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Repositioning Project 

Frequently Asked Questions 
 
The following Frequently Asked Questions document (FAQ) should answer many 
of your immediate questions and concerns about the proposed repositioning 
project currently under consideration for Heritage on the Marina.  
 
Q1. What is the plan for the campus? 
The current concept for repositioning the campus includes an increase in the 
number of care suites, underground parking access, and improved community 
amenity spaces. As part of this process, the existing connector building on Bay 
Street and the existing infirmary building on Francisco Street will be replaced with 
new structures consisting of additional care units and resident amenity spaces. 
The Heritage on the Marina intends to design and implement the repositioning 
project in a manner that honors and reflects the historic legacy of the Julia 
Morgan building on Laguna. 
 
Q2. Why is Heritage on the Marina proposing these changes? 
Our primary motivation is always to provide excellent care for our residents in 
their preferred living environment. To continue to do so, we must secure a 
sustainable and successful future for Heritage on the Marina. These changes help 
us reach these goals through improving the existing campus and aligning our 
operations to meet the evolving needs of current and future residents. 
 
Q3. How long have these plans been under discussion? 
For many years, plans for the future of Heritage on the Marina have been under 
long and careful consideration by many people who care about the community 
and the neighborhood. The current iteration of repositioning plans for the 
campus have been under discussion with residents, employees, and the Board of 
Directors for well over a year, including discussions to transition from on-site 
skilled nursing to an at-home care model.  
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Q4. What is the current status of the repositioning project? 
A request for a Preliminary Project Assessment (PPA) was submitted to the City in 
September 2022. We expect a response to this assessment late in 2022 or early 
2023. This assessment by city agencies (spearheaded by San Francisco Planning 
department) is expected to provide clarity regarding the City's entitlement 
requirements and any requested modifications to the surrounding frontages 
associated with the project scope. The initial application for repositioning project 
submission will likely take place during the first quarter of 2023. 
 
Q5. How can we see the documents filed with the City Planning Commission? 
To see documents filed with the City of San Francisco, visit 
https://sfplanninggis.org/pim/ and search for 3400 Laguna Street, San Francisco, 
CA 94123 or Block/Lot: 0471/003. 
 
Q6. How long will the repositioning project take? 
If approved, the full repositioning project would likely run through the end of the 
current decade. No material construction work is expected until the planning 
approval process is complete. 

• Land use approval: ~2 years (through late 2024) 
• Marketing and building permitting:  ~1.5 years (through mid-2026) 
• Financing (if applicable) and construction: ~2.5 years (through late 2028) 
• Building opening and move-ins (through late 2029) 

 
Q7. Who will be involved in the repositioning project?  
Heritage on the Marina has retained Rockwood Pacific Inc. to spearhead the 
repositioning project and to serve as the development manager. Other members 
of the project team include HKS (architect), Page & Turnbull (historic architect), 
GBA (planning consultant), Kimley-Horn (civil engineer), David Gates (landscape 
architect), Pankow Builders (construction), and Perkins Coie (legal).  
 
Q8. What will the repositioning project cost, and how will it be paid for? 
Given uncertainties related to, among other factors, future construction cost and 
interest rates, it is not practical to provide a precise cost estimate. With that in 
mind, total project cost is expected to exceed $100 million. We are currently 
anticipating employing debt to finance a portion of the total project cost.  
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However, depending in part on future construction cost and interest rates, it may 
be possible to avoid carrying long-term debt. 
 
Q9. If the project is approved, what would be the height of the new building? 
Except for the equipment and elevator rooms, new buildings would not exceed 
the 40-foot height limitation specified by the applicable City zoning regulations. 
 
Q10. How much indoor space would be added? 
The proposed repositioning project expands the enclosed square footage of the 
buildings on campus from ~83,000 square feet to approximately ~142,000 square 
feet. The proposed addition to indoor area is consistent with area limitations of 
the applicable City zoning limitations.  
 
Q11. Will the repositioning project create room for more residents? 
Yes. The repositioning project is expected to increase the number of care suites 
from 86 to 109. We anticipate that some of these suites will be occupied by 
couples. Upon stabilization, we expect approximately 120 residents will live at 
Heritage on the Marina. 
 
Q12. How will Heritage on the Marina’s project team mitigate the potential 
impacts of underground parking? 
The project team architectural firm, HKS, intends to engage KPFF, a locally based 
structural engineering firm with extensive local experience, to provide structural 
engineering services. Rockridge Geotechnical has been retained to evaluate soil 
conditions. Pankow Construction has been retained to provide pre-construction 
services with the expectation of serving as the general contractor. These experts, 
as well as others with applicable skills and credentials, will ensure that any 
changes to the campus do not compromise the structural integrity of the existing 
buildings on or adjacent to the campus. 
 
Q13. How will the team mitigate construction nuisances related to noise, dust 
and traffic? 
The City of San Francisco has adopted numerous restrictions and policies related 
to mitigating construction nuisances, and the project team intends to fully comply 
with those restrictions. Pankow Construction, which we expect to serve as the 
general contractor, was selected in part due to their deep experience working on 
projects in San Francisco and understanding the City’s requirements. 
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Q14. What are the expected impacts on parking along Bay Street? 
We anticipate that there will be a positive net impact on available parking for the 
neighborhood. The current iteration of the proposed repositioning project would 
involve eliminating two streetside parking spaces along Bay Street and adding two 
streetside parking spaces along Francisco Street, with no loss of street parking. 
However, the proposed repositioning project increases the overall number of on-
campus parking spaces from 17 to 25 spaces, reducing the need for street parking 
by Heritage on the Marina residents, staff, or visitors. Furthermore, the 
repositioning project will more efficiently accommodate pick-up and drop-off of 
residents and materials.  The traffic and parking consultant referenced in Q16 is 
expected to specifically evaluate this question.  
 
Q15. What are the expected impacts on the intersection near Laguna and Bay 
Street? 
Heritage on the Marina is sensitive to the issue of pedestrian safety, both for our 
residents and for our neighbors, and is eager to support potential improvements 
to this intersection.  
 
Q16. What are the expected impacts on traffic near Heritage on the Marina? 
We anticipate that the repositioning project will have an impact on traffic, both 
during construction and after completion. At an appropriate phase of the land use 
approval process, in collaboration with the City, we plan to engage a traffic and 
parking consultant to evaluate the expected traffic and parking impact of the 
repositioning project on the neighborhood.  
 
Q17. Will this project damage or destroy any historic buildings? 
No. Neither the connector building on Bay Street nor the infirmary on Francisco 
are historic resources. Their removal will not impact the historic integrity of the 
property. 
 
Q18. How will Heritage on the Marina preserve the historical legacy of the Julia 
Morgan building? 
We recognize and value the legacy of the historic Julia Morgan building and the 
importance it has within our community. Page & Turnbull, a well-regarded 
authority on historical preservation, has been engaged to assist the project team 
on all applicable historical matters. Any changes to our campus will comply with 
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preservation guidelines to ensure that the character and integrity of the property 
is not compromised and will honor and complement the historical features of our 
building. 
 
 
Thank you for your interest in this project! We will provide further updates to this 
FAQ as needed.  You can contact us with your questions or request to be added to 
our mailing list for future updates and invitations to future community meetings 
by emailing susan@rockwoodpacific.com. You may also visit our website for 
further updates at heritageonthemarinafuture.org.  


