieeeesnieee e 11
Table 4. Cleaning and Maintenance Program Benefit Points by Land Use Type.......cccevveeevveercieesieeesree s 14
Table 5. Streetscape Improvements and Beautification Program Benefit Points by Land Use Type............... 14
Table 6. Marketing and Economic Development Program Benefit Points by Land Use Type.........cccceeveevunenn. 15
Table 7. Ocean Avenue Area Population Walking Trips ...cc.ueeeeiiiieeiiiee sttt e svre e s see e s sbee e e s 18
Table 8. Non-Ocean Avenue Population Walking Trips.....c.uue et sseee st e e siee e e siee e s 19
Table 9. Non-Ocean Avenue Business Related Walking Trips ....uueeeiciiieeiiiiee et e e sieee e e e 19
Table 10. Non-Ocean Avenue Population and Non-Ocean Avenue Business-Related Walking Trips.............. 19
Table 11. Peripheral Marketing Special BENefit POINTS .......cvviiiiiiiiie e 20
Table 12. FY 2025/26 EStIMAtE COSES ...cviiuieieiiiiieieieeiesie st et teeteste st e e steesaestesseessesteessessessaessesteessessesseenes 21
Table 13. FY 2025/26 Balance to be Assessed - Cleaning and Maintenance Program..........ccccecveveevveeeveennean, 21
Table 14. FY 2025/26 Balance to be Assessed - Streetscape Improvements and Beautification Program...... 22
Table 15. FY 2025/26 Balance to be Assessed — Marketing and Economic Development Program................ 22
Table 16. FY 2025/26 Assessment per Cleaning Special Benefit POINt........ccccoieiieiiecie i 23
Table 17. FY 2025/26 Assessment per Streetscape Special Benefit POINt .......cccovevieiieiiiiirecieccec e, 23
Table 18. FY 2025/26 Assessment per Marketing Special Benefit POiNt.........ccccovveeieiieiiiiiieeieccreceree e 23
Table 19. Cleaning and Maintenance Program FY 2025/26 Maximum Assessment Rates.........cccceeveeeveenneens 24

Table 20. Streetscape Improvements and Beautification Program FY 2025/26 Maximum Assessment Rates24
Table 21. Marketing and Economic Development Program FY 2025/26 Maximum Assessment Rates.......... 24



1. Executive Summary

In 2010, property owners along Ocean Avenue, the San Francisco Board of Supervisors, and the Mayor
approved the formation of the Ocean Avenue Community Benefit District (“Ocean Avenue CBD,” “CBD,”
“District”) for a fifteen-year period. Since then, the Ocean Avenue CBD has been providing services,
above and beyond the City’s baseline, to improve the everyday experience in the Ocean Avenue area by
making the area cleaner and more inviting. In advance of the expiration of the CBD, the CBD’s property
owners will be asked to renew their commitment and to continue funding the core services provided by
the Ocean Avenue CBD. The District is also considering expanding its boundaries. The Ocean Avenue
CBD board of directors is asking these new property owners to join us, commit to funding the services
provided by the District for their property and help make the Ocean Avenue commercial corridor a
vibrant and welcoming neighborhood.

7

The full management plan details the process of continuing the services provided by the current owners
association, the non-profit Ocean Avenue Association (“Association”). The management plan also
provides detail on the formula used in developing individual assessments and the services that will be
provided to individual properties and the Ocean Avenue CBD as a whole.

1.1 Goals for the Future

The Ocean Avenue CBD board of directors looks forward to the renewed CBD and creating a more
inviting and thriving neighborhood. One of the biggest challenges and most visible issues is maintaining
cleanliness in the public realm.

The Ocean Avenue CBD’s fundraising and advocacy priorities for the renewed CBD will be cleanliness
and economic vitality. The CBD has a strong record in raising outside dollars to supplement property
owners’ assessment dollars.

1.2 Annual Total Budget and Assessments

The total proposed annual budget for Fiscal Year 2025/26 is $515,000. Assessment revenue of $479,581
will provide 93.12% of the annual operating budget. The CBD is mandated by law to raise the remaining
portion of the annual budget through outside fundraising. These dollars are known as General Benefit
dollars. The minimum amount of General Benefit dollars the renewed CBD is mandated to raise annually
is 6.88% of the annual budget or $35,419. This is a minimum. The CBD has a strong history in being able
to fundraise outside dollars through advocacy, grant writing, sponsorships, and donations. The Ocean
Avenue CBD Board of Directors is committed to continuing strong fundraising initiatives.

1.3 Services to be Provided by the Renewed Ocean Avenue CBD

CLEANING AND MAINTENANCE PROGRAM

Sidewalk & Gutter Sweeping: sidewalks and gutters will be swept for litter, debris, and junk throughout
the CBD. Paper signs, stickers, and taped or glued handbills on properties, utility boxes, poles, and other
infrastructure will also be removed.

N N BS City and County of San Francisco Ocean Avenue Community Benefit District Management District Plan
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Pressure Washing: Pressure washing will be provided weekly on the sidewalks and in areas where
requested within the CBD.

Graffiti Removal: Graffiti will be removed by painting, using solvent, and pressure washing within 48-72
hours on weekdays.

These services will be provided along Ocean Avenue, Geneva Avenue, certain areas of Frida Kahlo Way,
Lee Avenue, as well as within the interior of City College Terminal (APN 3180 -194), within the CBD.

STREETSCAPE AND BEAUTIFICATION PROGRAM

Landscaping: The Association will maintain the plants and trees within the CBD. Ocean Avenue features
several street trees and many sidewalk gardens.

Placemaking: To make Ocean Avenue walkable and attractive to visitors and residents, the Association
will identify opportunities for placemaking and implement improvements where possible.

Beautification: The Association will support Ocean Avenue’s public art by establishing murals,
sculptures, lighting, and decorative landscaping throughout the CBD.

These services will be provided along Ocean Avenue, Geneva Avenue, certain areas of Frida Kahlo Way,
and Lee Avenue, within the CBD.

MARKETING AND ECONOMIC DEVELOPMENT PROGRAM

The Marketing and Economic Development Program will increase awareness of the CBD and all of its
programs. The program will assist in retaining and attracting new occupants as well as promoting
commerce and economic activities within the CBD.

This program will provide one-on-one assistance with business owners in lease negotiation, compliance
and permitting, and applying for the San Francisco Legacy Business Registry to ensure those businesses
can thrive and grow with the community; offer referral and consultation for business planning,
marketing assistance, financial projections and analysis, loan packaging, help with commercial
acquisition, site identification, bookkeeping, budgeting, accounting, and retail merchandising.

These services will be provided throughout the CBD.

MANAGEMENT AND OPERATIONS

Administration includes daily oversight and operation of the CBD, adherence to the Management
District Plan, and compliance with audit/reporting requirements. Administration also includes
fundraising, building and managing relationships with the neighborhood association/groups, City
agencies/departments and elected officials. The Association, representing the owners, and working
closely with the merchants, routinely advocates for the interests of the community regarding City
services and funding. The Association will continue to collaborate with the San Francisco Police
Department and work with the community on safety programs. The Association may provide assistance
to visitors and may provide ambassadors/guides that promote citizen efforts through assistance in crime
prevention, wayfinding, and assisting homeless with social services information. This type of work will
continue in the new, renewed CBD.
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The assessments will also fund a contingency reserve that may be used to cover possible unforeseen
future expenses and help to smooth out cash flows, which are affected by the timing of property owner
payments. This category can also be used to support renewal expenses.

1.4 Ocean Avenue CBD Mission Statement

To provide services that improve the quality of life in the neighborhood, emphasizing clean, safe,
beautiful streets. It also promotes the area’s economic vitality, fosters Ocean Avenue’s unique identity,
and honors its diverse history.

1.5 Boundaries

The CBD is located in the southern area of the City and County of San Francisco (“City and County”). The
CBD generally comprises those properties along Ocean Avenue from 19th Avenue in the west Junipero
Serra Boulevard in the east; Ocean Avenue from Manor Drive in the west to 1-280 in the east; Geneva
Avenue from Ocean Avenue in the west to I-280 in the east; and a handful of other properties. A
boundary map is provided in Appendix A of this report, which shows the specific properties to be
included in the CBD.

1.6 Management District Plan Overview

The Management District Plan is the result of the work of property owners and merchants in the Ocean
Avenue corridor. The Management District Plan includes a boundary, annual budget, assessment
methodology, and district management guidelines.
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2. District at a Glance

The City and County formed an assessment district in the Ocean Avenue area in FY 2010/11 with a 15-
year term. Based on the success of the prior district, property owners have shown support to renew and
expand the Ocean Avenue CBD, with adjustments to the assessment methodology and boundaries.

2.1 Services and Activities

The services and activities described in this Management District Plan include the provision of the
Improvements, as further described in Section 4, herein.

2.2 Annual Total Budget and Assessments

The total proposed annual budget for Fiscal Year 2025/26 is $515,000. Anticipated assessment revenue
of $479,581 will provide 93.12% of the annual operating budget. The remaining portion of the annual
budget will be generated from sources other than assessments, such as City and County -contributions,
fundraising, grants, donations, or other revenues.

Any surplus monies from the prior assessment district, as of December 31, 2025, to be carried over can
only be used to benefit those properties within the prior assessment district. If this is not practical, such
surplus monies will be refunded to property owners in the prior assessment district in proportion to how
they were assessed in the prior assessment district.

The assessment calculation for each property utilizes a combination of land use, street front footage,
building square footage, and lot square footage. Section 6 of this Management District Plan provides a
more detailed procedure of the annual assessment calculation.

2.3 Term

If renewed, assessments would be levied and collected for 15 years (July 1, 2025, through June 30,
2040). Expenditure of those collected assessments can continue for up to six months after the end of
the assessment collection period (December 31, 2040), at which point the Ocean Avenue CBD would
sunset if not renewed.
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3. Background

Cities can establish special assessment districts to provide a constant funding source for various
improvements, maintenance, and activities that specially benefit properties within a defined
geographical area. The improvements, maintenance, and activities can include providing enhanced
cleaning and maintenance services, improving security, providing for marketing activities to promote
and revitalize an area, and other programs found to benefit an area. The ongoing revenue stream for the
improvements, maintenance, and activities comes from the annual assessments funded by properties
within the special assessment district. The process by which special assessment districts are formed is
outlined below.

3.1 What is a Community Benefit District (“CBD”)?

A Community Benefit District is a geographic area in which the City levies special assessments, paid for
by properties in the district, to fund additional services and other improvements that specially benefit
those properties. The concept of CBDs is similar to that of a condo Home Owners Association (HOA), but
for an entire neighborhood. Each parcel in the CBD boundary is assessed a fee for the services provided
by the CBD. CBDs are also known as special assessment districts. Assessment revenue pays the costs of
the improvements, maintenance, and activities provided to the properties in such areas. The assessment
proposed here is subject to the substantive and procedural requirements described in Section 4, Article
XIll D of the California Constitution (“Article XlIII D”), as well as the Property and Business Improvement
District Law of 1994, as augmented and modified by Article 15 of the San Francisco Business and Tax
Regulations Code (collectively, the Property and Business Improvement District, “PBID Law”).

In San Francisco, an association representing the assessed property owners usually helps to administer
the CBD. The owners’ association is a private, non-profit entity that is under contract with a city to
administer or implement the services and activities specified in the management district plan. The
owners’ association makes recommendations to the Board of Supervisors on the expenditure of
revenues derived from the levy of assessments. The owners’ association shall also cause to be prepared
a report of each fiscal year for which assessments are to be levied and collected. The Board of
Supervisors must authorize the formation and establishment of a CBD and approve the contract with the
owners’ association.

3.2 Impact of CBDs in San Francisco

In 2012, the City and County conducted and analysis of Community Benefit Districts. The findings show
that community benefit districts have played a significant role in the economic vitality of their
neighborhood. Some of the findings were:

e Following service implementation, on average, CBDs outperformed citywide trends
on the majority of studied indicators, including public realm cleanliness, public
safety, and economic resiliency.

e The diversity of positive outcomes and trends, when aggregated, serve as a clear
demonstration that CBD services and investments have a measurable impact on
higher-level outcomes.
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On average, CBD-maintained streets were found to be cleaner than similar
commercial streets located in the same Supervisorial District.

During the 2007 to 2009 recession, CBDs retained more value in their properties,
saw less significant reductions in sales tax revenues, and maintained lower
commercial vacancy rates.

CBDs have raised significant revenues from non-assessment sources.
CBDs leverage significant community leadership to support their work.

The scale of CBD operations is correlated with the level of improvement

3.3 Establishing a CBD

The PBID Law or 1994 Act, provides the legal framework for establishing a CBD or a PBID. As part of the
formation proceedings, proponents prepare a Management District Plan in accordance with PBID Law.
The Management District Plan must contain, but is not limited to, the following required elements:

A map of the district in sufficient detail to locate each parcel of property within the
district;

The name of the proposed district;

A description of the boundaries of the district, including the boundaries of any
benefit zones, proposed for the establishment or extension of the district in a
manner sufficient to identify the lands included. The boundaries of a proposed
district shall not overlap with the boundaries of another existing district created
pursuant to the PBID Law. The PBID Law does not prohibit the boundaries of a
district created pursuant to the PBID Law to overlap with other assessment districts
established pursuant to other provisions of law including, but not limited to, the
Parking and Business Improvement Area Law of 1989;

The improvements and activities proposed for each year of operation of the district
and the maximum cost thereof;

The total annual amount proposed to be expended for improvements, maintenance
and operations;

The proposed source or sources of financing, including the proposed method and
basis of levying the assessment in sufficient detail to allow each property owner to
calculate the amount of the assessment to be levied against his or her property;

The time and manner of collecting the assessments;

The specific number of years in which assessments will be levied. In a new district,
the maximum number of years shall be five. Upon renewal, a district shall have a
term not to exceed 15 years;

The proposed time for implementation and completion of the management district
plan;

Any proposed rules and regulations to be applicable to the district.

A list of the properties to be assessed, including assessor’s parcel numbers for

properties to be assessed, and a statement of the method or methods by which the
expenses of a district will be imposed upon benefited real property, in proportion to
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the benefit received by the property, to defray the cost thereof, including operation
and maintenance;

e Any other item or matter required to be incorporated therein by the Board of
Supervisors.

3.4 CBD Name Designation

The name designation of this proposed CBD is the “Ocean Avenue Community Benefit District” (the
“Ocean Avenue CBD”)

3.5 Timeline for Implementation and Completion of the Ocean Avenue CBD

Petitions to renew the CBD will be mailed to property owners in January 2025. Upon the submission of
written petitions, signed by property owners in the proposed district who will pay more than 30 percent
of the assessments proposed to be levied, the Board of Supervisors may initiate proceedings to form the
CBD by the adoption of a resolution expressing its intention to form the CBD. The resolution of intention
will set the date for a public hearing on the establishment of the CBD. Assessment ballots will be mailed
to each property owner proposed to be assessed at least 45-days prior to the public hearing date. If
there is a majority protest against the imposition of the new assessment, the Board of Supervisors shall
not impose the assessment. A majority protest exists if the assessment ballots submitted, and not
withdrawn, in opposition to the proposed assessment exceed the assessment ballots submitted, and not
withdrawn, in its favor, weighting those assessment ballots by the amount of the proposed assessment
to be imposed upon the identified parcel for which each assessment ballot was submitted.

The renewed Ocean Avenue CBD assessments will be effective beginning July 1, 2025, and ending June
30, 2040; operations will begin January 1, 2026, and end December 31, 2040.
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4. Improvements

The proposed CBD will fund the following services and activities (the “Improvements”):

e (Cleaning and Maintenance Program
e Streetscape Improvements and Beautification Program
e Marketing and Economic Development Program

e Management and Operations

The Improvements to be funded are those currently desired by CBD stakeholders and believed to be of
benefit to properties within the CBD. Every effort will be made to provide the services and activities
according to the estimates provided. Below is a description of the anticipated Improvements for the first
year of the CBD.

4.1 Cleaning and Maintenance Program

Sidewalk & Gutter Sweeping: sidewalks and gutters will be swept for litter, debris, and junk throughout
the CBD. Paper signs, stickers, and taped or glued handbills on properties, utility boxes, poles, and other
infrastructure will also be removed.

Pressure Washing: Pressure washing will be provided weekly on the sidewalks and in areas where
requested within the CBD.

Graffiti Removal: Graffiti will be removed by painting, using solvent, and pressure washing within 48-72
hours on weekdays.

These services will be provided along Ocean Avenue, Geneva Avenue, certain areas of Frida Kahlo Way,
Lee Avenue, as well as within the interior of City College Terminal (APN 3180 -194), within the CBD.
Refer to the Appendix for a map showing the areas provided services under the Cleaning and
Maintenance Program.

4.2 Streetscape Improvements and Beautification Program

Landscaping: The Association will maintain the plants and trees within the CBD. Ocean Avenue features
several street trees and many sidewalk gardens.

Placemaking: To make Ocean Avenue walkable and attractive to visitors and residents, the Association
will identify opportunities for placemaking and implement improvements where possible.

Beautification: The Association will support Ocean Avenue’s public art by establishing murals,
sculptures, lighting, and decorative landscaping throughout the CBD.

These services will be provided along Ocean Avenue, Geneva Avenue, certain areas of Frida Kahlo Way,
and Lee Avenue, within the CBD. Refer to the Appendix for a map showing the areas provided services
under the Streetscape Improvements and Beautification Program.
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4.3 Marketing and Economic Development Program

The Marketing and Economic Development Program will increase awareness of the CBD and all of its
programs. The program will assist in retaining and attracting new occupants as well as promoting
commerce and economic activities within the CBD.

This program will provide one-on-one assistance with business owners in lease negotiation, compliance
and permitting, and applying for the San Francisco Legacy Business Registry to ensure those businesses
can thrive and grow with the community; offer referral and consultation for business planning,
marketing assistance, financial projections and analysis, loan packaging, help with commercial
acquisition, site identification, bookkeeping, budgeting, accounting, and retail merchandising.

These services will be provided throughout the CBD.

4.4 Management and Operations

Management and operations includes daily oversight and operation of the CBD, adherence to the
Management District Plan, and compliance with audit/reporting requirements. Management and
operations also includes fundraising, building and managing relationships with the neighborhood
association/groups, city agencies/departments and elected officials. The Association, representing the
owners, and working closely with the merchants, routinely advocates for the interests of the community
regarding city services and funding. The Association will continue to collaborate with the San Francisco
Police Department and work with the community on safety programs. The Association may provide
assistance to visitors and may provide ambassadors/guides that promote citizen efforts through
assistance in crime prevention, wayfinding, and assisting homeless with social services information. This
type of work will continue in the new, renewed CBD.

The assessments will also fund a contingency reserve that may be used to cover possible unforeseen
future expenses and help to smooth out cash flows, which are affected by the timing of property owner
payments. This category can also be used to support renewal expenses.
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5. Annual Amount to be Collected and Expended

Table 1 is a summary of the estimated annual costs to fund the Improvements for Fiscal Year 2025/26;
Table 2 details how the 2026 operating budget will be funded.

Table 1. FY 2025/26 Estimated Costs

FY 2025/26 Estimated

Budget Items

Budget
Cleaning & Maintenance Program $200,850
Streetscape Improvements and Beautification Program 139,050
Marketing & Economic Development Program 113,300
Management and Operations 61,800
Total Budget $515,000

Table 2. 2026 Operating Budget

Description Amount

Assessment Revenue $479,581
Contributions for General Benefit Portion 35,419
Total Estimated Costs (2025/26) $515,000

Each year, beginning with FY 2026/27, the Association may increase maximum assessment rates by up
to 5% per year, or by the change in the Consumer Price Index for All Urban Consumers (CPI-U) for the
San Francisco-Oakland-Hayward area for February, whichever is less. If, in the future, the Bureau of
Labor Statistics discontinues or alters the CPI-U, the City and County Office of Economic Workforce
Development (“OEWD”) shall select a comparable index as a replacement. In no event shall the
maximum assessment rates decrease. The assessment shall be levied at rates necessary to generate
sufficient revenue to meet the estimated costs to fund the Improvements, as long as the actual
assessment rates do not exceed the maximum assessment rates for that fiscal year.

Based upon a maximum possible annual assessment increase of 5%, beginning July 1, 2026, the total
annual maximum assessment revenue each year for each of the 15-years is described in the following
table:
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Table 3. Total Annual Maximum Assessment Revenue over 15 Years

Total Maximum Annual

Fiscal Year Assessment Revenue *

1 2025/26 S 479,581
2 2026/27 503,560
3 2027/28 528,738
4 2028/29 555,175
5 2029/30 582,934
6 2030/31 612,081
7 2031/32 642,685
8 2032/33 674,819
9 2033/34 708,560
10 2034/35 743,988
11 2035/36 781,187
12 2036/37 820,247
13 2037/38 861,259
14 2038/39 904,322
15 2039/40 949,538

Total $10,348,673

(1) Based upon assigned Special Benefit Points for FY 2025/26. Property characteristics
may change from year-to-year, which can affect the calculation of Special Benefit Points
in future years. If the total Special Benefit Points increase in future years due to development,

land use classifications changes, etc., the maximum assessment revenue may increase accordingly.
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6. Method of Assessment

6.1 Parcel Characteristics

The following parcel characteristics are used to determine each parcel’s proportionate special benefit:

e Lot square footage

e Building square footage

e Llinear frontage

e C(Cleaning Frontage (Cleaning & Maintenance Program)

e Streetscape Frontage (Streetscape Improvements and Beautification Program)

Parcels of the same land use type will experience different degrees of special benefit in relation to
differences in their lot size, building size, and linear frontage. For example, a parcel with a large building
and/or high linear frontages will generally experience greater special benefit than a parcel with a small
building and/or low linear frontages. Therefore, these parcel characteristics are appropriate factors for
determining proportional special benefit.

6.2 Land Use Types

In addition to lot size, building size, and linear frontage, a parcel’s land use type will also affect the
special benefits received. Following the calculation of each parcel characteristic factor, Land Use Factors
were assigned. These factors correspond to the special benefits described in Section 5.

Each parcel within the proposed CBD is assigned a land use type for purposes of determining the special
benefits received. Below is a description of the land use types within the proposed CBD.

Commercial Property land use types include parcels used for commercial purposes including, but
not limited to, retail, restaurants, parking lots, parking garages, hotels/motels, and hospitals; parcels
used as administrative workplaces, such as office buildings; and undeveloped property appurtenant
to such property described herein.

Residential Property (5+ Units) land use types include parcels with multi-dwelling buildings with
five-or-more residential units; and undeveloped property appurtenant to such property described
herein.

Residential Property (<5 Units) land use types include parcels with buildings up to four dwelling
units (such as single-family dwellings, individual condominium units, duplexes, triplexes, and
fourplexes); and undeveloped property appurtenant to such property described herein.

Public/Utility/Non-Profit Property land use types include parcels owned by public agencies, utility
companies, or parcels used for humanitarian assistance, faith-based meetings, or benevolent social
organization meetings, and are operated by non-profit entities; and undeveloped property
appurtenant to such property described herein. If a parcel has a building with at least 80% of the
building square footage leased to a non-profit entity, the owner of such property may petition the
Association to be classified in the Public/Utility/Non-Profit Property category.
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As described below, some special benefits are conferred upon all land use types, and others are
conferred only upon certain land use types.

ASSIGNING AESTHETIC BENEFIT POINTS

Cleaning and Maintenance Program

The aesthetic benefits conferred by the Cleaning and Maintenance Program will be enjoyed by all
assessable land use types. The benefit of visual appeal is not restricted to any particular land use. A
more attractive public environment can be enjoyed by all parcels irrespective of land use type.
Accordingly, each assessable land use type will be assigned one Aesthetic Benefit Point for the purpose
of apportioning the portion of the CBD budget related to the Cleaning and Maintenance Program.

Streetscape Improvements and Beautification Program

The aesthetic benefits conferred by the Streetscape Improvements and Beautification Program will be
enjoyed by all assessable land use types. The benefit of visual appeal is not restricted to any particular
land use. A more attractive public environment can be enjoyed by all parcels irrespective of land use
type. Accordingly, each assessable land use type will be assigned one Aesthetic Benefit Point for the
purpose of apportioning the portion of the CBD budget related to the Streetscape Improvements and
Beautification Program.

ASSIGNING ECONOMIC BENEFIT POINTS

Cleaning and Maintenance Program, Streetscape Improvements and Beautification Program, and
Marketing and Economic Development Program

The Improvements are designed to engage customers, patrons, occupants, and visitors by attracting
them to the area, encouraging them to stay longer, and creating an enjoyable experience such that they
wish to return and convey a positive message about the area through referral.

Those land use types interested in attracting customers benefit from increased revenues. The proposed
services will create a more aesthetically pleasing environment, which has been shown to “increase
consumer’s intentions to spend money” (Vilnai-Yavetz 2010). In addition, the OEWD, in its 2012 report
“Impact Analysis of San Francisco’s Property & Business Improvement Districts (CBDs/BIDs)” (“CBD
Analysis”) found that during the recession of 2007 to 2009, CBDs “saw less significant reductions in sales
tax revenues” than other areas of the City and County.

Those land use types interested in attracting occupants benefit from improved economics and lower
vacancy rates. The OEWD, in its CBD Analysis, found that CBDs “maintained lower commercial vacancy
rates than what was experienced across San Francisco” during the recession of 2007 to 2009.

Those land use types interested in attracting customers, patrons and visitors benefit from the CBD being
marketed and promoted as a cultural and entertainment destination. This marketing and promotion is
designed to increase awareness of the area and highlight events and performances with the ultimate
goal of bringing more potential patrons and visitors to the area.

Therefore, all land use types engaged in activities that are concerned with the experience of customers,
occupants, patrons, and visitors will receive economic benefit from the cleaning services, landscaping
services, and the marketing activities. Appropriately, parcels designated as Commercial Property will be
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assigned one Economic Benefit Point for the purpose of apportioning the portion of the CBD budget
related to the Cleaning and Maintenance Program, one Economic Benefit Point for the purpose of
apportioning the portion of the CBD budget related to the Streetscape Improvements and Beautification
Program, and one Economic Benefit Point for the purpose of apportioning the portion of the CBD
budget related to the Marketing and Economic Development Program.

Residential Property (5+ Units) are not as concerned with day-to-day customers as Commercial

Property, though they still rely heavily on attracting and keeping occupants/residents. Thus, Residential
Property (5+ Units) will receive only one-half Economic Benefit Point for the purpose of apportioning the
portion of the CBD budget related to the Cleaning and Maintenance Program, one-half Economic Benefit
Point for the purpose of apportioning the portion of the CBD budget related to the Streetscape
Improvements and Beautification Program, and one-half Economic Benefit Point for the purpose of
apportioning the portion of the CBD budget related to the Marketing and Economic Development
Program.

Based on Association-staff’s knowledge of the Ocean Avenue area, residential properties in the CBD with
less than five units, including those with condominium units, are typically less concerned with attracting
customers and occupants. These types of properties are generally owner-occupied as primary

residences or as second residences. As such, no Economic Benefit Points will be assigned to this land use

type.

Public/Utility/Non-Profit Property are typically not concerned with attracting customers and occupants,
and, as such, no Economic Benefit Points will be assigned to this land use type.

BENEFIT POINT ASSIGNMENT SUMMARY

The tables below summarize the Benefit Point assignments for each Land Use Type for each of the three
programs described in Section 3.

Table 4. Cleaning and Maintenance Program Benefit Points by Land Use Type

Land Use Type Aesthetic BP EconomicBP  Total Cleaning BP

Commercial 1.00 1.00 2.00
Residential 5+ Units 1.00 0.50 1.50
Residential <5 Units 1.00 0.00 1.00
Public/Utility/Non-Profit 1.00 0.00 1.00
Table 5. Streetscape Improvements and Beautification Program Benefit Points by Land Use
Type
Commercial 1.00 1.00 2.00
Residential 5+ Units 1.00 0.50 1.50
Residential <5 Units 1.00 0.00 1.00
Public/Utility/Non-Profit 1.00 0.00 1.00
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Table 6. Marketing and Economic Development Program Benefit Points by Land Use Type

Land Use Type Economic BP Total Marketing BP

Commercial 1.00 1.00
Residential 5+ Units 0.50 0.50
Residential <5 Units 0.00 0.00
Public/Utility/Non-Profit 0.00 0.00

6.3 Total Special Benefit Points for Each Program

The calculation of Special Benefit Points for each parcel for each of the three programs described in
Section 3 takes into account each component analyzed and described above, Parcel Characteristics and
Land Use.

Cleaning and Maintenance Program

The formula for determining each parcel’s Cleaning Special Benefit Points for the Cleaning and
Maintenance Program is as follows:

. Cleanin
Total Cleaning Cleaning . & .
o = Special Benefit
Benefit Points Frontage .
Points

The Cleaning Special Benefit Points were computed for each parcel in the proposed CBD and summed.
Based on the most current data available at the time of writing this report, the sum of the Cleaning
Special Benefit Points for the entire CBD is 17,859.94. This total was used to determine the 2025/26
Assessment per Cleaning Special Benefit Point shown in Section 9.

Streetscape Improvements and Beautification Program

The formula for determining each parcel’s Streetscape Special Benefit Points for the Streetscape
Improvements and Beautification Program is as follows:
Total Streetscape

Streetscape X Streetscape = Special Benefit

Benefit Points Frontage Points

The Streetscape Special Benefit Points were computed for each parcel in the proposed CBD and
summed. Based on the most current data available at the time of writing this report, the sum of the
Streetscape Special Benefit Points for the entire CBD is 17,519.94. This total was used to determine the
2025/26 Assessment per Streetscape Special Benefit Point shown in Section 9.

Marketing and Economic Development Program

The formula for determining each parcel’s Marketing Special Benefit Points for the Marketing and
Economic Development Program is as follows:

Total Lot Area + Marketing
Marketing X Building = Special Benefit
Benefit Points Area Points
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The Marketing Special Benefit Points were computed for each parcel in the proposed CBD and summed.
Based on the most current data available at the time of writing this report, the sum of the Marketing
Special Benefit Points for the entire CBD is 1,261,002.90. This total was used to determine the 2025/26
Assessment per Marketing Special Benefit Point shown in Section 9.

6.4 Special Considerations

PUBLICLY OWNED PARCELS

Any publicly owned parcels that benefit from the services and activities cannot be exempt from the
assessment. The special benefits accruing to these types of parcels must be determined using the same
kind of formulas and benefit point assignment as applied to privately owned parcels. This requirement is
clearly conveyed in Proposition 218, which states in part, “... Parcels within a district that are owned or
used by any agency, the State of California or the United States shall not be exempt from assessment
unless the agency can demonstrate by clear and convincing evidence that those publicly owned parcels in
fact receive no special benefit.” Publicly owned parcels have been categorized and assigned special
benefit points using the same methodology as privately owned parcels, as previously described.

PARCELS WITH MULTIPLE LAND USES

Parcels in the CBD may have multiple land uses and could be categorized as having more than one of the
identified land use types. If the Association is made aware of a parcel with more than one land use type,
the following shall apply:

If there are multiple land use types on one parcel, but those land use types all have the same
assessment rates, the Association shall select the most appropriate land use type designation and levy
the applicable assessment rates.

If there are multiple land use types on one parcel, and those land use types have different assessment
rates, the Association shall attempt to separate out the land use types by actual building square footage.
The Association shall then pro-rate the total underlying lot square footage and frontage feet in
proportion to the building square footage assigned to each land use type. After each land use type is
assigned lot square feet, building square feet and frontage feet, the Association shall calculate the
applicable assessment upon each respective land use type.

For example, if a parcel has both commercial and residential uses, and the commercial portion
represents 40% of the total building square footage, and the residential portion represents 60%
of the total building square footage, the underlying lot’s front frontage and lot square footage
shall be assigned 40% to the commercial portion and 60% to the residential portion. Those
characteristics assigned to the commercial portion shall be used to calculate an assessment at
the Commercial rates, and those characteristics assigned to the residential land use shall be
used to calculate the remaining portion of the assessment at either the Residential 5+ Units
rates or the Residential <5 Units rates.

If there are multiple land use types on one parcel, and those land use types have different assessment
rates, but data sufficient to delineate the building square footages is not available, the Association shall
choose the most appropriate land use type, and the assessment shall be calculated according to those
rates.
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PARCELS SHARING A COMMON LOT

Some parcels in the CBD share a common lot, such as, but not limited to, condominium developments,

including condominium projects with both residential parcels and commercial parcels on a common lot.

The allocation of parcel characteristics (front frontage and lot area) for these parcels will be treated
similarly to the allocation of parcel characteristics for parcels with multiple land uses, as described
above, by using each parcel’s proportion of the total building square footage on the lot to allocate lot
area and frontage feet to each parcel.

The Association shall pro-rate the total underlying lot square footage and front footage to each parcel
using the proportion of each parcel’s building square footage relative to the total building square
footage of all parcels sharing the common lot. After each parcel is assigned lot square feet, building
square feet, frontage feet, land use type, and Zone of Benefit, the Association shall calculate the
applicable assessment upon each parcel.
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7. Separation & Quantification of General Benefits

Only special benefits are assessable and in order to assess only special benefits, the general benefits
resulting from the Improvements must be separated and quantified. This section describes the process
used to separate and quantify the general benefits. We rely on a “multi-perspective average approach”
(MPAA), which entails analyzing the general benefits in totality by taking an average across multiple
perspectives, to account for the overlap across services and to ensure that any single approach does not
dominate the Ocean Avenue CBD’s general benefit percentage.

7.1 Summary

As detailed below, it is estimated the Cleaning and Maintenance Program and Streetscape
Improvements and Beautification Program will each confer 3.41% general benefit; and the Marketing
and Economic Development Program will confer 13.96% general benefit.

7.2 Detailed Analysis
The subsections below provide the detailed analysis of two approaches to quantifying general benefits.

Cleaning and Maintenance Program and Streetscape Improvements and Beautification Program

PEDESTRIAN TRAFFIC APPROACH

People walk for a variety of reasons, whether the reason is to commute to work, run errands, shop,
leisure activities, fitness, or some other purpose. To enhance the overall walking experience, pedestrians
will seek out and utilize sidewalk facilities that provide a safe place to walk as well as an environment
that provides a certain amount of visual interest. The Summary of Travel Trends, 2022 National
Household Travel Survey (NHTS) prepared by the U.S. Department of Transportation Federal Highway
Administration (FHWA, 2022) analyzed the number of person trips by various modes of transportations
such as private vehicle, transit, walking, or some other means of transportation. This study showed that
approximately 6.90% of daily person trips occur by walking.

Applying the NTHC data of 6.90% of daily person trips attributable to walking to the population of the
Ocean Avenue area results in 1,596 population-walking trips. The table below provides the estimated
population-walking trips within Ocean Avenue area:

Table 7. Ocean Avenue Area Population Walking Trips

Population Population-Walking Trips
Ocean Ave area - 23,134 1,596

(1) Within a quarter mile walking distance from an intersection within the CBD.

To further identify the non-CBD population-walking trips within the Ocean Ave area, the population
residing within the CBD needs to be quantified and excluded from the total population-walking trips
figure of 1,596. According to statistics compiled by American Community Survey, ESRI, and the Bureau of
Labor Statistics, 1,812 people reside within the CBD boundaries. Applying the NTHC data of 6.90% of
daily person trips attributable to walking to the CBD population results in 125 population-walking trips.
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Therefore, the adjusted total surrounding neighborhood area population-walking trips related to
property located outside of the CBD boundaries is 1,471.

Table 8. Non-Ocean Avenue Population Walking Trips

Area Population Population-Walking Trips
Ocean Ave area 23,134 1,596
Less CBD Population (1,812) (125)
Non-CBD Totals: 21,322 1,471

However, in order to obtain a better picture of the overall level of general benefit provided by the CBD
improvements, maintenance, and activities, only those population-walking trips related to persons
outside of the CBD’s boundaries that access property within the CBD for purposes not related to CBD
property will be considered.

According to the Urban Area data extracted from the 2022 NHTS database, of the annual 17,390 (in
millions) total person trips made using walking as the primary mode of transportation (FHWA, 2022),
49.40% of the trips were identified as social, recreational, and other activities not related to property
within the boundaries of the CBD.

Table 9. Non-Ocean Avenue Business Related Walking Trips

Number of Walking Trips

Trip Purpose N
(in millions)
Social/Recreational 45.72%
Other 3.68%
Total 49.40%

Applying this percentage of non-CBD related activity to the non-CBD population-walking trips of 1,471, it
is estimated that 727 population-walking trips are related to general benefit activity.

Table 10. Non-Ocean Avenue Population and Non-Ocean Avenue Business-Related Walking

Trips
Description Population
Non-CBD population-walking trips 1,471
% of NHTS study trips representing activities outside of the CBD 49.40%
Non-CBD population-walking trips 727

The number of population-walking trips related to general benefit activities represents 3.41% of the
total non-CBD area population of 21,322 (all trips), previously identified above, and is therefore
considered to be general benefit conferred on parcels with frontage that benefit from the Cleaning and
Maintenance and Streetscape Improvements and Beautification programs.
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Marketing and Economic Development Program

PERIPHERAL PARCELS

One approach is to define general benefit as the benefit that accrues to properties on the periphery of
the CBD. Parcels within one-quarter mile from an intersection within the CBD are referred to as
peripheral parcels. In order to estimate the general benefits accruing to these peripheral parcels, those
parcels on the periphery with Commercial or Residential 5+ Units Land Use Types were assigned
Marketing Special Benefit Points as if they were within the CBD using the methodology described in
Section 6.3, and discounted by 25% to account for the fact that they are not directly provided services
by the CBD. These peripheral Marketing Special Benefit Points were then compared to the actual
Marketing Special Benefit Points within the CBD to derive a general benefit percentage for the
Marketing and Economic Development Program.

Table 11. Peripheral Marketing Special Benefit Points

Percentage of

Marketing
Marketing Special Special Benefit
Benefit Points Points
CBD 1,261,002.90 86.04%
Periphery 204,578.63 13.96%
Total 1,465,581.53 100.00%

Therefore, the estimated general benefit percentage resulting from the Marketing and Economic
Development Program is 13.96%.

; \ N BS City and County of San Francisco Ocean Avenue Community Benefit District Management District Plan
- Prepared by NBS — April 2025

20



8. Budget

The following table is a summary of the estimated annual costs to fund the Improvements for Fiscal Year
2025/26:

Table 12. FY 2025/26 Estimated Costs

Budget Items FY 2025/26 Estimated

Budget
Cleaning & Maintenance Program $200,850
Streetscape Improvements and Beautification Program 139,050
Marketing & Economic Development Program 113,300
Management and Operations 61,800
Total Budget $515,000

8.1 Balances to Be Assessed

The total amount to be assessed upon the specially benefitting parcels is the total cost of each of the three
programs, as detailed above, less the portion attributable to General Benefit as detailed in the Separation
and Quantification of General Benefits section.

Cleaning and Maintenance Program

The calculation of the balance to be assessed for the Cleaning and Maintenance Program is shown below:

Table 13. FY 2025/26 Balance to be Assessed - Cleaning and Maintenance Program

Description Amount

Total Estimated Costs (2025/26) $200,850
Allocation for Management and Operations ! 27,389
Less General Benefit Portion (3.41%) (6,846)
Less Reduction for Change in Land Use Type for APN 3180 -05? (1,931)
Balance to Be Assessed $219,461

(1) Based on the proportion of overall budget.

Each year as property is developed or with annual increases due to inflation, the estimated budget may
change, which will cause a corresponding change in the dollar amount of general benefit. However, the
general benefit percentage will remain at 3.41% in future years. At no time does this imply that additional
fundraising, above the general benefit level of 3.41% is prohibited. In fact, additional fundraising is
encouraged.

I Related to the change in classification during the petition process of APN 3180 -005 (1100 Ocean Avenue) from Residential
Property (5+ Units) to Public/Utility/Non-Profit Property.
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Streetscape Improvements and Beautification Program

The calculation of the balance to be assessed for the Streetscape Improvements and Beautification Program
is shown below:

Table 14. FY 2025/26 Balance to be Assessed - Streetscape Improvements and Beautification

Program
Total Estimated Costs (2025/26) $139,050
Allocation for Management and Operations ! 18,961
Less General Benefit Portion (3.41%) (4,739)
Less Reduction for Change in Land Use Type for APN 3180 -052 (1,363)
Balance to Be Assessed $151,909

(1) Based on the proportion of overall budget.

Each year as property is developed or with annual increases due to inflation, the estimated budget may
change, which will cause a corresponding change in the dollar amount of general benefit. However, the
general benefit percentage will remain at 3.41% in future years. At no time does this imply that additional
fundraising, above the general benefit level of 3.41% is prohibited. In fact, additional fundraising is
encouraged.

Marketing and Economic Development Program

The calculation of the balance to be assessed for the Marketing and Economic Development Program is
shown below:

Table 15. FY 2025/26 Balance to be Assessed — Marketing and Economic Development Program

Description Amount

Total Estimated Costs (2025/26) $113,300
Allocation for Management and Operations ! 15,450
Less General Benefit Portion (13.96%) (15,815)
Less Reduction for Change in Land Use Type for APN 3180 -053 (4,724)
Balance to Be Assessed $108,211

(1) Based on the proportion of overall budget.

Each year as property is developed or with annual increases due to inflation, the estimated budget may
change, which will cause a corresponding change in the dollar amount of general benefit. However, the
general benefit percentage will remain at 13.96% in future years. At no time does this imply that additional
fundraising, above the general benefit level of 13.96% is prohibited. In fact, additional fundraising is
encouraged.

2 Related to the change in classification during the petition process of APN 3180 -005 (1100 Ocean Avenue) from Residential
Property (5+ Units) to Public/Utility/Non-Profit Property.
3 Related to the change in classification during the petition process of APN 3180 -005 (1100 Ocean Avenue) from Residential
Property (5+ Units) to Public/Utility/Non-Profit Property.
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9. Assessment Rate Development

9.1 Assessment per Special Benefit Point

The Assessments per Special Benefit Point were determined by dividing the Balances to Be Assessed (from
Section 8.1) by the 2025/26 Total CBD Special Benefit Points for each of the three programs (from Section
6.3).

Cleaning and Maintenance Program

The calculation of the 2025/26 Assessment per Cleaning Special Benefit Point is shown below:

Table 16. FY 2025/26 Assessment per Cleaning Special Benefit Point

Description Amount

Balance to Be Assessed Cleaning and Maintenance Program $219,461
Total CBD Cleaning Special Benefit Points 17,859.94
Assessment per Cleaning Special Benefit Point (2025/26) $12.28790

Streetscape Improvements and Beautification Program

The calculation of the 2025/26 Assessment per Streetscape Special Benefit Point is shown below:

Table 17. FY 2025/26 Assessment per Streetscape Special Benefit Point

Description Amount

Balance to Be Assessed Streetscape Improvements and Beautification Program $151,909
Total CBD Streetscape Special Benefit Points 17,519.94
Assessment per Streetscape Special Benefit Point (2025/26) $8.67063

Marketing and Economic Development Program

The calculation of the 2025/26 Assessment per Marketing Special Benefit Point is shown below:

Table 18. FY 2025/26 Assessment per Marketing Special Benefit Point

Description Amount

Balance to Be Assessed Marketing and Economic Development Program $108,211
Total CBD Streetscape Special Benefit Points 1,261,002.90
Assessment per Marketing Special Benefit Point (2025/26) $0.08581

The Assessments per Special Benefit Point computed above were used to determine the 2025/26
assessment rates per parcel characteristic shown in Section 4.1 as well as in Section 9.2. Future changes to a
parcel’s characteristics (lot, building, frontage, and land use) will cause changes in the assessment amount.
The assessment amounts for any given year will be the product of each parcel’s characteristics and the CBD
budget in effect for such fiscal year.

Development within the CBD that increases the overall building square footage, for example, will lead to
increased assessment revenue, even if assessment rates are not increased. Future agreements with the
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Association to provide additional cleaning and maintenance along frontages not currently factored into the
assessment will also lead to increased assessment revenue, even if assessment rates are not increased.

To assist property owners understand how they would be assessed, we calculate the amount that would be
assessed on each parcel, broken down by each of the parcel characteristics discussed in this report.

The final, summarized results of these calculations are shown below as well as in Section 4.1. The rates
below represent the maximum assessment rates for Fiscal Year 2025/26. These rates are subject to annual
increase, as described in Section 4.2.

Table 19. Cleaning and Maintenance Program FY 2025/26 Maximum Assessment Rates

Assessment Rate

per Cleaning

Land Use Type ! Frontage Ft
Commercial S 24.57581
Residential 5+ Units 18.43186
Residential <5 Units 12.28790
Public/Utility/Non-Profit 12.28790

(1) Land use types are defined in Section 6.2

Table 20. Streetscape Improvements and Beautification Program FY 2025/26 Maximum
Assessment Rates

Assessment Rate

per Streetscape

Land Use Type ! Frontage Ft
Commercial S 17.34127
Residential 5+ Units 13.00595
Residential <5 Units 8.67063
Public/Utility/Non-Profit 8.67063

(1) Land use types are defined in Section 6.2

Table 21. Marketing and Economic Development Program FY 2025/26 Maximum Assessment
Rates

Assessment Rate

per Lot SF +

Land Use Type ! Building SF
Commercial S 0.08581
Residential 5+ Units 0.04291
Residential <5 Units 0.00000
Public/Utility/Non-Profit 0.00000

(1) Land use types are defined in Section 6.2

9.2 Assessor’s Parcel Listing

Appendix B provides a listing of all of the Assessor’s Parcels within the CBD, including Site Address, Land Use
Classification, Cleaning Front Footage, Streetscape Front Footage, Building Square Footage, Lot Square

Footage, Special Benefit Points, and Fiscal Year 2025/26 Assessments.
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9.3 Number of Years Assessments will be Levied

The proposed term for the Ocean Avenue CBD is 15-years. The assessment will be effective July 1, 2025, to
fund services through June 30, 2040 (Fiscal Year 2025/26 through Fiscal Year 2039/40). Expenditure of
collected assessments may continue for up to six months after June 30, 2040, if the Ocean Avenue CBD is
not renewed. In order to authorize the levy and collection of assessments after Fiscal Year 2039/40, the City
and CBD will need to go through the renewal process pursuant to the PBID Law.

9.4 Method of Collection

The assessments will be collected annually on the County Treasurer & Tax Collector’s (the “Treasurer”)
secured property tax roll. The assessments will be subject to the Treasurer’s assigned due dates and late
penalties. However, the City may choose to collect the assessments in an alternative manner (including
directly billing the property owner) as may be deemed appropriate or necessary by the City and County.

9.5 Data for Annual Assessment Calculations

Each year, as part of the assessment calculation procedures, the Association, or its designee, shall
determine the land use type for each parcel based on the City and County Assessor's use code or other
appropriate supplementary information. The parcel characteristics of lot square footage and building
square footage shall similarly be based on the City and County Assessor's secured rolled data for the
applicable year and may be supplemented with other reliable data sources, such as GIS data for lot square
footage or other research for building square footage. The frontages of each parcel shall be determined by
reference to City and County Assessor's parcel maps or, if necessary, to GIS data.

Assessment amounts may change over time in accordance with changes to parcel characteristics including
land use type, building square footage, and/or frontages.

9.6 Appeals

If a property owner believes the data used to calculate their assessment is inaccurate or that the identified
land use type is incorrect, the property owner may submit, in writing, a request for review to the
Association. The property owner shall provide documentation needed to support the request for review.
The Association shall review the request and provide a response to the property owner. The property
owner must be current in the payment of all assessments when filing the request for review and must
remain current during the review process. The property owner should continue to pay all amounts owed
according to the City and County's due dates.

If the review results in changes to any parcel characteristics used to compute the assessment, the
Association shall recalculate the assessment. When recalculating the assessments, the assessment rates
actually applied in such fiscal year shall be used. Only the assessment for the parcel or parcels subject to
review shall be recalculated.

If the recalculated assessment is less than the amount submitted to the City and County on the secured
property tax roll, the difference shall be credited back to the property owner. This credit shall be limited to
the current fiscal year and the prior fiscal year, if applicable. The “fiscal year” shall follow the City and
County’s fiscal year for property taxes, from July 1 to June 30. The applicable fiscal year shall be determined
by the date the request for review is submitted to the Association.
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For example, if a request for review is submitted to the Association during Fiscal Year 2026/27, the
Fiscal Year 2026/27 and 2025/26 assessments will be reviewed. The property owner’s credit shall be
limited to any difference calculated for Fiscal Year 2026/27 (the current fiscal year) and Fiscal Year
2025/26 (the prior fiscal year).

The credit may be provided in the form of a check to the property owner, an adjustment to the current
year’s property tax roll (if possible), or a credit to the succeeding year’s assessment thereby reducing the
amount placed on the secured property tax roll for such year.

If the recalculated assessment is greater than the amount submitted to the City and County on the secured
property tax roll, the Association shall apply the recalculated assessment to the succeeding year’s property
tax roll and no adjustments shall be made to the prior or current fiscal years’ assessments.

If a property owner is dissatisfied with the Association’s decision on their appeal, the property owner may
appeal the matter further to the City and County (OEWD), who shall make a conclusive determination and
whose decision shall be final.
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10. District Management

10.1 Ocean Avenue Community Benefit District

The Ocean Avenue CBD is a non-profit organization whose membership consists of the parcel owners
assessed under the District, and is the “owners’ association” as outlined in PBID Law. The Ocean Avenue
CBD will administer the assessment through an agreement with the City.

10.2 Annual Report by the Association

The Ocean Avenue CBD shall make a recommendation to the Board of Supervisors on the expenditure of
revenues derived from the levy of assessments.

The Ocean Avenue CBD will recommend members to serve on the board. Board membership will be
designed to equitably represent all stakeholders and areas of the District. Stakeholders shall develop an
equitable board of directors structure, which represents residential parcel owners, as well as commercial
property owners of various sizes.

Each year, the Ocean Avenue CBD shall prepare a report for each fiscal year, except the first year, for which
assessments are levied and collected to pay the costs of the services and activities described in the report.
Each annual report must be filed with the Clerk of the Board of Supervisors, per the PBID Law; each report
shall contain all of the following information:

1. any proposed changes in the district boundaries or any benefit zones or any classification of
property within the district;

2. the improvements and activities to be provided for that fiscal year;
3. an estimate of the cost of providing the improvements and the activities for that fiscal year;

4. the method and basis of levying the assessment in sufficient detail to allow each real property
owner, as appropriate, to estimate the amount of the assessment to be levied against his or her
property for that fiscal year;

5. the amount of any surplus or deficit revenues to be carried over from a previous fiscal year; and
6. the amount of any contributions to be made from sources other than assessments levied.

The Board of Supervisors may approve the annual report as filed by the Ocean Avenue CBD or may modify
any particulars contained in the report and approve it as modified. Based on the potential resulting impact
to an assessment levy, any changes to the improvements, services, and/or activities may require Board of
Supervisors approval.
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10.3 Public Access

The Ocean Avenue CBD is required to comply with specified state open meeting and public records laws,
the Ralph M. Brown Act (the “Brown Act”), commencing with Section 54950 of the Government Code, and
the California Public Records Act, commencing with Section 6250 of the Government Code. Brown Act
compliance is required when Ocean Avenue CBD business is heard, discussed, or deliberated, and the
California Public Records Act compliance is required for all documents relating to Ocean Avenue CBD
business.

10.4 Governance

The Ocean Avenue CBD may establish rules for its meetings and internal operations, such as the following:

e Following the formation of the Ocean Avenue CBD, the Ocean Avenue CBD may
consider developing a policy for competitive bidding as it pertains to contracted
services for the Ocean Avenue CBD. The policy will aim to maximize service quality,
efficiency, and cost effectiveness.

e Any stakeholder who serves on the Ocean Avenue CBD board shall recuse themselves
from any vote in which a potential conflict of interest is apparent. Such potential
conflicts include, but are not limited to: prioritizing services and/or activities that result
in a special benefit to specific property owners, prioritization of services to benefit a
particular owner or group of owners, hiring or selecting the relatives of Ocean Avenue
CBD board members.

e As previously noted, meetings of the Ocean Avenue CBD shall be open to all
stakeholders paying into the Ocean Avenue CBD and are subject to the Brown Act.
Regular financial reports shall be submitted to Ocean Avenue CBD board members and
made available upon request by the membership. Sub-committee meetings of the
Ocean Avenue CBD shall be open and encourage participation among various
stakeholders, business owners, and community members. The Ocean Avenue CBD shall
retain the right to enter into executive session for reasons including, but not limited to:
legal matters, personnel issues, etc.

e The Ocean Avenue CBD will create a number of policies that will help the board
effectively manage the Ocean Avenue CBD. Such policies may include, but not be
limited to: a decision-making policy, use of banner policy, special event underwriters
policy, use of logo policy, and an economic hardship policy.

10.5 Dissolution

The Ocean Avenue CBD, when there is no indebtedness, outstanding and unpaid, incurred to accomplish
any of the purposes of the Ocean Avenue CBD, may be disestablished by resolution by the Board of
Supervisors in any of the following circumstance:

1. |If the Board of Supervisors finds there has been misappropriation of funds, malfeasance, or a
violation of law in connection with the management of the Ocean Avenue CBD, it shall notice a
hearing on disestablishment and may disestablish by majority vote.

2. During the operation of the Ocean Avenue CBD, there shall be a 30-day period each year in which
assessed property owners may request disestablishment of the Ocean Avenue CBD. The first such
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period shall begin one year after the date of establishment of the Ocean Avenue CBD and shall
continue for a 30-day period. The next such 30-day period shall begin two years after the date of
the establishment of the Ocean Avenue CBD. Each successive year of operation of the Ocean
Avenue CBD shall have such a 30-day period. Upon the written petition of the owners of real
property in the area who pay more than 30 percent of the assessments levied, the Board of
Supervisors shall notice a hearing on disestablishment.

3. The Board of Supervisors may also disestablish in the absence of any misappropriation,
malfeasance, or a violation of law in connection with the management of the district, and in the
absence of a property owner petition during the annual 30-day window. In this instance, the Board
of Supervisors must act by a supermajority (8 votes).

The Board of Supervisors shall adopt a resolution of intention to disestablish the Ocean Avenue CBD prior to
the public hearing. The resolution shall state the reason for the disestablishment, shall state the time and
place of the public hearing, and shall contain a proposal to dispose of any assets acquired with the revenues
of the assessments levied within the Ocean Avenue CBD. The public hearing shall be held not less than 30-
days or more than 60-days after the adoption of the resolution of intention.

Upon the disestablishment of the Ocean Avenue CBD, any remaining revenues derived from the levy of
assessments, or any revenues derived from the sale of assets acquired with the revenues, shall be used for
purposes authorized in this management plan or shall be refunded to the property owners using the
formula for calculating the assessments as described herein. If the disestablishment occurs before and
assessment is levied for the fiscal year, the method and basis that was used to calculate the assessment
levied in the immediate prior fiscal year shall be used to calculate the amount of refund.
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Appendix A. Boundary Map
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Appendix B. Assessor’s Parcel Listing
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Appendix C. Engineer’s Report

\ N BS City and County of San Francisco Ocean Avenue Community Benefit District Management District Plan
el Prepared by NBS — April 2025
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