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| FILE NO. 110300 " ORDINANGE nO.

[Develop}me_nt Agreement-.Parkmerced] '

‘|| Ordinance approving a Development Agreement between the City and County of

San Franeleco' and Parkmerced Investors, LLC, for certain real property located in the
l_ake Merced District of San Francisco,;,commonly referred to as Parkmerced, g.en‘erally '
bounded by Vidal Drive, Font Boulevard ‘Pinto Avenue and Serrano.Drive to the north
19t Avenue and Jumpero Serra Boulevard to the east, Brotherhood Way to the south
and Lake Merced Boulevard to the west; makmg findings under the Callforma

Environmental Quality Act flndlngs of conformlty with the City’s General Plan and with

| the elght prlorlty polrcres of Planning Code Section 101 1(b) and walvmg certam

- prowsmns of Admmlstratlve Code Chapter 56.

| NOTE: Additions are szngle-underlme zralzcs Times New Roman

deletions are :
Board amendment additions are double underllned

.Board amendment deletlons are etnkethreugh—nermal

Be it ordained by the People of the City and County of San Francrsco

Section 1. Project Findings. The Board of Supervrsors makes the followmg ﬂndlngs

(a)  California Government Code Sectlon 65864 et seq. authorlzes any city, county,

or cnty and county to enter into an agreement for the development of real property within the

jurlsdlctlon of the crty, county, or city and County

(b) Chapter 56 of the San Francisco Administrative Code ("Chapter 56“) sets forth
oertain' procedures for the Vpro'cesslng and approval of‘development agreements in the Cltyl
and Coun'ty‘o'f San Francisco (the "City"). | - |

(c) Parkmerced lnvestors LLC, a Delaware limited li'ability company ("Developer") is
the owner of that certain aporoximately 152 acre site located ln the Lake Merced District m

San Francisco and commonly known as "Parkmierced" (the "Project Site"). The Project Site is

“||Supervisor Elsber_nd
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' generally bounded by Vidal Drive, Font Boulevard, Pinto Avenue and Serrano Drive to the

north, 19th Avenue and Junipero Serra Boulevard to the east, Brotherhood Way to the south,
and Lake Merced Boulevard to the west.

(d)' Developer filed an appllcatron with the City’s Planning Departrnent for approval

ofa development agreement relatlng to the Project Site under Chapter 56. Developer also .
filed applrcatlons with the Department to (a) amend the City's Planning Code to create the

A Parkmerced Special Use District, (b) amend the Crtys General Plan to change appllcable

helght and bulk classrt' catlons and (c) amend appllcable zoning maps

(é) | Developer has proposed a long-term mixed-use development program to
comprehensrvely replan and redesign the Project Site (the "Prolect") ‘The PrOJect will, upon
completron increase residential denS|ty provide a neighborhood core with new commerCIal

and retail servrces reconfi gure the street network and public realm, lmprove and enhance the

‘open space amenities, modrfy and extend existing nelghborhood tran3|t facrlrtres and improve

utilities within the PrOJect Site, all as further descnbed in the proposed development

| agreement a copy of which is on file wrth‘ the Clerk of the Board in File No. _ 110300 (the

"Development Ag reement")
(f) * The Project includes the retentron of approxrmately half of the exrstlng

apartments at the Prolect Site. The remalnlng half would be demollshed over trme provided

these units will not be demollshed until Developer builds new unlts and relocates the existing

‘tenants into these new unlts in accordance with the terms of the Development Agreement.

Upon completlon approxrmately 5,679 net new residential units would be added to the Project |
Site for a total of 8,900 resrdentral units (1, 683 existing-to-be- retained units + 1 538 newly
constructed replacement ‘units + 5,679 newly constructed unrts =-8,900 unrts)

) The Project also includes approximately 310,000_square feet of commerclal use, -

64,000 square fest of recreational/fitness center/community center use, 100,000 square feet

Planning Department ‘ : . :
BOARD OF SUPERVISORS r . : . ' Page 2
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of building and property maintenance use, 25.,000 square feet of educational use, an.d net new

off-street parking for up to 6,252 vehicles, all as more particularly 'desb_ribed in the plan

~documents incerperated into the Development Agreement.

- (9)- Concurrently with this Ordinance, the Board is takihg a number of actions in |

furtherance of the Project, inclﬁding the approval of amendments to the"City’s General Plan

(Board File No. 110303 ), Planning Code (Board File No. __ 110301 ), and Zon'ing

Maps (:Boa'rd‘ File No. __ | 110302 ) (collectively, together with this Ordinance, the
"Project Ordinances"). | . _ 7 )
| (h) ;The City has determined that as a_result,bf the developmentrof the Projec‘;t-.S'ite :
fh accordance with the Development Agreement, clear benefits to_the-‘public will accrLle that
could not be obtained through applicetion of existing City ordinanceS_, regulations, and R
policies, as more particUlarly_described in the Devel.opment'Agreement, The Development

Agreement will eliminate uncertainty in the City’s land use planining for the Project Site and

secure orderly_ development of the Project 'Si‘te consistent with the Parkmerced Special Use

District. , B
~ Section 2. CEQA Findings.
(a) On February 10, 2011, at a duly noticed public hearing, the Planning

Commission c_erﬁﬁed the Final Envirohmen_tal_lmpact Report ("FinaIEIR") for the Project, by .

Motion No. . 18269 - ﬁnding-that the Final EIR reflects the independentjudghme‘n,t a_nd _

analysis of the City and County of San Francisco, is adequate, accurate and objective,
contains no sign’iﬁcan_t revieions to the Dreft EIR, and the Qontent .of the report and the
procedures through which the Final EIR was prepared, p'ublicized and feviewed comply with
the provisions of the California Environmental Quality Act (California Public Resources Code
Section 21000 et seq., "CEQA"), the State CEQA Guidelines (Celiforni,a Code of Regulations

5

| Planning Department
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Title 14 Section 15000 et seq.), and Chapter 31 of the San Francisoo'Administrative Code
("Chapter 31"). A copy of the Final EIR is on file with the Clerk of the‘Board' in File No.
110300 - |

'B. -At the same hearing during which the Planning Commission certified the Final

EIR the Plannrng Commission adopted fi ndrngs as requ1red by CEQA, regarding the

alternatrves ‘mitigation measures, and significant environmental effects analyzed in the Flnal

: EIR a statement of overrrdrng considerations for approval of the PrOJect and a proposed

mltrgatlon monitoring and reportlng program (collectlvely, "CEQA Flndlngs")

: C. "The letter from'the Department of Plannrng transmrttlng the Development

, _Agreeme-nt to the Board of Supervrsors, the Frnal EIR and the .CEQA Findings are on ﬁle with
| the Clerk of the Board in File No. __ 110300 . These and any and all other

documents referenced ln this Ordinance have been made available to, and have been
reviewed by, the Board of Supervisors. |

D.’ The: Board of Supervrsors has revrewed and consrdered the Frnal EIR and the -
CEQA Flndlngs The Board of Supervisors has adopted the Plannrng CommISSIon s CEQA
Findings as its own and incorporated them by reference. The Board of Supervrsors approves

and endorses the implementation of the mitigation measures for implementation--by'otherCity

1 departments and recommends for adoptron those mrtlgatlon measures that are enforceable by

-agencres other than City departments all as set forth in the foregorng resolution.

Sectron 3. General Plan and Planning Code Section 101 1(b) Flndlnqs

A The Board of Supervrsors finds that _the Development Agreement will serve the

| publio necessity, convenience and general welfare for the reasons set forth in Planning

Commission Résolution No. 18273 and incorporates thosereas.ons-herein by

-treference. -

Planning Depariment : o .
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B. . The Board of Supervisors finds that the DeVelopment Agreement is in conformity

| with the General Plan, as:ame_nded, and the eight priority policies of Plannlng Code Section-

{ 101.1 for the _reasons set forth in Planning Commission Resolu_tion No. 18273 . The

Board hereby adopts the findings set forth in Planning Commission Resolution No.

1 8273 - and incorporates those findings herein by reference.

Section 4. Development Aqreement

A. The Board of Superwsors approves all of the terms and condltlons of the
Development Agreement, in substantially the form on file with the Clerk of the Board of

Supervrsors in File No. 110300 , including but not limited to: (i)-one-for-one

replacement of certaln rent—controlled dwelllng unlts currently ex:stlng on the Prolect Site with .

new units (the "Replacement Unrts") (if) the non- applrcabrllty of certain provrsrons of the

Costa-Hawkins Rental Housmg Act (Calrfornla Civil Code Sectron 1954.50 et seq.; the "Costa-

Hawklns Act"), and Developer’s waiver of any and all rights under the Costa Hawkins Act and

the Ellis Act (California Government Code Sect|on 7060 et seq the "ElllS Act") and any other
laws or reg,ulatlons so that each Replacement Unit will be subject to rent control and other
provisions protecting tenants under the City’'s Rent Ordinance’ and each below market rent
("BMR") unit will be subject to the City’'s BMR requrrements as set forth in. Plannlng Code
Section 415; and (m) the relocatlon by Developer of existing tenants to the Replacement

Units, with an initial rent and pass through charges equal to the rent and pass through

| charges charged to the existing tenant for his or her existing unit at the time of relocation, with

the right to remain in the Replacement Unit for an‘unllm_ited'term subject to the eviction rules,
procedures and protections set forth in the San Francisco Rent Ordinance, and with no pass.
through charges added to rent of the‘Replacement Unit for the capital costs of the Project.

- B. . The Board of Supervlsors also approves the subdivision and condominium map

pro\rilens as set forth in Section 3.10 of the Development Agreement, including the

Planning Department
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requirements relatlve to the Re‘corded Restrictlons.. The Board of 'Supervisors"unders_tands
and agrees that the Rep_lacement Units.shall be rental units for the life of the building, and the
Replacement Unlts shall be rent contrdlled for so long as the-San'Franclsco Ren't 'Ord.lnance; '
as amended supplanted or replaced remarns in effect. o | , |

C. Wrthout limiting the terms of the Development Agreement, the Board of

Supervrsors expressly flnds that the items listed in Sectlon 4.A and 4.B above are a matenal

lland important part of the Development Agreement and the Board would not be willing to

approve the Development Ag reement without these provrsrons

D. - The Board of Supervrsors approves and authonzes the execution, delrvery and
performance by the City. of the Development Agreement subject to the approval of the
Development Agreement by the City’s Municipal Transportatlon Agency and Public Utilities -

Commlssmn ‘each in thelr sole discretion (the "Subsequent Approvals“) and Developer's

payment of all City costs with’ respect to the Development Agreement. Upon receipt of the )

Subsequent Approvals and the payment of City’'s costs billed to Developer (i) the Director of

_ Plannlng and other listed City offi crals are authorized to execute and delrver the Development

Ag reement and (ii) the Director of Plannlng and other applicable City offi crals are authorized

‘ 'to take all actions reasonably necessary or prudent to perform:the City's obllgatlons under the

Development Agreement in accordance wrth the terms of the Development Agreement and

Chapter 56, as applicable. The Director of Plannrng,_ at his or her discretion and in

o consultationv with the City Attorney, is aUthorized to enter into any additions,-amendments or

J other modifications to the Development Agreeme'nt that the Director of Planning determines
i [

are in the best interests of the Clty and that do not materially i increase the obl|gat|ons or

' 'Ilabllrtles of the City or decrease the benefi ts to the City under the Development Agreement

subject to the approval of any affected City agency as morepartrcularly_ described in the

, Development Agreement. |

- | Planning Department | S : o ~ :
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Section 5. Chapter 56 Waiver' Ratification.

A. In connection with the Development Agreement, the Board of Superwsors finds .

| that the requirements of Chapter 56 have been substantnally complled with, and hereby

waives any procedural requ1rements of Chapter 56 lf and to the extent that they have not been

| - strictly complied with.

B. All actions taken by City officials in preparing and submitting the Development
Agreement to the Board of Supervisors for review and consideration are hereby ratified and
confi rmed and the Board of Supervisors hereby authorizes all subsequent actlon o be taken

by Crty othIaIs consistent with this Ordinance.

Section 6. - Effective Date. This Ordinance shall becorhe effective on the da’te that'all of

the Project Ordinances are effective.

APPROVED AS TO FORM: : '
DENNIS J. HERRERA, City Attorney

. Ll

Charles R. Sul ivan
Deputy CIWA orney

Planning -Dep.artment , . _
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FILE NO. 110300

LEGISLATIVE DIGEST
[DeVelepment Agreement - Parkmerced]

Ordinance approvmg a Development Agreement- between the Clty and County of .
San Francisco and Parkmerced Investors LLC for certain real property located in the Lake
Merced District of San Francisco and commonly referred to as Parkmerced, generally

- bounded by Vidal Drive, Font Boulevard, Pinto Avenue and Serrano Drive to the north, 19th
Avenue and Junipero Serra Boulevard to the east, Brotherhood Way to the south, and Lake
" Merced Boulevard to the west, making findings under the California Environmental Quality
Act, findings of conformity with the City’s General Plan and with the eight priority policies of
- Plannlng Code Section 101. 1(b) and walvmg certain provisions of Administrative Code
-Chapter 56.

Existing Law

California Government Code section 65864 et ‘seq (the “Development Agreement Statute”) .

and Chapter 56 of the San Francisco Administrative Code (“Chapter 56”) authorize the City to -

enter into a development agreement regardlng the development of real property. Chapters 37
and,37A of the San Francisco Administrative Code (the "Rent Ordinance") establishes certain
tenant protectlons and rights with respect to rental units that are covered by the Rent
Ordlnance As a general matter, rental units that are created after the effectlve date of the
'Rent Ordlnance or June 13 1979, are not covered by the Rent Ordlnance

Amend’ments to Current Law

The proposed ordinance, if adopted, would result in the approval of the proposed -
development agreement (the "Development Agreement") with Parkmerced Investors LLC
("Developer”) in accordance with the Development Agreement Statute and Chapter 56. The
- Development Agreement would provide to Developer the vested right to develop the project °
site as described in the Development Agreement over a 30 year term. There are no proposed
amendments to current law. The partles have agreed to impose the Rent Ordlnance on the '
1,538 replacement unlts

Bacquound Information

. Under the Development Agreement, the Developer proposes to increase residential density,
. provide a neighborhood core with new commercial and.retail services, reconfigure the street
network, improve and enhance the open space amenities, modify and extend existing -
neighborhood transit facilities, and improve utilities within the project site. The project
includes the retention of approximately half of the existing apartments at the site. The .

BOARD OF SUPERVISORS . : : L I _ “ Page 1
. . ‘ : o ’ o 5/13/2011
589 ' : n:\spec\as201111100074\00700000.doc



FILE NO. 110300

remaining half would be demolished over time, provided these units will not be demolished
until the Developer builds new units and relocates the existing tenants into these new units.
Upon completion, approximately-5,679 net new residential units would be added to the project
site for a total of 8,900 residential units (1,683 existing-to-be-retained units + 1,538 newly
constructed replacement units + 5,679 newly constructed.units = 8,900 units). The parties
have agreed that the Rent Ordinance, including the rent control provrsmns W|ll apply to the-
1,538 replacement units. . .

The project also includes approximately 310,000 square feet of commercial use, 64,000
square feet of recreational/fitness center/community center use, 100,000 square feet of .
building and property maintenance use, 25,000 square feet of educatlonal use, and net new
off-street parking for up to 6,252 vehlcles all as more particularly descrlbed in the

- Development Agreement :

By separate leglslatlon the Board is conSIderrng takrng a number of actions in furtherance of
the proposed,project, including the approval of amendments to the Crty 5 General Plan .
Plannmg Code and Zonlng Maps

BOARD OF SUPERVISORS . ) : Page 2 -
' o : ’ : : S ‘ ' . 5/13/2011
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Planning Commission Motion No. 18269 = &
Environmental Impact Report Certification - SRR
o ' - o Reteplion: .
| , HEARING DATE FEBRUARY 10 2011 , - © 4155EBEITS
. " . - .. ’ . c ) . . ch |
Hearing Date: - February 10,2011 . ; T - 415-5?3.540&
CaseNo: 20080021 S T g
Project Address: . 3711 19% Avenue T L ' fgormation: -
Zoning: . RM-4, RM-1'and RH-1(D) S . MBSEsGE
. 40Xand 1Height and Bulk District : ’ : '
Block/Lot: 7303-001, 7303-A-001, 7308-001, 7309-001, 7309—A—001 7310-001,

7311001, 7315-001, 7316-001, 7317-001, 7318-001, 7319-001, 7320-
003, 7321-001, 7322-001, 7323-001, 7325-001, 7326-001, 7330-001,
- 7331-004, 7332-004, 7333-001,.7333-003, 7333-A-001, 7333-B-001,
] 7333-C-001, 7333-D-001, 7333-E-001, 7334-001, 7335-001, 7336-001,
, . " 7337-001, 7338-001, 7339-001, 7340-001, 7341-001, 7342-001, 7343-
I ' " - 001, 7344-001, 7345-001, 7345-A-001, 7345-B-001, 7345-C-001, 7356-
: : -~ " 001, 7357:001, 7358-001, 7359-001, 7360-001, 7361-001, 7362-001,
' 7363-001, 7364-001, 7365-001, 7366-001 7367-001, 7368-001, 7369~
001, and 7370-001

Project Sponsor: ~ Seth Mallen, Parkmerced Tavestors, LLC
' < 371119%Avenue . .
) . San Francisco, CA 94132
Staff Contact: - Rick Cooper — (415) 575-9027
o * rick.cooper@sfgov.org

ADOPT[NG FINDINGS RELATED TO THE CERTIFICATION OF . A FINAL‘
ENVIRON'M"ENTAL IMPACT REPORT FOR THE PROPOSED PARKNIERCED PROJECT .

MOVED; that t'tie Sari Francisco Planning Commission (”Comnﬁssion”) hereby CERTIFIES the'
Final Environmeital Impact Report identified as Case No. 2008.0021E, Parlcmerced Pr0]ect 3711
19th Avenue (“'Pro]ect"), based upon the fo]low-mg findings:

1 The Clty “and County of San Franasco, acting through the Pla:nru.ng Department
. (“Department”) fulfilled all procedural requirements of the California “Environmental i
Quahty Act (Cal Pub. Res. Code Section 21000 et seq., "CEQA”) the State CEQA Guidelines
(Cal. Code of Regulahons Title 14, Section 15000 ef seq., (“CEQA Guidelines”) and Chapter 31
of the San Francisco Administrative Code (“Chapter 31”). °

WWW, STD anni "'C Regel
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' Motion No. 18270 = _ " CASE NO. 2008. 0021E
_ Hearing Date: February 10, 2010 COT - 3711-19™ Avenue

A. The Department determined that an Envirenmental Impact Report { “EIR”) was required
and provided public notice of that deternunahon by publication in a newspaper of
’ general c:rculatlon on May 20, 2009

B. On May 12, 2010 the Depariment published the Draft Envirenmental TImpact Report

" (“DEIR”) and provided public notice in a newspaper of general circulation of the
availability of the DEIR for public review and comment and of the date and time of the
Planning Commission public hearing on the DEIR; thls notice was mailed to the
Department s list of persons requesbng such notice..

'C. Notices of availability of the DEIR and of the date and time of the public hearing were'
~posted near the project site by Department staff on May 12, 2010. °

D. On May 12, 2010 copies of the DEIR were mailed or otherwise delivered to a list of
persons requestmg it, to those noted on the distribution list in the DEIR, to adjacent
property owners, and to government agenaes, the latter both directly and through the
State Clearmghouse : :

"E." Notice of Completion was filed with the State Secretary of Resources via-the State
Clearinghouse on May 12, 2010. '

2. The Commission held a duly noticed public hearing on the DEIR on: June 17, 2010, and
received public comment. The peridd for acceptance of written comiments ended on ]ile 12,
2010 : - - ' :

3. The Department prepared responses to comments on environmental issues received at the
public hearing and in writing during the 61-day public review period for the DEIR, prepared
revisions to the text of the DEIR in response to comments received and based on additional
information that became available during the public review period, and corrected errors in
the DEIR. This material was presented in a Comments and Responses document, published .

' ~on October 28, 2010, distributed to the Commission and all parties who commented on the
DEIR, and made available to the public at the Department at 1650 Mission Street.

4 The Department has prepared_a Final Envirorimental Impact Report (FEIR), consisting of the
DEIR, any consultations and comments received during the review process, any additional’
. information that became ava:ilab‘le, and the .Comments and Responses document, all as

- required by law.

5. Project Environmental Impact Report files have ‘been made available for review by the
Commission and the public. These files are avallable for public review at the Department at
1650 Mission Street, and are part of the record before the Commlssnon

6. On February 10, 2011 the Commission reviewed and considered the FEIR and finds that the
- contents of the FEIR and the procedures through which the FEIR was prepared, publicized,
and reviewed comply with the provisions of CEQA, the CEQA Guidelines, and Chapter 31.

AN PRANGISCD
PLANNING DEPARTRENT
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Motion No. 18270 _ o . CASE NO. 2008.0021E
. Hearing Date: February 10,2010 .~ , ' 3711- 19" Avenue

-,

7. The Planning Commission finds that the FEIR reﬂects the independent ‘judgment and
analy515 of the City and County of San Francisco, is adequate, accurate and objective, and
that the Comments and Responses document contains no significant revisions to the DEIR,
and hereby CERTIFIES THE COMPLETION of ‘the FEIR in comphance W1th CEQA and the *
CEQA Guidetines. - o

8. . The Cornrmssmn, in certtfymg the cornpletton of the FEIR, ﬁnds that the pro]ect descnbed in
' it

A, Wﬂl result in the followmg SIgruﬁcant and unavmdable pto]ect—speaﬁc ermronmental
' 1mpacts '

: 1) Ehrnmatton of a v1sual/scemc resource of the built enwronment through the demohtton
of the ex15tmg garden apartment bmld.mgs and the removal of the emsung landscapmg,

2) Impairment of the significance of the Parkmerced historic district an historical resource,
through the demohuon of the existing garden apartment buﬂdmgs and removal of ex15hng
. landscape features on the Project Site; - '

-3) Construction-related transportaﬁon-impacts in the project vicinity due to _construg:tion :
vehidle traffic and road construction aésodated with the rea]ignment of the existing light rail -
tracks; ' ' ' o -

'  4) o Traf_ELc u:npacts at 8 mtersectlons, including:

. ‘]u.rupero Serra Boulevard/Sloat Boulevard/St Franasco Bouleva.rd/Portola Drive - .
‘Significant contribution to LOS F COnd.ltLOl‘lS during the weekday PM peak hour a.nd
weekend midday peak hour; .

e Junipero’ Serra, "Boulevard/John Daly Boulevard/I 280 Northbound  On- Ramp/I 280
" Southbound Off-Ramp/SR 1 Northbound On-Ramp. — Srgmﬁcant contnbuuon to LOS F.
conditions durmg the weekday PM peak hour;

. e 19% Avenue/Sloat Boulevard LOSEto LOSFi in the AM peak hour; -

. 19t Avenue/Wmston Dnve - LOS D to LOS E in 'the weekend midday peak hour and '
srgnlﬁcant contnbutlon to LOS F-conditions during.the PM peak hour; :

. Sunset Boulevard/Lake Merced Boulevard LOS C to LOS E in the PM peak hour;

o - Lake Merced Boulevard/Winston Drive — LO5Cto LOS Ein the AM peak hour and LOS
: Dto LOS Fi in the PM peak hour;

B Lake Merced Boulevard/F ont Boulevard - LOS Dto LOS Ein the AM: peak hour and LOS
Cto LOSFinthe PM peak hour; and

' Lake Merced Boulevard/Brotherhood Way — LOS D to LOS E in the AM peak hour, LOS
- CtoLOSFinthePM peak hour, and LOS C to LOS E in the weekend m:tdday peak hour;

< $AH FRANUISCO
PLANNING nEPAa‘!’NEENT
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Motion No. 18270 ‘ o ~ CASE NO. 2008.0021E
Hearing Date: February 10, 2010° o S _ .. 3111- 19" Avenue

5) ' Traffic impacts on the follox-g\n'ng ﬁeeway segments:

'z Soﬁthbound State Route 1 (]ﬁmpero Serra Boﬁle%zard) weaving segment between the on-
ramp from Brotherhood Way and the off-ramp to John Daly Boulevard - Significant
contribution to LOS E conditions during the AM peak hour, and LOS E to LOS F during

the PM peak hour, and

¢ Northbourid State Route 1 (Junipero Serra Boulevardy Weaving segment between the

" Brothethood Way on-ramp and Brotherhood Way - off-ramp, due to uncertainty of

proposed mitigation to remove the loop onramp and replace it:-with a left-turn onramp,
which is subject to Caltrans’ jurisdiction. o

6) - Potential transit impacts due to the exceedance of the available transit capacity of Muni
transit routes serving the Project Study Area, due to uncertamty of proposed mmgatlon to
prov1de additional transit vehicles, which is s11b]ect to'SFMTA’s ]u_nsdlchon

7) . Potential transit impacts toﬂ_le M Ocean View Light rail due t_o route realignment and
subsequent increased travel tjme; due to uncertainty of proposed mitigation to provide
- additional light rail vehicles or msta]l tra1151t 51gnal priority, Whlch are both sub]ect to the
SEMTA's ]UIlSdlCthn .

8) Poténtial transit impacts dute to increased vehicular traffic resultmg in increased travel'
times for operations of the Muni 17- Parkmerced, 18-48h Avernme, 28-19% Avenue, 28L.-19th
Averie Limited and 29-Sunset bus lines, as well as SamTrans bus service along the Laké Merced
Boulevard "corridor, due to uncertainty of proposed mitigation to provide additional transit
vehicles or install transit preferential treatments, which are both stubject to SEMTA’s jurisdicton; -

| 9 . Transit impacts due to increased travel times and effects to 6perations of the Muni 17-
Parkmerced, 28—19th Avenue and 28L-19% Avenue Limited and 29-Sunset bus lines, as well as
~ SamTrans bus service- along the Lake Merced Boulevard corridor; :

10)"  Noise impacts due to increased‘trafﬁc;

11)  Light rail noise and vibration impacts;

12) Noise impacts due to operation of stationiary noise sources potentially exceeding, noise
level standards; ' ’ - ' '
13) Construction-related toxic air contaminates impact;

14) Operational regional air quality impacts;

15) Temporary wind impacts duriné phased construction;

’ sm ra.wmsca
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16).  Potential wind impacts due to the proposed Spectal Use, Dlstrlct which could result in.-
exceedances of the wind hazard criterion or mc:reases in the area subjéct to winds greater than 26

mph; .

17): Operauonal biological impacts to specnal—status species, mdudlng interference Wlth bird
or bat movement and mlgratlon corridors and raptor nest s1tes due to operation of the 51 wind

turbines on the westem periphery of the Project Site;

B W]ll contribute con51derab1y to the follow-mg cumulatlve environmental 1mpacts

' 1) A cumulative 1mpact to the Parkmerced hlstorlc dlstrlct an h.tstoncal resource, through
the demolition of the existing garden apartment buildings and removal of emsung landscape
features. :

2) Cumulative traffic impacts at 13 intersections, including:
. ]unipero Se’rra Boulevard/810at Boulevard/St Frands Boulevard/Portola Drlve' .

e  Junipero Serra Boulevard/John Daly Boulevard/I-280 Northbound On- Ra.mp/I -280
: Southbound Off Ramp/SR 1IN orthbound On—Ramp, )

‘ o ot Avenue/Sloat Boulevard
& - 19% Avenue/Winston Drive;
. 1_9*1‘,Avenue/Ho]loway Averme; _
o Brotherhood Way/Chuﬁasero Drive; -
e Sunset Boulevard[Lal(e Merced Boulevard'
» o . Lake Merced Boulevard/Wmston Dnve, s
e, Lake Merced Boulevard/F ont Boulevard
e Lake Merced Boulevard/Brotherhood Way,
K3 . Lake Merced Boulevard/] ohn Muir Dnve, ’
e .]ohn Daly Boulevard/La.ke Merced Boulevard and
e -Lal(e Merced Boulevard/Gonzalez Drlve,
. 3) Cumulahve 1mpacts to traffic at four freeway segments on State Route 1 (]urupero Setra -
Boulevard) ' . :
| . Southbound between the Brotherhood Way on-ramp and ]ohn Daly Boulevard off-ra.mp, -

- e 'Northbound between the off-ramp to Northbound 1280 and the ]ohn Daly Boulevard
on-ramp; . .

- o Northbound between ‘the John Daly Boulevard on—ramp and the Aletnany Boulevard off-
© ramp;and

Ao PRANCISCO - . C : - ' 5
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. Ngrﬂ{bouhd between the Brotherhbod_ Way loop on- and offiramps, due to uncertainty '
" of proposed mitigation to remove the loop onramp and replace it with a left-turn
onramp, which is subject to Caltrans’ jurisdiction; -

4) - Cumulative Impact to fransit capacity under 2030 cumulatlve condmons by contnbuhng '
" transit r1dersh1p to screenlines expected to exceed avaﬂable transit capaat‘y, '

5) Cumula’nve noise impacts due to increases in h‘aﬁﬁc from the Pro]ect in combination w1th

o’r_her‘developmem, and

6) Cu:.ﬁulaﬁv_e. air quality impacts; .

_I herebv certify that the foregoing Mohon was ADOPTED by the Planning Cormmsswn at its
regu_lar meeting of February 10, 2011.

AYES: Commissioners Antonini, Borden, Fong, and Miguel
NAYS: . Comnﬁssioner’s Moore, Olague, and Sugaya
- ABSENT:

ADOPTED:  February 10, 2011
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: Planning commission Resolution No. 18271

" Planning Code Text Amendment, :
Zoning Map Amendment, and General Plan Amendment
HEARING DATE FEBRUARY 10, 2011 '

' " Project Name: - Parkmerced M.bked—Us_e Develoﬁmeﬁtl’rogram
. . T Case: Add Section 249.64; Amend Sections 102.5, 201, and 270
Z Case: Rezone the Subject Property

* 4650 Mission &t

Stite:400.
S&n Fancisco,
CA 94103-2479

Recenfion: )
415.558.6378

Fag

- 415.558.6408

Planning

. Tformation:

4155598377

o M Case Amend the General Plan Urban DeSIgn Element Map 4 .
Case Number: 2008.0021EPMTZW - ‘
. Initiatedby: +  Seth Mallen, Parkmerced Investors, LLC
' : 3711-19% Avenue
San Fram:isco CA 94132

Staff Contact:" Elizabeth Watty, Planner
T ~ Elizabeth Watty@sfgov.org, 415- 558—6620 :
Reviewed By: ~  David Alumbaugh Acting Director C1tyw1de Pla_nnmg

. David, Alumbaugh@sfgov org, 415-558-6601 - '
90-Day Deadline: N/A Sponsor Ii:uuated

Recommendation: Recommend Ap'prqval. _‘

RECOMMENDING THAT THE BOARD OF SUPERVISORS ADOPT. AN ORDINANCE THAT
WOULD (1) AMEND THE SAN FRANCISCO PLANNING CODE TEXT TO CREATE PLANNING'.
CODE SECTION 249.64, THE “PARKMERCED SPECIAL.USE DISTRICT” (PMSUD), AMEND :
PLANNING CODE - SECTION 270 TO CREATE A NEW BULK DISTRICT (“PM”) FOR THE
PROPOSED PARKM'ERCED SPECIAL USE DISTRICT, AMEND PLANNING CODE SECTION 102.5.
AND 201 TO INCLUDE THE PARKMERCED ZONING DISTRICTS; (2) AMEND THE. PLANNING
- CODE ZON]NG MAP SHEETS ZN13, HT13, AND SU13 TO RECLASSIFY PARIGVIERCED BEING
- ALL OF ASSESSOR’S BLOCKS 7303-001, 7303—A—001 7308-001, 7309-001, 7309-A-001 .7310-001,. 7311~
001, 7315-001, 7316-001, 7317-001, 7318-001, 7319-001, 7320-003, 7321-001, 7322-001 7323-001, 7325-001,
7326-001, 7330-001, 7331-004, 7332-004,. 7333-001, 7333-003, 7333-A-001, 7333—B-001 7333-C-001, 7333-D-
001, 7333—E—001 7334-001, 7335-001, 7336-001, 7337-001, 7338-001, 7339-001, 7340-001 7341-001, 7342-001,
7343-001, 7344-001 7345-001, 7345-A-001, 7345-B-001, 7345-C-001 7356-001, _7357-001, 7358-001, 7359-001, .
7360-001, 7361-001 7362-001, 7363-001, 7364-001, 7365-001, 7366-001, 7367-001, 7368—001 7369-001, AND

- . 7370-001 FROM RM-1 (RESIDENTIAL MIXED, LOW DENSITY), RM-4 (RESIDENTIAL MIXED, .

“HIGH DENSITY), & RH-1(D) (RESIDENTIAL HOUSE, ONE-FAMILY, DETACHED) DISTRICTS, TO
PM [PARKMERCED RESIDENTIAL (PM-R), PARKMERCED MIXED USE - SOCIAL HEART (PM-
MU1), PARKMERCED MIXED USE - NEIGHBORHOOD COMMONS (PM-MU2), PARKMERCED
' SCHOOL (PM-S), PARKMERCED - COMMUNITY/FITNESS (PM-CF), AND PARKMERCED OPEN: |
SPACE (PM-0S)], AND TO MAKE CONFORMING MAP AMENDMENTS TO FACILITATE THE
LONG-RANGE DEVELOPMENT PLANS OUTLINED IN TH'E PARKMERCED MIXED-USE

wwwsfplanninq org .
) : I CEXHIBITA
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"DEVELOPMENT PROGRAM; (3) AMEND THE SAN FRANCISCO GENERAL PLAN URBAN
DESIGN ELEMENT MAP 4 TO MAKE CONFORMING MAP AMENEDMENTS; (4) ADOPT A
 RESOLUTION URGING THE CALIFORNIA COASTAL COMMISSION TO AMEND THE LOCAL
COASTAL PROGRAM TO INCORPORATE THE AMENDMENTS HEREIN; AND (5) MAKE AND
ADOPT FINDINGS, INCLUDING ENVIRONMENTAL FINDINGS AND FINDINGS OF
CONSISTENCY WITH THE GENERAL PLAN AND THE EIGHT PRIORITY POLICIES OF -

PLANNING CODE SECTION 101.1.

‘PREAMBLE

On January 8, 2008 Seth- Ma]len of Ste]ler Management (heremafter “Project Sponsor”), submitted an
Environmental Evaluation Apphcahon w1th the Planning Deparﬁnent (heremafter ”Department ), Case
No 2008.0021E; a.nd :

 On May 12,2010, the Draft Enwrormental Impact Report (DE]R) for the Pro]ect was prepared and
pubhshed for public review; and: ' . . .

a ‘The Draft EIR was available for public comment until July 12,'20i0; and.

On February 10, 2011; the San Francisco Planning Commission (hereinafter “Commission”) reviewed and
considered the Final Environmental EIR (FEIR) and found that the contents of said report and the .
procedures through which the FEIR was prepared, publicized, and reviewed complied with the California
Envuorunental Quality. Act (Cahforrua Public Resources Code Sections 21000 et seq) (CEQA), 14
Ca_hforma Code of Regulations Sections 15000 et seq. (the “CEQA Gulde]mes”) and Chapter 31 of the San '
Franasco Administrative Code (“Chapter 31”);and . :

~ On February 10, 2011, the Comnhission: certified the FEIR by Motion No. 18629 adopted approval -

' findings pursuant to CEQA by Motion No. 18270 (Exhlblt A); and adopted the Mitigation, Monitoring,
and Reporting Program (MMRP) (Exhibit B to Motion No. 18270). The CEQA approval findings and the
MMRP (Exhibits A and B, respectlvely, to Motion No 18270) are mcorporated herein by ﬂ’llS reference -

’ thereto as if fu]ly set forth in this MoHon; and _

On August 12, 2010 the Project Sponsor applied to the Planning Department for a Plarming Code Text
Amendment, a Zoning Reclassnﬁcatlon and a General Plan Amendment (hereinafter Map Amendments) to
allow for the creation and mlplementatron of the Parlcmerced Spec:tal Use District under Case No. '

2008 0021M1Z; and

The proposed General Plan Amendments would make conformmg amendments to the Urban Des1gn
Element's Map 4to reﬂect the proposed rezoru_ng, and : -

. The proposed Zoning Redlassification would amend Zoning Map Sheets ZN13, HT13, and SU13 to rezone
Parkmerced, being all of Assessor’s blocks 7303-001, 7303-A-001, 7308-001, 7309-001, 7309-A-001, 7310-001,

7311-001, 7315-001, 7316-001, 7317-001, 7318-001, 7319-001, 7320-003, 7321-001, 7322-001, 7323-001, 7325- .

00t, 7326-001 7330-001, 7331-004, 7332-004, 7333-001,.7333-003, 7333-A-001, 7333-B-001; 7333-C-001, 7333~
D- 0(_31, 7333-E-001, 7334-001; 7335-001, 7336-001, 7337-001, 7338-001, 7339-001, 7340-001, 7341-001, 7342-

Shal FRENCISGD . . - ' . 2
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001, 7343-001, 7344—001 7345-001, 7345-A-001, 7345- B-001, 7345-C-001, 7356—001 7357—001 7358—001 7359-
001, 7360-001, 7361-001, 7362-001, 7363-001, 7364-001, 7365-001, 7366-001, 7367-001, 7368-001, 7369- 001,
and 7370-001 from RM-1 (Residential Mixed, Low Density), RM-4 (Resrdennal Miked, High Densrty),

__ RH-1(D) (Residential House, One-Family, Detached) Districts, to PM [Parkmerced Residential (PM- R)

‘Parlqnerced Mixed Use — Social Heart (PM MUT), Parkmerced Mixed Use — Neighborhood Commons
(PM- MUZ), Parkmierced School (PM- S), Parkmerced Commumty/Fltness (PM—CF), and Parkmerced Open
Space (PM~OS) (herema.tter "Parkmerced Zonmg D1str1cts”)] and

The proposed. Plannmg Code . Text Amendments Would create Planrung Code Section: 249.64,. the
“Parkmerced Special Use District” (herelnafter “PMSUD"), amend Planning Code Section 270 to create a
‘mew Bulk District (PM) for the proposed Parkmerced Special Use District, and amend Plannmg Code
Section 102.5 and. 201 to. mdude the Parkmerced Zonmg Districts; and

On October 27 2010 the: Pro]ect Sponsor filed a Development ‘Agreement App]lcatron after months of
. hegotiations with the Mayor's Office of,Workforce and Econonuc Development; and

The Commission conducted mformatonal hearings on the Parlcmerced Pro]ect and consrdered pubhc
comment on November 4, November 18 December 9, December 16, 2010 and on ]anuary 13,2011;and

" On ]anuary 10, 2011, the Project. Sponsor filed a Coastal Zone “Permit Apphcatron, to authonze the. -

rezoning and development. of Assessor’s Blocks 7309, 7309 A, 7334 7333 porhons of which are 1ocated
Wltth the Local Coastal Zone Perrrut AJ:ea, and .

_On January 13, 2011 the Commission passed Resolunon No. 18255, JrutLatmg amendments to the Plannmg
Code, Zonmg Maps, and General Plan related to the proposed Project; and '

On February 10, 2011, the Commrssmn conducted a duly notlced public heanng ata regularly scheduled o
meetlng to consider the proposed Ordinances; and -

Whereas, the Commlssron has heard and considered the testimony presented to it at the public heanng
and has further considered Wntten matenals and oral testmony presented by Department staff, and other
interested parttes, and - ' : : '

1

"+ All pertinent documents associated with Case No. 2008.0021EPMTZW may be found in the files of the
_ Department as the custodian of records, at 1650 Mission Sh‘eet Fourth Floor, San Francisco, Ca]r.forma,
.and : : .

Whereas, the Comrrlission has reviewed the proposed Ordinances; and

‘MOVED, that the Commission hereby recommends that the Board of Superv1sors approve the proposed :
" Ordinances, followmg execution of the Development Agreement and adopt the attached Resolution to -

" that effect, and, .

MOVED, that the Commission hereby recommends that the Board ot Supervisors reqﬁest arhendment of
the Local Coastal Program to the California Coastal Commission to reflect the adoption of these

| swpmmosc - : ’ o . o ) S g
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Ordinances and the findings herein, and further request that such amendment of the Local Coastal
' Program will become effective immediately upon approval by the California Coastal Comnussmn,-
wrthout further actton required by the City and County of San FranCLsco : : '

MOVED, that the Commlssmn hereby recommends. that the Board of Supervisors approve both the ’
Connect Cambon to 19% Avenue project variant (as described in Appendix B of the Parkmerced Design
Standards + Guidelines) and the Pro]ect with a condition placed on the Pro]ect Variant that the
-vehicularized. Diaz -Avenue, between Cambon and Gonzalez Drives, retain thé strong pedestrian
connection to the Diaz pedestnan plaza, remforced in part by the elimination of the on-street parlqng and
the w1derung of the 51dewa]l<s on this block. :

FINDINGS

Having. rev1ewed the materials identified in the preamble above, and having heard -all tesh.mony and
arguments this Corrumssmn ﬁnds, condudes, and determines as follows .

“The Commission finds t.he Parkmerced Mixed- Use Development Program fo be a benefrclal development .
to the C1ty that could not be accommodated withiout the acttons requested : '

~'1.  Parkmerced was constructed in the _19405 and early 1950s based on a model of separation of land
uses, extensive reliance on the automobile for all purposes, and an insular circulation System' '
featuring few connections to the wider dty context. .These patterns of development have proven
to be unsustainable and exacerbate local and:regional problems of transportation, air quality, and
energy consumption and embody characteristics that do not meet the needs of today and the
future to support sustainable growth.

2. Assembly Bill 32 set statewide goals for green'house gas reductions and Senate Bill 375 further
requires local regions and ‘municipalities to coordinate land use ‘and transportation plans fo -
reduce greenhouse gas emissions. In the Bay Area, according to the Bay Area Air Quality.
Management District, 40% of greenhouse gas emissions come from transportation, primarily
private vehicle travel. The average Bay Area household drives 18,000 miles per year. Low
residential density and lack of mixed uses that prevent trips from being effectively served by
public transit or made by walkmg or bicydling are the primary reasons for high Vehicle Miles
Travelled (VMT) for Bay Area households. Regional growth will ‘occur, and it is-the duty of every
Bay Area ity to direct growth to infill areas that are supported by necessary services and well-

' s'erved by pub]ic h:ansportation and that do not expand the, footprint of ex15t1ng urbanized areas.

3. The proposed infill Pro]ect dens1ty of 59 uruts per acte, mcorporanon of neighborhood-serving
retail into a neighborhood center, and retroﬁthng of the block pattern ‘to réduce block size, is more
_ typical of San Francisco neighborhoods with low VMT. Based on consistent data from similar
neighborhoods locally and  throughout the country} the VMT of households in such a-
'nelghborhood is expected to be less than 10,000 mﬂes per year, - S

4. Pa.rkmerced is a].ready well 51tuated w1&1 regard to pubhc transit mfrastruc’mre, as it sits adjacent
-to MUNI light rail service on 19* Avenue, is served by several MUNI bus lines, and is close to the
Daly City BART station. It is currently substantially underbuilt based oni existing zoning. It isone -
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~ of the best s1tuated areas on the West side of the City to absorb -growth in a transit-oriented and ‘
sustainable fashion, and its ownership under a single entity provides a rare opportunity to .

" consider a long-termi master plan for reconﬁgllratton and lmprovement to meet the needs of the
. 21s-century and beyond - I o : AR

5. The proposed transportation investments as part of the Project, including MUN'I rail re—allgnment
through the Project Site,. swould further improve service to the area-and provide more operattonal
options to the San Francisco Metropolitan Transit Authority (hereinafter, “SFMTA”). The proposal
has been well-coordinatéd with SFMTA, paves the way and provides a down-payment for more -
“long-term “Tier 5” options, and the Development Agreement paves the way for evaluating and
incerporating additional Tier 5 options by the C1ty Without this Project, the City may not be able
to achieve the necessary transportatlon improvementsin the 19t Avenue comdor '

6. .The ex1sh.ng Parkmerced landscape is resource consumpﬁve in its expan51ve use of manicured
mono-cultufal lawns, and the original neighborhood and landscape design directly dlsrupted and |
degraded ecologrcal ‘functions, particularly by diverting rainwater flow -away from the
underground aquifer and Lake Merced. The proposed Parkmerced Mixed-Use Development'
_ Program will result int a landscape that is both environmentally and financially sustainable and -

~ restores degraded systems. Improvements include creation of a system of bioswales and cisterns

" to direct stormwater into a restored ¢reek corridor feedmg into- Lake Merced and/or the

underlying groundwater basin. In addition, the proposed Parkmerced Mixed- Use Development

Program will result in the generation of 20% of the total estimated annual energy consumed by

- _the Project, through the installation of renewable energy ‘sources (such as photovoltalc cells and
"~ wind turbmes) and cogeneratlon facilities. - - .

7. "The existing ne1ghborhood while g1v1ng the i impression of expanswe open space, ‘has little usable '
public open space. Its pubhdy—acce551ble green spaces are primarily comprised of snlppets and in-
_ between spaces such as roadway medians, building setbacks arid undefined planted areas
separating towers.. The proposed Project; would re-design the open space system to c:reate distinct
public open spaces in the form of ‘both a larger connected network of major public open spaces,
including.a creek comdor, athletic fields, 'and farm (Wluch the Project Sponsor proposes to
develop as organic and which may'be managed by a: profess1onal farmer), as well as smaller
d_tspersed nelghborhood parks activated by ad]acent commu.mty uses and small-scale retail.

8. The Parlcmerced Mixed-Use Development Program would result in mcreased rental and for-sale :
 housing of vatious sizes and income levels, and would provrde a great diversity of housing types
 to meet the needs of a broad spectrum of household types. The proposal would provide a broader.
range of burldJng and unit types than exist. today. Whereas 7% of current units have. three

bedrooms, the proposed Project would include 15% 3-bed1'oom tnits. While today over 52% of -

existing units are in the 13-story towers, upon fail bu.lld-out fewer than 35% of all units will be in °
towers of 11-14 stories. .

9. Under the terms of the proposed Development Agreement the Pro]ect Would replace, on a one-
for-one basis, the 1,538 exdisting units ‘subject to the City’s Residential Rent Stabilization and

_ Arbitration Ordinance (hereinafter, “Rent Stabilization Ordinance”) that would be demolished as
 part of the proposed Project with 1,538 “replacement units” of comparable size in newly

. constructed: buildings. All existing tenants in these to-be-demolished units would be-offered a

- gusmases ' o P ' ‘ R 5
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replacement unit of comparablevsize at their existing rents, all relocation expenses would bé paid
for by, the Project Sponsor, and, under the terms of the proposed Developmerit Agreement, the

" replacement unit would be subject to the provisions of the Rent Stabilization Ordinance for the life
_ of the building. Replacement units in the'new buildings would chosen by existing tenants on a

10

1L

12

13.

seniority-basis. To the extent that any of the 1,538 replacement units are not occupied by an -

existing tenant who has elected to relocate, the replacement unit will be made available to a new.
tenant and will also be subject to the provisions of the Rent Stabilization Ordinance for the life of

the building. The Project Sponsor will pay relocatton expenses to exrstmg tenants who choose not .-

to relocate mto a replacement umt

The Parlcmerced l\/IJxed Use Development Program would result in an entire ne1ghborhood
completely built in conformity with the City’'s recently-adopted Better Streets Plan, providing an

‘excellent pedestrian environment.

The - Parkmerced Mixed-Use Development Program would result in numerous public -

improvements to the intersections adjacent to and surrounding Parlcmerced, provid_jng drculation

. benefits not just for Parkmerced but for the wider community.

The Parkmerced Mixed-Use Development Program -would create a social heart for the

community, and would create a raditional pe‘destrian—oriented neighborhood commercial district

within close walking distance of all Parkmerced residents. The proposed Parkmerced Mixed-Use .

Development Program would result in 1,500 permanent jobs. . ,

The proposed Pro]ect mcludes a comprehenswe program for envrronmental _sustainability, -
" seeking to minimize any growth in water or energy use, to accommodate new growth by

constructing infrastructure in a manner that will allow. connection to future recycled water
supplies, and by committing to invest in renewable energy infrastructure and: eﬁﬁc:Lency measures

' that are above and beyond existing requirements.

14.

15.

The Parkmerced Miked- Use Development Program estabhshes a detaJled des1gn review process
for bu]ldmgs and commumty lmprovements . .

‘The . Plannmg Cocle Text Amendments, Zonmg Reclassr&cahons, and General Plan Map

Amendment are necessary in order to approve the Parlcmerced Mlxed-Use Development
Program . .
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General Pla.n Comphance The proposed Ordinance is, on balance, con.'ﬂstent with the followmg :
Objectives and Policies of the General Plan.

LY

HOUSING ELEMENT (2004 PER WRIT)
Ob] ectives and Pohaes

" OBJECTIVE I: : _
TO PROVIDE NEW HOUSING, ESPECTALLY PERMANENTLY AFFORDABLE HOUSING, IN
APPROPRIATE LOCATIONS WHICH MEETS IDENTIFIED HOUSING NEEDS AND TAKES
INTO.  ACCOUNT THE DEMAND FOR AFFORDABLE HOUSING ~ CREATED " BY

' MPLOYMENT DEMAND

« Policy 1.4
Locate in-fill housmg on appropnate sites in estabhshed residential ne1ghborhoods

. San Pranczsco is: expected to provzde 68,000 new by 2035, in order to meet the Assoczahon of Bay Area

Governments’ (ABAG) projections for- San Francisco’s projected population growth?. The Parkmerced =

Mixed-Use Development Project will help provide approxzmately 8% of the City’s total housmg goals, with
.a total of 5,679 new units at full Project build-out, over the next 20-30 yeurs

Parkmerced is currently accessfble by publzc transit and located within an established resdentuzl
nezghborhood. One of the shortcomings of the existing residential neighborhood is that it does not have
-convenient non-vehicular access to neighborhood-serving amenities. As a result' of this Project, '
‘neighborhood-serving amemhes wzll be built, and there will be zmpro'oed pedesfrzan and bzcycle access to
those amenities.

'Ihe Pro]ect will create' transit mfmsb'ucmre 1mpravements, in addition to the blcycle and pedestrian
- improvements, Two new light rail transit stops will be added, and one light rail stop relocated to @ more
convenient and safer location, within' the Parkmerced Site. Since proximity to transit does influence rates of -
* auto ownership and the need for parking, locating 5,679 net new unzts at Parkmerced supports the City’s .
imnszt first policy, which dzscoumges car dependency. ' '

' omECTIVEZ . : S ‘
RETAIN THE EXISTING SUPPLY OF HOUSING

Policy 2.3 - .
Restrict the conversion of rental housmg to other forms of tenure or occupa:ncy

! Thls number represen’cs a recent update ABAG made to recogm.ze the recession of 2008. Although the'se updated numbers have not
yet been formally adopted and thus are not the “offidal” ABAG Projections, they are found to be more accurate based on the City and
ABAG's analyses, and their use is consmtent w1th ABAGs current reglonal planning work and development of the Sustainable
Communities Strategy

BER FRANGISCO . .. S - i L N . -7'-'
PLANNING DEPAREMENT - L - . :

603



RESOLUTION NO. 18271 o " CASE NO. 2008.0021EPMTZW _

Hearing D,ate: February 16, 2011 " Parkmerced Mixed-Use‘ Development Program

" Existing housing stock is thé City’s major source of relatively aﬁ‘orddble housing'AlthauOh it is typically

difficult to replace given the cost of new construction, the Parkmerced Mixed-Use Development Program

~ will include replacement housing for all demolished units and will provide such replacement housmg fo,

existing tenants at their current rent. Furthermore, the Parkmerced Mixed- Use Development Program will

_retain the existing quantity of rental units at the Site within the newly constructed buildings, so that at no

time will there be less than the existing 3,221 rental units at Parkmerced This wlll be memormlzzed
through the executmn of the Development Agreement : :

. OBJECTIVE 3: - |
ENHANCE - THE PHYSICAL, CONDITION AND SAFETY OF HOUS]NG WITHOUT

IEOPARDIZH\T G USE OR AFFORDABILITY

Pohcy 3.5 - -
Improve the seismic stabﬂlty of emshng housmg Wlthout reducmg the supply of affordable

_ 'housmg

The Parkmerced Mixed-Use Development Program, at full build-out, will resitlt in mcreused seismic
 stability for residents occupying the Site, while not reducmg the supply of affordable housmg .

The existing garden apartments that will demolzshed as part of thzs Project cannot fezzszbly be rehabilitated; ‘
Parkmerced was originally constriicted during the material shortages of World War I and the buzldzngs are

- reaching the end of thezr useful life.

OBJECTIVE 4: : :
SUPPORT. AFFORDABLE HOUSING PRODUCTION BY INCREASING SITE AVATLABILITY

. AND CAPAClTY

‘Policy 4.1 : :
‘ Ac’avely identify and pursue oppor’cum’ry sites for permemenﬂy affordable housmg

! Pohcy 42 , :
Include affordable units in larger housmg pro]ects

Policy 4.3 ' -
Encourage the construction of affordable umits for smgle households in re51dentla1 hotels and
“efficiency” units,

Policy 46
Support a greater range of housmg types and’ buﬂdmg techmques to promote more econormcal )

housing construction and poten’nally achieve greater affordable housing productton

One of the Policies in_the General Plan states. that “large and privai‘e_ly held_la,nd parcels should also be
identified and actively promoted for affordable housing”. The Parkmerced Site is consistent with this Policy
in that the Parkmerced Mixed-Use Development Program will meet the requzrements of the City’s
Incluszonary Affordable Housing Program with respect to net new units, ‘with a minimum of 1/3 of such

Sh3 FRANCISCO : . - ’ . - o o - : 8
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requirement satisfied. thraugh the construction of Below—Market Rate ( ”B]VLR”) umts on or wzthm 1,000 -
feet of the Project Site, ' o

Im addztzon to provzdzng new BMR units, the Pro]ect will also mclude a diversity of housmg typologtes
'--mcludmg studio or ﬁ‘iczency units. : , :

"OBJECTIVE 6:
_PROTECT THE AFFORDABILITY OF EXISTING HOUSING.

Policy 6. 2 :
Ensure that housing developed to be affordable is kept aﬁfordable

Pohcy 6 3 )
Safeguard tenants from excessive rent increases.

Under the terms of the Development Agreemént -existing tenants who oecupy rent-controlled units would
be allowed to relocate to a replacement unit located in a newly constructed building with the same rent and
same rent-control protections as their’ to-be-demolished' unit, to ensure that those tenants who currently
occupy rent-control units who choose to relocate to new units are guaranteed protections from excessive rent -
increases and arbitrary eviction. Furthermore, under the proposed Development Agreement, all exzstmg'
rent- cantrolled units — the physwal units themselves — would be replaced with new rent-controlled,

‘replacement units, for the llj-é of the building. As a result, at no time will there be less than 3,221 units
subject to the terms of the Rent Stabilization Ordmunce ' -

OB]ECTIVE 8:
ENSURE EQUAL ACCESS TO HOUS]NG OPPORTUNITIES

Pohcy 8.1 : : -
_Encourage ‘sifficient and suitable rental housmg opportumttes and empha:ﬂze permanenﬂyf
: .aﬁordable rental units. wherever possible. :

' Pohcy84 ' S o ' " S
Encourage greater-economic mtegratlon within housmg projects and th_toughout San Fra.‘nmsco
PDIICY 8.7 . : ’ )

Eliminate dlscmmmatlon agamst households with etuldren

Policy 8.8
Promote the adaptablhty and maxdmum . acce551b1hty of Ies1dentLal dwe]]mgs for- ‘disabled and .
. elderly occupants : : ,

Policy 8.9 . ‘

Encourage the provision of new. home ownershlp opportunities through new construction so that -

increased owner occupancy does not diminish the supply of rental housing.

“This Objective of the Housing Element states that population diversity and integration is one of the Czty s
most important assets, and in order to retain that diversity, there needs to be a variety of housing .

SN FRANCISGD _ ‘ L : S g
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opportunities available. The Parkmerced Mixed-Use Development Prog%ain includes.a variety of integrated
housing opportunities within the Project Site, including both rental and for-sale units, from eﬁicien'cy
studio units to family-sized three-bedroom units, us well as BMR units as required by the City's Affordable
Inclusionary Housing Program’ and the retmhon of an additional 3,221 units subject. to the terms of the
Rent Stabilization Ordinance. Some of the units will be located closer to transit and farther from car’
_storage, whereas other units will be located closer to car storage and farther from transit. This provzdes great -
diversity in the type of units available, whlch should result in populatwn dwersziy at Parkmerced.

Currenfly, much of the existing housing at Parkmerced is reaching the end‘of its useﬁll Iife und is not ADA
" accessible. The Parkmerced Mixed-Use Development Program will result in 1,538 of the existing rental
- units being replaced by new, well-constriicted, ADA accessible rental-units. In addition, there will be 5,679
net new units added to Parkmerced, all of which will be well-constructed and ADA accessible.

OBIECTIVE 9:
AVOID OR MITIGATE HARDSHIPS IM:POSED BY DISPLACEMENT

Policy 9.1 _ ‘ :
Minimize the hardshlps of displacement by prowdmg essential relocation services.

' Pohcy 9.2
Offer displacement households the’ nght of first refusal to occupy Ieplacement housing uriits that
are comparable in size, location, cost, and rent control protecton.

The: Parkmerced Mixed-Use Developmeni‘ Program, through the Developmeﬁt Agreement, will mitigate
hardships imposed by displacement, by providing substantial notice to tenants in advance of their unit’s
demolition, and guarantees them a new unit of approximately equal size in a newly constructed building, at
the same rent-controlled price and with the same protections afforded to rent-controlled units. - The
Parkmerced. Mixed-Use Development Program further mitigates hardships imposed by dlsplacement by
relocating any tenant of a to-be-demolished building to a newly constructed replacement unit at the Pro]ect
Sponsor’s sole cost, and by paying relocation ‘enefits to any tenant in of a to—bz—demolzshed buzldmg who
elects not to relocate to a replacement unit at Parkmerced. : :

‘ .Pohcy 11.2
Ensure housmg is provided with adequate pubhc Jmprovements, serv1ces, and amenities.

: Pohcy 11.3 .
Encourage appropriate ne1ghborhood—semng commeraal activities in re51dentLal areas, Wlthout

causing affordable housmg d.tsplacement

Pohcy 11.4 .

Avoid or Inmlm_ize' disruption cause by expansioﬁ of institutions, large-scale uses and auto-
_ oriented development into residential areas. ’ '

Policy 11.10
Include energy efficient features in new residential development and encourage Weathenza‘aon in

existing housing to reduce the overall housing costs and the long-range cost of maintenance.

ey rmc;sca - ' : L .10
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Parkmerced is currently an auto-oriented -rievetopment that lacks sufficient pedestrian-oriented,
neighborhood-serving commercial activities to satisfy the daily needs of its residents. At the core of the
Parkmerced Mixed-Use Development Program are many new neighborhood-serving amenities and usable
‘opén spaces, such as u'neighborhood—commercial commons, new restaurants, a new preschool/elmentury )

school and daycare facility szte ﬁiness center, new athletic ﬁelds walkmg and bzlang paths, a new ﬁzrm, and '
' cormmunity gurdens : . . :

- As part of the. Parkmerced Mixed-Use Development Progmm, all new dwellzng —units will be energy
' ‘qﬁiaent The Pro]ects energy—eﬁiczency features include maximizing daylight exposure in -new
" “construction, installing Tier 1 or better appliances in residential units, dnd designing residential and non-

residential building envelopes to perform a minimum of 15% and 10%, respectively, more eﬂiczently than
- current Title 24 standard. : . o

URBAN DESIGN ELEMENT I
Ob}ectlves and Policies

- OBIECTIVEl
EMPHASIS OF THE CHARACTERISTIC PATI'ERN WHICH GIVES TO THE CITY AND TTS
NEIGHBHROODS AN IMAGE, A SENSE OF PURPOSE, AND A MEANS OF ORIENTATION.

Policy 11

* Recognize and protec:t ma]or views in the crty, with partlcular attention to those of open space and
water. ' '

- Policy 1.2 o
Recognize, protect and remforce the exnstmg street pattem, espeaaﬂy as it is related to
. fopography. | -

’ Pohcy 1 3. ‘ ’ : : T
Recognize that buﬂdmgs, When seen together, produce a- total effect that characterlzes the crty and
its dlstrlcts '

Pohcy 14 C
" Protect and promote large-scale landscapmg and open space that define d15tr1cts and topography

Pohcy 16 - .
Make centers of actlv1ty more prormnent through de51gn of street features and by other means.

'Polrcy 17. - :
Recogmze the natural boundanes of dlS‘lIlCtS and promote connections between districts.

| _ Pohcy 19
Increase the danty of routes for travelers

smmmsco ' - B 11
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The siting of new structures within the Parkmerced Mixed-Use Deveiopment Program has been designed in
such a way so to cluster new towers within existing towers’ sight-lines from the residential neighborhoods
to the east, in order to preserve views of Lake Merced and the Paczﬁc Ocean from the adjacent
neighborhoods. While maintaining Juan Bautista Circle and the major radial streets that currently
characterize Parkmerced, the street grid of Parkmerced would be redesigmd to increase clarity for travelers

- by creating a more legible hierarchy of street types, and by providing a grid that is easier to navigate due its
_smaller blocks and more orthogonal orientation. With a prevailing neighborhood fabric of 4-to-6 stories,
taller structures of 8-10 stories will be located at-key intersections and adjacent to notable locations and -
spaces to define centers of activity, provide Zundmarks'and clarity for inovemient, and activate public spaces.
Fyrther, denser and taller-development is generally concenirated on the east half of the site, closer to 19"
Avenue to emphasize connection to public transit and this major transportation corridor, while tapering
down in intensity toward the west. The open space system will include major district-scale open spaces,
connecting Juan Bautista Circle with the stream corvidor to the athletic fields, farm, and Belvedere Gardgn
connecting to Lake Merced; together this system will better define the edge of the nezcrhborhood and create
cleay connections between adjacent districts, linking major local and regional open spaces with large-scale
landscape features and providing clarity for residents and visitors.

. OBIECTIVE 3: : :
. MODERATION OF MAJOR NEW, DEVELOPMENT TO COMPLEMENT THE CITY PATTERN,
- THE RESOURCES TO BE CONSERVED, AND THE NEIGHOBRHOOD ENVIRONMENT.

Pohcy 31 -
Promote ha:mony n the v15ual relationships and trans1t10ns between new and older bmldmgs

Policy 3.2 oo
. Avoid extreme contrasts in color, shape and other charactenstlcs which will cause new bmld.mgs :

to stand out in excessof their public importance.

Pohcy 33 : . ‘
Promote ef:forts to adueve high' quality of de51gn for bulldmgs to be constructed at prom.ment

: locations:

-Policy 34 :
Promote building forms that wﬂl respect and improve the mtegnty of open spaces and other
pubhc areas. .

" Policy 3.5
Relate the height of buildings to important attributes of the city pattern and to the helght and

character of existing development.

Pohcy 3.6 - : ,
‘Relate the bulk of bluldmgs to the prevaﬂmg scale of development to aV01d an overwhelmmg or

. domlnatvng appearance in new construction.

BAR FRANGISGO : : \ . _ . o 12
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Pohcy37 - o T
Recogmze the special urban des1gn problems posed in development of large propertles

© The Parkmerced Mixed- Use Development Program includes the reterzt'l'on of the 11 existing tower
buﬂdmgs and the construction of approximately 5,679 net new unis. The new units will be constructed in -
" new buildings that will be campaiible with the existing structures, and will vary in height and deszgn The'

siting of new structures has been designed in such a way.so to cluster new towers within existing towers’

_ sight-lines from the residential neighborhoods to the east, in arder to preserve views of Lake Merced and the

. Pacific Ocean from the adjacent neighborhoods. The street grid of Parkmerced would be redesigned to
increase clarity for travelers by creating i more legible hierarchy of street types, and by providing a grid that -
is easier to navigate due its smaller blocks and more orthogonal orientation. With a premzzlmg neighborhood
fabric of 4-to-6 stories, taller structures.of 8-10 stories will be located at key intersections and adjacent to -
notable locations and spaces to deﬁne centers of activity, provide landmarks and clarity for-movement, and
" activate public spaces. Further, denser and taller development is generally concentrated on’the east half of

" the site, closer to 19% Avenue to.emphasize -connection to ‘public transit and this major transportation

corridor, while tzzpermg down in intensity toward the west. The open space system will include major -

. district-scale open spaces, to better define the edge of the neighborhood and create clear connections between
.adjacent districts and to link major local and regional open spaces with large-scale landscape features.

* . Each new building constructed as part of the Parkmerced Mixed-Use Depelopmént’Progrum will be subject
to @ design review process conducted by the Planning Department and ‘governed by the terms of the
proposed ' Parkmerced Specuzl Use District. The design review process' is intended to ensure that all
!buildmgs within Parkmerced are designed to complement the aesthetic of the development exhibit high -
quality architectural® design and comply with the requirements of the Parkmerced Demgn Standards -+

‘ Guzdelmes and the Parkmerced. Sustzzmabzllty Plan. '

The Project Site is large - upproxzmately 152 acres (zncludmg Streets) — and as such it has been given.close - -

 consideration with regard to Project’s urban design features, the need for neighborhood-serving amenities,

and the need for improved transit. The five guuizng Plan documents (including the above referenced Design - -

Standards + Guidelines and ‘the Sustainability Plan) together constitute a4 “master plan” for the Site,
creating a framework and set of rules for the Site’s future development. Through these guiding documents,

the full build-out of this Site will be a better connected commumiy with a ﬁne—gmm urban fabric containing
$miall ‘blocks and a variety of building heights and sizes; the Site’s physzcal access to the surrounding
established neighborhoods will be improved through the creatton of new blcycle pedesinan, and transit '
contiections at the Site’s perzphery

OBJECTIVE 4: |
IMPROVEMENT OF: THE NEIGHOBRHOOD ENV]RONMENT TO ]NCREASE PERSONAL
SAFETY, COMEORT, PR]DE AND OPPORTUNITY

" Policy 4.3
Prov-lde adequate lighting in public areas.

’

_ Pohcy 44 ‘
_Des1gn walkways and parkmg fac1.ht1es to mmumze da.nger to pedestnans

SN FRANCISCO . o 13
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. Pohcy 45 -
Provide adequate maintenance for. public areas.

| Pohcy 4.6: :
’Emphasme the importance of local centers prowdmg commeraal and government services.

Policy 4.8: )
Provide conivenient access to a variety of recreation opportumttes

Pohcy 4.9: . .
Maxumze the use of rec:reatlon areas for recreatlonal purposes

- Policy 2.10: :
Encourage or require the provision of recreatlon space’in pnvate development

Policy 4.12: : :
* Install, promote and maintain lamdscapmg in public and- pnvate areas.

3 Pohcy 413:
Improve pedestrlan areas by prodeng human scale and interest.

- The Parkmerced Mixed—ll‘se Development Program includes mumerous guidelines that enhance the public
- realm, livability, and character of the neighborhood. These features include ground-floor walk-up units in all
| new ,buildiugs; required landsciping strips at the front of all properties, uniform plantings and street trees,
pedestrian-oriented lighting, 2,945,000sf of new open spaces such as athletic fields, community gardens,
and an-farm that will give the neighborhood an identity and prooide a center for activity. The Development
Agreement outlines operational standards and maintenance procedures to be followed by the Project
Sponsor (or homeowners’ ussoczatzon, as applzcable) Jorall pnoately—owned publzc spaces.

Parking garages, which typically lack zzisua'_l interest, will be underground and located on the western side of
the Site, which will increase pedestrian safety by not having automobile ingress and egress crossing »
sidewalks throughout the meighborhood. UtzZziy wzres will also be located underground to enhance the
appearance of the streets and nezghborhood g

‘ Throughout the Site there will be approximately 230,000 square feet of new neighborhood-serving retail,

-including a full-service grocery store. There will neighborhood-serving amenities of small ‘and moderate
scale, in order to create both-a commercial core and o provide services within close proximity of every
dwelling-unit. There will also be 80,000sf of office space, 25,000sf dedicated to a preschool/elementary school
or daycure faczlziy, cmd 64 OOOsf dedicated to a ﬁiness/commumiy center. :

RECREATION AND OPEN SPACE ELEMENT
Ob]ectlves and Pohmes

Shil FRANGISGO, ) . 14
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OB]ECTIVE 1: : ’ ,
-PROVIDE OPPORTUNITIES FOR RECREATION AND THE EN]OYMENT OF OPEN SPACE ]N
' EVERY SAN FRANCISCO NEIGHBORHOOD.

. Pohcy 4.4:
Acquire and develop new pubhc open- space n ex:lstmg re51dent1al ne1ghborhoods giviig pnonty
to areas Wluch are most deﬁaent in open space.

~ Policy 4. 5: : .
Require pnvate usable outdoor open space in new residential development

' Pohcy 4 6: :
. Assure the prov1510n of adequate pubhc open space to serve new residential development

As pzzrt of the Parkmerced Mixed Use Development Program, there will be a total of 2,964,000sf of open
space, including 2.1 acres of open space provided through six Neighborhood Commons, 2.94 acres of open
space provided through the creation of new athletic fields, and over one-acre of open space provided through '
the creation of community gardens. In addition. to the publzcally—accessible usable open space, ‘each
residential building will contain usable semi-private or private open space in the followmg ratios: 36 square
feet per unit if private open space ( e.g. balcomes) and 48 square feet per umt if semz—prwate open space (eg.
roof decks). : -

TRANSPORTATIQN ELEMENT
_Obj'ectives and Policies

OBJECTIVE L:
" MEET THE NEEDS OF ALL RESIDENTS AND VISITORS FOR. SAFE, CONVENIENT AND
' INEXPENSIVE TRAVEL WITHIN SAN FRANCISCO AND BETWEEN THE CITY AND OTHER
PARTS OF THE REGION WHILE MAINTAINING THE HIGH QUALH‘Y LIVING
‘ ENVIRONMENT OF THE BAY AREA.

: Pollcy 12
. Ensure‘the safety and com.fort of pedestnans throughout the aty

'Pohcy 13 :

Give priority to pubhc transit and other altematwes to the private automoblle as the means of
. meetlng San Francisco’s transportatton needs, pa:ttcula.tly those of commuters
; .Pohcy 1.5

Coordmate regwnal and local transportauon systems and prov1de for mterlme transit transfers. -

: Pohcyl 6

Ensure choices among modes of travel and accommodate each mode when and where itis most -
appropnate o ‘
SANERANCISC) . - - . - o 15
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- Policy 1.7
Assure expanded mobzhty for the dlsadvantaged

part of the Parkmerced Mixed- Use. Development Program there will be substantzal investment tin
pedestrian, bicycle, and’ transit improvements throughout and adjacent to the Site. The Site will be
redesigned to be consistent with the City's recently-adopted Better Streets Plan, including the use of smaller

blocks and new connections outside of the Site, making it more pedestrian-friendly. There will be an .

enhanced network of dedicated bikeways, as well as enhanced access to the Site to improve vehicular
circulation. The Project will include shuttle service to Daly City BART Station, to encourage the use of
public transportation. Lastly, the Project includes re-routing the MLINI M-Oceanview light-rail line
through the Site, creating two new transit stops and relocating the existing Parkmerced/SFSU transit-
“within the Site. By re-routing the MUNI M-Oceanview light-rail line and relocating the Parkmerced/SFSU '

. stop, use of transit will be safer and more accessible, by eliminating the need fo cross the busy 19% Avenue
intersection to board the train. To further encourage the use-of public fran51t the Project Sponsor will be.
provzdzng transit pass subsidies, and bike and car share opportunities. .

OB]ECTIVE 2:
USE THE TRANSPORTAT_[ON SYSTEM AS A MEANS FOR GUIDEING DEVELOPMENT AND

IMPROVING THE EN'VIRONMEN T.

Pohcy 2.1 _
Usés rapid transit and other transportatlon improvements in the city and region as the catalyst for
. désirable development and coordinate new facilities with public and private development.

Pohcy 22
" Reduce po]lutton, noise and energy consumphon.

Pohcy 24 :
Organize the transportation system to remforce commumty identity, improve hnkages among’

interrelated activities and provide focus for community activities.

Prov1de incentives for ht use of transit, carpools, vanpools, walking and blcychng and reduce the

" need for new or expanded automobile and automobﬂe parking facilities.

“The Purkmeréed Mixed-Use Development Progmm will improve public t—ransit connections throughout the
City and region by re-routing the MUNI M-Oceanveiw light-rail line through Parkmerced. Such re-
routing will make transit stops more accessi'ble allow SFMTA to run’ ”short lines” that do not continue all
the way through the low-ridership areas 'to Balboa Park, and provide opportunities for future connections to i
" Daly City BART. It will also intentivize the use of public transit by providing transit subsidies to all
tenants, and providing free shuttles to the Daly City BART station. There will also be improved bus service
through the Site and free shuttles to local shopping centers, in addition to making bicycle and. pedestmm
1mprovements, which tooether zmprove transit connechans and accessz'bzlziy : .

OBJECTIVE &

sme FEANGISED : o ' - ' 16

612



RESOLUTION NO. 18271 ' '. . g ' ' _CASE NO. 2008.0021 EPMTZW
Hea'ring D!at_e': February 10,2011 - ' ' Pa_rkrtierced Mixed-Use Development Program

s N[A]NTAJN AND ENHANCE SAN FRANCISCO’S POSITION AS THE HUB OF A REGIONAL
CITY-CENTERED TRANSIT SYSTEM.

Pohcy 42
Increase tran51t ndershlp capaclty in all congested regwnal corridors.

Policy 4.5

Provide converient transit service that connects the regional trans1t network to ma]or employment
centers’ out51de the downtown area.

The Parkmerced Mixed-Use Development Program will increase fransit rzdf:rsth capacity. by providing
' fundmg to SEMTA to purchase an additional light-rail vehicle, which in turn will help SEMTA maintain
headways. Through improved service on the MUNI M-Oceanview lzght—raﬂ line and the provision of a Jree
" 'shuttle service -to BART, residents and visitors will have more convenient access to regional iTanszt-
networks zncludzng BART; regiomzl bus lines and the Golden Gate Transit ferr_l/ sermce

OBJECTIVE 18:
ESTABLISH A STREET HIERARCHY SYSTEM IN WHICH THE FUNCTION AND DESIGN OF
EACH STREET ARE CONSISTENT WITE THE CHARACTER AND USE OF ADJACENT LAND.

Policy 18 2 . , ‘
"+ Design streets for a level of trafﬁc that serves, but will not cause a detnmental impact on ad]acent
land uses, nor eliminate. the efficient and safe movement of tran51t vehlcles and blcycles

'As a result of the Parkmerced szed—llse Development Prog-ram ‘the entire site wﬂl be redeszgned to be
consistent with the Czty s Better S treets Plan _ )

OB]'ECTIVE 20: - : : .
DEVELOP TRANSIT AS THE PRIMARY MODE OF TRAVEL TO AND FROM DOWNTOWN
_ AND ALL MAJOR ACTIVITY CENTERS WITHIN THE REGION.

Pohcy 212 :
. Where a high level of transit ridership ‘or potential nderslup exists along a corridor, ex15hng
tra.ns1t service or technology should be upgraded to attract and accommodate riders.

v

' Policy 21.7

* Make convenient transfers between transit ]mes, systems : and modes possible by estabhshmg
comman or closely located terminals for local and regional transit systems by coordmahng fares
and schedules and by prowdmg b1cyc1e access and secure blcycle parking.

- Policy 21 9
Improve pedestnan and bicycle access to transit faclhtles

Policy 21.10

" SN FRANCISGD _ o : : 17
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Ensure passeﬁger and operafor safety in the design and operaﬁoﬂ of transi_f vehicles and station
facilities. o : : R

The Purkrﬁercer_i_ Mixed-Use Development Program will result in the re-routing the MUNI M-Oceanview
light-rail line from the middle of the busy 19% Avenue to within the’Project Site, making pedestrian and
bicycle access to the station safer and more accessible by eliminating the need to cross the busy 19% Avenue
intersection to board the train. The Site will continue to be_served by several MUNI bus lines, which will
also stop in the vicinity of the new station, making transfers relatively easy.

2. The brbposed, ldngjrange mix.ed—use development projéct is generally consistent with the eight
General Plan priority policies set forth in Section 101.1 in that:

A) ' The existing neighborhood-serving retail uses will be preseﬁed and enhanced and future
opportunities for resident employment in and ownership of such business.es will be
- enhanced: ’ : C L : T

"The proposed Project would enhance the neighborhood-serving retail uses by ¢reating a
neighborhood-serving retail core with approximately 230,000 square feet of new retail space, thereby '
propiding the .community with services such as a grocery store and banking. The existing
Parkmerced development currently has only.a very small armount of neighborhood-serving retail,
. which is located adjacent to the Project Site. In combination with the proposed approximately
69,000 square feet of new office space, the new retail uses would provide opportunities for resident
~ employment and. business ownership. Furthermore, the proposed addition of 5;679 net new
households would strengthen business at existing establishments in the vicinity of the Project Site-
and bolster demand for additional retail uses.. - B '

- B) ‘The existing housing and.neighbo.rhood"character will be conservéd and protected in
order to preserve the cultural and economic diversity of our neighborhoods:

The proposed Project would preserve the existing diversity and character of Parkmerced by
maintaining the same number of rent controlled units (3,221 rent controlled units) that currently’
exist at Pzzr}anert_:ed. The Project would- accomplish this by conserving 1,683 eiisiing rent
. controlled apariments, which ‘would remaiﬁ subject to the Rent Stabilization Ordinan'(:e, and .
replacing all 1,538 -existing rent controlled apariments that would be demolished by the Project
with a new unit that would be subject to the same protections as contained in the Rent
Stabilization Ordinance for the life of the building. In addition, under the proposed Project,
. residents of buildings proposed for demolition would be given the oppottunity to relocate to such
replﬁcement units in a new building and would be assessed the same rent as their previous unit.
‘The Project would also enhance the diversity of Parkmerced by constructing a large number of new
BMR affordable units. Currently, Parkmerced has no BMR units. Further, the proposed Project
would enhance the character of the Parkmerced neighborhood by establishing - a social . and
commercial core, improving pedestrian accessibility, and creating open space and recreational

_ opportunities.
G The City’s supply of affordable housmg will be preserved and enhanced:
SAN FRANGISCO - , B . : 4
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- The proposed Project will result in the construction of a significant number of BMR housing units
in actordance with the Development Agreement io be executed by the Project Sponsor and the -
City. Such- BMR units will significantly increase the City’s supply of affordable houszng .

- Moreover, the affordability of the existing rent-controlled units would be maintained for all
existing residents, who, under the terms of the proposed Development Agreement, would continue
to benefit from the protections of the Rent Stabilization Ordinance, including residents of units
proposed for replacement who elect to.relocate to a riew unit. For such relocated residents, the
Project proposes that the new unit be rented at the same rent controlled rate as the residenit’s
existing unit, thereby preserving affordability of the Project for exzsﬁng residents. Under the terms
of the proposed Development Agreement, the replacement unit would be sub]ect to the same rent .
increase. restrictions as contained in the Rent Stabilization Ordinance for the life of the buzldzng,
regardless of whether an exzstzng tenant elects fo relocate to the unit or the unlt is occupzed by a
new fenant. :

D) The commuter traffic will not 1mpede MUNI b:ansfc service.or overbu.rden our streets or.
nelghborhood parkmg- ‘ ' ‘

The proposed Project would enhance MUNI fransit service by re-rouﬁng the MUNI M- Oceanozew'

lzght -rail line through the Pro]ect Site, creating two new stations and reloeahng the existing’ ' .

Parkmerced/SFSU station. These improvements would. alleviate the ooerercrwdzng issues at the
existing Parkmerced/SFSU station and -itmprove ‘the connection to SFSU by requiring riders to
cross Holloway Avenue as opposed to Nineteenth Avenue. The realignment would also reduce the
~walking distance to- transit for residents of Parkmerced, thereby encouraging the use of public -
transportation. In addition, the proposed roadway re-alignments would ease the burden on City -
streets in the Parkmerced area by improving traffic flow. Finally, the proposed Project would add .
approxlmately 90 on-street and 6,252 off-street parking spaces, ensuring that reszdents of the
proposed Pro]ect do not rely on parkzng in the ad]oznlng nezghborhoods

" E) A diverse’ economic base will be maintained by protectmg our industrial and service )
' sectors from dlsplacement due to .commercial office. development. And future
' opportumhes for resident employment and ownershlp in these sectors will be enhanced_

The proposed Project would not displace any indusirial or'servic‘e sector uses- because of new
commercial office development since the existing buildings slated for demolition do not contain any
industrial or service sector uses. The Pro]ect Site is currently occupzed by reszdenﬁal apariment
bulldzngs : - ’

F) The City will achleve the greatest possﬂ)le preparedness to protect agamst njury and loss '
' of life i inan earthquake

The proposed Pro]emL would help the City achleve the greatest possfble preparedness to protect l
against injury and loss of life in an earthquake because the new buzldlngs would be constructed in
accordance with all applicable building codes and regulahons wzth regard to seismic safety. -

. smrammsco - S . o : I \ 19
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H)

That la_Itdmark and historic buildings will be preserved:

The proposed Project would niot adversely impact any City landmarks becaiise there are no City-
designated landmarks on the Project Site. Although none of the buildings on the Project Site are
designated City landmarks, as mitigation for the Proposed Project’s impacts to historic resources .
under the’ California Environmental Quality Act, the Project Sponsor will prepare documentation
of the site based on the National Park Service's Historic American Building Survey/Historic
American: Engineering Record Historical Report Guidelines and provide a permanent dzsplay of
interpretative materials concerning the history of the original Parkmerced camplex

Parks and open space and theu access to sunhght and vistas will be protected from|
development .

The proposed Project would provide 68 acres of open space in a network of publically ‘accessible
‘neighborhood parks, athletic ﬁetds, public plazas, greenways and a farm. The Project would provide
significant additional open space in the form of private or semi-private open space areas such as
centralized outdoor 'courtyards, roof decks, and balconies. These private and semi-private opert
spaces would be required within the development of each residential building within Parkmerced.

. The parks and apen space would be more accessible and usable than the current open spaces. Parks
and open space within, and in the vtcinity of, the proposed - Project would continue fo receive a
substantial amount. of sunlzght during the day when use is-at its highest rate. Existing coastal
views from parks located to the east and north of the Project Site would be mzzzntazned with

- implementation of the proposed Project.

3. The proposed long-range mixed-use development pro]ect is consistent w1th the requlrements set forth
" in Planning Code Section 302, in that: '

a.

The Project is necessary and desirable because it Would enhance the lives of existing and

- future residents, and the City as a whole, by converhng a smgle—use residential complex into a

high-quality, mixed-use development that includes neighborhood-serving retail and
numerous open space and recreational activities. The Project would also construct a

‘significant  amount of new -housing units at an infill location within ani existing urban

: environment and replace existing housing units that were constructed during the material

 shortages experienced during World War II and that are reaching the end of their useful life

with new residential buildings that would be more energy efficient and meet current ADA
requirements. The residential density that would result from the proposed in-fill housing is

~ permitted by, and consistent with, the existing zoning of the Parkmerced site. With only 8,900- -

total housing units proposed the Project would be smaller than the 10,302 units pnnapally .

) penmtted by the rexisting zoning or the 11,750 housing units pern:utted through a Planned

" Unit Development. Additionally, the proposed Project would enhance altemattves to

automobile use by making certain improvement to public transportation and by prowdmg'

. . services to residents such as a shuttle to the Daly City BART station and carpool/vanpool

services. Because a Special Use District is necessary in order to implement the proposed

Project, and for the reasons set forth above, the Commission finds the requested amendments

&W ’RﬁHCISGB
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to the Planning Code, Zoning Maps, and General Plan to be reqmred by public necessity,
convenience and creneral welfare :
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4, Fmd.mgs under the California Envuonmental Qua.hty Act (CEQA)

a.

On February 10, 2011, the Planning Commission, by Motion No, 18629, cert{ﬁed a Final
Environmental Impact Report (“FEIR") for the Parkmerced Mixed-Use Development Program -

in Comphance with CEQA, the CEQA Guidelines and Chapter 31, finding that the FEIR was _

completed in compliance with CEQA and was.adequate, accurate and objective and reflected
the independent ]udgment o the Planning: Comuusmon, a copy of the moﬁon is on ﬁle with .~
the Clerk of the Commission .

Also on February 10, 2011, the Comnussmn reviewed and considered ’fhe mformahon
contaitied in the FEIR and by Motion No. 18270 adopted CEQA Findings for the proposed

- Parkmerced Mixed-Use Development Program Project under CEQA, the CEQA Guidelines -

incorporated mnto this Motion b;,

and Chapter 31, mcludmg the adoption of a mitigation menitoring and reporting program

(MMRP) and, a statement of ov erriding considerafions, (“CEQA Findings”). The CEQA - .

Findings for the proposed Project are on file with the Clerk of the Comnussmn and are

..

Thereby certify that the Planning éominisésiq o o . . L

. -
A A
‘Commission Secretary
" AYES: Commissioners Antonini, Borden, Fong, and Miguel
‘NAYS: . Commissioners Moore, 'Olague, and Sugaya
ABSENT:
- .. » . v
- ADOPTED: - February 10, 2011
’\
AN FRANCISCO } L ) ) . 21
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Subject to: (Se_/ec’t on/yifapp[icab/e) .
B Affordable Housing (Sec. 415)

O Jobs Housing !_i.hkage Program (Sec. 413)
O Downtown Park Fee (Sec. 412)

‘& First Source Hiring (Admin. Code) '
[ Child Care Requirement (Sec. 414)
Development Agreement

Plannlng Commlssmn Motlon No. 18272
~Local Coastal Zone Permit Application _‘ :

HEARING DATE FEBRUARY 10, 2011

Project Name: Parkmerced Mlxed-Use Development Progra.m
o P Case: Coastal Zone Permit -
. Case Number: .-2008. OOZlEPMTZW
Initiated by: Seth Mallen, Parkmerced Investors, LLC
3711 - 19% Avenue

. ) San Francisco, CA 94132
Staff Contact: Elizabeth Watty, Planner -
S Elizabeth. Wa@@sfgov org, 415—558—6620 )

. Reviewed By: David Alumbaugh, Acting Director Citywide Planning

David. Alumbaugh@sfgov.org, 415-558-6601"

¢

ADOPTING FINDINGS RELATING TO APPROVAL OF A COASTAL ZONE PERMIT,
' PURSUANT TO PLANNING CODE SECTION 330, TO 'ALLOW THE FULL

IMPLENIENTATION OF THE PARKMERCED MIXED-USE DEVELOPNIENT PROGRAM,
AS ADOPTED BY THE PLANNING COMMISSION AND INCORPORATED HEREIN BY -

REFERENCE AS THOUGH FULLY SET FORTH IN MOTION NO. 18270 AND RESOLUTION

NO.S 18271 AND 18273. A PORTION OF THE PARKMERCED SITE, SPECIFICALLY LOTS
-~ 7309, 7309-A, 7334, 7337, and 7333, ARE LOCATED WITHIN THE LOCAL COASTAL ZONE;

. AND N.[AKING AND ADOPTING FINDINGS, INCLUDING ENVIRONMENTAL
FINDINGS AND FINDINGS OF CONSISTENCY WITH THE GENERAL PLAN AND THE
. EIGHT PRIORITY POLICIES OF PLANNING CODE SECITON 101.1.

PREAMBLE

__On ]anuary 8, 2008, Seth Mallen of Steller Management (hereinafter “Project Sponsor”)
submitted an Environmental Evaluation Application with the Plannmg Department (hereinafter
”Department ), Case No 2008 0021E; and

On May 12, 2010, the Draft Enwronmental Impact Report (DEIR) for the Pro]ect was prepared
and published for public review; and :

- The Draft -EIR was available fof pubh'c comment untl July 12, 2010; ehd '.

wiéw.sfplanning.org -
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On February 10, 2011, the San Franclsco Plan.mng Comm_tsaon (hefeinafter “Commission”)

' rewewed and considered the Final Environmental EIR (FEIR) and found that the contents of said
report and the procedures through which the: FEIR was prepared, publicized, and reviewed
comp]-.led‘ with the California Envirenmental Quality Act (California Public Resources Code
Sections 21000 et seq.) (CEQA), 14 Cah.forma Code of Regulations Sections 15000 et seq. (the '
“CEQA’ Gu1de]mes”) and Chapter 31 of the San Francisco Admmlstratlve Code (”Chapter 31”),
and

- On February 10, 2011 the. Commlssmn cerhﬁed the FEIR by Motion No. 18629 adopted '
‘approval findings pursuant to CEQA by Motion'No. 18270 (Exhibit A); and adopted the
- Mitigation, Monitoring, and Reporting Program (MMRP) (Exhibit B to Motion No. 18270). The -
. CEQA approval findings and the MMRP (Exhibits A and B, respectlvely, to Motion No.. 18270)
‘are mcorporated herein by this reference thereto as if fully set forth in this Moﬂon, and '

On Au‘gust 12, 2010, the Project Sponsor app]ied to the Plamung Department for a Planning Code
: _Text Amendmient, a Zoning Reclassification and a General Plan Amendment (hereinafter Map
Amendments) o allow for the creation and mplementaton of the Parkmerced Specral Use

- District under Case No. 2008.0021MTZ; and - :

The proposed General Plan Amendments would make conforming amendments to the to the
Urban Design Element’s Map 4 to reﬂect the proposed rezoning; and

The’ proposed Zonmg Redassﬁcauon would amend Zom.ng Map Sheets ZN13, HT13, and SU13
to rezone Parkmerced being all of Assessor’s blocks 7303-001, 7303-A-001, 7308-001, 7309-001,

7309-A-001, 7310-001, 7311-001, 7315-001, 7316-001, 7317 001, 7318—001 7319-001, 7320-003, 7321~
001, 7322-001, 7323-001, 7325-001, 7326-001 7330-001, 7331-004, 7332—004 7333-001, 7333—003

7333-A-001, 7333-B-001, 7333-C-001, 7333-D—001 7333-E-001, 7334-001, 7335-001, 7336-001, 73375
001, 7338-001 7339-001, 7340-001, 7341-001, 7342-001, 7343-001, 7344-001, 7345-001, 7345-A-001,

7345-B-001, 7345-C-001, 7356-001, 7357-001, 7358-001 7359-001, 7360-001, 7361-001, 7362—001

7363-001,. 7364-001, 7365-001, 7366-001, 7367- 001, 7368-001, 7369-001; and 7370-001 from RM-1

. (Res1denhal Mixed, Low Density), RM-4 (Residential Mixed, I-]'.tgh Density), & RH- -1(D)
-(Re51dent1al House, One-Family, Detached) Districts, to PM- [Parkmerced Residential (PM-R),
Parkmerced Mixed Use — Social Heart (PM- MU1), Parkmerced Mixed Use ~ Neighborhood
Comzthons (PM- MUZ), Parkmerced School (PM-S), Parkmerced Conunumty/htness (PM-CF), and
Parkmerced Open Space (PM OS) (heremafter ”Pa_rkmerced Zonmg Dlstncts”)], and '

The proposed Planmng Code Text Amendments would create Planning Code Section 249.64, the .
~“Parkmerced Special Use District” (hereinafter “PMSUD”), amend Planmng Code Section 270 to
create a new Bulk District (PM) for the proposed Parkmerced Special Use District, and amend
Planmng Code Section 102. 5 and.201 to include the Parkmerced Zormg Districts; a.nd '

On Ootober 27, 2010 the Project Sponsor ﬁled a Development Ag-reement Application” after )
months of negotiations with the Mayor’s Ofﬁee of Workforce and Economic Development; and

SAN FRANGISGD - g ' _ : Ty
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The Cc_)mmissioh conducted informational hearings on thé_ Parkmerced Project and considéred
" public 'co'mment_onNovémber 4, November 18, December 9, December 1 6, 2010, and on January
13,2011; and - " -

On January 10, 2011, the Project Sponsor filed a Coastal Zone Permit Appliéation, to auﬂiorize :
the rezoning and development of Assessor’s Blocks 7309, 7309-A, 7334, 7333 and 7337, portions
of which are located within the Local Coa’stal Zone Permit Area; and .

On January 13, 2011, the Coml\xlission' passed Resolution No. 18255, initiating amendments to the
Planning Code; Zoning Maps, and General Plan related to the proposed Project; and

~ On Februéry 10, 2011, the Commission conducted a duly noticed public heaﬁng at a regularly
scheduled meeting to consider the Motion; and ’ - - :

- The Cdmﬁlission has heard and- considered the tesﬁmbny presented to it at the pﬁb_lié hearing
and has further considered Written'me_lte_rials and oral testimony presented by Department staff,
and other interested parties; and : R o

All pertinent documents associated with.Case No. 2008.0021EPMTZW may be found in the files -
of the Department, as the custodian of records, at:1650 Mission Street, Fourth Floor, San
Francisco, California; and o S o

Whereas, the Comimission has reviewed the Motion; and -

MOVED, that the Commission hereby authorizes the Local Coastal Zone Permit requested in
- Application No. 2008.0021EPMTZW, based on the following findings: " N L
FINDINGS o S T :

Having revilewed the materials identified in the preamble- above, and hévihg heard all testim'on}.r

‘ _and arguments; this Commission finds, ’cqndudes, and dete_rmiﬁes as fq]lows: '

1.. Theabove recitals are accurate and constitute findings of this Commission.

o The Commission .finds the Parkmerced I\/.Ijxed—Us-e._Devechpmmt Program to be a i '
 beneficial development to the City that could not be'accommodated without the actions
requested. ‘ - -

3. The Parkmerced Development, Project necessitates approval by the Planning

: Comnxiésion ofa Local Coastal Zone Petmit, since a po'rtioxi of the Site (Assessor’s Blocks
7309, 7309-A, 7334, 7337, and 7333) is included in the boundaries of the Local Coastal
Zome. Specifically, the portion of the Site located within the Local Coastal Zone Area
consists of the southern half of development block 02W (portion of APN 7309/7309-A),
development block 03W (portion of APN 7334), the western edge of development block
04 (portion of APN 7337) and the western edge of development block 23 (portion of APN

SAN FRANCISED ) .
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¢

7333) The pr0]ect proposes. to demolish ex_tstlng two-and three-story re51dent1al
bmldmgs on development block 02W and 03W and to replace such buildings with three-
and four-story residential buildings. The portions ‘of development blocks 04 and 23

. within the Local Coastal Zone Permit Area would be deﬂgnated as open space under the
proposed Project.

4. Site De’scription and Present Use. - Parkmerced is bounded by Lake Merced Bouleirard _
to the west, Brotherhood Way to the south, Junipero Serra Boulevard, Felix Avenue,
Cambon Drive, and 19% Avenue to the east, and Holloway Avenue, Varela Avenue,’
Sen:ano Dnve, Font Boulevard Pinto Avenue, and Vidal Drive to the northy it is within
the RM-1 (Residential Mixed, Low-Density); RM-4 (Residential Mixed, High-Density),
and RH-1(D) (Residential House, One-FaJ:mly, Detached) Dls{:ucts and 40-X and 130—D '
Helght and Bulk D1s’cr1ct9

- The Site measures 152—acres in total (mdudmg s’creets), and is defined by an axial street
gnd with a large open space in the center and a series of “pie-shaped” residential blocks.
* The residential units on each of these blocks surround ‘a central courtyard open to the
sky. The development is also articulated by ‘landscaped boulevards and secondary
streets that weave around buildings, open spaces, and larger open spaces in the vicinity
of the tower buildings. The Site contains 3,221 existing rentdl apartments in 170 two--
 story residential buildings’ (townhouses) and 11 residential tower buildings that are 13 -
stories tall, as well as associated parking, buildings services, a leasmg/operauons office
and a private pre-school/day care facility. There are also about'75 acres of existing open
space throughout the Project Site in a network of lawns, courtyard areas, private open
space; and playgrounds .

Parklng for the re51den’c1al apartments in'the towers is cm'renﬂy prov1ded in three above-

~ grade centralized parking garages, which accommodate a total of 1,540 _parking stalls.

' Pa.rklng for the townhouses is prov1ded in attached carports, which provide a total of
1,507 parking spaces. An additional 151 parking spaces used for maintenance and office
parking are provided in a surface parking lot. In addition t0, the 3,198 total pnvate off- -

* street parlqng spaces, there are 1,591 e>ast1ng public on-street parknng spaces. , '

As noted n ’rhe submitted Historic Resource Evaluatlon (HRE), the Parkmerced rental
complex was constructed between 1941 and 1951 as the first all-rental community in San
Francisco, as a response to the continued demand for housing the United States during, -

_and after World War IL * The buildings and site plan at Parkmerced were designed by

- Leonard Schultze & Associates for the Metropolitan Life Insurance Company (MetLife),

~ while the landscaping of the open space and interior ga:den courtyards were deﬂgned
by Thomas Church and other landscape architects ﬁom his office. =

1 »Historic Resource Evaluation & Cultural Landscape Assessment Parkmerced” (April 29, 2009), prepared for Turnstone
Consulting by Page & Tumbull, Inc. Available by request at the San Francisco Planning Department (1650 Mission Sn‘ee'f, .
Suite 400, San Francisco, CA 94103) in the Case Docket for Case No, 2008.0021E. The document is referred to as the
"Pa:kmerced HRE.” :

o :»amasca : o : 4
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5. Surround_mg Properhes and’ Neighborhood. The 152-acre Site is located in' the
Lakeshore Neighborhood, in the southwest corner of San Francisco. The surrounding
neighborhood includes Stonestown Galleria and San Francisco State University to the
north; the Lakeside and Ingleside Terrace neighborhoods to the east; the Brotherhood
Way religious and. scholastic institutions, San Francisco. Golf Club, and ‘a residential
neighborhood to the south and Lake Merced and the Flen:ung and Hardmg Park Golf .

. Courses to the west. C . '

‘6. Project Description
Overview '
The proposed Projectis a long~term (approxlmately 20-30 years) mixed-use development ’
program to comprehenswely re-plan and re-design the approximately 116-acre Site (152~
‘acres including streets). The Pro]ect proposes to increase the residential density, provide
new commercial and retail services, provide new transit facnl.mes, and improve existing
utilifies within the development Site. Of the existing 3, 221 residential units on the Site,
‘approximately 1,683 units located within the 11 existing towers would remain and -
approximately 1,538 existing apartments would be demolished: and replaced in phases
over the approximately 20 to 30-year development period. As provided by the proposed
Development Agreement, these replacement units would be subject to the San Francisco
Rent Stabilization Ordinance and existing tenants in the to-be-replaced buildings would
have nghts to relocate into the new units at their existing rents. An additional 5,679 net
new units would also be added to the Site for a Project total of 8900 units. New
buildings on the Site would range in height from 35 feet to 145 feet; and would not be
taller than the existing towers, which will remain. N e1ghborhood—servmg retail ‘and
office space would also be constructed as part of the proposed Project and cortcentrated
“on Crespi Drive, near the northeast part of the Site and the light-rail kine. The proposed
. new neighborhood core would be located within walking distance of all ‘the residences
‘within Parkmerced. In addition, small neighborhood-serving retail establishments would -
be constructed outside,of the meighborhood core, in proximity to residential units
throughout the Site. A riew preschool/elementary school and daycare facﬂlty site, fitness
center, and new open space uses including athletic fields, walking and biking: paths, !
new farm, . and commuruty gardens would also be. provided on the Project Site.
Infrastructure Improvements would include the installation of a bioswale system, to - -
process stormwater on-site and renewable energy sources, such as wind turbines and
photovoltaic cells, which are detailed in the Sustainability Plan. Transportahon
improvements would include the realignment of the MUNI light rail-line through the
Project Site, traffic improvements to intersections adjacent to the Project Site, provision of -
. a'free shuttle service to Daly C1ty BART and ather 1tems detailed in the Transportation
Plan. .

The Plan Documents ‘ )
. There are five guiding documents that combme to create a comprehenswe and detaJled
blueprint for guiding all future land use, building, and community infrastructure
improvements and programs at’ Parlcmerced These documents prov1de technical
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'sPéciﬁca‘tions, development are incorborated by reference into bot‘n the Det'r'elopme'nt '
Agreement and the Planning Code. S .
.The Vision Plan lays out a conceptual framework for transfonrung the e>astlng

Parkmeérced housing development into a .”21% century model of a healthy
netghborhood” .

. The Design Standards and Guzdelmes prescribe urban design controls for land use, open .
spaces, streets, blocks #nd individual buildings. It contains the Regulating Plan which
establishes the physical boundaries and measurements for all streets, blocks, parcels, .
open spaces, buildable areas, and easements. It also outlines a process for project
implementation, establishing a design review process for buildings that limits. the
modifications from the standards, and specifies the Planning Commission and pubhc
review processes for the des1gn of large projects and community nnprovements

The Sustamabzlzt_l/ Plan contains specific strategies and meirlcs which together add.ress the
- management and conservation of energy, water and other natural resources, and also
estabhshes goals for green bulldmg standards :

, ‘The Transpartuiton Plan pr0v1des a f:ramework and management plan for addressmg _
- trarisit and Vehlcular tcavel to and from the nelghborhood

The Infrash’ucture Report establishes an: \ outline for anticipated 51te-W1de lmprovements to -
all street and public rights-of-way, underground utilities, and gradmg, and mcludes
detaJ.led engmeenng plans for those 1mprovements :

Land Use, Urban Design, and Buﬂd.mg Form _

The Parkmerced M]xed Use Development Program incdudes the retennon of the 11 '
existing tower buﬂdmgs, and the construction of approximately 5,679 net new units. The -
new units will be constructed in riew buildings that will be compatible with the existing

- structures, and will vary in height and design. The siting of new structures has been
’ desrgned in such'a way so to cluster new towers within existing towers’ sight-lines from

the residential neighborhoods to the east, in order to preserve views of Lake Merced and
the Pacific Ocean from the adjacent neighborhoods. Parkmerced would be redesigned to
_increase darlty for travelers by creating 2 miore legible hierarchy of street types, and by
providing a gnd that is easier to navigate. With a prevailing neighborhood fabric of 4-to-
6 stories, taller structures of 8-10 stories will be located at key intersections and adjacent
" 1o notable locations and spaces to define centers of activity, provide landmarks and’
clarity for movement, and activate public spaces. Denser and taller development would
be generally concenirated on the east half of the site,, closer to 19% Avenue and the MUNI
light-rail to emphasrze connection to - public transit and this major h:ansporta’don
corridor, while tapering down in mten51ty toward the west. The design includes the
following features:
' o Street grid adjusted to reduce scale of blocks and improve drculation ~
' introduction of new streets, alleys, and pedestrian paseos, realignment of some
emshng streets. Key elements of the original street grid design.are preserved
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including Juan Bautista Circle at the center with streets radiating outward, and
Font Blvd as a major ceremonial conmector. Gonzalez Drive is realigned as a
major Boulevard on the south to improve circulation, organize major open

- spaces, and make room for creation of major public open space.
* Existing towers will remain. Low-rise 2-3 story buildings will all be replaced by
 street-facing buildings ranging in height from 35 to 145 feet. New towers will be
clustered near the existing towers, in order to maintain’ ex15t1ng view-sheds. '
e .In general, higher density and taller buildings will be located on the eastern half

-of the Sife, closer to 19% Avenue and public transit (streetcar). The predommant
nelghborhood scale on the eastern half is'a 65-foot (6—story) base, and 45 feet (4

. stories) on the western half. These bases are punctuated by taller structures at’

- key intersections and locations to provide wayfinding and highlight key public -
places, as well as provide diversity and texture in the urban fabnc Smaller

_ streets on the west side would be lined by 3-story buildings. . : .

*  Except in the neighborhood commercial core, all buildirigs will have mandated'
landscaped setbacks and be lined on the ground floor with Walk—up townhouse
tinits that have individual front doors directly accessing the sidewalks. '

e A new pedestnan—onented neighborhood commercial area typical of San
-Frandisco neighborhoods (with housing above ground ﬂoor retail), which will
include a full-service’ supermarket, will be created at the northeast ‘quadrant of
the neighborhood, focused “on a re-aligned Crespi Drive. Adchtlonal small,

- neighborhood retail (e.g. café, dry dleaners) would be sited” ad]acent to the’

- neighborhood commons parks scattered around the Site. All residents Would be

- within a short (5 minute) walk of supporting services.

oo The overall neighborhood density proposed is approximately 59 units per acre,

" as compared to 40 units per acre in the Mission District and 86 units per acre in
the Chinatown and North Beach Districts. This density is necessary to provide
support for neighborhood shops and services within walking distance, as well as
facilitate the use of transit, bicyding, and wa]lqng for daily activitiés.

' Open Space
The proposed Pro]ect Wou_ld prov1de 68 acres of open space in a network of publically
. accessible neighborhood parks; athletic fields, public plazas, greenways and a farm, and :
in the form of private or semi-private open space-areas such as centralized outdoor
courtyards, roof decks, and balconies. These private’and’ serru—pnvate open spaces would
be required with the development of each residential building within Parkmerced. The
* parks.and open space would be more accessible and usable than the’ current pubhc open
- spdaces, which are predonunantly characterized by wide street medians and undefined
‘and ur-programmed lawn areas surrounding towers.. Most open space is currently
. provided in the form of semi-private iriterior-block shared courtyards. Parks and open . -
space within, and in the vicinity of, the' proposed Project would continue to receive a
substantial amount of sunlight during the day when use is at its highest rate. Existing .
coastal views from parks located to the east and. north of the Project Site would be
maintained with mlplementatLon of the proposed Pro]ect The main public open space
would mdude S
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s - Neighborhood Commons: Six of these 0.35-acre neighborhiood-scale parks (2.1-acres.
" total) would be evenly distributed around the nelghborhood to provide social
gathering spaces and opportunity for passive and active recreation within a 2- o
- minute walk of almost every re51dent These spaces would be activated by small -
reta:l or community uses, ]Jl(e cafes, in adjacent buildings. . co

"o - Transit Plaza: A new 0.88 —acre public plaza with dancillary small retail at the northeast
corner of the Site at Holloway/19% Avenue would feature a relocated - Clty
i Co]lege/Parkmerced station for the MUNT light-rail, providing a better and safer
waiting environment for passengers than the ex15’ang station in the middle of

19% Avenue. . : ' -

e Dizz Plaza: This small . street in the neighborhood commercial heart would be
' pedestrianized into an active 0.34-acre plaza, with- restaurants and’ shops
opening out onto the plaza and activating the space. . ' -

e Juan Buuﬁsta Circle: The histonc 2. 44—acre circle would be renovated w1th new
landscaping and. amemhes, induding a pond (and underground distern) to
collect stormwater and serve as a major ecological feature to feed water mto the -

. stream system that leads through the Site to Lake Merced. '

®  Stream Corridor: Leading from the Cirde toward Lake Merced, the stream
corridor is the backbone of the open space systemt, connecting the major open
spaces and provrdmg a greenway through the heart of the neighborhood.
Walking paths and passive recreational open spaces are proposed along the -
corridor, which would also provide important wildlife habitat. Including the
"Farm and the Belvedere Garden (see below), the Stream Corndor would be
12 O6—acres

e Farm and Orchard: The ‘over 2-acre farm, which may be managed by a

professional farmer, is intended to be a produchve landscape 'to supply local
" farmers’ markets and restaurants with organic, locally-grown produce, and

» would utilize local on-site compost to reduce resource consumption of trucking
food waste from the neighborhood. The farm would also prov1de educational -
and hands-on opportumﬂes for residents. '

o Belvedere Garden: A new garden overlook and terraced steps W1th water feature
would provide a new direct pedestnan link from the nelghborhood through the -
southwest corner of the Site to the major open spaces at Lake Merced .

. Athleﬁc Fields: The 2.94-acre athletic fields Would provide an opportunity for
_ active recreation (e.g. soccer) in the neighborhood, as well as for adjacent off-site
neighbors along Brotherhood Way, such as school and church groups- (a new -
' pedestrian connection is proposed to connect to Brotherhood Way). :

o Community Garden: The existing small community garden located near the
towers to-the west of Juan Bautista Circle would be significantly expanded to 1.1-
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acres, offering many more residents; particularly those in towers a.nd other 1units
Wlthout pnvate open space, the opportunity to garden

In addition to these pubhc open spaces, all new units would be requued to prov1ded :
either 36 square feet of private open space (e.g. balconies, private patios, stoops) or 48-

- square feet of shared common open space (e.g. courtyards, roof decks). Almost every
block would mdude a shared seml-pnvate courtyard, as delineated in the Regulattng
Plans. .

Most open spaces would be, as currently, owned by the developer-or fature Master
Homeowners’ Assodiation. Through: the Development Agreement, thése spaces would be
required to be maintained in good ‘condition in perpetuity, and would guarantee the
rights of the public to use the spaces as they would. any City park and estabhsh
rm.mmum hours of operation.

" Transportatlon .
The ' comprehensive - transportatlon program proposes to 1mprove conditions for all
modes of movement,” and supports.the objective of growing the ne1ghborhood as a
transit- and pedes’rnan—onented district. The proposed improvements are as follows

Pedestrian: A revised: street gnd prov1dmg smaller blocks, new streets, and mid-block *

* paths for more direct and shorter connections for those on foot. All interior streets would
be redesigned to exceed the minimum specifications of the Better Streets Plan- for

" sidewalk width, ameénities, and traffic calming. On the: penphery of the neighborhood, -
several additional and safer crossings of the major streets are proposed on Lake Merced
Boulevard, Brotherhood Way, and 19% Avenue. Finally, the land use program, with both

. increased residential density and a retail program, w1]l prov1de and support services
within walking distance.

Bicycle: New dechcated bicycle lanes and paths would be prov1ded on Gonzalez Drive,
Tapia Drive, Font Boulevard, Chumasero Drive, and Juan Bautista Circle to provide safe -
and direct connections for cyclists to important destinations and to link up with ex15bng
and planned bicydle routes outside of the neighborhood and at SFSU. Additionally, 4
. new direct connection toward the Daly City BART station would be made possible by
- the reconfiguration of the interchange of Junipero Serra and Brotherhood Way.

Transit: The Project_proposes to re-route the MUNI light-rail line, which currently runsin
- the middle of 19™ Avenue, through Parkmerced, to relocate one station from the middle -
of 19 Avenue to within the Site and to create two new stations. This alignment has been h
coordinated with SFMTA and offers several operational advantages for transit service
(such as being able to run short-lines that do not continue all the way throtgh low-
-ridership areas to Balboa Park), in addition to better serving in a safer, more pleasant,
and.more convenient environment the ma]onty of the riders in this area, who come from’
the west side of 19" Avenue at Parkmerced and SFSU. SFMTA would have the option of -
runnirng trams all the way through t6 Balboa Park or tenmnatmg at Parkmerced. The .
Project proposes to dedicate necessary right-of-way easements and to build the
infrastructure for this reahgnment The Project also dedicates easements for a future
extension of the light-rail Ime toward the Daly City BART statlon. Fmally, the PrOJect

. SAN FRANCISGO '
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proposes to fund the purchase by the SFMTA of one. hght—rall Velucle in order to '
maintain headways

Vehlculur. The current limited and circuitous access to th‘e\'neighborhood would be
enhanced by providing new access points with new or reconfigured intersections along -
Lake Merced (at Gonzalez, Acevedo, and Vldal) on Brothethood Way (at Chumasero), -
on Junipero Serra (at Chumasero), and on 19% Avenue (at Crespi Drive). Other
improvements are proposed at nearby intersections and sections of road to improve
circulation, mdudmg but not limited to .the addition of turn lanes and signalization
changes. - -

Many of these 1mprovements would requiire approval of the San Franasco Municipal

Transit Authority (SEMTA), the California Pubhc Uﬁhtles Commission (CPUC), and

. Caltrans; the Dévelppment Agreement includes provmons for seeking these approvals;

and for proposing and implémenting alternative projects that achieye equivalent public

" benefits should the proposals not gamer necessary approvals from outside agencies. Per

. the Development Agreement, the developer. must get necéssary approvals and permits

for the rail project within 7 years after the approval of the Agreement and must begin

construction on the rail project by the time 2,500 mnew dwelling units have been’

~ constructed. Note that the first two years of the time penod are reserved for the City to

" consider further mOdJ.ﬁC&'ClOIlS to the alignment based on ongoing studiés of the 19%

. Avenue corridor (“Tier 5”) (within funding provide in part by the Project Sponsor), and
' that constrizction of the rail pro]ect must be phased to-allow later mod:.ﬁcatton per Tier 5.

The Transportatton Plan also includes a. comprehens1ve Transportation Demand
Management (TDM) program that obligates the Developer to undertake certain
programs and services, including free shuttles to Daly City BART and: nea:rby shopping .
centers, transit pass subsidies of $20 per unit per month, a Transportation Coordinator to
assist res1dents and employees of the Slte, and J.mplementatlon of a blcyde-share '

. program : '
Off-street parkmg for the res1denhal units will primarily, but  not exclusively: be in
underground garages, and will be coricentrated on the west side of the Site (while units
are concentrated toward the eastern half) to discourage casual usage. As parkmg would
be unbundled and- market-priced, occupants who wish to ‘have parking space would

" have the option to pay less to park further away from their residence. Per the proposed . -
SUD, parking could be provided up to one space per dwelling unit and hon-residential .

- parking would be capped generally at one space per 750 square feet (with some variation
for specific uses). (Note that off-street parkmg would not stnctly be required for any use
per the SUD). '

The Transportaiion Plan fully deta.ﬂs goals and implemeﬁtaﬁon actions for the Project.
Housing and Tenant Relocahon

There are 3,221 dwelling units currently on-site. The housing stock is limited to two
types: 2-3-story garden apartments (48% of total — 1,538 units) and 13-story tower
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apartments (52% of fotal — 1683 umts) Of the existing units; 35% are one-bedroom units,
58% are two bedroom units, and 7% are three-bedroom units. :

Thé proposed Project would démolish all of the existing garden apartments and replace
" them with a much broader m.ixtuie and vaﬁety of hbusing and buildirig types, including
units of various types in 3- to 6-story low rise buildings, 8- to 10—st0ry mid-rise buildings,
and 11- to 14-story towers. The Pro]ect would replace the existing units and add a net
addition of approximately 5,679 units for a total of 8,900 units on-site. The ‘petcentage of
i one—bedroom units would remain at' 35%, but there would be a larger percentage (15%)
" of three-bedroom units. Overall, the proportion of units in towers would decrease from
52.2% today t6 34. 4% as proposed. As the base of almost all new bmldmgs will be lined
with residential units, approximately 800 of the new units will be in the form of ground-
level, walk-up units with direct, md1v1dua1 pnvate access to 51dewa1ks front stoops,
and/or courtyards -

_ 'The exjsﬁng apartments slated for demolition are ptimarily wood-framed and stucco
“structures. To the extent practical, the existing structures will be ’_’deconstructéd_”,
allowing for maximum re-use or recycling of materials. The feasibility. of materials
reused or recycled may bé limited by the requirements for abatement of-hazardous
- materials and the poteﬁﬁal value of the recycled material. The proposed demolition and
- deconstruction will occur in conjuriction with ’the construction phases over the 20~ to 30-
year development period. -

Under the proposer‘i Development Agreement, the Project would replace, on a one-for-
one basis, the 1,538 existing units subject to the Rent Stabilization Qrdinance that would
be demolished as part of thé proposed Project. All ‘existing tenants in these units would

. be offered a newly-constructed umit of comparable size (all with new appliances,-
including washers, dryers, and dishwashers) at their existing rents, and all relocation -
expenses would be paid for by the Pro]ect Sponsor. Prior to the submittal of a permit for
a Replacement Building, the Developer is required to submit a Tenant Relocation Plan to
the City,. outlining the existing to-be-demolished units, the number of existing tenants

~‘and estimated schedule for the relocation. The Development Agreement outlines a
detailed notification and new-unit selechon process. :

Sustainability. - :
A key objective of the Project is to create a nelghborhood that substanhally 1mproves ’rhe
resource efficiency of both the ex:shng development and future growth. The moderate-
' density housing, mixed-use land use, fine-grained urban design, and tranmt—onented .
transportation: program, described above, aim to substantially reduce the per caplta
amount of vehicular travel, which currently makes up the largest share (40%) of Bay
Area greenhouse gas emissions. Besides these measures that are the basis for the Project,
the Project would reduce environmental impacts of the ex15t|.ng Site and its growth
through the following measures, amongst others:
- Energy: The project has a goal of “Net Zero” energy usage for new development To help
strive toward this goal, the Project is committed to numerous renewable energy
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.

" production and ef:ﬁctency measures. In accordance w1th the Development Agreement,
_the. project ‘would install renewable energy sources (e. g photovoltaic cells or wind .
turbines) capable of providing 10% of the total estimated annual energy consumed by
the Site, and cogeneration facilities capable of providing an additional 10% of the total
estimated annual energy consumed. The project has also committed to construct all new
buildings to improve on current Title 24 energy standards for residential building

enve'lope's by at least 15% and all other Title 24 energy standards by at least 10%.

Water: The Pro]ect proposes to reduce stormwater runoff into the combined sewer system . ‘
" (thereby reducmg demarid on the sewer and treatment infrastructure, as well as reducing :
frequency of discharge of untreated runoff into the ocean) by, collecting and slowmg the
_ runoff of stormwater in an extensive system of in-street bio-swales, the Juan Bautista
~ Cirde pond and cistern, and the stream corridor. This system would partially restore -

- historical stteam flows from the Site into Lake Merced, replerushmg the aquifer and
Jmprovmg water quality and water levels in Lake Merced. The Project is also located in "
the City’s Recycled Water Ordinance area, requiring that all new buildings be dual-

. plumbed- for delivery of non-potable water for ‘toilet flushing, building mechanical
systems, irrigation and other non-potable water uses. The Project proposes to install

+ recyded water distribution infrastructure (ie. piping) throughout the project’s right-of-
ways and corninecting to new buildings, so that in the future the Project can connect to
planned SFPUC recycled water supply systems (e.g. potentially running up Lake Merced
Boulevard). Thi§ would substantially reduce demand from the Site for potable water

' from the City’s Hetch Hetchy system. The Project will reduce water consumphon by up
t0 60% ona per caplta basis. ‘

The Sustair@ubﬂiinlan fully details goals and impleﬁentation actions for the Project.

- 7. Flements of Project Located Within the Local Coastal Zone. The elements on the
' Project, .as described above, to be located within the Local Coastal Zone area sub]ect to
the Clty’ s jurisdiction include: ' :

. Demohtlon of existing two- and three—story ‘garden apartments and replacement
' with three— and four—story residential buildings to be constructed in accordance with
the sustamabﬂlty measures apphcable to the entire Pro]ect

. 'Protecttons for existing tenants, mdudJng the tenant relocatlon and rent control
~ provisions descnbed above, shall apply to all res1dentLal construction in the Local
Coastal Zone; _ ) i

. Constructlon of bloswales associated w1th each buﬂdmg to treat stormwater run-off
on-51te

'o. Enhancement of existing open space, including the creation of. Belvedere Gardens
- and a portion of the Stream Corridor; and :

o FmaCISGD: ' - ) ' T .12 .
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¢ Establishing an additional access point and pedestrian croésmg'loca'tron to the
Project Site from Lake Metced Boulevard at Gonzalez Drive, and making traffic
mprovements to the intersection of Lake Merced Boulevard and nguera Ave.nue :

Although the Project contemplates the rnstaJlanon of wind. furbines along the Wes',tern ‘
edge of the Project Site to meet the energy generation requirements contained in the
Development Agreement the wind turbines are not included in the current Coastal Zone
Permit apphcatlon. The Project Sponsor will seek a separate Coastal Zone Permit for the
wine turbines when required for their constructton :

8. .Pubhc Comment. The Department has received a substanttal amount of public '
testimony. regarding the Project, both in support and opposition. Many of these’
comments were received’during the public informational hearings held for this project
(October 21, 2010, November 4, 18, 2010, December 9, 16, 2010, and ]anuary 13, 2011) and

~ as part of the EIR process. :

9. 'Planm'ng Code Section 330 — Local_ Coastal Zone Permit Review

‘The Parkinerced Mixed-Use Development Project necessitates approval by the Planning

Commission of a Local Coastal Zone Permit, incdluding findings of consistency with the
Western Shoreline Area Plan of the General Plan (San Francisco’s Local Coastal .

Program), pursuant to Planning Code Section 330, since.a portion of the Site (Assessor’s

- Blocks 7309, 7309-A, 7334, 7337, and 7333) is mcluded in the boundaries of the Local

Coastal Zone. Specifically, the portion of the Site located within the Local Coastal Zone

’ Area consists of the southern half of development block 02W (portion of APN 7309/7309-

" A), development block 03W (portion of APN 7334), the western edge of development

~ block 04 (portion of APN 7337) and the western edge of development block 23 (portion
of APN 7333). The project proposes to demolish existing two-and three-story residential’

buﬂdmgs om developrnent block 02W and 03W and to replace such buildings with three-

and “four-story residential buﬂdmgs The portions of development blocks 04 and 23
within the Local Coastal Zone Permit Area would be designated as open space under the -
proposed Pro]ect : o . '

A small portion of the southwest corner of the Pro]ect Site at the intersection of Lake
Merced Boulevard and Brotherhood Way is located within the Coastal Zone area that is
under the ]unsdlcﬁon of the California Coastal Comn‘ussmn, because the later portionis | -
not under the City and County of San Francisco’s jurisdiction with regard to Coastal
Zone review, the. Pro]ect Sponsor will seek approvals separately to the Coastal "
Commlssmn Pl'.lOI' to any improvements to that land _

. 10. Planning Code Sechon 302. Pursuant to Plannlng Code Section 330. 5(d), the Local

~ Coastal Zone Permit Apphcatlon shall be reviewed by the Commission subject to the .

' procedures for reviewing Planning Code Amendments, as outlined in Planning Code
Section 302. On balance the Project is found to be conﬂstent with said criteria in that:
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a. The Cbmnﬁgsioﬁ finds the Parkmerced Mixed-Use Development Program to be a
beneficial development to the City that could not be accommodated without the
actions requested. " R ' :

b. Parkinerced was constructed in the 1940s and early 1950s. based on a model of
. separaﬁon_of‘_ land uses, extensive reliance on the automobile for all purposes,”

and an insular drculation system featuring few copnections to the Wlder city

context. These patterns of development have proven to be unsustainable and

exacerbate local and regional problems of transportation, air quality, and energy

- consumption and embody characteristics that do not meet the needs of today

and the future to support sustainable growth. co - o

c. Assembly Bill 32 set statewide goals for greenhouse gas reductions and Senate
Biil 375 further requires local regions and municipalities to coordinate land use -
and trarisportation plans to reduce greenhouse gas emissions. In the Bay Area,
according to the Bay Area Air Quality Management District, 40% of greenhouse
gas emissions come from transportation, primarily private vehicle travel. The
average Bay .Area household drives 18,000 ‘miles per year.. Low residential
density and lack of mixed uses-that prevent trips from being effectively served
by public transit or made by walking or bicyding are the primary reasons for
‘high Vehicle Miles Travelled (VMT) for Bay Area households. Regional growth .
will occur, and it is the duty of every Bay Area city to direct growth to infill areas '
that are supported by necessary. services and well-served by public
: tran:sporfaﬁon and that do.not expand the footprint of existirig urbanized areas.

d. The proposed infill Project density of 59 units per acte incorporation of
 neighborhood-serving retail into.a neighborhood center, and retrofitting, of the
_ block pattern’ to reduce block size, - is more typical of San Francisco
- neighbothoods with low -VMIL. ‘Based on consistent data from .similar .
" neighborhoods locally and throughout the country, the VMT of households in
. such a neighborhood is expected to be less than 10,000 miles per year: '

e Parlqnerced is already well situated with regard to public transit infrastructure, -

as it sits adjacent to MUNI light rail service on 19t Avenue, is served by several
MUNI bus. liries, and is didse to the Daly City BART station. It is currently’

substantially underbuilt based on existing zoning. It is one of the best sitzated

areas on the west side of the City to absorb growth in a transit-oriented and

_ sustainable fashion, and its ownership under a single entity provides a rare.

N ) . opportunity to consider a long-term master plan for  reconfiguration, and

o . improvement to meet the neéds of the 21%-century and beyand. '

£ The ptoposed transportation investments as part of the Project, including MUNI
- tail re-alignment through the Project Site, would further improve service to the
area and provide more operational options to the San Francisco Metropolitan
Transit Authority (hereinafter, “MTA"). The proposal has been well-coordinated
with MTA, paves the waj_ and provides a down-payment for more long-term
“Tier 5" options, and the Development Agreement paves the way for evaluating

14
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and mcorporahng additional Tier 5 ophons by the Clty Wlthout this Pro]ect the
City may not be able to achieve the necessary transportahon lmprovements in

the 19t Avenue corndor

The existing Parkmerced landscape is resource consumptive in its expansive use

- of manicured miono-cultural- lawns, and the origi.nal neighborhood and <
. landscape’ design directly disrupted and degraded ecological functions,

particularly by diverting rainwater flow away from the underground aquifer

- and Lake Merced. The proposed Parkmerced Mixed- Use'DeveloPment Program

will result in a landscape that is both environmentally and financially
sustainable and réstores degraded systems. Improvements include creation of a
system of bioswales and cisterns to direct stormwater into a restored creek

 corridor feeding into Lake Merced and/or the underlying groundwater basir. n
- addition, the  proposed Parkmerced thed Use Development Program will result

" in the generation of 20% of the total anmual energy consumed by the Project,

-through the mstallahon of renewable energy sources (such as photovoltalc cells

and wind turbines) and cogenerahon facrhhes
{ .

" The eXJstmg nerghborhood while giving the 1mpressmn of expansive open

space, has little usable public open space. Its publicly-accessible green spaces are
primarily comprised of snippets and. in-between spaces such as roadway
medianis, building setbacks and undéfined planted-areas separating towers. The

proposed Project would re-design the open space system to create distinet public

open spaces in the form of both a larger connected network of major public open

spaces, including a creek corridor, athletic fields, and farm, as well as smaller -
dispersed nelghborhood parks activated by ad] acent commumty uses and small-
- scale retail. : :

The Parkmerced Mixed- Use Development Program would result in increased . -

rerital and for-sale housmg of various sizes and income levels, and would

. provide a great diversity of housing types to meet the needs of a broad spectrum
. of household types. The proposal would provide a broader range of building
and unit types than exist today. Whereas 7% of current units have -three

bedrooms, the proposed. project would include 15% 3-bedroom units. While
today over.52% of existing units are in the 13-story towers, upon full build-out,

. fewer than 35% of all uruts will be in towers of 11 14 stones

Under the terms of the proposed’ Development Agreement, the Project would

replace, on.a one-for-one basis, the 1,538 existing units subject to the City’s

Residential Rent ‘Stabﬂi'zation:and Arbitration Ordjn'ar;ce (hereina_fter,l"’Rent_
 Stabilization Ordinance”) that would be demolished as part of the proposed

Project with 1,538 “replacement units” of comparable size in newly constructed

-buildings. All existing tenants in these to-be-demolished units would be offered

a replacement unit of comparable size at their existing rents, all relocation
expenses would be paid for by the Project Sponsor, and, as set forth in the
proposed Development Agreement, the replacement unit would be subject to the
provisions of the Rent Stabilization Ordinance for the life of the building.

EFmENT
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11 General Plan Comphance " The Project 1s, on balance, consistent w1th the fol.lowmg .

Replacement units in the hew buildings would chosen by existing tenants on a

seniority basis. Under the proposed Development Agreement, to the extent that .

any of the 1,538 replacement units are not occupied by an existing tenant who

has elected to relocate, the replacement unit will be made available to a new
. tenant and will also be subject to the provisions of the Rent Stabilization
.- Ordinance for the life of the building. The project sponsor will pay relocation

expenses to existing tenants who choose not to relocate into a replacement unit.

The Patkmerced MJxed Use. Development Program would result in an entire
neighborhood completely built in- conformity with the City’s recently-adopted

" Better Streets Plan, providing an excellent pedestnan environment.

* The Parkmerced Mixed-Use Development Program would result in Tumerous

public improvements to the intersections adjacent to and surrounding

Parkmerced, providing circulation benefits not ]ust for Parkmerced but for the

wider commumty

_"Ihe Parkmerced Mixed-Use Development Program would create a sodial heart

for the community, and. would create a traditional pedestrian-oriented

. neighborhood = commercial district within close walking distance of all
Parkmerced  residents.” The proposed Parkmerced Mixed-Use Development
Program would result in 1,500 permanent]obs o : ‘

- The proposed Pro]ect includes a comprehenswe program for environmental

sustainability, seeking to minimize any growth in water ‘or’ energy use, to

accommodate new growth by constructing infrastructure in a manner that will
allow connection to future recycled water supplies, and by committing to invest
in renewable energy.infrastructure and efficiency. measures that are above and

beyond existing requirements.

The Parkmerced Mixed-Use Development Program establishes a detailed desigtt
review process for bmldmgs and corrmumty 1mprovements -

. The Local Coastal Permit is necessary. in  order to approve the Parlcmerced_
‘ Mixed-Use Development Program :

: Ob]ecttves and Pohaes of the General Plan:, ) _ e

WESTERN SHORELINE AREAPLAN
Lake Mexced

o_b'jectives' and P_o]icies .

. OBJECTIVES: | :
PRESERVE THE RECREATIONAL AND NATURAL HABITAT OF LAKE MERCED.

T ERANGISED

PLANNING DEPARTMENT
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Motion No. 18272
Hearing Date: February 10, 2011

- activities, playgrounds and vistas of Lake Merced area for the enjoyment of citizens and -

 On the perzphery of the neighborhood, a new garden overlook and terraced steps wi’tl‘_z‘ water
feature (Belvedere Garden) would provide a new direct pedestrz'an link from the neighborhood -
through the southwest corner of the Site to the major open spaces at Lake Merced, making Lake

12,

Pohcy 51 .
Preserve in a safe, attractive and usable conchtlon the recreational facilities, ‘passive

visitors to the city.

Pohcy 5.2

Mauntam a récreatlonal pathway around the lake demgned for multlple use.

Policy 5.3
Allow only those activities in Lake Merced area w]:uch will not threaten the quah’cy of the
Water asa standby reservoir for EIMergency use.

The Parkmetced Mixed-Use Developmeanrogram includes the retention of the 11 existing tower
buildings, and the construction of approximately 5,679 met new units. The siting of new
structures hus been designed in such a way so to cluster new towers within existing towers” sight-
lines from the residential nezghborhoods to the east, in order to preserve views of Lake Merced and
the Paczﬁc Ocean. :

Merced’s pathway more usable and accessfble to re.s‘ldents living to the east of the Lake.

The Project proposes to reduce stormwater runoff into the combined sewer ’system (thereby . -

reducing demand on the sewer and treatment infrastructure, as well as reducing frequency of

- discharge of untreated runoff into the ocean) by collecting and slowing the runoff of stormwater in
.an extensive system of in-street bio-swales, the Juan Bautista Circle pond and cistern, and the .
stream corridor. This system would partially restore Historical stream flows from the Site into

Lake Merced, replenishing the aguifer and improving water quality and water levels in Lake
Merced. - Any and all construction activities in the Local Coastal Zone (and élsewhere on the

Project Site) will comply with mztzoat-zon measures set forth in tke FEIR, protecting against.

construction-site run—off to Lake Merced.

Plamung Code Sectlon 101. I(b) establishes e1ght priority- plazmmg policies and requires
review of permits for consistency w1th sald policies. On balance, the Pro]ect comphes
W1th said policies in that:

A. That eﬁsﬁhg neighborhbod—sérvmg retail uses be preserved and enhanced and
future opportunities for resident employment in and ownersl'up of such busmesses :

“be enhanced

"The proposed Project would- enhance the neighborho'od;seruing retail uses by creating a
neighborhood-serving retail core with approximately 230,000 square feet of new retail space,
'thereby providing the community with services such as a grocery. store and banking. The
existing Parkmerced development currently has only a very small amount of neighborhood-

SAR FRANCISGO
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Motlon No. 18272
Hearmg Date: February 10, 2011

| serving retail, which is located ad]acenf to the Project Site. In combination with the proposed

approximately 69,000 square feet of new office space; the new retail uses, would provide

. opportunities for resident employment and business ownership. Purthermore the proposed

addition of 5,679 net new households would strengthen business at existing establishments in.

 the vicinity of the Project Site and bolster demand for dddzﬁomzl retuil uses.

That e>dshng housmg and nelghborhood character be conserved and protected in
- order to preserve the cultural and economic diversity of our ne1ghborhoods

The proposed Project would preserve the existing dzversziy and character of Parkmerced by

' maintaining the same number of rent controlled units (3,221 rent controlled units) that
* currently exist at Parkmerced. The Project would accomplish this by conserving 1,683
existing rent controlled apartments, which would remain subject to the Rent Stabilization

Ordinance, and replacmg all 1,538 existing rent controlled apartments that would be

demolished by the Project with a new unit that ‘would be subject to the same protectzons as

contained in the Rent Stabilization Ordinance for the life of the building. In addition, under
the- proposed Project, residents of buildings proposed for demolition would be given the
opport-umty to relocate to such replacement units in a new building and would be assessed

the same rent as their previous unit.. The Project would also enhance the diversity of

Parkmerced by constructing a large number of new BMR uﬁ‘ardable ynits. Currenily,
Purkmerced has 110 BMR units. Further, the proposed Project would enhance the character of
the Parkmerced neighborhood by estubhshmg a socigl and commercial core, improving
pedestrian accessibility, and creating open space - and recreational appori-umﬁes

That the City's supply of affordable housmg be preserved and enhanced

The proposed Pro]ect will result in the construction of a stgmﬁcunt number of BMR housing
units in accordance with the Development Agreement to be executed by-the Project-Sponsor
and the City. Such BMR units will significantly increase the City’s supply of affordable

- housing. Moreover, the aﬁ’ordabzlzty of the existing rerzt—controlled units would be

SAN FRENCISCY
PLANNING

* maintained for all existing ‘residents, who, under the terins ‘of the proposed Deoelopment

Agreement would continue to benefit from the protechons of the Rent Stabilization

Ordinance, including residents of units proposed for replacement who elect to relocate to a-
new unit. For such relocated residents, the Pro]ect proposes that the new unit be rented at the -
" same rent controlled rate as the resident’s existing unit, thereby preserving affordability of
the Project for: existing - residents. Under the proposed Development. Agreement, the
" replacement unit would be subject to the same rent increase restrictions as contained in the

" Rent Stabilization Ordinance for the life of the building, regardless of whether an exzst-mg
tenant elects to relocate to-the unit or the unit is occupzed by a new tenant.

- That commuter trefﬁc not impede MUNI transit sérvice or overburden our streets or

EIthOI‘hOOd parkmg

The proposed Pro]ect would enhance MUNI trunszt service by re-routing the MUNI M-

Oceanview light-rail line through.the Project Site, creating two new stations and'relocatzng'

DEPARTIEENT

635
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Motlon No. 18272
. 'Hearing Date: February 10, 2011

‘the existing Parkmerced/SFSU  station: These improvements would alleviate the

overcrowding issues at the existing Parkmerced/SFSU station and i zmprove the connection. to
SFSU by requiring riders to cross Hollowny Avenue as opposed to Nineteenth Avenue. The

realignment would also reduce the walking distance to transit for residenits of Parkmerced, .

thereby encouraging the use of public transportation. In addition, the proposed roadway re-

alignments would ease the burden on City streets in the Parkmerced area by iinproving traffic.
- flow. Finally, the proposed Project would add approximately 90 on-street and 6,252 off-street

parking spaces, ensuring that reszdents of the proposed Project do not rely on parking in the
ad]oznmg neighborhoods.

Thata d_werse econormic base be mamtamed by protecting our mdustrlal and service.

sectors-from displacement due to commercial office development, and that future

opportunities for resident employment and ownership in these sectors be enhanced.

" The proposed Project would not Hisplace any industrial or service sector uses because of new .

commercial office development since the existing buildings slated for demolition do not
contain any industrial or service sector uses. The Project Site is currently occupied by
reszdentuzl apartment buzldzngs -

That the Clty achieve the greatest p0551b1e preparedness to protect against injury and

‘loss of life in an ear{'hquake

. The proposed iject would help the City achieve the greatest possible prepzzreﬁness to protect

SAK FRANCISCH
PLANN

against injury and loss of life in an earthquake because the new buildings would’ be

constructed in accordance with all applzcable building codes and reguluiwns with regard to
seismic safety : :

~That landmarks and historic buildings be preserved.

The ﬁroposed Project would not 'adversely impact any City landmarks because there iire no
registered landmarks on the Project Site. Although none of the buildings. on the Project Site
are designated City landmarks, as mitigation for the Proposed Project’s impacts to historic

" resources under the California Environmental Quality Act, the Project Sponsor will prepare

documentation of the site based on the National Park Service’s Historic American Building

Survey/Historic American Engineering Record Historical Report Guidelines and provide a
permanent’ display of interpretative’ materials cancernmg the hlstory of the original-

Parkmerced complex.

That our parks and open space and their access to sunhght and vistas.be protected

from development.

!

The proposed Project would pr;dvide.68 acres of open space in a. network of publically

accessible neighborhood. parks, athletic fields, public plazas, greenways and a farm. The

.Project would provide sighificant addzﬁomzl open space in the form of private or semz—przvute

ING !JEPmFJﬂ"
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Motion No. 18272 . _ ©© .. CASE NO.2008. 0021EPMTZW
- Hearing Date: February 10, 2011 o Parkmerced Mlxed Use Development Program

. Open space areas such as outdoor courtyards roof decks and balconies. These przvute and

semi-private open spaces would be required within the development of each residential
building within Parkmerced. The parks and open space would be more accessible and usable
than the current open spaces. Parks and open space within, and in the vicinity of, the
'propased Project would continue to receive a substantial amount of sunlight during the day
when use is at its highest rate. Existing coastal views from parks located to the east and north
of the. Project Site would be maintained with implementation of the proposed Project.

13 The Commission hereby finds that approval of the. Local Coastal Zone Permit
Apphcatlon would promote the health safety and welfare of the City.

. 14. ‘Findings under the CalLforma Environmental Quahty Act (CEQA) On February 10,
- 2011, the Commission reviewed and considered the information contained in the FEIR
and by Motion No. 18270 adopted CEQA Findings for the proposed. Parkmerced Mixed-

Use Development Program Project under- CEQA, the CEQA Guidelines and Chapter 31,

including the adoption of a mitigation monitoring and reporting; program (MMRP) and a
statement of overriding considerations, (“CEQA Findings”). The' CEQA Findings and
MMRP for the proposed Project are on file with the Clerk of the Com:mlsmon and -are
hereby mcorporated into thls Motton by reference and adoptei '

$A8 FRANCISCH ’
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DECISEON

That based upon the Record, the submlssmns by the Apphcant, the staff of the Department and
other interested parties, the oral testimony presented to this Commission: at the public hearings,

and all other written materials submitted by all parties, the Commission hereby APFROVES the |

Local Coastal Zone Permit No. 2008.0021EPMTZW in general conformance with the Application

as received on January 10, 2011 and stamped “EXTIBIT A%, which is incorporated herein by

reference as though fully set forth.

-~ APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may a?peal this Local
_ Coastal Zone Permit to the Board of Appeals within fifteen (15) days after the date of this

Motion No. 18272. The effective date of this Motion shail be the date of this Motion if not

' appealed (after the 15-£iay period has expired) OR the date of the decision of the Board of
" Appeals if appealed to the Board of Appeals. For further information, please contact the

Board of Appeals in person at 1650 Mission Street, 34 Floor {Room 304) or call 575-6880.

T hereby certlfy that the Plannmg COIIIII\ISSIOTL ADOPTED the foregomg Motion on February 10
o

: / ..n-j K"\'\ A Pl '

 AYES: L Cbmmissioners Antonini, Borden, Fong, and I\ﬁguel
NAYS: Commissioners Moore, Olague, and Sugaya |

ABSENT:

ADOPTED:  February 10, 2011

AN FRANDISCO
PLAPENING DEPARTMENT
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SAN FRA?&ECESCO
PLANNING DEPARTM ENT

Plannmg Commlssmn Resolutlon No 18273' o

Development Agreement
HEARING DATE FEBRUARY 10, 2011

Date: - Jarmary 27, 2011
Project Name: -Parkmerced Mixed-Use Development Program -
L W Case: Development Agreement

2008.0021EPMTZW
Seth Ma]len, Parkmerced Investors, LLC
3711 —19* Avenue

. San Francisco, CA 94132

- Elizabeth Watty, Planner

- Elizabeth.Watty@sfgov.org, 4 415-558-6620
David Alumbaugh, Acting Director C1tyw1de Planning

‘David. Alumbaugh@sfgov.org, 415-558—6601
N/A - Sponsor Im11ated :

Case Number:
Initigted by:

' Staff Contact:

_ Reviewed By: .
90-Day Deadline:

Recommendation: Re_comménd Approval »

" RESOLUTION APPROVING A DEVELOPM'ENT AGREEMENT BETWEEN THE CITY AND

~COUNTY OF SAN FRANCISCO AND PARKMERCED INVESTORS, LLC.,, A DELAWARE
LIMITED LIABILITY CORPORATION, FOR CERTAIN REAL PROPERTY LOCATED AT -

3711 19™ AVENUE IN THE LAKE MERCED DISTRICT IN THE SOUTHWEST  CORNER OF

 SAN FRANCISCO AND GENERALLY BOUNDED BY VIDAL DRIVE, FONT BOULEVARD,
PINTO 'AVENUE, - AND .SERRANCE DRIVE TO THE NORTH, 19™ AVENUE AND
IUN[PERO SERRA BOULEVEARD TO THE EAST, BROTHERHOOD WAY TO THE .
SOUTH, AND- LAKE MERCED BOULEVARD TO THE WEST, AND COMPRISED- OF '

. ASSESSOR’S BLOCKS "AND LOTS 7303-001, 7303-A-001; 7308-001, 7309-001, 7309-A-001,
’7310-001 7311-001, 7315-001, 7316-001, 7317-001, 7318-001, 7319-001 7320-003, 7321-001,
7322-001 '7323-001, 7325-001, 7326-001, 7330-001, 7331-004 7332—004 7333-001, 7333-003,
7333-A-001, 7333-B-001, 7333-C-001, 7333-D-001, 7333-E-001, 7334-001, 7335-001, 7336-001,

7337-001 7338-001, 7339-001, 7340-061 7341-001, 7342-001, 7343-001, 7344-001, 7345-001,
. 7345-A-001, 7345-B-001, 7345-C-001, 7356-001, 7357-001, 7358-001, 7359-001, 7360-001, 7361-001,

7362-001, 7363-001, 7364—001 7365-001, 7366-001, 7367-001, 7368—001 7369-001, and 7370-001,

- ALTOGETHER CONSISTING OF APPROXIMATELY 152-ACRES AND " COMIV[ONLY.

KNOWN AS PARKMERECED 'FOR-A TERM. OF THIRTY (30) YEARS AND MAKING
FINDINGS UNDER THE CALIFORNIA ENVIRONN.[ENTAL QUALITY ACT, GENERAL
PLAN FINDINGS, AND_FIND]NGS PURSUANT TO PLANNING CODE SECTION 101.1(b).

‘The Planning Comnﬁsﬁon (hereinafter ”Commissionf’)' finds as follows:" -

wWw.spranninq.orq
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RESOLUTION NO. 18273 . ' - - : © CASE NO..2008.0021 EPMTZW .
Hearing Date: February 10, 2011 - - ' Parkmerced Mixed-Use Development Program

1. California Government Code Section 65864 et seq: authorizes any crty county, or city and
county to enter. into an agreement for the development of real property within the ,
]urlsdlctron of the city, county, or city and county. .

2. Chapter 56 of the San Fran'dsco Administrat[ve Code sets forth the procedure by which any
Tequest for a development agreement will be processed and approved in the City and
County of San Francisco.

3. Parkmerced Investors, LLC ('Developer") owns the real property located in the City and
County of San Francisco, California located at 3711 19th Avenue on Assessor’s Blocks and
Lots 7303-001, 7303-A-001, 7308-001, 7309-001, 7309-A-001, 7310-001, 7311-001; 7315-001,
7316-001, 7317-001, 7318-001,  7319-001, 7320-003, 7321-001, 7322-001, 7323-001, 7325-001,
7326-001, -7330-001, 7331-004, 7332-004, 7333-001, 7333-003, '7\333~A—001,' 7333-B-001,

1 7333-C-001, 7333-D-001, 7333-E-001, 7334-001, 7335-001, 7336-001, 7337-001, 7338-001,
- 7339-001, 7340-001, 7341-001, 7342-001, 7343-001, 7344-001; 7345-001, 7345-A-001, 7345-B-001,
.+ 7345-C-001, 7356-001, 7357-001, 7358-001, 7359-001, 7360-001, 7361-001, 7362-001, 7363-001,
7364-001, 7365-001, 7366-001, 7367-001, 7368-001, 7369-001; and 7370-001, altogether

‘ consisting ‘of approxjmately 152 acres and commonly known as Parkmerced (the "Project

 Site"). -

4. The Developer filed an Application with the City's Department of Plar'mjng for approval of a _
" development agreement under Administrative Code Chapter 56, ' The Developer also filed- -
" applications with the Departmen"c of Planning to (a) amend the City's Planning Code to
create the Parkmerced Special Use District, (b) amend the City's General Plan to change
~ applicable height and bulk dassiﬁcaﬁons, (c) amend applicable zoning maps. -

5.. The Developer proposes to increase re51dentla1 density, provide a neighborhood core with
new comimercial and retail services, reconﬁgure the "street network and pubhc realm,
improve and enhance the open space amenities, modify and extend existing neighborhood
transit facilities, and improve. utilities within the Project Site. The Developer proposes to
retain approximately half (1,683) of the existing 3,221 rent-controlled apartments as part of
the Project. The remaining half would be demolished over time and replaced with the -
Replacement Units. Approximately 5,679 net new residential units would be added to the
Project Site over time. In total, upon completion of the Project, there will be up to 8,900
residential units on the Project Site (1,683 .existing-to-be-retained units + 1,538 newly
constructed Replacement Units + 5,679 newly constructed units = 8,900 units). The Project
‘Site would also be developed with a mixed-uise residential and commercial development
with accessory parking and loading. The Parties wish to ensure appropriate development of

the Project Site, to provide for the replacement of the 1,538 rent-controlled units and tenant

* amenities in the residential structures currently existing on the Project Site and proposed to
be demohshed and to protect the tenants of the existing residential structures from -
displacement due to the proposed development of the Project Site. The Parties acknowledge

- that this Agreement is entered into in consideration of the respectrve burdens and benefits of

. the Parties contained in this Agreement :

Al FRACISGD : ) A , : o2
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RESOLUTION NO. 18273 ' | CASE NO. 2008.0021EPMTZW
Hearing Date: February 10, 2011 - : Parkmerced Mixed-Use Development Program

6. The Office of Econormc and Workforce Development (“OEWD"), in consultation Wlth the
Planrung Director, has substarttlally negotiated a development agreement for the Project Slte, :
a copy of which is attached as Exhibit A (the "Development Agreement") :

7. While the attached Development Agreement is substantially complete, there are items that
" OEWD staff and the Developer are still negotiating, which items are highlighted in a
separate OEWD memorandum to the Commission. The Development Agreerment must also
. be reviewed ard approved separately by the Board of the San Francisco. Muructpal
Transportation Agency, the San Francisco Public Utilitles Commission and ultimately the -
San. Francisco Board .of Supervisors. These two City commissions and the -Board of
Supervisors may propose or recommend additional changes to the Development Agreement
-subsequent to this. Commission reviewing and approving the attached Development
: Agreement.' . | : ‘

8. The Pla.nmng Department a.nalyzed the Pro]ect (Case No. 2008 0021EPMTZW) mdud.mg the -
Development Agreement and other actions related to the Project, in a draft Environmental
Impact Report published on May 12, 2010. On February 10, 2011, by Motion No. 18629, the

' Commission made findings and certified the Final Environmental Impact Report (“FEIR") in
compha.nce with the California Environmental Quality Act” (California Public Resources
Code Sections 21000 et seq., (“CEQA"), the State CEQA Guidelines (California Code of
Regulatlons Tifle 14 Sections 15000 - et seq) and Chapter 31 of the San .Francisco

' Admmlstratlve Code (Chapter 31) ’ . o :

9. Also on February 10, 2011, the Comszsmn reviewed and considered the information .
contained in the FEIR arid by Motion No. 18270 adopted CEQA Findings for the proposed - -
Parkmérced Mixed-Use Development Program Project under CEQA, the CEQA Guidelines

. and Chapter 31, including the adoption of a mitigation monitoring and, reporting program
(MMRP) and a statement of. overriding considerations, (“CEQA. Findings”). The CEQA -
Findings, incduding the MMRP, for the. proposed Pro]ect are on file with the Clerk of the'

. Comumission and are hereby mcorporated into this Motion by reference as though fully set ,
. forth and are hereby adopted by the Commission in support of this action. ‘

10. The Com.trussmn hereby fmds for the reasons set for in Motion No.’s 18270 and 18272, and
Resolution No.’s 18271 and 18273, that the Development Agreement and related approval -
actions are, on balance, consistent with the General Plan including any area plans, and are
consistent with the Planning Code Pnorlty Policies of Plarmmg Code Section 101. 1(b).

11. .The Director accepted the apphcatlon for ﬁhng after it was deemed complete, published
‘ notice of acceptance in an official newspaper; and has made the apphcatlon publicly
' available under Admmlstratwe Code Section 56. 4(c)

12 OEWD has prepared an estimated budget of_ the reasonab_le costs to be incurred by the City
in preparing and adopting the proposed.Development Agreement and preparing related
documents and that document is- available for review by the Commission “under
Administrative Code Section 56.20. A copy of the estimated budget of the City's costs

" s FACISCy . o S ' ) : ) 3 -
PLANNI nEPARmENT . .
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RESOLUTION NO. 18273 _ ' ' , . CASENO. 2008 0021EPMTZW
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associated with this matter recommended is attached as Exhibit B. The Developer is required

to pay to the City all of the City's costs in prepanng and negohahng the Development
' Agreement including all staff time for all City Department’s involved in the preparation of .

the Development Agreement and assocrated Plannmg Code and General Plan amendments )

13. The Director has scheduled and the Commission has held a public hearing as'required by
Administrative Code. Séction 56.4(c). The Planning Department gave notice as required by -

* Planning. Code Section 306.3 and mailed such notice on January 21, 2011, which is at least 10

days before the hearing to local public agencies as required by Admmls’n:atwe Code Section

-568@)

- 14. The Planning Department file on thlsmatter was available for pubhc review ; at least 20-days
‘before the first public hearing on the development agreement as required by Administrative
Code Section 56.10(b).- The file continues to be ‘available for review at the Planning

- Department at 1650 Mission Street, 4% floor, San Francisco. '

IT IS HEREBY RESOLVED, that the Commission approves the DevelopmentAgreement, in .
. substantlally the form attached heréto as Exhrblt A; and beit :

FURTHER RESOLVED, that the Commission approves the estimated budget of the City' s costs
associated with this matter recommenided by the Director in Exl’ublt B; and, be it

FURTHER RESOLVED that the Comnussron finds that the apphcatlon, pubhc nonce, Plannmg '
Commission hearing, and Planming Director reporting requirements regarding the Development
Agreement negotiations contained in Administrative Code Chapter 56 required of the Planning
Commission and the Planning Director have been substantially satisfied in light of the- over 250 -
' pubhc meetings held for thé project and the five public informational hearings provided by
Planning Department staff at the Planning Comnussmn and the information contained in the
Director’s Report Regarding Parlcmercecl Development Agreement Negotiations; and, be 1t

FURTHER RE'SOLVED4 that ‘the Commissior authorizes the Planning Director to take such
" actions ‘and make such changes as deemed necessary and appropriate to implement this
" Commission's recommendation of approval and to mcorporate recommendations or changes
from the SEMTA Board the SFPUC and/or the Board of Supervisors, provided that such changes
do not materially increase any obligations of the City or materially decrease any benefits to the
City contained in the Development Agreement attached as Exlubrt A;and be it

- FURTHER RESOLVED, that on’ or - before the date the Development Agreement becomes .
effec'ave, and pursuant to Admlrustratlve Code Section 56.20(b), the Developer shall pay the City -
an amount equal to all of the City's costs in preparing and negotra’cmg the Development -
- Agreement, including all staff tirne for the Plannmg Department and the City Attorneys Office,
as invoiced by the Planning Director. .

I hereby cerufy that the Planmng Comumissiort ADOFPTED the foregoing Resolution on February

10, 2011. o - | .
SAH mmcusca . ) . ' o o . 4
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LALLLIUSdIOIL DeLFelary

AYES: Commissioners Antonini, Borden, Fong, and Miguel

NAYS: o Commissioners Moore, Olague, and Sugaya
ABSENT:

ADOPTED:  February 10,2011 -

SKS FRANCISCO . : T . ' L . . 5
PLANNING  EPARTM o . .

643



SAi\E FRA%\ECESCO
PLAN&ING DEPARTM EKT

Plannlng Commission Motlon No 18270

CEQA Findings
" HEARING DATE. _FEBRUARY, 10, 2011

Date: ' ]a_nuary 27 2011

Project Name: Parkmerced Mixed-Use Development Program
Case Number: 2008.0021EPMTZW
Initiated by: - Seth Mallen, Parkmerced Investors, LLC
' | ' 3711-19% Avenue
, , . 'San Francisco, CA 94132 .-
Staff Contact; Elizabeth Watty, Planner
T ' o Elizabeth. Waﬂ@sfgov org, 415- 558-6620 ,
Reviewed By: . David Alumbaugh, Acting Director Citywide Pla.nmng \

. i David. Alumbaugh@sfgov org, 415-558—6601
Recommendation: Adopt CEQA Fmd_mgs '

ADOPTING PROJECT APPROVAL FINDINGS UNDER THE CALIFORNIA

" ENVIRONMENTAL QUALITY ACT (CEQA) TO ALLOW THE FULL IMPLEMENTATION
OF THE PARKMERCED MIXED-USE DEVELOPMENT PROGRAM (“PROJECT”), BEING
ALL OF ASSESSOR’S BLOCKS 7303-001 7303-A-001, 7308-001, 7309-001, 7309-A-001, 7310-001
7311—001 7315-001, 7316-001, 7317-001, 7318-001, 7319-001, 7320-003, 7321—001 7322—001 7323-
- 001, '7325-001, 7326-001, 7330-001, 7331-004, 7332-004, 7333-001, 7333—003 7333-A-001, 7333-B-001,
7333-C-001, 7333-D-001, 7333-E-001, 7334-001, 7335-001, 7336-001 7337—001 7338-001, 7339-001

7340001, 7341-001, 7342-001, 7343-001, 7344-001, 7345-001 7345-A-001, 7345—B—001_7345 C-001’ o

7356-001, 7357-001, 7358-001, 7359-001, 7360-001, 7361-001, 7362—001',\,7363-001,v7364—001( 7365~
001, 7366-001, 7367-001, 7368-001, 7369-001, and 7370-001, IN THE RM-1 (RESIDENTIAL

MIXED, LOW DENSITY), RM-4 (RESIDENTIAL MIXED, HIGH DENSITY) & RH-1(D).

(RESIDENTIAL HOUSE, ONE-FANIILY DETACHED) DISTRICTS

PREAMBLE |
In deteMg to ap-prove' the Parkmerced Project (“Project”) described in Sectien A, Project

" Description below, the San Francisco Planning Commission (hereinafter “Commission”) makes
and’ adopts the following findings of fact and decisions regarding mitigation measures and-
alternatives, and adopts the statement of overriding considerations, based on substantial .

eviderice in the whole record of this proceedmg and under the California Environmental Quality
Act (“CEQA”), California Public Resources Code Sections 21000 et seq., particularly Sections
21081 and 210815, the Gmdehnes for Implementaﬂon of CEQA (“CEQA Guldehnes”), 14
" California Code of Regulations Sections 15000 et seq., particularly Sectlons 15091 through 15093,
and Chapter 31 of the San Franasco Administration Code.

www.sfplanning.org
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FINDINGS
The San Frandsco Planning Commission hereby incorporates by. reference as though fully set
forth herein the findings for the Project approval of the Parkmerced Mixed-Use Development
" Program (hereinafter the “Project”) attached hereto as Exhibit A pursuant to the -California
. Environmental Quality Act, California Public Resources Code, Sections 21000 et seq ("CEQA"),
the Guidelines for Implementahon of CEQA, Title 15 California Code of Regulations Sections
) 15000 et seq. (“Guidelines”), and Chapter. 31 of the San Franasco Adrmrustratwe Code
("Chapter 31"), entitled Envn:onmental Quality: - s

‘ A, Pro]_ect Descnpﬁon

The Parkmerced Mixed-Use Development Program is a long-term (20-30 year) mixed-use

development program to comprehensively replan and redevelop the Parkmerced Project Site—

the "Project” identified in the Final EIR. The Pro]ect would increase resideritial density, provide a

neighborthood core with new commercial and retail services, mod.lfy transit facdlities, and

improve utilities within the development site.” A new site for a Pre-K-5 school and/or day care
 facility, a fitness center, and new open space uses, including athletic playing fields, ‘walking and

biking paths, an approximately 2-acre farm, and community gardens, would also be provided. .

- About 1,683 of the existing apartments located in 11 tower buildings would be retained. Over an’

- approximately 20-year period of phased construction, the remaining 1,538 existing apartments
would be demolished in phases and fully replaced, and an additional 5,679 net new units would
be added to the Pro]ect Site, resultlng at full build-out in a total of about 8,900 units on the Project
Site. . . '

{

The Project includes con'.'str'uction' of- (or provides financing for construction of) a series of

transportatlon improvements, which include rerouting the existing Muni Metro M Ocean View

line from its current alignment along 19th Avenue. The new alignment, as currently envisioned
and analyzed in the Final EIR, would leave 19% Avenue at Holloway Avenue and proceed

- through the neighborhood core in Parkrnerced The Muni M line trains would then travel

alternately along one of two ahgnments trains either would re-enter 19% Avenue south of Felix

Avenue and terminate at the existing Balboa Park station, or they would terminate at a new .

station, with full layover and terminal facilities, constructed on the Pro]ect Site at the intersection .

of Font Boulevard and Chumasero Drive. ’

The Proposed Project also indudes a series -of infrastructure improve.mertts' "inchiding the
installation of a combination of renewable energy sources, such as wmd turbines and
photovoltaic cells, to meet a portion of the Proposed Project’s energy demand. In addmon,
" stormwater runoff from buildings and streets would be captured and filtered through a series of
" bioswales, ponds, and other natural filtration systems. The filtered stormwater would then
either percolate into the groundwater that feeds the Upper Westside groundwater basm and
Lake Merced or be released dJrecﬂy into Lake Merced.

-Amendments to the San Francisco Plarmmg Code.and the San, Fra.m:lsco General Plan are also
. proposed as part of the Proposed Project. The. Plarmmg Code amendments would change the
Height and Bulk District Zonmg Map and would add a Special Use District (SUD) appllcable to

A FRANCISCO C ' ' ' o 2
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the entire Project Site, which would include an overlay of density and uses within the SUD. A
: Development Agreement is- also -proposed as part of the Project, as well as adoption of the
' Parkmerced Deszg'n Standards and Guidelines, which contain spec:xﬁc development guidelines.

The Final EIR also evaluated a Project sub-variant, Whlc‘_h would construct a right-turn ingre’ss
e along 19% Avenue between Crespi Drive and Junipero Serra Boulevard at Cambon Drive. This
new access location would provide i ingress for southbound vehicles only and would not prov1de
access out onto 19% Avenue. : '

B. Planning and Environmental Review Process

The Project Sponsor applied for environmental review- on January 8, 2008. The Department
determined that an Environmental Impact Report was required and provided public notice of the
preparatton of such on May 20, 2009, and held a public scoping meeting on June 8, 2009. The
- Department pubhshed a Draft Environmental Impact Report (DEIR) on May 12, 2010. The
Commission held a public hearing to solicit testimony on the DEIR on June 17, 2010. The
‘ Department received written comments on the DEIR for 61-days, beginning on May 12, 2010. The
Department pubhshed the Comments and Responses on October 28, 2010. The DEIR, together -
‘with the Comments and Responses document, constitute the Final Env:ronmental Impact Report
(FEIR) for the Parkmerced Mixed-Use Development Program: The Commission cerhﬁed the FEIR .
" on February 10,2011, in Motion No. 18629: :

»Puxéuant to the California Environmental Qua]ity Act, Public Resources‘Code Section 21000 et
- seq., (CEQA), Title 14 California Code of Regulations Section 15000 et seq. (CEQA Guidelines),
and Chapter 31 of the San Francisco Administrative Code, the Planmng Commission has
reviewed and considered the FEIR, which is available for pubhc Teview, at the Planning
‘Department’s offices at 1650 Mission Street.

Pursaant to CEQA Guidelines-Section 15162, the Commission fmds that the proposed actlons
before this Commission are within the scope of the project analyzed in the FEIR and (1) that no
substantial changes are proposed in the Project and no substantial changes have occurred with
respect to the circumstances under which this Project w1].1 be undertaken that would require
major revisions to the FEIR due to the involvement of any.new significant ‘environmental effects
or a substantial increase in the severity: of previously identified effects -and 2) no new
information that was not known and could not have been known shows that the project will have
any new significant effects not analyzed in the FEIR or a substantial increase in the seventy of
any -effect analyzed or that new mitigation measures should be included that have not. The
Commission further finds that an addendum to the FEIR is not required due to any changes in. ,
-the Pro]ect or the Project’s cu:cumstances

The public heaﬁng t_ranscript,_ a copy of all letters regarding the FEIR received during the public
review period, the administrative fecord and background documentation for -the FEIR are -

_located ‘at the Planning Department, 1650 Mission Street, San Francisco. The Planning
Commission Secretary, Linda Avery, is the custodian of records for the Plarx.m.ncr Department and
the Planning Commissioni. : :

SAN ERRRCISGO
P-LAHNJNG nspmm
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| DECISION _
That based i iipon the Record, the submissions by the Applicarit, the staff of the Department and
other interested parties, the oral testimony presented to this Commission at the public hearings,
and all other wriltten materials submitted by all parties, the Commission hereby. adopts the
" CEQA Findings attached hereto as Exhibit A and the Mitigation ’\/[omtonnv and Reporting
Program (MMRP) attached hererto as Exhibit B, which dre mcorporated herein by reference as '
though fully set forth.-

1 hereby cer’uf; that the Planmng Commlssmn ADOPTED the foregomg Motion on Thursday, .

10 At

Febmarv
L /'

S

.V", . » .
COmIMUSSion eevrany -
AYES: . Commissioners Antom_m, Border, Fong, and Miguel
NAYS: . Commissioners Moore, Olague, and Sﬁg&ya -

- ABSENT:

ADOPTED:  February 10, 2011 -

BAY FRAKCISCG
T PLARNING m&mmr
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ATTACHMENT A

_ PARKMERCED PROJECT ,

_ CALIFORNIA ENVIRONMENTAL QUALITY ACT F]NDINGS
FINDINGS OF FACT, EVALUATION OF MIFIGATION MEASURES AND
ALTERNATIVES, AND STATEMENT OF OVERRIDING CONS]DERATIONS

' SAN FRANCISCO PLANNING COMMISSION
‘(Revised: February 3, 2011) ’

In determmmg to. approve the Parkmerced Project ( ‘Project”) described in Section I, Proj ect Description
below, the San Francisco Planning Commission makes and adopts the following findings of fact and -
decisions regarding mitigation measures and alternatives, and adopts the statement of overriding
considerations, based on substantial evidence in the whole record of this proceeding and under the

California Environmental Quality Act (“CEQA™), California Public Resources Code Sections 21000 et
éeq., particularly Sections 21081 and 21081.5, the Guidelines for Iﬁlplementation’of CEQA '(“CEQA

. Guidelines”), 14 California Code of Regulations Se¢tions 15000 et seq.; particularly Séctions 15091
' through 15093, and Chaptef 31 of the San Francisco Administration Code. " '

This document is organized'as folloWs: .

Section I prov1des a description of the Project proposed for adoption, and in the alternative, the No Muni
Realignment Alternatlve the envuonmental rev1ew process for the PI'O_] ect, the approval actions to be
taken and the location of records; '

Section I identifies the 'iIﬁpacts found not to be significant that do not require mitigation;
‘Section III identifies poteritially.signiﬁcmt impacts that can be avoided or reduced to less-than

significant levels through mitigation and describes the disposition of the mitigation measures;

- Section IV identifies significant impacts that cannot be avoided or reduced to less-than-significant levels
and describes ahy applicable mitigatioﬁ measures-as‘ well as the disp.osition of the mitigation'measures;

Sectlon V identifies mltlgatlon measures proposed but rejected as infeasible for econormc legal, social,

technologlcal or other con51derat10ns

. Section VI evaluates the different Proj ect alternatives and the économic, legal, social, technological, and
other considerations that support approval of the Project and the rejection of the alternatives, or elements

-thereof, analyzed; and

Section VII presents a statement of overriding considerations setting forth-speciﬁc reasons in support of
the Commission's actions and its rejection of the alternatives not incorporated into the Project.
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File No. 2008.0021E

Parkmerced Project
February 10, 2011
Page 1 of 41
. EXHIBIT 1: :
MITIGATION MONlTORING AND REPORTING PROGRAM FOR THE PARKMERCED PRO.TECT
(Includes Text for Adopted Mitigation and Improvement Measurcs) ‘
' MEASURES ADOPTED AS CONDITIONS OF APPROVAL Responsibility for Schedule , Monitoring/Report | Status/Date
. Implementation . ! Respousibility Completed
| MITIGATION MEASURES FOR THE PARKMERCED PROJECT C e
Cultural Resources and Arch i 5 "P I logi 'Rgrbufc'&v-Miiigatian Measures ) ; ) . . IR
Mitigation Measure M-CR-1: Documentation and Interpretatmn Project sponsox; to Prior to construction Consultant to submit
‘Documentition ' . retain qualified submittal. of. . report to Planning .
- . L. R Cat professional " HABS/HAER/HALS Department
The 1.>r_o_1ect Sponsor shall retain g professional who meet:s the Secretary of the ) consultant guidelines documentation : .
Interior’s Professional Qualifications Standards for Architectural History to prepare . for approval by Planning
' written and photographic documentation of the Parkmerced complex within the Pro_]ect )

Site,

- The documentation for the property shall be prepared based on the Natjonal Park
Service’s (NPS) Historic American Building Survey (HABS) / Historic American
Engineering Record (HAER) Historical Report Guidelines, and will include a selection
of measured drawings based upon NPS Historic American Landscape Survey (HALS)
Guidelines. This type of documentation is based on a combination of both
HABS/HAER standards (Levels L, I and IIT) and NPS’s policy for photographic
documentation as outlined in the National Register of Historic Places and National
Historic Landrharks Survey Photo Policy Expansion.

The measured drawings for this documentation shall follow HALS Leve] I standards.
To determine the mumber of the measnred drawings, the professional shall consult with
the San Francisco Planning Department’s Preservation Coordinator. ~

The written historical data for this documentation shall follow HABS / HAER Level I
standards. The written data shall be accompanied by a sketch plan of the property.
Efforts should also be made to locate original construction drawings or plans of the
property during the period of significance. Iflocated, these drawings should be

| photographed, reproduced, and incinded in the dataset. If construction drawings or
plans cannot be located, as-built drawings shall be produced. .

Either HABS/HAER standard large format or digital photography shall be nsed. If
digital photography is used, the ink and paper combinations for printing photographs

" must be in compliance with NR-NHL Photo Policy. Expansion and have a permanency
rating of approximately 115 years. ngltzl photographs will be taken as uncompressed.,
“TIF file format. The size of each image will be 1600x1200 pixels at 330 ppi (pixels per
inch) or larger, color fonmat, and printed in black and white. ‘The, file iame for each
electronic image shall correspond with the index of photographs and photograph label
Photograph views for the dataset shall include (2) contextnal views; (b) views of each
side of each building and interior views, where-possible; (c) pblique views of buildings;
and (d) detail views of character-defining features, including features on the interiors of

some buildings. All views shall be referenced on a photographic key. This

Department.

Prior to constrnction,
transmit documentation to
the SF Library, and
NWIC.
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 DRAFT 5/2012011

RECORDING REQUESTED BY
CLERK OF THE BOARD OF SUPERVISORS
'OF THE CITY AND COUNTY OF SAN FRANCISCO

(Exefnpt from Récording Fees
Pursuant to Government Code
Section 27383) -

AND WHEN RECORDED MAIL TO:

Angela Calvillo-

Clerk of the Board of Superv1sors
City Hall, Room 244 - = =
1'Dr. Carlton B. Goodlett Place
San Francisco, CA 94102

DEVELOPMENT AGREEMENT
BY AND BETWEEN

THE CITY AND COUNTY OF SAN FRANCISCO

AND PARKMERCED INVESTORS LLC
RELATIVE TO THE DEVELOPMENT KNOWN AS
THE PARKMERCED DEVELOPMENT PROJECT
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MKKNEKQED PROJECT

Volume1 Chapters -Vlll

CITY AND COUNTY OF SAN FRANCISCO

 PLANNING. DEPARTMENT: CASE NO. 2008.0021E

STATE CLEARINGHOUSE NO. 2009052073

' DRAFT EIR PUBLlCATION DATE: MAY 12, 2010

DRAFT EIR PUBLIC HEARING DATE: JUNE 17 2010

-
Written comments should be sent to:
Environmental Review Officer
San Francisco Planning Department - £
1650 Mission Street, Suite 400 ~
. San Francisco, CA 94103 ' o
e
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PARKIMERCED PROJECT

Volume 2 - Appendices

| CITY AND COUNTY OF SAN FRANCISCO
PLANNING DEPARTMENT: CASE NO. 2008.0021E

STATE CLEARINGHOUSE NO. 2009052073 .

DRAFT EIR PUBLICATION DATE: MAY 12, 2010
DRAFT EIR PUBLIC HEARING DATE ]UNE 17,2010
’ DRAFT EIR PUBLIC COMMENT PERIOD MAY 12, 2010 TO ]UNE 28, 2010
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