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118-0372021-002 Agenda Item No. 5(f) 
Meeting of December 7, 2021

MEMORANDUM

TO:  Community Investment and Infrastructure Commissioners

FROM: Sally Oerth, Interim Executive Director

SUBJECT: Authorizing a First Amendment to the Mission Bay South Housing Loan 
Agreement in the amount of $1,500,000 for a total amount not to exceed 
$5,000,000 with 350 China Basin Partners, LLC, a California limited liability 
corporation, for the development of 148 units of affordable homeownership 
housing, 400 China Basin Street (Block 9a); Mission Bay South 
Redevelopment Project Area

EXECUTIVE SUMMARY

On April 7, 2020, Curtis Development (“CD”), Michael Simmons Property Development, 
Inc. (“MSPDI”), and Young Community Developers (“YCD”), (the “Developer” or “350 
China Basin Partners”) the OCII Commission approved a predevelopment loan for 
$3,500,000, associated with the development of 148 units of an affordable for-sale 
housing project (the “Project”) at 400 China Basin Street (aka, Mission Bay South Block 
9a) (the “Site” or “Block 9a”). On February 16, 2021, the OCII Commission approved the 
schematic design. The Developer is now requesting an additional $1,500,000 in 
predevelopment funding for an indicator pile program and architectural expenses; this
request is sufficient to fund predevelopment activities through to the start of construction 
in May 2022.

Staff will return in January 2022, to request gap construction financing from OCII for this 
development. The Project will be priced to be affordable to households earning 80-110% 
of area median income (“AMI”) as defined by the San Francisco Mayor’s Office of Housing 
and Community Development (“MOHCD”). The requested funding amount is included in 
the approved Recognized Obligations Payment Schedule for the fiscal year beginning July 
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1, 2020 and ending June 30, 2021 as item #419, which was approved by the California Department of 
Finance. The Project is located on one of the "Agency Affordable Housing Parcels" as defined in the 
the Mission Bay South Owner Participation Agreement.

Staff recommends the Commission authorize a First Amendment to the Mission Bay South Housing 
Loan Agreement with 350 China Basin Partners, LLC, to provide an additional $1,500,000 in 
predevelopment funding, for an aggregate total of $5,000,000; for 400 China Basin Street; Mission 
Bay South Redevelopment Project Area.

BACKGROUND

Mission Bay Affordable Housing Development
On September 17, 1998, the SFRA Commission approved the Mission Bay North and South 
Redevelopment Plans and Owner Participation Agreements (“OPAs”) with the Mission Bay master 
developer, FOCIL-MB, LLC, the successor in interest to Catellus Development Corporation.  Since the 
initial approval of the South OPA, the document has been amended four times to modify the 
development plan on several parcels. 

The enforcement of the North and South OPA’s as amended will result in 6,514 residential units, with 
approximately 29% or 1,916 units set aside and allowed as affordable. The affordable units are 
comprised of inclusionary affordable units and units developed by nonprofit housing developers on 
Agency Affordable Housing Parcels. 

Mission Bay North residential development is complete with a total of 698 affordable rental and for-sale 
homes constructed. In Mission Bay South (“MBS”), the market-rate residential development is complete 
with a total of 2,332 units. To date, 493 units have been constructed in stand-alone affordable housing 
projects in MBS; 573 affordable units remain to be completed in MBS, including the OCII-sponsored 
affordable development currently under construction at MBS Block 9.

# of Affordable Units Mission Bay North Mission Bay 
South

Mission Bay North 
and South

Built 698 493 1,191
Under Construction or 

Planned 0 725* 725*

TOTAL 698 1,218 1,916

* The MBS OPA requires OCII to construct a base number of 1,108 affordable housing units. In addition, Section 
3.6 of the MBS Housing Program (Attachment 3 to the MBS OPA) allows for OCII to construct an additional 
110 affordable housing units, pending assessment of the development impacts and any necessary approvals. 
The total obligation and allowed number of units is 1,218 affordable housing units.  
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In total and as shown in the table above, 1,191 affordable units have been completed and 725 units 
(including the additional 110 allowable affordable units) remain to be completed in the Mission Bay 
Project Areas.

DISCUSSION

Block 9A Development Program
On May 23, 2019, OCII released an RFP offering one Agency Affordable Housing Parcel, Mission Bay 
South Block 9a, for development (one of the OCII stand-alone 100% affordable sites).  The Site is an 
approximately 29,939 square-foot rectangular site bounded by Mission Rock Street to the north, the 
future Bridgeview Way (a publicly accessible private right-of-way) to be constructed to the west, China 
Basin Street to the south, and a future public green space fronting (“P19”) on to Terry A. Francois 
Boulevard to the east. Dimensions are approximately 275 feet along Bridgeview Way and P19, 
approximately 108.87 feet along China Basin and Mission Rock Streets.  

MBS 9a’s building massing will be an eight-story concrete building in a C-shaped footprint that wraps 
around multiple amenity spaces at Levels 1, 2, 8, and on the roof terrace, while yielding the maximum 
number of units with views of the San Francisco Bay. The development includes 148 units of affordable 
homeownership housing, on an almost 30,000 square foot parcel for low- to moderate-income 
households earning between 80-110% of area median income as defined by the San Francisco Mayor’s 
Office of Housing and Community Development. The Project will be comprised of 50 one-bedrooms, 
63 two-bedrooms, and 35 three-bedrooms. 

The ground floor includes the main residential lobby, elevators, business center, mail and package 
areas accessed via a raised and covered entry area at the corner of China Basin Street and Bridgeview 
Way. Along Bridgeview Way, residential units with stoops, and a Bike Room Lounge with full height 
and clear storefront windows at the corner with Mission Rock Street. Recreational activities such as 
ping pong or pool will share this space with a lounge and bike repair area. The parking garage for 34 
cars will be entered off China Basin.

The Project design includes multiple common amenity spaces at the upper floors. At Level 2 a large 
east facing courtyard serves the residents and is accessed just off the elevators and an adjacent 
children’s play and yoga lounge. This courtyard is intended as a safe creative space for children to play, 
and for families to gather and enjoy a protected space with expansive views of the bay. Seating and 
gathering spaces for parents will be created with good sight lines to the entire space. 

The eighth floor Community room provides an indoor-outdoor experience with an expansive view of the 
Bay. The Community Room will be a comfortable place for lounge seating with a full kitchen and storage 
for occasional event furnishings.
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Predevelopment Loan

On January 17, 2020, the Citywide Affordable Housing Loan Committee (“Loan Committee”) approved 
a $3,500,000 Predevelopment Loan request to commence predevelopment activities. Subsequent to 
the Loan Committee approval, the OCII Commission authorized a $3,500,000 Loan Agreement, which 
allowed the Executive Director to enter into the Loan Agreement with 350 China Basin Partners, Inc. 
With initial predevelopment loan amount, the Sponsors have worked with Mithun Architects and other 
consultants to develop the design and obtain the site permit within the five-month Housing Executive 
target time period. Addenda 1 and 2 have also been submitted which has required survey and 
engineering work, legal costs, due diligence studies, and a portion of the developer fee to the Sponsor.

Currently, the Sponsors are requesting an additional $1,500,000 in predevelopment financing for the 
Project to fund additional design, engineering, and indicator pile work during the predevelopment period. 
The scope for the remaining predevelopment work includes soft costs of $970,000 related to 
architectural design work through construction documents plus $45,000 specific to engineering and 
environmental studies, and $564,000 for the indicator pile program. The indicator pile program will 
facilitate the start of construction two months earlier as it allows the Sponsor and general contractor 
implement indicator piles to determine the depth and number of piles necessary for the Project. This 
condenses the construction period and results in cost savings. The total funding needed to cover these 
activities is $1,579,000, however the developer is able to defer $79,000 of other soft costs until after 
construction commences. Therefore, the net amount of additional predevelopment funding needed at 
this time is $1,500,000.  The Loan Committee approved the additional predevelopment funding request 
at its November 5, 2021, meeting (see Attachment 1: Loan Evaluation). 

Project Schedule and Next Steps
Staff will return to the OCII Commission for approval of the Forgivable Loan Agreement and the 
Disposition and Development Agreement in early 2021. Construction financing is anticipated to close 
in April 2022 for a May 2022 construction start.  

(Originated by Pamela Sims, Senior Development Specialist) 

Sally Oerth  
Interim Executive Director

Attachment 1: Loan Evaluation – November 5, 2021
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Subtotal 1 Bdrms 50

Subtotal 2 Bdrms 63

Subtotal 3 Bdrms 35









Approval indicates approval with modifications, when so determined by the Committee.















350 China Basin LLC
California Limited Liability 

Company
Owner

Mission Bay 9a LLC
a California Limited Liability 

Company
Co-managing member

Curtis Development
a Sole Proprietorship

Sole Member

Michael Simmons Property 
Development Corporation

a California Corporation
Co-managing member

Young Community Developers
a California Nonprofit Public 

Benefit Corporation
Member





CHARMAINE D. CURTIS
415-609-4996 | charmaine@curtis-development.com

PRINCIPAL, Curtis Development
Curtis Development develops strategic urban infill multi-family and mixed-use 
projects, provides comprehensive development consulting services to profit
motivated, non-profit and government clients. Highlighted work:

Co-developed recently completed, fully leased 162-unit market rate rental 
project in Oakland, CA.
Crafting a feasible plan to develop a 432-unit mixed-income high-rise in 

with local non-profit developer.
Developing 68 units of privately financed homeless housing in Oakland.
Obtained first SB 35 approval in San Francisco.

PRESIDENT, Curtis + Partners Development, LLC
Founder of company that developed high quality, infill residential and mixed-use 
projects in emerging neighborhoods in the San Francisco Bay Area. Completed 
two condominium projects in the East Bay and assembled, entitled and sold a 
high-profile development site in Seattle, WA.

PRESIDENT, A. F. Evans Development, Inc.
Oversaw multi-family development activities throughout California and 
Washington for mid-sized development company supervising a staff of 9 project 
managers and 2 assistant project managers in San Francisco and Seattle.  
Projects included mixed-use infill housing both for rent and for sale, garden style 
apartments, and acquisition and rehabilitation of affordable and market rate 
income properties. Oversaw the development of about 4,000 units in multi-family 
and mixed-use projects throughout California and Washington with a value of 
nearly $300 Million. 

PRINCIPAL, Charmaine Curtis Housing Development Consulting
Provided project management services primarily to non-profit housing developers
and social service agencies. Identified development opportunities and performed 
due diligence activities for property acquisition. Assessed project feasibility 
including land use and building analysis. 

DIRECTOR OF HOUSING DEVELOPMENT, Mercy Housing California 
Coordinated and oversaw affordable housing development projects throughout 
California including identifying new development opportunities, assessing project 
feasibility, and supervising seven project managers in four cities. Set annual 
housing production goals and assessed available financial and staff resources. 

PROJECT MANAGER, McKenzie, Rose & Holliday Development, Inc. 
Instrumental in start-up of real estate development company. Managed several 
projects including pioneering live/work loft condominium projects in San 

.

1/09  Current  
San Francisco, CA

9/97 12/03 
San Francisco, CA

1/04 12/08 
San Francisco, CA

5/95 - 9/97
San Francisco, CA

8/91 - 5/95 
San Francisco, CA

1/88 - 5/91 
San Francisco, CA



University of California, Berkeley; Master of City Planning, May 1985 
Dartmouth College; Bachelor of Arts, Major - Government/Economics, June 1981 

Lambda Alpha 
Board of Directors, SPUR (Executive Board and Co-Chair, Project Review 
Committ

EDUCATION

AFFILIATIONS



MM I C H A E L  S I  M M O N S
2370 Market Street #458 • San Francisco, CA 94114
425-845-5527 • 415-358-8842 fax    MichaelS@mspdi.com

MANAGEMENT EXPERIENCE
MICHAEL SIMMONS PROPERTY DEVELOPMENT, San Francisco, CA
Real Estate Consulting and Development (1997 - Present)

Real Estate Developer, Project Manager and Development consulting firm with a focus on 
affordable housing and community facilities.  Projects include new construction and renovation 
including homeownership for first time homebuyers and rental apartments for families, seniors 
and individuals.

Project management experience includes initial project planning and programming, site and team 
selection, entitlements, design management, community outreach and approvals, HOA creation 
and DRE approvals, budgeting and financing, permitting, construction management and project 
close out and sales.

SAN FRANCISCO HOUSING DEVELOPMENT CORP., San Francisco, CA
Executive Director.  Nonprofit real estate development and homeownership counseling 
organization. Responsible for all aspects or organization leadership including program oversight, 
planning and strategy, personnel management, fundraising, budgeting, and Board 
interaction(1993 - 1997)

RELATED BOARD MEMBER ACTIVITIES
Market Octavia Citizens Advisory Committee – (2011 – 2013)
Tides Real Estate Committee – (2007 – 2011)
Global Citizen Center –.  (2006 – 2008)
Episcopal Community Services – (1999 - 2001)
Mission Bay Citizen’s Advisory Committee (1996 - 1997)
The NAMES Project Foundation - (1993 - 1995)

THE SUN REPORTER  & THE NEW BAYVIEW - Wrote articles on housing issues. 
KPOO Radio - Guest commentator on housing issues. (1994 – 1997)

EDUCATION
UNIVERSITY OF CALIFORNIA AT BERKELEY • MBA  
BOSTON UNIVERSITY • B.S.  

HOMEOWNERSHIP PROJECT MANAGEMENT EXPERIENCE

Fillmore Park Condominiums –  Developer - 32 unit family condominium project 
for first time homebuyers.  Won an award to 
develop through the former SF Redevelopment 
Agency Limited Equity program.  Developed
project from initial site acquisition through 
design, construction and sales.  Completed 2012

Bay Oaks Condominiums –  Project Management Consultant – 18-unit 
family condominium project for first time 
homebuyers with retail component.  Developed 
through former SF Redevelopment Agency 
Limited Equity Program.  Responsible for all 
aspect of development from initial site 
acquisition through design, construction and 
sales and retail build out.  Completed 2009



Bell Mews –  Executive Director of Nonprofit Housing 
Developer and Project Executive – 10 unit 
affordable condominium through SF 
Redevelopment Agency Limited Equity 
program. Responsible for all aspects of 
development from building acquisition through 
design, construction and sales.  Completed 1997 

Garnett Terrace –  Executive Director of Nonprofit Housing 
Developer and Project Executive – 28 unit 
affordable condominium through SF 
Redevelopment Agency Limited Equity 
program. Responsible for all aspects of 
development from building acquisition through 
design, construction and sales.  Completed 1995

OOTHER KEY PROJECT EXPERIENCE

Kapor Center for Social Investment- Project Management Consultant.  Managed the 
development of a 40,000 square foot mixed use 
building with offices, meeting center and retail 
restaurant. Worked with principals to guide them 
through the development process including 
programming, entitlements, design, financing 
and construction. Received LEED Gold (2012 - 
2016)

Bayview Hill Gardens- Project Management Consultant.  Managed the 
development of 73 units of housing for homeless 
families.  Responsible for site and team selection 
through design, entitlements, construction and 
close out.  Financed using 9% low income 
housing tax credits, bank loan and State MHP
funds.  Completed 2013

College Track –  Project Management Consultant.  Managed the 
development of a 13,500 square foot conversion 
of an unreinforced masonry warehouse into a 
college preparatory center for underprivileged 
high school students. Worked with key staff and 
Board members to guide them through the 
development process including programming, 
entitlements, community outreach, design, 
financing and construction. (2009 - 2012)







OBJECTIVE:  

QUALIFICATIONS:  

EDUCATION:  
Utah State University, Logan, UT 84341 
B.S. Speech Communications with an emphasis in Business, May  2006 
University of Phoenix, Fresno CA 93722 
M.B.A. Emphasis in Business Management, October  2009 

ACHIEVEMENTS & SPECIAL INTERESTS:  

EXPERIENCE:  
Deputy Director 
Young Community Developers Inc., San Francisco CA 
01/18-Present



Executive Director of the Southeast Community Facility Commission 
SF Public Utilities Commission, San Francisco CA  
05/16-01/18 

Deputy Director 
Young Community Developers Inc., San Francisco CA 
12/10-05/16

REFERENCES:  





comparable









M
IS

SI
O

N
 B

AY
 B

LO
C

K 
9A

  /
 B

C
D

 &
 10

0%
 S

D
 S

U
BM

IS
SI

O
N

 3
_R

4 
/ 

JA
N

U
AR

Y 
15

, 2
02

1
45

SO
U

TH
EA

ST
 A

ER
IA

L 
VI

EW



M
IS

SI
O

N
 B

AY
 B

LO
C

K 
9A

  /
 B

C
D

 &
 10

0%
 S

D
 S

U
BM

IS
SI

O
N

 3
_R

4 
/ 

JA
N

U
AR

Y 
15

, 2
02

1
46

N
O

RT
H

EA
ST

 V
IE

W



M
IS

SI
O

N
 B

AY
 B

LO
C

K 
9A

  /
 B

C
D

 &
 10

0%
 S

D
 S

U
BM

IS
SI

O
N

 3
_R

4 
/ 

JA
N

U
AR

Y 
15

, 2
02

1
47

EA
ST

 V
IE

W



M
IS

SI
O

N
 B

AY
 B

LO
C

K 
9A

  /
 B

C
D

 &
 10

0%
 S

D
 S

U
BM

IS
SI

O
N

 3
_R

4 
/ 

JA
N

U
AR

Y 
15

, 2
02

1
49

SO
U

TH
W

ES
T 

VI
EW



M
IS

SI
O

N
 B

AY
 B

LO
C

K 
9A

  /
 B

C
D

 &
 10

0%
 S

D
 S

U
BM

IS
SI

O
N

 3
_R

4 
/ 

JA
N

U
AR

Y 
15

, 2
02

1
52

N
O

RT
H

W
ES

T 
VI

EW





U
pd

at
ed

 
10

/2
2/

20
21

C
om

pl
et

ed
 P

ro
je

ct
s:

A
ve

ra
ge

:
32

,4
53

12
4

22
2

11
8,

24
8

20
,7

90
13

9,
03

9
6,

31
5,

50
9

75
,9

49
,7

65
15

,8
40

,0
52

98
,1

05
,3

27
31

,5
05

,3
86

91
,7

89
,8

17

U
nd

er
 C

on
st

ru
ct

io
n:

A
ve

ra
ge

:
32

,3
37

13
0

21
2

13
8,

96
1

15
,2

05
13

9,
11

9
4,

91
1,

23
4

74
,5

71
,3

78
25

,0
86

,3
13

10
4,

56
8,

92
4

39
,0

09
,2

34
99

,6
57

,6
90

In
 P

re
de

ve
lo

pm
en

t
A

ve
ra

ge
:

41
,5

92
15

0
27

7
16

8,
88

0
14

,9
42

18
3,

82
2

3,
85

9,
78

5
$ 

   
   

97
,4

00
,3

90
$ 

   
   

 
26

,8
60

,8
00

$ 
   

   
 

12
5,

38
7,

46
5

$ 
   

   
 

31
,7

64
,0

69
$ 

   
   

 
12

1,
52

7,
68

0
$ 

   
   

   
 

A
LL

 P
R

O
JE

C
TS

A
ve

ra
ge

:
35

,4
61

13
4

23
7

14
2,

03
0

16
,9

79
15

3,
99

3
5,

02
8,

84
2

$ 
 

82
,6

40
,5

11
$ 

 
22

,5
95

,7
22

$ 
 

10
9,

35
3,

90
5

$ 
 

34
,0

92
,8

96
$ 

 
10

4,
32

5,
06

3
$ 

   

C
om

pl
et

ed
 P

ro
je

ct
s:

A
ve

ra
ge

:
62

,5
58

39
,2

53
33

2
61

4,
22

7
$ 

   
   

34
8,

98
1

$ 
   

  
55

4
$ 

   
   

   
13

2,
32

9
$ 

   
   

75
,3

79
$ 

   
   

   
  

24
9

$ 
   

   
   

   
   

   
 

80
9,

11
4

$ 
   

   
   

   
46

3,
61

3
$ 

   
   

   
   

  
73

4
$ 

   
   

   
   

   
   

 
25

8,
65

0
$ 

   
   

   
   

   
   

68
%

U
nd

er
 C

on
st

ru
ct

io
n:

A
ve

ra
ge

:
45

,0
88

27
,2

18
15

4
57

2,
64

6
$ 

   
   

35
0,

04
8

$ 
   

  
54

0
$ 

   
   

   
19

6,
55

2
$ 

   
   

11
9,

53
2

$ 
   

   
   

18
7

$ 
   

   
   

   
   

   
 

80
5,

26
8

$ 
   

   
   

   
49

1,
35

4
$ 

   
   

   
   

  
76

5
$ 

   
   

   
   

   
   

 
29

9,
27

6
$ 

   
   

   
   

   
   

63
%

In
 P

re
de

ve
lo

pm
en

t
A

ve
ra

ge
:

37
,3

34
18

,8
06

14
2

65
8,

16
6

$ 
   

   
 

35
3,

30
7

$ 
   

   
54

0
$ 

   
   

   
 

18
3,

96
3

$ 
   

   
 

98
,8

61
$ 

   
   

   
   

14
8

$ 
   

   
   

   
   

   
  

86
1,

52
7

$ 
   

   
   

   
 

45
9,

70
4

$ 
   

   
   

   
   

70
2

$ 
   

   
   

   
   

   
  

20
4,

50
6

$ 
   

   
   

   
   

   
 

73
%

A
ll 

Pr
oj

ec
ts

:
A

VE
R

A
G

E
48

,3
27

28
,4

26
20

9
61

5,
01

3
$ 

  
35

0,
77

9
$

54
5

$ 
   

   
17

0,
94

8
$ 

  
97

,9
24

$ 
   

   
19

5
$ 

   
   

   
   

  
82

5,
30

3
$ 

   
   

 
47

1,
55

7
$ 

   
   

   
73

4
$ 

   
   

   
   

  
25

4,
14

4
$ 

   
   

   
  

68
.1

%

A
cq

ui
si

tio
n 

by
 U

ni
t/B

ed
/S

F
C

on
st

ru
ct

io
n 

by
 U

ni
t/B

ed
/S

F
So

ft 
C

os
ts

 B
y 

U
ni

t/B
ed

/S
F

PR
O

JE
C

TS
 C

O
M

PL
ET

ED

PR
O

JE
C

TS
 U

N
D

ER
 C

O
N

ST
R

U
C

TI
O

N
A

cq
ui

si
tio

n
C

on
st

ru
ct

io
n

So
ft 

C
os

ts

PR
O

JE
C

TS
 IN

 P
R

ED
EV

EL
O

PM
EN

T
A

cq
ui

si
tio

n
C

on
st

ru
ct

io
n

So
ft 

C
os

ts

PR
O

JE
C

TS
 C

O
M

PL
ET

ED
B

ui
ld

in
g 

Sq
ua

re
 F

oo
ta

ge
To

ta
l P

ro
je

ct
 C

os
ts

   
   

   
   

 P
R

O
JE

C
TS

 U
N

D
ER

 C
O

N
ST

R
U

C
TI

O
N

 
B

ui
ld

in
g 

Sq
ua

re
 F

oo
ta

ge

B
ui

ld
in

g 
Sq

ua
re

 F
oo

ta
ge

To
ta

l P
ro

je
ct

 C
os

ts
PR

O
JE

C
TS

 IN
 P

R
ED

EV
EL

O
PM

EN
T

To
ta

l P
ro

je
ct

 C
os

ts





# Bedrooms: 

assumed to be $0

Sub-total Construction Costs 47,649,034 42,321,690 0 3,893,993 0 0 93,864,717

Sub-total Construction Contingencies 9,099,380 2,235,112 0 0 0 0 11,334,491

Sub-total Architect Contract 2,979,790 975,000 0 0 0 0 3,954,790

Sub-total Const. Financing Costs 0 5,030,000 0 0 0 0 5,030,000

Sub-total Perm. Financing Costs 0 0 0 0 0 0 0





# Bedrooms: 

Sub-total Construction Costs 564,000 0 0 0 0 0 564,000

Sub-total Construction Contingencies 0 0 0 0 0 0 0

Sub-total Architect Contract 3,010,000 0 0 0 0 0 3,010,000

Sub-total Const. Financing Costs 0 0 0 0 0 0 0

Sub-total Perm. Financing Costs 0 0 0 0 0 0 0
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Eligibility











owners assume some risk when they

purchase their homes!



To protect its investment and to preserve the intent of the Program, the City must

approve allrefinancing agreements.










