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New pot
retailers
may get
leg up in
market

Shops gain edge
as cities debate
sites, give permits

By Peter Fimrite

Even as California readies
for the rollout of recreational
marijuana starting Monday
morning, elected officials and
industry leaders are wrangling
over a pivotal question: How
widely available should the
drug be?

With the sale of buds and
edibles and other products set
to begin New Year’s Day in a

handful of cities

INSIDE — including
What Oakland, Berke-
at you ley, Richmond,

need to know

San Jose, Sebas-
about the ¢ 1 and Cotati
launch. Am ‘opolandtotall,

where launch
ONLINE parties will
Read more:  feature food and
www.green  live music —
state.com some cannabis

advocates are

urging local
officials and state legislators to
let the free market flow as they
dole out “adult-use” licenses in
the days, weeks and months
ahead.

Without healthy competi-
tion among retail outlets in
what is expected to be a multi-
billion-dollar market, they say,
prices will rise, while the diffi-
culty of obtaining a potentially
lucrative government license
could breed corruption.

“The market should decide
what the retail accessibility is
for cannabis,” said Joe Rogo-

Cannabis continues on A11
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Bold neighborhood
rising among towers
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The shell of the penthouse at the posh Lumina on Folsom Street is waiting to be sold. It will be custom-built for the buyer.

High-rise condos and offices redefine streets, landscape
in the South of Market around Transbay Transit Center

By John King

San Francisco, a city that prides itself on its
neighborhoods, has never seen anything like the
one taking shape south of Market Street right now.

Blocks once covered by freeway ramps are
sprouting glitzy residential towers. A park is

planned below a bridge reserved for commuter
buses. On broad sidewalks, shrubbery and minia-
ture dog runs separate pedestrians from cars.

All this is the fulfillment of 15 years of planning
based on the premise that a high-rise neighbor-
hood, where people of all incomes live and work
near transit of all kinds, can be a good fit for San
Francisco. But only in the past five years have the
plans begun taking form in real life, with short
buildings making way for tall ones and parking
lots becoming construction sites.

It’s a still-ragged transformation of the area
Transbay continues on A12
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Governor’s race mirrors erosion

in support for capital punishment

By Bob Egelko

As the death penalty has
gradually lost its once-over-
whelming public support, it
may also have lost its effective-
ness as a wedge issue among
office-seekers. And evidence of
that is in the race for governor
of California in 2018.

Of the six major-party can-
didates for governor, five — all
four Democrats and one of two
Republicans — say they are

55%

Support for
the death
penalty ina
nationwide
Gallup Poll
conducted in
October, a
45-year low.
Twenty years
ago, support
was around
80 percent.

against the death penalty, a
position in line with just under
half the state’s voters, based on
recent election results, and
current Gov. Jerry Brown.

But as California, which last
executed an inmate in January
2006, faces a possible flood of
executions as the result of a
voter-approved initiative and
court rulings, only one candi-
date — Democrat Delaine East-
in, the former state school su-
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Weather C12

Police try new approach
as car break-ins skyrocket

By Evan Sernoffsky

Vehicle break-ins have con-
tinued to soar this year in San
Francisco, on top of already
epidemic numbers, despite
recent efforts by police to stop
such crimes with more officers
on the street.

Auto break-ins were up in
every police district from the
start of the year through the
end of November, accounting
for a 26 percent increase over

the same period last year, ac-
cording to the most recent data
provided by the San Francisco
Police Department.

At the same time, the rate of
arrests for auto break-ins has
dropped since last year from
just below 2 percent to 1.6
percent.

From Jan. 1 to the end of
November, San Francisco had
28,395 auto break-ins — about
85 a day — and already more
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Towers transforming
newest neighborhood

Transbay from page A1

around the new Transbay
Transit Center.

Sidewalks and traffic lanes
are open one week, closed the
next. Three huge buildings near
Fremont and Mission streets,
two extra-tall towers and the
quarter-mile-long transit center
itself, aren’t quite finished.
Others are just beginning to
climb out of the ground.

Still, things are far enough
along to get a sense of the new
urban landscape. It’s an envi-
ronment more akin to New
York or Chicago than Nob Hill
or Noe Valley — and city plan-
ners already are applying what
they see as its lessons in two
other nearby districts.
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Sara Barnes and Julia Cheng,
new residents here, arrived at
the corner of Beale and Folsom
streets by very different paths.

Barnes and her husband,
Andy, moved from their loft
near AT&T Park last year to the
24th floor of Lumina, a two-
tower complex with 656 units.
There’s a round-the-clock con-
cierge and such amenities as a
soundproofed music room.

Sales prices range from
$900,000 to more than $9 mil-
lion. Forty percent of the resi-
dents moved from within the
city and 40 percent from the
greater Bay Area, developers
say, while 10 percent of the
buyers are from abroad.

Cheng’s home is more mod-
est: a one-bedroom apartment
at 280 Beale St., an eight-story
building developed for low-
income residents by nonprofit
Mercy Housing. Its extras are
limited to a laundry room.

The 70 units are reserved for
families who earn less than 60
percent of the city’s median
income. All come from within
San Francisco, and there were
5,500 applicants for the avail-
able apartments.

“It was a miracle — I did not
think it was going to happen,”
said Cheng, 31, who moved with
her daughter from transitional
housing in the Tenderloin late
in 2015. “It’s been really, really
great for us.”

The neighborhood Cheng
and Barnes share still exists
more as a plan than an actual
place, yet has changed immea-
surably in the past decade.

Some changes can be quanti-
fied: Salesforce Tower, at First
and Mission streets, tops off at
1,070 feet, 217 feet taller than the
Transamerica Pyramid. There
are 1,255 more housing units
along Folsom Street than five
years ago, with 1,486 more un-
der construction. Facebook’s
first San Francisco office will be
at 181 Fremont St., filling 34
floors of a 55-story tower.

Other shifts are perceptual,
signs of life amid construction
and “coming soon” advertise-
ments. People spill from towers
and stride toward the Financial
District in the mornings. Cou-
ples walk dogs or push strollers
on weekends.

“There’s so much energy. I
feel plugged into the pulse of
the city,” said Sara Barnes, 71,
who retired after a career in
organizational management. “I
remember driving here 20 years
ago and thinking it was a no-
man’s land. Now it’s really tak-
ing off.”

The takeoff is spotty: Many
of the retail spaces are vacant or
cater to specialized niches. At
the first complex to open on
Folsom Street, the block-long
Infinity, the retail tenants are a
cosmetic oral surgeon and
Prospect, a restaurant whose
appetizer menu includes
“crispy pig trotter and Spanish
octopus.”

This helps explain the in-
stant popularity of Woodlands
Market in Lumina, a branch of
the small Marin grocery chain.
It’s just 9,000 square feet, but
that’s enough to make it the
largest market in the area by
far.
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Julia Cheng plays with her daughter, Arielle, 5, in the one-bedroom apartment they share at 280
Beale St., an eight-story building developed by Mercy Housing for low-income residents.

The shelves include the ba-
sics, but also jars of marinated
anchovies from Italy. The freez-
er holds $13 pints of sheep’s
milk ice cream. In a locked
display case are $260 bottles of
Cristal Champagne, while the
beer display includes Icelandic
White Ale.

Shelves are one row taller
than when the market opened
in August. Closing time is one
hour later, 10 p.m. In spring,
the market will add a small pet
shop.

“There are fewer kids here
than we’d see in Marin — that
was to be expected — but a lot
of these people have pets,” said
Woodlands owner Don Santa.
He described the clientele as “a
lot of tech professionals and
people who live in the nearby
towers. Sushi is doing phenom-
enally well.”

For her part, Cheng contin-
ues to rely on the Costco that’s
12 blocks to the west, or the
Safeway in Mission Bay.

“I went to look around and
check out the prices,” Cheng
said about Woodlands Market.
“I don’t shop there.”

Asked to compare her new
surroundings to the Tender-
loin, Cheng paused.

“There are pros and cons.
This neighborhood is much
more sterile, and not that
friendly to children,” Cheng
said. On the other hand, “this
building is a lot more secure,
and the area is so much cleaner.
... 'm grateful to live in a place
like this. I only wish there was
more for a family like ours.”

% o% o
W W W

Ten years ago, the block
where Lumina now stands was
a parking lot for the U.S. Postal
Service, which had a process-
ing center next door. The site of
280 Beale was bare land, hav-
ing been covered by freeway
ramps until 1993.

Those ramps and others
were torn down following
1989’s Loma Prieta earthquake.
They had connected the Bay
Bridge to the Embarcadero
Freeway. After the freeway was
damaged in the earthquake and
then razed, the ramps served
no purpose.

Another decade passed be-
fore planners focused on the
leftover land. What emerged
was an approach that em-
braced social aims, and used
extra density to help pay for
them.

That vision is found in the
city’s plan approved in 2012 for
what’s known casually as the
Transbay area — the blocks
bounded by Second, Mission,
Spear and Folsom streets.

Height limits were raised on
the ramp sites and nearby lots
to generate money for rebuild-
ing the Transbay Transit Cen-
ter as a 21st century trans-
portation hub. In addition,
more than 30 percent of the
expected 4,500 housing units

Carlos Avila Gonzalez / The Chronicle

Andy and Sara Barnes live at the Lumina complex on Fol-
som Street, where condos run from $900,000 to $9 million.

will be set aside for lower-in-
come residents.

Another goal is to craft a
vertical landscape that feels
good on the ground. Fees
charged to the developers are
earmarked in large part to im-
prove the sidewalks and streets,
a financial resource that allows
the area’s more forlorn blocks
to be retooled with pedestrians
and residents in mind.

“Our focus was on creating
livability in a high-density
neighborhood,” said Joshua
Switzky, who led the city’s plan-
ning efforts in Transbay.
“What’s important to me is
walking around, seeing how
the details are resting on the
streets.”

On a recent walk, Switzky
happily pointed out the flax and
fountain grass that enfold
benches alongside the future
pet shop, a naturalistic alcove
open to all. Other spots make
him wince, such as the lone row
of maple trees on Main Street.
A parallel row was planned,
but underground utility lines
got in the way.

“We don’t always do greening
very well in San Francisco,”
Switzky said. “But we removed
traffic lanes to widen the side-
walks, and you can really feel
the difference.”

There’s less room to maneu-
ver on the first block of Tehama
Street, an alley that’s also a
distilled example of Transbay in

About the project

This is the third and final in-
stallment in The Chronicle’s
exploration of the changes re-
shaping the blocks west of the
Embarcadero. Part one exam-
ined the new Salesforce Transit
Center and its troubled history.
Part two focused on Salesforce
Tower and how it reflects today’s
San Francisco.

flux.

On it you'll find a row of five
ramshackle structures from the
early 1900s — one a former
sheet-metal factory clad in its
product, made up to look like
brick and stone. Across from
them is 235 Second St., six dis-
creet stories from 2001, when
the dot-com boom stirred in-
terest in the once-remote blocks
between the Transbay Terminal
and Rincon Hill.

The sheet-metal survivor and
235 Second both are shadowed
in the morning by tapered
ramps as sleek as concrete can
be, a bus-only expressway
between the Bay Bridge and the
new transit center. Beneath it
will be a public park intended
as an active recreation zone,
complete with swings hanging
from the ramps.

The park isn’t scheduled to
open before 2020, but another
of its neighbors debuts in Janu-
ary — 33 Tehama St., a 35-story
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Top: Woodlands Market at Main and Folsom streets stays open until 10 p.m., serving daytime
office workers and the residents of the new towers around it with basics plus upscale foods.

Above: The street life in San Francisco’s new Transbay neighborhood bustles during the day
with throngs of workers from the surrounding office towers that are transforming the district.

Left: Traffic moves along Beale Street next to the new Transbay Transit Center. Here housing is
booming, office buildings are rising, and parks are offering amenities for workers and residents.

glass apartment tower.

The marketing slogan: “All of
San Francisco in one address.”
Monthly rents start at $3,625.
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More changes lie ahead.

In addition to 33 Tehama,
two towers are nearing comple-
tion and six are under construc-
tion. There are two approved on
the 500 block of Howard Street.
A pair of parcels controlled by
the Transbay Joint Powers
Authority, which is selling off
the former ramp land to help
fund the new $2.2 billion transit
center, await development.

While all this goes on, San
Francisco’s Planning Depart-
ment is working to rezone two
areas: the blocks around Mar-
ket Street and Van Ness Ave-
nue, and 17 blocks in the area it
calls Central SoMa, west of the
Moscone Convention Center. In
each case, extra height and
density would be tied to hefty
fees charged on a per-devel-

opment basis, the money then
used for such localized im-
provements as new sidewalks
and parks.

The main lesson applied
from Transbay is that “if you
really want substantial benefits
to come to an area, you need a
certain (extra) amount of densi-
ty,” said John Rahaim, the city’s
planning director since 2008.

In terms of Transbay’s prog-
ress, Rahaim is enthusiastic —
with a caveat.

“In general, the area is turn-
ing out great. Development is
doing what it needs to do,”
Rahaim said. His reservation:
“It needs to be a little messier.
Because so much is so new, the
streets do feel a little sterile. ...
The amenities aren’t all in yet.”

“Sterile” is the same word
Cheng uses. As for publicly
funded amenities, the single
mother at 280 Beale awaits the
arrival next year of a play-
ground a block away — albeit
one perched 70 feet in the air.

It will be part of the transit
center’s 5.4-acre rooftop park,
an elongated retreat conceived
by PWP Landscape Architec-
ture as a procession of varied
spaces. There will be an amphi-
theater as well as a grassy
meadow. Colorful gardens are
intended in part to provide eye
candy to nearby towers, while
the play area was included with
nearby families in mind.

Meanwhile, the three tower
projects being built along Fol-
som will include retail spaces
and 25-foot-wide sidewalks.
The 1,486 housing units they
contain will include 415 for
lower-income residents.

But creating a genuine com-
munity from people with differ-
ent income levels and back-
grounds isn’t as simple as mak-
ing a plan.

The residents at 280 Beale,
for instance, have access to a
lawn in the middle of the block
that their complex shares with

Continues on page A14
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Changing skyline, changing streets

During the past five years, the Transbay district, which is roughly defined by Mission, Second, Folsom and Spear
streets, has been transformed. The upheaval was fueled by both the city’s economic boom and long-term planning
for the area. Here’s a guide to the new landscape — including what’s still to come.

Transamerica
Pyramid *

L

COMPLETED

@ Rene Cazenave Apartments

25 Essex St.
Eight stories of supportive

@ Transbay Transit Center
Bus terminus with rooftop park
Expected completion: early 2018

housing for formerly homeless

Completed: 2013

(@) 535 Mission St.
27-story office tower
Completed: 2014

350 Mission St.
30-story office tower
Completed: 2016

@& solaire
299 Fremont St.
32-story apartment tower
Completed: 2016

() Lumina
201 Folsom St.
37- and 42-story
condominium towers
Completed: 2016

Source: Skidmore, Owings & Merrill LLP

From page A13

Solaire, a market-rate apart-
ment tower developed at the
same time.

Cheng’s experiences there
are mixed at best.

“It’s supposed to be a shared
space, but it doesn’t really feel
like it,” Cheng said. “We’ve
gone down to play a couple of
times. When I start talking to
another adult and they learn I
live in the ‘other’ building,
there’s a definite change of
tone.”

Sara Barnes, a social worker
early in her career, is rooting for
the city’s planning ambitions to
pay off.

“I believe in social equity for
a selfish reason: People who
perform all the services that we
need have got to be able to live
nearby,” she said. “San Francis-
co’s affordable housing crisis is
real. If we try to solve it the way
we always have, we’ll only make
it worse.”
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As for what comes next, the
most obvious question involves
the transit center.

The opening date is a moving
target, having been pushed
back from this winter to next
June. No matter how attractive
the elevated park, or the ease
with which buses will travel to
and from the Bay Bridge, the
all-important second phase will
be missing — commuter trains
from Silicon Valley sharing

181 Fremont St.

55 stories, housing above offices
Expected completion: early 2018

Salesforce Tower
First and Mission streets
61-story office tower with 150-foot
ornamental crown

UNDER CONSTRUCTION

Ferry Building

@ Park Tower at Transbay
Beale and Howard streets
43-story office tower

Expected completion: 2019

(1) 500 Folsom
40-story apartment tower

Expected completion: 2019

@ 400 Folsom
55 stories of housing

Expected completion: 2019

Expected completion: early 2018

33 Tehama St.

35-story apartment tower

160 Folsom
40-story condominium tower

Expected completion: early 2018

Natalie Gubb Commons
280 Beale St. and 255 Fremont St.
Eight stories — 190 affordable apartments
First phase opened in 2015.
Expected completion of 255 Fremont

St.: mid-2018

Expected completion: 2020

@ Oceanwide Center

RILARD B VOUNG

St'\ ' i \

First and Mission streets
54-story hotel and 61-story
tower with housing above
offices

Expected completion: 2021
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A pigeon lands on an old sheet metal factory on Tehama Street, a survivor in this district
in flux. Reflections of Salesforce Tower and 181 Fremont are seen in the background.

underground tracks with high-
speed rail service from South-
ern California.

Boosters admit it will be a
decade or more before trains
pull in. But the project might
gain momentum from the open-
ing of the new towers, if only by
adding powerful and well-
connected business voices to
the debate.

“If you look at where the
world is going, to accommodate

people we need to build where
people can either walk to work
or take transit to work,” said
Carl Shannon of Tishman Spey-
er, Lumina’s developer. “I be-
lieve strongly that all these
developments will help build a
constituency for transit in gen-
eral, and the downtown (rail)
extension in particular.”
Another issue, small but
telling, is that the emerging
district doesn’t have an obvious

name.
Only planners know there’s a
difference between the Trans-
bay area and Rincon Hill, the
tower-studded swell between
Folsom Street and the Bay
Bridge. The property-owners
group that provides money for
street cleaning and private
security in both areas is now
billing it all as the East Cut — a
gesture to local history, the
widening of Second Street in

San Francisco Bay

IN THE WORKS

555 Howard St.

36 stories. Housing above a
hotel

Approved, not yet under
construction

524 Howard St.

48-story residential tower
Approved, not yet under
construction

542-550 Howard St.

Mixed-use tower zoned for
750 feet
Under review

Temporary Transbay

bus terminal

Plans call for a public park
with housing on either side at
various scales.

John Blanchard / The Chronicle

1869.

Such unknowns can be frus-
trating. Still, this is a rare
chance to see a new type of
neighborhood emerge for San
Francisco, at a scale and in a
location impossible to miss.

The current approach is
vastly better than the razed-
earth redevelopment of past
generations, where too many
grand promises were broken.
There’s an understanding that
the desired political gains, such
as affordable housing, must be
delivered in tandem with the
luxury housing and office spac-
es that developers are eager to
build.

But there’s no way yet to
know the answer to the biggest
question of all: whether this
high-rise district can help San
Francisco deal with the strains
of being a global city in a con-
strained and fragile setting.

Will it merge into a diverse
and unified destination, as
planners and many new resi-
dents hope? Or will it be a
crowded, contradictory overlap
of old and new, short and tall,
rich and poor?

One measure of success will
be the buildings on the skyline,
absolutely. More important, in
the long run, is whether our
newest vision of urban life feels
like it belongs.

John King is The San Francisco
Chronicle’s urban design critic.
Email: jking@sfchronicle.com
Twitter: @johnkingsfchron



