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City Hall
Dr. Carlton B. Goodlett Place, Room 244
San Francisco 94102-4689
Tel. No. 554-5184
Fax No. 554-5163
TDD/TTY No. 554-5227

BOARD of SUPERVISORS

MEMORANDUM
LAND USE AND TRANSPORTATION COMMITTEE
SAN FRANCISCO BOARD OF SUPERVISORS

TO: Supervisor Mark Farrell, Chair

Land Use and Transportation Committee
FROM: Alisa Somera, Legislative Deputy Director
DATE: May 9, 2017

SUBJECT: COMMITTEE REPORT, BOARD MEETING
Tuesday, May 9, 2017

The following file should be presented as a COMMITTEE REPORT at the Board
meeting, Tuesday, May 9, 2017. This item was acted upon at the Committee Meeting
on Monday, May 8, 2017, at 1:30 p.m., by the votes indicated.

Item No. 37 File No. 170348

Ordinance amending the Planning Code to create the 1500 Mission Street -
Special Use District to facilitate development of the 1500 Mission Street
(Assessor’'s Parcel Block No. 3506, Lot Nos. 006 and 007) project, to regulate
bulk controls in the Special Use District, to modify Zoning Map SUQ7 to place the
project site into this Special Use District, and Zoning Map HTO07 to establish the
height and bulk district designations for the project site; adopting findings under
the California Environmental Quality Act; making findings of consistency with the
General Plan, and the eight priority policies of Planning Code, Section 101.1; and
adopting findings of public necessity, convenience, and welfare under Planning
Code, Section 302.

RECOMMENDED AS A COMMITTEE REPORT
‘Vote: Supervisor Aaron Peskin - Aye
Supervisor Katy Tang - Aye
Supervisor Mark Farrell - Excused
Supervisor Ahsha Safai - Absent

c: Board of Supervisors l
Angela Calvillo, Clerk of the Board

Jon Givner, Deputy City Attorney
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FILE NO. 170348 ‘ ) ORDINANC- IO.

[Planning Code, Zoning Map - 1500 Mission Street Special Use District]

Ordinance amending the Planning que to create the 1500 Mission Street Special Use
District to facilitate development of the 1500 Mission Street (Assessor’s Parcel Block
No. 3506, Lot Nog. 006 and 007) project, to reguléte bulk controls in the Specfal Use
District, to modify Zoning Map SU07 to place the project site into this Special Use
District, and Zoning Map HT07 to establish the height and bulk district designations for
the project site; adopting findings under the California Environmental Quality Act;
making findings of consistency with the General Plan, and the eight priority policies of
Planning Code, Section 101.1; and adopting findings of public necessity, c;onvenierice,
and welfare under Planning Code, Section‘:'mz.

NOTE: Unchanged Code text and uncodified text are in plain Arial font.
Additions to Codes are in sznzle—underlme italics Times New Roman font.
Deletions to Codes are in
Board amendment additions are.in double-underlined Arial font.
Board amendment deletions are in stikethrough-Arialdent.
Asterisks (* * * *)indicate the omission of unchanged Code
subsections or parts of tables.

Be it ordained by the People of the City and County of San Francisco:

Section 1; ‘Findings.

- (a) This ordinance is related .to companion legislation that amends two General Plan
height maps for the 1500 Mission Street (Assessor’s Block 3506, Lots 006 and 007) project.
The companion legislation is on file with the Clerk of the Board of Su'pervisors in File No.
170408 and incorporated herein by reference.

(b) This ordinance also is a companion to legislation that ratifies the City’s purchase

and sale agreement with the Project Sponsor for the City to purchase the office building site

Mayor Lee

BOARD OF SUPERVISORS Page 1
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portion of the development. This legislation is. oﬁ file with the Clerk of the Board of -
Supervisors in File No. 170471, .

' (c) The legislation referenced in subsection (a) that amends the General Plén provides
a description of the prbject and adopts findings under the California Environm‘en’cal Quality Act }
(CEQA California Public Resources Code Sections 21000 et seq.). For purposes of the
actiqns contemplated herein, this ordinance adopts the environmental findings from the
General Plan amendment legislation.A :

(d) On December 15, 2016,.in Motion No. 19822, the Planning Commission initiated
this ord'mance in accordance with Planning Code Section 302. This Reésolution is on file with
the Clerk of the Board of Supetvisors in File No. 170348.

(e) On March 23, 2017, in Resolution No. 19886, the Planning Commission .found that
this ordinance is, on balance, in conformity with the General Plan and the priority policies of
Planning Code Section 101.1. A copy of this Resolution is on file with the Clerk of the Board
of Supérvisors in File No. 170348 and is ivnco-rporated herein by reference. The Board hereby

adopts the Planning'Corﬁmission General Plan and Planning Code Section 101.1 ﬁn'd'ings as
its own.‘ i . . .

: (f) Also in ﬁesolution No. 19886, the Planning Commission adopted findings under
Planning Code Section 302 determining that this ordinance serves the public necessity,
convenience, and general welfare. The Board of Supervisors adbpts aé its own these

findings.

Section 2. The Planning Code is hereby aménded by édding Section 249.12, to read

- as follows:

SEC. 249.12. 1500 MISS"ION STREET SPECIAL USE DISTRICT.

Mayor Lee
Page 2
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(a) Purpose. There shall be a 1500 Mission Street Special Use'DisiricL which is comprised of

Lots 006 and 007 in Assessor’s Block 3506; whose boundaries arve designated on Zoning Map SUO7 of

the Zoning Map of the City and County of San Francisco. This district is intended to facilitate a

transit-oriented, high-density, mixed-use residential project and a City and Coun'ty of San Francisco

office development. This areq was identified ini the Downtown Plan and the Market and Octavia Area

Plan of the General Plan as an area to encourage housing adjacent to the downtown and government

offices near other governmental fiinctions in the Civic Center and City Hall,

" (b) Use Controls. References.to the 1500 Mission Street Special Use District in this subsection

- shall be as of the effective date of this Section 249.1 2.

(1) Ground Floor Uses. Public agency office space shall be permitted at the ground

oor.

(2) Residential Affordable Housing Program. The provisions of Section 249.33(b)(3)

of this Code shall apply within this Specigl Use District, except that the Affordable Housing Fee and

the off-site housing alternative shall be equivaient to 27.5% of the number of units in the project, and

the on-site percentage shall be 13.5% of the number of units in the project.

3 ) Usable Open Space for Dwelling Units. Requirements for common usable open

space pursuant to Section 135 may be met by providing one of the publicly-accessible types delinedted

in Section 249.33(b)(4).

*

(4) Obstructions over Streets and Usable Open Space, Overhead horizontal

projections intended primarily to reduce ground level wind speeds which leave at least 7% feet of

headroom may extend over a street, common usable open space, sidewalk, or setback where the depth

of any such projection is no greater than the headroom it leaves, and in no case is greater than 20 feet.

(5) Lot Coverage. The provisions of Section 249.33(b)(5) shall appiv within this

Special Use District,

Mayor Lee .
Page 3
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(6). Floor Area Ratio. The maximum FAR allowed shall be that déscribed in Section

123(c), provided that it shall not be greater than 9:1. Gross Floor Area shall.have the meaning as

defined in Section 102, and shall i’nclude all residential uses, except for residential .uses that are

af&rdqble units as defined in Section 401 and the aﬁ’brdable units’ proportional share of fesidential

cbmmon areas and amenities. Floor Areqg Bonuses, as set forth in Section 249.33 (b) (6)(B), shall apply

within this Special Use Dzstrzct

(7) Mid—BlackAllgv. An egsi-west mid-block pedestrian alley of not lessi than 25 feet

in width shall extend from South Van Ness Avenue to the western main lobby entrance of the proposed

City office building. Additionally. a north-south alley of not less than 25 feet in width shall extend from

Mission Street to the aforementioned east-west mid-block pedestrian alley, These two alleys shall be

subject to the provisions of Section 27 0.2(e) through 270.2(i), exéept for subsections 270.2(e)(5) and

270(e)(14). Additionall?, the Planning Director may waive or modify subsection 270.2(e)(9) in the

case of documented exceptional circumstances and operational conditions relating to the unique nature

of the City’s tenancy on the site. Other provisions of Section 270.2 shall not dpplv within this Svecial

Use District.

'(8) Off-Street Parking. To accommodate public agency fleet parking 'and short-term

parking associated with a public-serving permit center, the maximum amount of off=street parking that

may be provided#within the proposed City ofﬁce building shall be one space for each 3,000 gross

square feet of ﬂoor areq. . Oﬁ’ street parking within other buzldznzs in this Sbeczal Use Dzstrzct may be

used on a tempomry or on,qomg basis as aa’a’monal accessory. parking for the proposed publzc agency

ojiice space.

(9) Dwelling Unit Exposure. Provisions of Section 140(a)(1) shall apply within this

Soecial Use District. The additional five horizontal feet of open space required at subsequent floors

pursyant to Section 140(a)(2) shall be capped at 6i£qet in evemkorfzohtal dimension.

Mayor Lee .
BOARD OF SUPERVISORS . . . Page 4
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(10) Access to Off-Street Parking and Loading. In consideration of City policy to

restrict curb cuts and off-street parkiﬁggnd loading access on South Van Ness Avenue and Mission

Street, the residential component and the City office component shall each be permitted to provide

separate parking and loading ingress and egress openings on the 11th Sireet frontage of no greater

than 24 feet in width each, in lieu of the limitations set forth in Sections 145.1(c)(2) and 155(:)(5). To

the extent feasible as determined by the Planning Director, in consultation with the Director of Real

Property, in order to facilitate the preservation of a portion of the 11th Street facade of the existing

1500 Mission Street building, enhance pedestrian conditions, and further activate 11th Street, a shared

ingress (but not egress) to both the residential component and the City office component shall be

provided to reduce the residential component opening to no greater than 12 feet in width.

Section 3. The Planning Code is hereby amended by revising Section 270, to read as

follows:

SEC. 270. BULK LIMITS: MEASUREMENT.

* x * *

(2) 1500 Mission Street Special Use District (Planning Code Section 249.12). In Bulk

District R-3, bulk imitations are as follows:

(1) _In height districts 13 0/240-R-3 and 130/400-R-3, there are no bulk limitations

below 130 feet in height, and structures above 130 feet in height shall meet the following bulk

limitations.

(4) Buildings between the podium height limit and 240 feet in height may not

exceed a plan length of 170 feet and a diagonal dimension of 225 feet.

(B) Buildings between 241 and 400 feet in height may not exceed a plan length

of 156 feet and a diagonal dimension of 165 feet, and may not exceed a maximum average floor area of

Mayor Lee

BOARD OF SUPERVISORS * Page 5
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13,100 gross squdre feet. To encourage tower sculpting, the gross floor area of the top one-third of the

tower shall be reduced by 7% from the maximum floor plate of the tower above the podium height limit '

unless the overall tower floor plate is reduced by an equal or greater volume,

(C) To provide adequate sunlight and air to streets and open spaces, a

" minimum distance of 115 feet must be preserved between all structures above 130 feet in height at all

levels gbove 130 teét in height. Spacing shall be measured horizontally from the outside surfuce of the

exterior wall of the subject building to the nearest point on the closest structure above 130 feet in

height.
(2) The procedures for ,érantimz special exceptions to bulk limits described in Section
272 shall not apply.

Section 4. The Planning Code is hereby amend'ed by revising Zoning Map SUQ7 as -

follows:
Description of Property ‘ | Special Use Special Use District Hereby
District to be Approved
Superseded

Assessor’s BlocK 3506, Lots 006 | Van Ness & Market | 1500 Mission Street Special Use

and 007 - | Downtown District (Planning Code Section

"| Residential Special | 249.12)

Use District

Section 5. The Planning Code is hereby amended by revising Zoning Map HTO7 as.

follows:

Mayor Lee

BOARD OF SUPERVISORS Page 6
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Description of Property

Superseded

Height/Bulk District to be .

Assessor’s Block 3508, Lot 006

85/250-R-2, 120/320-R-2

Assessor's Block 3506, Lot 007

85/250-R-2, 85-X

Description of Property for Assessor’s

Block 3506, Lots 006, 007

Height/Bulk District Hereby

’ ApAproved

Along the northerly portion of the South
Van Ness Avenue and 11th Street
frontages measuring approximately 170
feet in depth and 422 feet in width:

Assessor Block and Lot to be assigned.

130/240-R-3

Along the southerly portion of the 11t
Street frontage and tﬁe easterly portion of
the Mission ‘Street frontage measuring
approximately 105-feet in depth from

Mission Street and 156-feet in width along

be assigned.

Mission Street; Assessor Block and Lotto |

85-X

The westerly portion of the Mission Street
frontage and southetly portion of the
South Van Ness frontage measuring

approximately 308 feet in width along

Mission Street and approximately 110 /

130/400-R-3

Mayor Lee
BOARD OF SUPERVISORS
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feet in depth from Mission Street;

Assessor Block and Lot to be assigned.

Section 6. Exception to Inclusionary Housing Requirements of Plahning Code Section

- 415.3(b)(1)(B).

(a) In Section 1.A. of Ordinance No. 254-14, the Board of Subervisors acknowlédged
that the ‘[d]eveloper has designated the remainder of the Goodwill Sit_e fora vhigh density
multifamily residential complex of approximately 110 affordable and 440 market rate units .. ."
A copy of Ordinance No. 254-14 is on file with the Clerk of ‘the Board of Supervisors in File

No. 141120 and is incofporated herein by reference. Thé level of inclusionary affordable

_housing for the project identified in Ordinance No. 254-14 (20% or 110 units) exceeds the

amount of affordable housing that would have applied under Planning Code Section

415.3(b)(1)(B) (13.5% or 74 units). The Board df Supervisors recognizes fhat but for this

. higher level of affordable housing, it would not have approved the conditionél purchase

agreement in Ordinance No. 254-14.

(b) Conséquently, the Board of Supervisors hereby creates an exception‘ to the

-inclusio_nary housing requirements of Planning Code Section 415.3(b)(1)(B) to require no less

than 20% inclusionary affordable housing for this project.

Section 7. Effective Date. This ordinance shall become effective 30 days after
enactment. Enactment occurs when the Mayor signs the ordinance, the Mayor returns the

ordinance unsigned or does not sign the ordinance within ten days of receiving it, or the Board

of Supervisors overrides the Mayor's veto of the ordinance.

Mayor Lee

BOARD OF SUPERVISORS Page 8
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Section 8. Scope of Ordinance. Ekcept as to uncodified Sections 4, 5, and 6, in

enacting this ordinance, the Board of Supervisors intends to amend only those words,

phrases, parégraphs, subsections, sections, ar{icles, numbers, punctuation marks, charts,
diagrams, or any other constituent parts of the Municipal Code that are explicitly shown in this
ordinance as additions, deletions, Board amendmient additions, and Board amendment.

deletions in accordance with the “Note” that appears under the official itle of the ordinance.

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

By: %V , /L%’,
John D. Malamut
Deputy City Attorney

n:\egana\d 7\1700383\01172518.docx

Mayor Lee
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FILE NO. 170348

LEGISLATIVE DIGEST

[Plénning Code, Zoning Map - 1500 Mission Street Special Use District]

Ordinance amending the Planning Code to create the 1500 Mission Street Special Use
District to facilitate development of the 1500 Mission Street (Assessor’s Parcel Block
No. 3506, Lot Nos. 006 and 007) project, to regulate bulk controls in the Special Use
District, to modify Zoning Map SU07 to place the project site into this Special Use
District, and Zoning Map HTO07 to establish the height and bulk district designations for
the project site; adopting findings under the California Environmental Quality Act;
making findings of consistency with the General Plan, and the eight priority policies of
Planning Code, Section 101.1; and adopting findings of public necessity, convenience,
and welfare under Planning Code, Section 302.

The 1500 Mission Street project site currently is zoned C-3-G (Downtown General) and
comprised of various height and bulk districts on two separate lots.. Planning Code Section
270 establishes standards for addressing the bulk of buildings. The 1500 Mission Street
project involves the creation of a new City office building and a separate mixed-use
development on reconfi gured lots.

Amendmeénts fo Current Law

This ordinance would add Planning Code Section 249.12 to establish the 1500 Mission Street
Special Use District (“SUD”). The SUD would overlay the existing C-3-G zoning to create an
additional set of controls unique to the property located within the SUD. The legislation would
amend Planning Code Section 270 regarding bulk controls for the SUD. The ordinance also
would modify the Zoning Map to recognize the geographic location of the SUD and to
establish new height and bulk limits for the SUD. The legislation would make findings under
the California Environmental Quality Act and findings of consistency with the General Plan
and the elght priority policies of Plannlng Code Section 101.1.

n:\legana\as2017\1700383\01180558.docx

_ BOARD OF SUPERVISORS Page 1
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LANNING DEPARTMENT
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April 3,2017

Ms. Angela Calvillo, Clerk
Board of Supervisors

City and County of San Francisco
City Hall, Room 244 '

1 Dr. Carlton B. Goodlett Place
San Francisco, CA 94102

Re: Transmittal of Planning Department
Case Number 2014-000362GPAPCAMAFP:
1500 Mission Street Special Use District

BOS File No: (pending) _ Planning Code, Zoning Map — 1500 Mission Street SUD
Planning Commission Recommendation: Approval of Planning Code Text and Zoning Map
Amendments '

BOS File No: (pendmgl General Plan Amendment
Planning Commission Recommendatlon Approval of General Plan Amendment

Dear Ms. Calvillo,

On December 15, 2016 the Planning Cormmission initiated a Géneral Plan Amendment to amend Map 3,
Height Map, of the Market and Octavia Area Plan and Map 5, Height and Bulk Map, of the Downiown
Area Plan to change the height and bulk district of Assessor’s Block 3506, Lots QO6 and 007.

1650 Mission St.

Suie 400
San Francisco,

. CA94103-2479

Reception:
415.558.6378

Fax:
§15.558.6409
Planning

Information;
415.558.6377

On March 27, 2017 the San Francisco Planning Commission (hereinafter “Commission”) conducted a duly -

noticed public hearing at a regularly scheduled meeting to consider the adoption of the proposed
Planning Code, Zoning Map Amendment Ordinance and the related General Plan Amendment
Ordinance, initiated by the Planning Commission. ‘

The two Proposed Ordinances, would 1.) create Section 249.12 to establish the 1500 Mission Street Special

Use District and 2.) amend Map 3, "Helght Districts” of the Market and Octavia Area Plan and Map 5,

“Proposed Height and Bulk Districts” of the Downtown Area Plan of the General Plan to change the
height and bulk district of Assessor’s Block 3506, Lots 006 and 007. On Map 3 of the Market and Octavia
Area Plan, the height and bulk of said parcels would change from 85', 320" Tower / 120/ Podium and 250"
Tower / 85’ Podium, 320’ Tower / 120 Podium to 85, 250 Tower / 130" and 250" Tower / 120’ Podium, 400’
Tower / 130’ Podium respectively. Specifically, the 1500 Mission Street Special Use District would:
«  Modify height and bulks of the sub]ect parcels from 85-R-2, 85/250-R-2 and 120/320-R-2 to 85-X,
130/240-R-3 and 130/400-R-3
» Modify bulk controls allowing for larger floor plates owing to the unique needs of the City
permit center and to address particularly windy conditions in the area;

_ www.sfplanning.org
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Transmital Materials . - CASE NO. 2014-000362GPAPCAMAP

1500 Mission Street Ordinances

Allow for parking for the City’s fleet in excess of what is currently permitted;

Allow office uses above the fourth floor as a contingency should the City-not occupy the office
building . .
Exempt affordable units and their proportional share of residential common areas from gross
floor area calculations; . .
Permit certain overhead projections intended primarily to reduce ground level wind speeds; and
Limit the maximum horizontal area required for Dwelling Unit Exposure requirements to 65 feet

At the March 27, 2017 hearing, the Commission voted to .xecommend approval of the proposed General
Plan and the Planning Code Text and Zoning Map Amendment Ordinances, Please find attached
documents relating to the Commission’s action, The original, signed to form, Microsoft Word versions of
the Ordinances and legislative digests will be sent directly to the Clerk from the Department of Real
Estate. If you have any questions or require further information please do not hesitate to contact me.

Sincerely,

Aaron Starr
Manager of Legislative Affairs

ccl

Mayor’s Office, Nicole Elliot
Supervisor Jane Kim,

District 6 Legislative Aide, April Ang
Deputy City Attorney, Jokhin Malamut
Deputy City Attorney, Jon Givner

Attachmenis {one copy of the followfngl:
Plarming Commission Motion No. 19883 — Final EIR Certification

Planning Commission Motion No. 19884 —~ Adoption of CEQA Findings
Planning Commission Resolution No. 19885 — Adoption approval recommendation for the Ordinance

entitled, “Ordinance amending the General Plan by revising the height and bulk designations for
the 1500 Mission Street project, Assessor’s Block 3506 Lots 006 and 007,.on Map 3 of the Market
and Octavia Area Plan and on Map 5 of the Downtown Area Plan; adopting findings under the
California Environmental Quality Act; making findings of consistency with the General Plan as
proposed for amendment and the eight priority policies of Planning Code, Section 101.1; and
adopting findings of public necessity, convenience, and welfare under Planning Code Section
340.” : '

Planning Commission Resolution No.. 19886 —~ Adoption of approval recommendation of Ordinance

entitled, “Ordinance amending the Planning Code to create the 1500 Mission Street Special Use
District to facilitate development of the 1500 Mission Street (Assessor’s Block 3506, Lots 006 and
007) project, to regulate bulk controls in the Special Use District, to modify Zoning Map SU07 to
place the project site into this Special Use District and Zoning Map HT07 to modify the height

and bulk district designations for the project site; adopting findings under the California -

SAN FRANCISCO : ’ 2
PLANNING DEPARTMENT .
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Transmital Materials CASE NO. 2014-000362GPAPCAMAP
1500 Mission Street Ordinances

Environmental Quality Act; making findings of consistency with the General Plan and the eight
priority policies of Planning Code Section 101.1; and adopting findings of public necessity,
convenience, and welfare under Planning Code Section 302.”

Planning Commission Motion No. 19887 — Downtown Project Authorization

Planning Commission Motion No. 19821 — Initiation of General Plan Amendments

Planning Commission Motion No. 19822 — Inijtiation of Planning Code, Zoning Map Amendments (SUD)

SAN FRANCISCD 3
PLANNING DEPARTMENT .
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SAN FRANCISCO
PLANNING DEPARTIVIENT

1650 Mission St
Stitte 4
Planni ng Commission Resolution No. 19822 3::2;;";%
HEARING DATE: DECEMBER 15, 2016 —
Praject Narhe: 1500 Mission Street (adea Goodwill Site) 415.508.6378
Case Number: 2014-000362PCAMAP Fax: _
Project Sponsor: - Matthew Witte, 415-677-9000 . A1B5EB.BADL
Related California : ’ Planning
44 Montgomery Street, Ste 1300 Infarmation:
matthew. witte@related.com , A15.558.6377
Ban Francisco, CA 94104
Siaff Contact: Tita Chang, ATCP
. tina.chang@sfgov.org, 415-575- 9197
. Reviewed by: Dariiel A, Sider, AICP

dangider@sfgov.org, 415-568-6697
' RESOLUTION OF INTENT TQ INITIATE AN AMENDMENT TQ THE PLANNING CODE IN
ORDER TO FACILITATE THE CONSOLIDATION OF CITY OFFICES INTO A SINGLE BUILDING
AND ALLOW THE CREATION OF A RESIDENTIAL DEVELOPMENT THAT WOULD PROVIDE
AFFORDABLE UNITS IN EXCESS OF THE CITY'S INCLUSIONARY AFFORDABLE HOUSING
PROGRAM, INCLUDING 1) AN AMENDMENT OF THE PLANNING CODE TEXT TO ADD
SECTION 249.XX: TO ESTABLISH THE 1500 STREET SPECIAL USE DISTRICT AND AMEND
SECTION 270 TO REGULATE BUILDING BULK WITHIN THE- SPECIAL USE DISTRICT; 2) |
AMENDMENTS TO SPECIAL USE DISTRICT MAF SU07 AND HEIGHT AND BULK MAP HT07
TO REFLECT THE CREATION OF THE SPECIAL USE DISTRICT AND REDESIGNATE THE
HEIGHT AND' BULK OF ASSESSOR'S BLOCK 3506, LOT 006 AND 007, FROM 85-R-2, 85/250-R-2
' AND 120/320-R-2 TO 85-X; 130/240-R-3 AND 130/400-R-3.

PREANBLE
WIHEREAS, Section 4.105 of the Charter of the City and County of San Frantisco authorizes the Planming
Commission to propose ordinances regulating or controlling the height, area, bulk, set-back, location, use
or telated aspects of any building, structure or land for Board of Supervisors’ consideration -and
périodically recommend to the Board of Superwsors for approval or re)echon proposed amendments to
tlie General Plan; and

WHEREAS the Plafining Code and associatéd zoning maps 1mp1emént goals, poheles, and prograins of
the General Plan for the future physical development of the City and County of San Francisco that take

info ¢omsideration social, economicand mwronmental factors; and

WHEREAS, the Planning Code and associated zoning maps shall be periodically amended in response to
changing physical, social, economic, environmental or legislative conditions; and

www.sfp!anning.org'
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* Resolntion Na, 19822 B - . CaseNoa 2014-000362PCAMAP
December 15, 2016 ’ 1500 Mission Street

WHEREAS, on Apil 29, 2015, Stave Vettel of Farella Braun & Martel on betalf of Goodwill SF Urban
Development, LLC. (“Project. Sponsor”) filed applicafions requesting a) approval of a Downtewn Project
Aunthorizafion: pursuant to_Section 309 of the Sant Francisco Planning Cotle; b) a Plarning Code Text
Arhendment; and &) Zoning Map Atmendments, On October 19, 2016, Mr. Vettel also submitted an’
application for a General Plan Amendment to facilitate the construction of a mixed-use project locafed at
1500 Mission Streef ("Project") with 1) an approximately 264-foot tall that would consolidate office space
for mnlhple City departments, including the Department of Building Inspection, SF Public Works, and
the Planning Department; and 2).an approximately 400-foot tall building containing approximately 560
dwelling units providing on-site inclusionary affordable dwellings units amounting to 20 percent of the
total conistructed uriits, in excess of the amounts required by the City’s Inclusionary Affordable Housing
Program (Planning Code sectior 415) as described below along with a request to i) change the building
height-and bulk districts at the project site from 85-X, 85/250-R-2 and 120/320-R-2 to 85-X, 130/240-R-3-and
130/400-R-3; ii) aniend Section 270 to add subsection (g) to modify bulk limits owing to the ufiique needs
of the City’s one-stop permit center and the locations windy conditions; . .) allow for parking in excess
of that which is currently permitted for the office use owing to the unique needs of the City’s vehicular
fleet; iv.) allow office use above fie fourth floor as a contingency should the City not occupy the office
building; v.). permit certain overhead projections intended primarily to reduce ground level wind speeds;
and vi.) limit the maximum horizontal aréarequired for Dwelling Unit Exposure requirements to 65 feet.

WHEREAS, the Project is located on the Mission Street transit dofridor, and responds to the transit-rich
loration by proposing incréased housing and sployrient on the Project site; and. '

WHEREAS, the prqect site s located withint the Hub Plan Area currently being studied by the Planning
Department and is consistent with: the proposed heights ahd bulks associated with the Hub Projectjand

WHEREAS, San Francisco facas a gontinuing shortage of affordable housing Iow—mcome restdents. The
San Francisco Planning Departinerit reported that for the five-year period betweer 2005 and 2009, 14,397,
total new housing units were built in San Francisco. This'number includes 3,707 units for low and very
low-income households out of a total need of 6,815 Jow and very low-income hpusing units for the same
period. Aceording to the state Department of Housing and Community Development, there will be a
regional need for 214,500 new housing units in the nine Bay Area counties from 2007 to 2014, Of that
amount, ever 58%, or 125258 unmits, are needed for moderate/middle, Jow and very low-income
households. The Association of Bay Area Governinents (ABAG) is responsible for allocating the total
regional need nuimbers among its memibier governments which includes both counties and cities, ABAG
estimated thit San Francisco’s low and very low-income housing production need from 2007 through
2014 is 12,124 1inits ont of a total new housmg need of 31,193 units, or 39 percent of all units built. The
production of Jow and roderate/middle income units fell short of fhe ABAG goals; and

WHEREAS, the 2015 Consolidated Plan for July 1, 2015 to June 30, 2020, issued by the Mayor's Office of
Housing, establishes that extreme housing pressures facé San Francisco, particularly in regard to low-
and moderate/middle-income residents. Many el¢ménts constrain housing prodeuction in the City, This is
" especially true of affordable housirig. Sari Franclsco is largély built out, with very few laxge open tracts of
land to develop. There is no available adjacent Jand to be annexed, as the cities located on San Frangisco's
southem border are also dense urban areas. Thus new construction of housing is limited to areas of the
City nof previpusly designated as residential areas, infill sites, or to areas with increased density. New
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market-rate housing absorhs a-significant amount of the remaining suppiy of land and other résources
available for development and thus [imits the supply of affordable housing; and

WHEREAS, the findings of fomier Plannmg Code Section 313.2 for the Jobs-Housing Lirikage Program,
now found in Planning Code Sections 413 ef seg,, relating to the shortage of affordable housing, the low
vacancy rate of housing affordable to persons of fower and moderate/middle income, and the decrease in
construction of affordable housing in the City are hereby reaffirmed; and

WHEREAS, the Project would address the. City's severe need for additional housmg for low’ income
households, by providing an-site inclusionary affordable dwellings unifs in excess of the amiounts
required by the City’s Inclusionary Affordable Housing Program (Planning Code section 415) through
compliance with the ferms. of section 415 and additional affordable mnits included &5 part of a real estate
conveyance with the City for the City Office building; and :

WHERFAS, the Project provides a uniqué oppottunity to safisfy fhe City and County of San Francisce's
uninvet office needs to provide a consolidated one-stop permif center; enhianced pedéstrian conriectivity
via & mid-block public space ard alley network exfending from Mission Street to South Van Ness
Avenue, and ground floor commumty event spaces; and 4

WHERFAS, the proposed City office building is. ﬁsca]ly prudent and has a pasitive riet present valie pver
the next thirty years. fn addition to lower operating expenses compared to current assets or other
alternatives (including the purchase of existing office space o1 other newly constructed office space), the
project will also be mote efficiant and environmentally sustainable. Additional benefits. are anticipated
through enhanced intet-agency eollaboration through colocation, a one-stop permiit center, a connection
to existing City offices at 1 South Van Ness, and employee and customier efficiencies given proximity to
other gaVemment offices in the Civic Center area. The Project would address the City’s severe need for
additional housing for low ineame households, by-providing on-site inclusionary affordable -dwellings
units in excess: of the amounts requiréd by the City's Inclusionary Affordable Housmgl’mgram (Plannmg
Code section 415). as described above; and :

WHEREAS, the proposed Geéneral Plan Amendiment. and Specfal Use District would not result in
mcreased developmient potentml from what is perraitted under the existing height and bulk districts; and

WHEREAS, the Project proposes nenghbﬁrbdod—servmg amenities, such as new ground floor retail;
propeses new publicly accessible apet spate, imptroved pedestrian cohmectivity; enhanced public service
and incorparation of sustainiability features into the Projéct; and

WHEREAS, the City Attorney’s Office draftedi a Proposed Ordinanee fo make the necessary amendments
to the Planring Code related to creation of a special use district, modification of bulk controls applicable
to the project site, and: revision to the Zoning Map 8U07 and H07 to frplement the PI‘O]BCt The Office of
the City Attorney:approved the Proposed Ordiniance as to formn; and

WEHEREAS, g Planning Code and Zoning Map Amgndment Initiation is not a preject under California
Envirgnmental Qfiality Act; and
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WHEREAS, the Cottimission has heard and considered the testimony presented to it at {he public hearing
arid Hay fusther consideréd written materials and oral testimony presented ont behalf of Planning
Departmerit staff and ofhier interested partiés; and

WHEREAS, all pertinent documerits miay be found in the files of the Planning Depattment, Jonas Tonin
{Commmission Secretary) as the custodian of records, at 1650 Mission Street, Suite 400, San Francisco; and

RESOLVED, shat pursuant to Planning Code Section 302, the Commission Adopts'a Motion of Intent to
Initiate amenidmexits to the Platming Code Text and Zoning Maps;

AND BE IT FURTHHR RESOLVED, that pursuant to Plarning Code Section 306.8, the Planning
Commission authorizes the Departrient to provide appropriaternotice for a public hiearing to.consider the
above referenced Planning Code Text and Zoning Maps Améendment contained in the draft Qrdinance,
approved as to form by the City Attorney in Exhibit B, to be considered at a publicly noticed hearing on
or after-March 16, 2017. :

I hereby cerfify that the foregoing RESOLUTION was ADOFTED by the San Francisco Planning
Comnilskion'dn December 15, 2016.

Commission, Secretary
AYES; Fong, Richards, Johnison, Koppel, Melgér,. Moore.
NAYS: None

ABSENT: Hillis

ADOPTED:  December 15, 2016
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Q) SAN FRANCISCO
PLANNING DEPARTMIENT

: 1650 Misslon St

Planning Commission Motion No. 19883 &

' HEARING DATE: Marchi 28, 2017 o Ao

Receplion:

Case No.: 2014-000362ENV , 415.558.6378
Projéct Address: 1500 Mission Stteet Project Fax :

Zoning: €8-G (Downtown General Commercial) District 4 ' 415.558.6400

Van Ness & Market Downtown Residential, Special Use District blsanig

: 120/320-K-2, 85/250 R-2,:85-X Helght and Bulk Districts \formation:

. BlockiLot: 3506/002, 003" - 415.558.6377

Lot Size: 110,772 square feet (2.5 acres)

Project Sponsor:  Goodwill SF Urban Development, LLC
Related California Urban Housing
Matthew Witte, (949) 697-8123
mwitte@related.com

Lead Agency: San Francisco Plarming Department
Staff Contact: = Michael Li— (415) 575-9107
‘ michaeljli@sfgov.org

ADOPTING FINDINGS RELATED TO THE CERTIFICATION OF A FINAL ENVIRONWENTAL IMPACT REPORT
FOR A PROPOSED MIXED-USE PROJECT THAT WOULD DEMOLISH THE EXISTING 1580 MISSION STREET
BUILDING, RETAIN AND REHABILITATE A PORTION OF THE EXISTING 1500 MISSION STREET BUILDING,
ARD DEMOLISH THE REMAINING PORTIONS OF THE 1500 MISSION STREET BUILDING AND CONSTRUCTA
MIXED-USE DEVELOPMENT WITH TWO COMPONENTS: AN APPROXIMATELY 767,200-SQUARE-FOQT, 396-
FOOT-TALL {416 FEET TO THE TOP OF THE PARAPET) RESIDENTIAL AND RETAILURESTAURANT

- BUILDING.AT THE GORNER OF SOUTH VAN NESS AVENUE AND MISSION STREET {“RETAIL/RESIDENTIAL
BUILDING"): AND AN APPROXIMATELY 567,300-SQUARE-FOOT, 227-FOOT-TALL (257 FEET TO THE TOP'
OF THE PARAPET) OFFICE AND PERMIT CENTER BUILDING FOR THE CITY AND COUNTY OF SAN
FRANCISCO (“CITY”) ON 11TH STREET BETWEEN MARKET AND MISSION STREETS (“OFFICE BUILDING")
WITH A MID-RISE PODIUM EXTENDING WEST TO SOUTH VAN NESS AVENUE. THE PROJECT WOULD ALSO
INGLUDE VEHICULAR PARKING, BICYCLE PARKING, AND -LOADING. FACILITIES, BOTH PRIVATE AND
PUBLICLY ACCESSIBLE USABLE OPEN SPACE, AND STREETSCAPE AND PUBLIC-REALM
IMPROVEMENTS.

MOVED, ihat the San Francisco Plarming Commission (hereinafter “Commission”) hereby CERTIFIES the
" final Environmental Impact Réport identified as Case No. 2014-000362ENV, the 1500 Mission Street
* Project (hereinafter “Project”), above, based upon the following findings:
1. The City and Counfy of San Francisco, acting through the Planning Departm’ent ‘(hereinafter -
“Department”) fulfilled all procedural requirements of the California Environmental Quality Act
(Cal. Pub. Res, Code Section 21000 ef seq., hereinafter “CEQA™), the State CEQA Guidelines (Cal.

1 Lots 002 and 003 are also referred to in sptme property records as Lots 006 and 007, respectively,

www.sfplanhing.org
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Mation No. 19883 ‘ ‘ ' CASE NO. 2014-000362ENV
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Admin. Code Title 14, Secfion 15000 et seq., (hereinafter "CEQA Guidelines”) and Chapter 31 of the
San Francisco Administrative Code (hereinafter “Chapter 317},

A. The Department determined that an Envivonmental Impact Report (hercinafter “EIR”) was
‘ reqmred and provided public notice of that determination by publication in a newspaper of
general circulation on May 13, 2015.

B. The Department held.a public scoping meeting on June 2, 2015 in order to solicit public comment
o1t the stope of the 1500 Mission Sfreet Project’s environmental review.

C. On November 9, 2015, the Department published the Draft, Environmental Impact Report
(hereinafter “DEIR”). and provided public notice in a newspaper of genetal circufation of the
availability of the DEIR for public review and comiment and of the date and time of the Planning
Comimission public hearing on the DEIR; this notice was mailed. to the Department’s list of
persons requesting such notice, '

D. Notices of availability of the DEIR and of the date and time of {lre public hearing were posted near
the project site on Novernber 9, 2016,

E. On November §, 2016, cofnies of the DEIR were mailed or otherwise delivered to a list of persons
yequesting it, to those noted on the distribution lisf in the DEIR; to adjacent property owners, and
to goversument agencies, the latter both directly and through the State Clearinghouse. ’

F. Notice of Completion was filed with the State Secretary of Resources via the State Clearinghouse
ofi November 9, 2016,

2, The Commission held a duly advertised public hearing ori said DEIR on December 15, 2016 at which,
opportunity for public comment was given, and public comment was received on the DEIR, The:
petiod for acceptance of written comments ended on January 4, 2017.

3. The Department prepared responses to comments on environmental issues feceived at the public
hearing and in writing during the 56-day” public review period for the DEIR, prepared revisions to
the text of the DEIR iri response to comments received or based on additional information that
became available during the public review period, and corrected errors in the DEIR. This material
was presented in a Responses to Comments document, published on March 8, 2017, distributed to the
Commiissiont and all parties who commented on the DEIR, and made available to others upon request
at the Department.

4 A Tinal Erivirénmental Impact Repert (hereinafter “FEIR”) has been prepared by the Department
ronsisting of the DEIR, any consultations and comments received during the review process, any -
additional information that became available, and the Responses to Comments document all as
required by law. ' '

5. Project EIR files have beens mude available for review by the Commission and the public. These files

are gvailable for public review at the Department at 1650 Mission Street, Su lte 400, and are part of the
record before the Commission. .

SAN FRANGISCO ’ 2
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6. On March 23, 2017 the Commyission reviewed and considered the information contained. in the FEIR
and hereby does find that the contents of said report and thie procedures through which the FEIR was
prepared, publicized, and reviewed comply with the provisions of CEQA, the CEQA Guidelines, and
Chapter 31 of the Sart Francisco Administrative Code,

7. The Planning Commnifssion hereby does find that the FEIR- coricérning File No. 2014-000362ENV
zeflects the independent judgment and analysis of the City and Courity of San Francisco, is adequate,
accurate: and objective, and that the Responses to Comments décument contains no significant
revisions to the DEIR, and hereby does CERTIFY THE COMPLET[ON of said FEIR in compliance
w1th CEQA and the CEQA Guidelines.

8. The Commission, in cerfifying the rompletion of said FEIR hereby does ﬁnd that the pereCE
described in the EIR:

A, Will have significant, project-specific impcts on histeric atchitectiral tesources; arid, .
B. Will have significant, cumulative. construetioniperiod transportation impacts,

9. The Commission reviewed and consxdered the Information contained in the FEIR prior to approving
‘the Project.

I hereby certify that the foregoing: Motion was ADOPTED by the Planning Comumidssion at its regular
meeting of March 23, 2017.-

Qi

. Jonin
Commission Secretary

Jonas

AYES: Richards, Fong, Johnsan, Koppel, and Moore
NOES: Norie .

ABSENT:  Hillis and Melgar

ADOPTED:  March 23,2017
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SAN FRANCISCO :
PLANNING DEPARTMENT

Subject to: (Select only if applicable) .
X Affordable Housing (Sec. 415) . & First Scurce Hiring (Admin. Code)

- Transit Impact Dev't Fee (Sec. 411) ¥ Better Streets Plan (Sec. 138.1)
& Childcare Fee (Sec. 414) ® Public Art (Sec. 429)

Planmng Commission Motlon No. 19884

CEQA Findings
HEARING DATE: MARCH 23, 2017

Case No.: 2014-000362ENVGPAPCAMAPDNXSHD
Project Address: 1500 Mission Street
C’urrent Zoning: C-3-G (Downtown Gcneral)
120/320-R-2, 85-R-2 Height and Bulk Districts .
Van Ness & Market Downtown Residential Special Use District
: Proposed Zomng C-3-G (Downtown General)
130/240-R-3, 130/400-R-3, 85-X
1500 Mission Street Spemal Use District

Block/Lot: - 3506/006, 007
Project Sponsor: Matt Witte — (415) 653.3181.. .
' » « Related California

44 Montgomery Street, Suite 1300
. San Francisco, CA 94104
Staff Contact:  Tina Chang — (415) 575-9197
Tina.Chang@sfgov.org

ADOPTING FINDINGS PURSUANT TO THE CALIFORNIA ENVIRONMENTAL QUALITY ACT,
INCLUDING FINDINGS OF FACT, FINDINGS REGARDING  SIGNIFICANT AND
UNAVOIDABLE IMPACTS, EVALUTION OF MITIGATION MEASURES AND ALTERNATIVES,
AND A STATEMENT OF OVERRIDING CONSIDERATIONS RELATED TO APPROVALS FOR
THE PROJECT AT 1500 MISSION STREET TO DEMOLISH AN EXISTING 30-FOOT TALL 29,000
SQUARE FOOT BUILDING AT 1580 MISSION STREET, RETAIN AND REHABILITATE A
PORTION OF AN EXISTING 28-FOOT TALL 57,000 SQUARE FOOT BUILDING AND DEMOLISH
THE BUILDING AT 1500 MISSION STREET AND THE NEW CONSTRUCTION OF TWO NEW
BUILDINGS, A 464,000 SQUARE FOOT, 16-STORY, 227-FOOT-TALL CITY OFFICE BUILDING
AND A 552290 SQUARE FOOT, 39-STORY, 396-FOOT-TALL RESIDENTIAL TOWER
CONTAINING APPROXIMATELY 550 DWELLING UNITS, INCLUDING APPROXIMATELY 110
BELOW MARKET RATE UNITS; UP TO 8,000 SQUARE FEET OF GROUND FLOOR RETAIL, 29,000
SQUARE FEET OF PRIVATE AND COMMON OPEN SPACE; 620 BICYCLE PARKING SPACES (553
CLASS 1, 67 CLASS 2) AND UFP TO 409 VEHICULAR PARKING SPACES WITHIN THE VAN NESS

1650 Misslon 5t,
Sulte' 400

San Francisco,
CA 94103-2479

Reception; - )
415.558.6378

Fax
415.558.6400

Planning
Information;
415.558.6377

AND MARKET DOWNTOWN RESIDENTIAL SPECIAL USE DISTRICT, DOWNTOWN-GENERAL

www.sfplanning.org
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Motion No. 19884 : CASE NO. 2014-000362ENYGPAPCAMAPDNXSHD
March 23, 2017 3 1500 Mission Street
(C-3-G ZONING DISTRICT AND PROPOSED 11500 MISSION STREET SPECIAL USE DISTRICT
AND PROPOSED 130/400-R-3, 130/240-R-3 AND 85-X HEIGHT AND BULK DISTRICTS.

PREAMBLE
On October 13, 2014, Steve Vettel of Farella, Braun & Martel on behalf of Goodwill 58 Urban
Development, LLG (“Project Sponsor”) fited. an Environmental Evaluation Application for the Pioject.
2014, Oh May 13, 2015, the Department published a Notice of Preparation of Environmental Impact
Report, and Notice of Prblic Scoping Meeting (“NOP”). Publication of the NOP initiated a 30-day public
reyiew and comment period that began on May 13, 2015 and endéd on June 15, 2015. On June 2, 2015, the
Department held a public scoping meeting regarding the Project. On November 9, 2016, the Department
published the Draft Environimental Impact Report (hereinafter “DEIR”), including the Initial Study (“1S"),

and provided publicnotice in a newspaper of general circulation of the availability of the DEIR for public

review and comument and of the date and time of the Planning Commission public hearing on the DEIR;
thisnotice was mailed to the Department's list of persons requesting such notice, Notices of availability of
the DEIR and of the date and time of the public heanng were posted neat the Project Site by the Project
Sponsor on November 9, 2016. |

On Apxil 29,2015, the Prbject Sponsor filed an application requesting approval ef a Downtown Project
Authorizatior pm'suant to Sectian 309 of the San Francisco Planming Code to facilitate the construction of

two new buildings approxitmately 390 and 264-feet tall Jocated at 1500 Mission Street ("Project’)

containing approximately 550 dwelling units, approximately 462,000 square fest of office space, 51,000
square feet of ground floor retail space; approximately 7,600 sqitare foot publicly accessible open space in.
the form of a “forum” at the ground floor, up to 423 parking spaces, 6 foading spaces, and 369 bicycle
parking spaces, On February 23, 2017 the Project Sponsor submitted an. updated application to correct
the proposed building heights to 396 and 216 feet for the residential and offite buildings respectively, the
total number of proposed vehicular parking to 409 spaces, bicycle parking to 620, retail square footage to
38,000 square feet, office square footage to 449,800 square feet. Additionally, t-hg, application was updated
1o reflect the Project’s inclusion of 4,400 square feet of on-site child care.

On April 29, 2015, the Project Spornisor alsd filed an application for a Plantiing Code Amendnient arid
Zoriing Map amendment o supersede the existing Vén Neds & Market Downtown Residential Spectal
Use District with a new special use district foi the Project and to amend height and bulk districts to
permit one approximately 390-foot residential tower with a podium helght of 110 feet and one 264-foot
tall tower with a podium height of 93 feet.. -

On Qctober 19, 2016, the Project Sponsor filed amendments o the PIanmng Code Text and Zomng Map
Amendment Applications and a Gerieral Plan Amendment Application to add Section 270(g) to amend
bulk controls o the proposed special use district and Map 3 (Height Dlsmc‘ts) of the Market and Octavia
Plan.

On December 15, 2016, the. Planning Commission adopted Resolutions 19821 and 19822 to initiate
legislation entitled, (1) “Oxdinance amending the General Plan by revising the height designation for the
1500 Missiori Street project, Assessor’s Blotk. 3506 Liots 006 and 007 o Map 3 of the Market and Octavia
Ared Plan and on Map B of the Downtown Arxea Plan; adopting findings under the California

Environmental Quality Act; and making findings of consfstency with. the General Plan and the eight

priority policies of Planning Code Section 101.1;* and (2) Ordinance amending the Planning Code to
creafe the 1500 Mission Street Special Use District to facilitate development of the 1500 Mission Street
(Assessor's Block 3506, 006.and 67) project, to regulate bulk contrels in the Special Use District; to modify
Zoning Map SU07 o place.the project site into this Special Use District and Zoning Map HT07 to miodify
the height and bulk district designations for the project site; adopting findings under the California
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March 23,2017 ‘ 1500 Mission Street

Environmental Qnality Act; xﬁaking findings of consistency with the General Plan and the eight priority
policies of Planning Codg Section 01.; and adopting findings of public necessity, convenience, arid welfare.
under Planning Code Seetion. 302, respectively.

On Decembet 16, 2016, the Commilssioit held & daly advertised public hearing on the DEIR, at which
opperiunity for public commerit was given, and public commieht was received on the DEIR, The period
for commenting on the EIR ended on January 4, 2017. The Department prpared resporises to conments
on environmental issues received during the 56 day public review period for the DEIR, prepared
revisions-to the fext of the DEIR in response to comments received or based on additional information
thatbecame available during the-public review period, and corrected clerical errors in the DEIR.

On Marchr 8, 2017, The Planning Department published. a Responses to Comments document. A Final
Enyironmental Impact Report (hereinafter “FEIR”) has been prepaied by the Department, consisting of
the DEIR, any consultations and comments received during the review process, any additional
‘information that became available, and the ‘Responses to Cornments docutiient all as required by law.

On Match 23, 2017, the Commission teyiewed and considered the FEIR and foungd that the contents of
said report and-the procedures through which the F EIR was prepared, publicized, and reviewed comply
with the provisions of CEQA, the CEQA Guidelines, and Chapter 31 -of the San Francisco Administrative
Code. The FEIR was cértified by the Commission on March.23, 2017 by adoption of its Motion No. 19883,

At the same Hearing and in conjunction with this motion, the Commission made and adopted findings of
fact and decisions regarding the Pioject description and objectives, significant impacts, significant and
unavdidable impacts, mitigation measutes and alternatives; and a statemetit of overriding considerations,
based on substantial evidence in the whole record of this. proceeding and pursuant to the California
Envirenmental Quality Act, California Public Resources Code Section 21000 et seq. (“CEQA”),

particularly Section 21081 and 210815, the Guidelines for ¥mplementation of CEQA, 14 California Code
of Regulatiens Section 15000 et seq. (“CEQA Guidelines”), Section 15091 through 15093, and Chapter 31
of the San Frardisco Administrative Code ("Chapter 31"} by its Motion No. | ]. The Commission
adopted these findings as required by CEQA, separate and apart from the Comunission’s certification of
the Project’s Final EIR, which the Commission certified. prior to adopting these. CEQA. findings. The
Clommission hereby incorporates by reference the CEQA findings set forth in Motion No. 19884,

On March 23, 2017 the Commission conducted a duly noticed public hearing at a regularly scheduled
meeting regarding (1) the General Plan Amendment gmendirig Maps 3 and 5; and {2) the ordinance
antending Planning Code to add the 1500 Mission Street Special. Use District, and revisg Zoning Map
8007 and HTO7. At that meeting the Commxssxon Adopted {1 Resolution 198858 recommending that the
Board of Stfpervisors appiove the. requested General Plan Amendment; and (2) Resolution 19885
recomnmending that the Board of Supervisors approve fhe requested Planning Code Text and Map
Amendments.

On March 23, 2017, the Planning Comumission conducted a duly noticed public hearing at a regularly
scheduled meeting regarding the Downtown Projecst Authorization. application 2014-
000362ENVGPAPCAMAPDNXSHD: At the same hearing the Commission determined that the shadow
cast by the Project would not have any adverse effect on Parks within the jurisdiction of the. Recreation
and Parks Department. The Commission heard and considered the testimony presented to it at the public
hearing and furthet considered written materials and oral testimony presented on behalf of the apphcant
Department staff and other interested parties, and the record as a whole.
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Motion No, 10884 ' o CASE ND. 2014-000362ENVGPAPCAMAPDNXSHD
March 23, 2017 ‘ 1500 Mission Street

The Pianning Department, Jonas P, Jorin, is the enstodian of records; all pertment documents are located:
"in the Bile for Case No.. 2014—00@362ENVGPAPCAMAPDNXS}H) af, 1650 MISSIOI\ Street, Fourth Floor,
San Francisco, California.

This Commission has reviewed the entire record of this proceeding, the Enﬁironmeﬁtal Findings,
altached to this Motion as Attachment A, regarding the alternatives, mitigation measures, envirohmental
impacts analyzed i the FEIR and overriding considerations for approving the Project, and the proposed
MMRP aftachied as Attachment B, which material was made-available to the public,

MOVED, that the Plapning Commission heteby adopts findings uhder the California Envirerimental
Quality Act, including rejecting alternatives as infeasible and adopting a Statément of Overriding,
Considerations; and adopts the MMRP attached as Attachment B, based on the findings attached to-this
Motion as Attachment A as though fully set forth in this Motion, and based on substantlal evidence in the °
entire record of this praceeding. :

L hereby- cextify that the foregaing Motion was ADOPTED by the. Planning Commissien at its regular
meeting of March 23, 2017..

Jonas P. lonin

Commission Secretary

AYES: Righards, Fong, Johnson, Koppel, Moote
NAYS: None
ABSENT; Hillls, Melgar
DATE:  March23, 2017
ACTION: Adoptionof CEQA Findi_ﬁg.s
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ATTACHMENT A
'{}al'ifornia Environmental Quali't‘y Act Findings

PREAMBLE

In determining to approve the project described in Section I, below, the ("Project”), the San Francisco
Planning Commission: (the “Commission”) makes and adopts the following findings of fact and decisions
regarding the Project déscription and objectives, significant impacts, significat and unavoidable impacts,
mfti‘gaﬁbn measures arid alternatives, and a statement of overriding considerations, based on substantial
evidence in the wholetecord of this proceedirig and, pursusnt to the Californis Environmental ‘Quality
Act, Chlifornia Public Resources Code Section 21000 et seq. ("CEQA"), particularly Section 21081 &nd
- 21081.5; the Guidelines. for Implementation of CEQA, 14 Califormia Code of Regulations Section 15000 et
seq. (“CEQA Guidelines”), Section 15091 through 15093, and Chapter 31 of the San Francisco
Administrative Code ("Chapter 31"). The Commission adopts these findings in conjuriction with the
Appraval Actions described in Section I(¢), below, as required by CEQA, separate and apart from the
Commnission’s certification of the Project’s Final EIR, which the Commission certified prier to adopting
these CEQA findings.

. These findings are organized asfollows:

Section I proyides a description of the propased project at 1500 Mission Stregt, the environmental review
. piocess for the Project, the City approval actions to be taken, arid the lpcation-énd cusfodian of the record.

Section ILlists the Project’s less-than-significant impacts that do not require mitigation.

Section I jdentifies poteritially significant impacts. that can be avoided or reduced to less-than-

significant levels through mifigation and describes the disposition of the mitigation measures,

Section IV identifies significant project-specific or cumulative tmpacts that would not be eliminated or
reduced to a less-than-significant level and describes any applicable mitigation measures as. well as the
disposition of the mitigation measures, The Firial EIR identified mitigation measures to. address these
impaets, but implementation of the mitigation measures will not reduce the impacis to a less than
significant level.

Seetions TIL and IV set forth findings as 1o the mitigation meastites proposed in the Final EIR. (The Draft

EIR and the Comments and Responses dotument togéther comiprise the Final -EIR, or “FEIR”)
Attachmitent B te the Planning Commission, Motion, containg the Mitigation Monitoring and Reporting
Program (“MMRP"), which provides a table setting forth each mitigation measure listed in the Fmal
Environmental impact Report thiat is required to reduce a sjgnificanit adversa impact.

Sectxon V identifies the project altérnatives. that were analyzed in the BIR and discusses the reasons for
their rejection,

Section VI sets forth the Plarming Commission’s -Statement of Overriding Considerations pursuant to

CEQA Guideliries Section 15093,
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The MMRP for the mitigation measures that have been proposed for adoption is aftached with these
findings as Attacioment B to this Motion, The MMRP is required by CEQA Section 21081,6 and CEQA
Guidelines Section 15091. Attachment B provides a table setting forth each mitigation measure listed in
the FEIR that is required to reduce a significant adverse imipact. Attachovent B 4lso specifies the agency
respensible for implementation of each measure and establishes monitoring actions and a monitoting
schedule. The full text of the mitigation measuresis set fotth in Attachment B.

Thiese findings are based upon substaritia} evidence in fhe entite récord before the Commission. The

referénces set forth in these fidings o certain pages or sections of the Draft Environmental Impact -

Report ("Draft EIR" or "DEIR") or the Responses to Comments (“RTC”") doeumient, with together
comprise the Final EIR, are for ease of reference and are not intended to provide an exhaustive list of the
evidence relied upon for these findings.

I, PROJECT DESCRIPTION AND PROCEDURAL BAGKGROUND
A. ijec:.t Description

The Project site consists of two parcels (Assessor’s Block 3506, Lot 002 [1500 Mission Street] anid Lot 003
[1580 Mission Streef]}}! Tocated on the-niorth side of Mission Sireet between 11tlv Streef to the east and
Soitth Van Ness Avente to the west, within San Franciseo’s South of Market {SoMa) nieighborhiood. The
Project site is located. within the Downtowm Area Plan and Market & Octavia Area Plan and is located
within the C-3-G' (Downtown Geieral Commercial) Use District; the Van Ness & Market Downtown
Residential Special Use District, and the 120/320-R-2, 85/250-1{«2, and. 85-X Elelght atwd Bulk Districts.

The Project site totals. 110,772 square feet (2.5 acres), and the, Iot is genezally flat. The site is a frapezoidal
shape with approxiiately 472 feet of frontage along Missior Street, 301 feet of frontage along-Sotth Van
Ness Avenue, and 275 feet of froptage along 11th Street. The northerm boundary of the site stretches for
321 feet abuiting an eight-stoty City office building that fronts onto South Van Ness Avenue, Market
Streetand 11% Street (One South Van Ness Avenue).

'The Project site is currenﬂy occapied by two existing buildings used by Goodwill Industries: a two-story,
approximately 30-foot-tall 29,000-square-foot building located-at 1580 Mission Street that was constructed
in 1997 and contains a Geodwill retail store on the ground level and offices above, and an approximately

57,000-square-foot, appreximately 28-foof-tall (mcludmg an approximately 97+foot-tall- clock tower), -

largely single-story warehouse building Jocated at 1500 Mission Street that was used until June 2016 by
Goodwill for processing donated items. The warehouse building at 1500 Mission Street has a basement
parking garage with approximately 110 public parking spaces (some of which are valet), and accessed
from an approximately 25-focf—wade curb cut on South Van Ness Avenue,

‘The Pro]ect sﬁe dlso contains approximately 25 surfdce parking spaces and six surface loading spaces,
accegsed from an approximately 46-foot-wide curb cut on Mission Street. The warehouse building; which
features an approximately 97-foot-tall clock tower atop the Missioni Street fagade, was.corstructed in 1925
for. the- White Motor Compsarty and renovated in 1941 for use as a. Coca-Cola bottling plant—n use that
conitinued. wuitil the 19802, The building located at 1580 Mission Street is less than 45 years of age and is
corisidered a ”Category C” propeity—Not a Hiistorical Resource, The warehotse building located at 1500

V'Some records rafer to the parcels as Lots 006 and 007,
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" Mission Streef has been determined individually eligible for the California Register of Historical
Resources and is constdered a “Categaty A” property ~Known Historical Resotirce.

The Project propeses to demolish he existing 1580 Mission Street bulldmg, to retain and rehabilitate a
portion of thie- existing 1500 Mission Street building and to démalish the remaining partiens on the 1500
Missivnt building and. censtrinct a mixed-use development with, two componerits: ari approximately
767,200-square-foot, 396-fdot-tall {416 feet to the top of the parapef) résidential and retail/restatrant
building at the corner of South Van Ness Avenue and Mission Steeef (“Retail/Residential Building”); and
an approximately 567,300-square-foot, 227-foot-tall (257 feet to the top of the parapet) office and permit
center building for the City and County of San Francisco (“City”) on 11th Street between Market and
Mission: Streets (“Office Building”) with a mid-rise podium extending west to South Van Ness Avenue,
The proposed Project includes a proposed Zoning Map amendment and Planning Code fext amendment
to credte the 1500 Mission Special Use District to sapersede the Van. Ness & Market Downtown
Residential Special Use District designation and a proposed ameridment to Planning Code Section 270
associated with bulk limitatioris, allowing for an exceedance of the current Height and Butk District
limitations, additional off-street parking, and office space above the fourth floor.

The pfoposed Residential/Retail Building will consist of a4 39-story residéritial apartmerit tower containihg
a maximum of 550 dwelling units: ovef approxitiately 38,000 gross square feet of giound floor
retail/restaurant space, and below grade parking for 308 vehicles and 247 bicycles. The proposed Office
Building will consist of a 16-story tower consisting of 464,000 gross square feet of office space containing
varioys City departments, a permit center and a childcare facility and below grade vehicle parkmg for
120 vehicles and.306 blcydes

B. Project Objectives

The City and County-of San Frarcisco Real Estate Division has developed the following objectives for the
proposed Office Building aspect of the Project:

y. Develop a new, seismically-soind, Class-A, LEED' Gold City office building of enough size to
dccommodate several interdependent City departments currently housed in disparate buildings
around the Civic Centter, into & single building to foster interagency cooperation, and located in
cJase proximity to mhass fransit, ’

»  Allow for poteritial fiture physical coririeetions fo the: pdsting City office building at Ope South Van
Ness Avenue by developing a new City offige building on an adjacent site.

»  Provide laxge office floor plates oni the lower levels of the building tb actommodate the specific
functional requiremetits of several essential services departments (San Francisco: Public Works,
Pepartoent of Buiiding Inspection, and. the Planning Department), ta allow for a one-stop permit
éenter, to centralize permitting functions for enhanced customer service and streamlined opetations
ort a single fleor.

»  Egsureenough-parking spaces are. provided to accomimodate vehicles tsed. by inspactors and other
City persornel who make off-site field trips, as well as parking for members of the: public visiting
the permit center and other City offices.

»  Caonstrugt shared conference, meetirig, taining, and boardreom facilities on the lower levels of the
building for use by accupants of thix office buildirig, ottier niearby City departments, and the public.

SAN FRANGISCO
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Provide and activate publicly-accessible gpen space aréas, inclading a mld-block Pedestuan
. connechcm, with regulat civic programming and other public events.

Provide an early childeare facility primarily for use by Cify employees.

Gobdwill SF Urban Developrnent, LLC has developed-the following, objeetiv-;es fr the proposed
" Retail/Residential Building aspect of the Project:

r

Redevelop a farge-underused siteat a prominent location in the downtown avea that will serve asan

icanie addition to the City’s skyline and a gateway to the Civic Center and that will include a range
of residential ynit types and neighborhood serving retail uses. :

Build a substanitial number of dwelling units on the site, includirig 20 percent to be affordable to
residents eathing a maximum of 50 percent of the dverage median income, to contribute to the City’s
Genergl Plin Housing Element goals, and the Association of Bay Area Governments’ Regional
Hblfi'sing Needs Allocation for-the City.

Assist the City in fulfilling its objectives associated with fhié construction of a new City office
huiflding and one-stop permit center on a portion of the site not develpped with residential and retail
uses and that can be subdivided as a separate legal parcel and conveyed to the City,

Create & inited-usg préjeqt generally consistent with the land use, housing, open space and otfer
objectives and policies of the Market & Octavia Ared Plan.

Provide commercial retail spdce of suffitfent size to atract nejghborhood-serving retail and personal
services that-are not currently offered in the immediate vicinity for project residents, area residents,
and the public, such as one or moterestaurants and a market..

Retain poIﬁth of the former Caca—Cola Bettling Co, building, including the original clock tower and
elements of the facades along Mission and 11th Streets that confribute to the Streamhne Moderne
character-defining features of the buflding,

Devalop a profect that is economically feasible, able to attract equity and debt financmg! and that
will create a reasonable financial return to the pm]ect sponsor.

C. Proj e:ct' App rovals

The Project requires the fallowing Board of SBupervisors approvals:

’.

Zpning Map amendments to change the site’s height and bulk district designations and fo add the
newly created 1500 Mission Special Use District, and General Plan amendments to amend Map 3
(height districts) of the Market & Octavia Area Plan and Map 5 (height and-bulk districts) of the
Downtown Plan

thnmg Code. arnendments fo tteate the 1500 Mission Special Use Distritt, whiich would supetsede
the project site’s current Van Mess & Market Downtown Residential Special Use District, to permit
office uses on the ground floor and above the fourth floor and allow parkmg for the City’s fleet
vehicles, and to amend Section 270 regardirig bulk Jimits by creating a new Subsection 270(g) A
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Raiffication of the City’s conditiopal agreement to purchiase the office building component

Appravals for constraction within the publi¢ right-of-way {e.g., sidewalk wind sereens and benches)
on Mission and 11#h Street and Sojtth Van Ness Avene.

The Project requires the following Planting Commission apprpvais: :

»

¥

Certification of the Final EIR

Zoning Map amendments to change the site’s height and bulk district designations and to add the
newly created 1500 Mission Special Use District, and General Plan amendments to. amend Map 3
{height districts) of the Market & Octavia Area ‘Plan and Map 5 {height and bulk districts) of the
Downtown Plan (recommendatlon to the. Board of Supervxsors)

Planning Cote amiendmients o create the: 1500 Mission Special Use District, which would supersede

- the projett site’s current Van Ness & Market Downtown Residential Special Use Disirict, o permit

office uses on the ground floor and above the fourth fleor and allow parking for the City’s fleet
vehicles, -and to amend Bection 270 regarding bulk limits by creating a mew Subsection 270(g)
{recommendation to the Board of Supervisors)

Downtown PEroject Authorization (Planming Code Section309), including exceptions to the
reguirement to eliminate existing and new exceedances of the pedestrian wind comfort criterion of
Section 148, and the requirement for off-street freight-loading ‘spaces for the residential building of
Sectmn 152.1 (four spaces required, three proposed)

Find;ings, upon the recommiendation of the Recreation and Park General Mamager and/for
Cenmrnission, that new shadow weald not advetsely affect public open spaces under Recreation and
Park: Commission jurisdiction (Plartning Code Section 295)

Actions by Other City Departiirents and State Agencies

¥

»

‘SAN FRENO0ISO0
PEANM

Demolition, grading, buildingand eccapancy permits (Depattmert of Building Insﬁection)

Appraval of lot merger and subdivision applications; minor or major streef encroachment permits
for .construction within the public right-of-way (e:g,, wind eanopy, sidewalk wind screens and
benches) on Mission and 11th Street and on South Van Ness Avenue (San Francisco Public Works)

Approval of placement of bicycle racks on the sidewalk and other sidewalk improvements; approval
of construction within the public right of way; approval of the on-street commiercial (yellow zore)
and passenger (whife zone) loading spaces proposed on South Van Ness Avenue and on 11th Street
(San Francisco Municipal Transportation Agency)

Approval of sewer connections, relocations and changes; apptoval of Erosion and Sediment Coritrol
Plan; approval of post-construction stormwater design giidelines (San Francisco Public Utilities

Comnission)-

Deterraination and recoxmngndation to-the Planning Commission that shadow would not adversely
afféct open spaces under Commission ]unsdmtion (San Prantisco Recreation and Park ComImSSion)
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b Approval of Enhanced Ventilationt Proposal, as well as Dust Control Plan for eonstruction-period
activities (San Frandsco Department of Public Heslth) :

¥ Isstance of permits for installation and operation of emergency generator (Bay Area Air Quality
Management District) :

D. E‘nvi'mnmental Review

The Project Sponsor submitted an Fnwironmental Evaluation Application: for the Project on October 14,
2014, -On May 13; 2015, the Department published a Notice of Preparation of Environmiental Tmpact
Repoit arid Notice of Public Scoping Meeting (“NOP”). Publication of the NOP initiated a 30-day public
review and comirient period that begart on May 13, 2015 and ended on June 15, 2015. On June 2, 2015, the
Departmerit held a piiblic scoping meeting regarding the Project.

On November 9, 2016, the Department published the Draft Environmental Impact Report {hereinafter
"DEIR®), inchiding the Tnitial Study {*I5”), 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
Planhing Comumission public hearmg on the DEIR; this notice was miailed to the Department's list of
persons requesting such notice.

Notices of availability of the DEIR and of the date and time of the public hearing ‘were pésted near the
Project Site by thie Froject Sponsor on Novemiber 9, 2016.

On November 9, 2016; éopies of the ﬁEIR were inailed of otherwise delivered to a list af persors
requesting it, to those noted. ori the distribution list in the DEIR, to adjacent propesty ownets, and ta
gcvm‘nment agenicies, the latter both directly and throtigh the State Clearinghouse,

Notice of Completion wag filed with the State Secretary of Resources via the State Clearinghause on
November 9, 2016.

The ‘Commigsion held a duly advertised public hearing on the DEIR on December 15, 2016, at which
opportunify for public comment was given, and public comment was received on the DEIR. The perjod
for cortimieniting. on the EIR ended on Januaty 4, 2017.

The Department prepared resporises to comments on envuonmEmta] issues received doring e 45 day
public review period for the DEIR; prépared tevisions to the text of the DEIR in response to comménts
recefved of based on additiorial information that became available during the public réview period, and
corrected clerical errors in the DEIR. This material was presented in a Responses to Comments documnient,
published on March 8, 2017, distributed to the Comumission and all parties who commented on the DEIR,
and made available to others upon request at the Departiment.

A Final Environmental Impact Report (hereinafter “FEIR") has been prepared by the Department,
consisting of the DEIR, any consultafions and comments received during the review process, any
additional information that became available, and the Responses to Comments document all as required -
by law. The IS is mcluded as Appendix-A to the DEIR and is incorporated by refererice thereto.

Profect EIR files have been made mvailable for review by the Comission and the public. These files are

available for public review at the Department at 1650 MJssmn Street, Stite 400, and are part of the récord
before the Commission.
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On March 23, 2017, the. Commission reviewed and .considered the FEIR and found that the contents of
said report and the procedures through which the FEIR was prepared, publicized, and reviewed comply
with the provisions of CEQA, the CEQA Guidelines, and Chapter 31 of the San Francisco. Administrative
Code. The FEIR was certified by the Commission on March 23, 2017 by adoption of its Motion No, [ ].-

E. Content and Location of Record

The record ‘upont whicty all fmdmgs and deterrmnations related to the adophon of the proposed Project
are'based include the following:

« . The FEIR, and all dogumenis referencéd fn-or relied upon byﬁ;e FEIR, including the IS;

« All informatien (including writteri évidence and testimiony) provided by City staff to the °
Flanning Commission relating to the FEIR, the proposed approvals and entitlements, the
Project, and the alternatives set forth in the FEIR;

- .All information (mcludmg wiitten evidence and testimony) presented to the Planning
Commission by the envirorimental consultant and subconsultants who prepared the FEIR, or
iricorperated info reports presented fo the Planning Commission;

» Allinformation (induding written evidence and testimony) presented to the City fmm other
public agericies relatitig to the project or the FEIR;

» All applications, letters, testimony, and presentations presented to the City by the Project
Sponsor and its consnltants in connection with thie Project;

o Al Infoxmafion {ndiding wmten evidence and testimony) presented at ary publichearing
or warkshop related to the Project and the EIR; '

». The MMRP; and,

s Allother dotuments comprisingthe fecord pursuant to Public Resources Code Section
I1167.6(8). ’

The public heating tramscripts and audio files, a copy of all letters regarding the FEIR received during the
public review period, the administrative tecord, and background doctimentation for the FEIR are located
at the Planning Department, 1650 Mission Street, 4th Floor, San Francisco. The Planning Departmient,
Jonis P. Jonin, is the custodian of thése documients and materials.

F. Findings about Environmental Impacts and Mitigation Measures
The following Sections IL, Il and TV set forth the Commission’s findings ahout the ?EIR’S determinations

regarding significant environmental impacts and the mitigation. measures. proposed to address. them.
These findings provide the written analysis and conclusions of the Commission regarding the

environmental impdcts of the Project and the mitigation measures included as part of the FEIR and -

adopted by the Comumission as part of the Project. To avoid duplication and redundancy, and because
the Commission agrees with, and hereby adopts, the conclusions in the FEIR, these findings will not
repedt, the analysis andl conclusions in the FEIR but instead mcorporate them by reference and rely upon
them as substantial evidence supporting these findings.
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In making these finditigs, the Comisission has censidered the opinions of staff and experts, other
agericies; and menibérs of fhe public; Theé Cominission finds that (i) the deteimination. of significance
thresholds i judgment decision within the discretion of the City and County of San Franicisco; (i) the
significance thresholds used in the FEIR are: supported by substantial evidence in the record, including
the expert opinion of the FEIR preparers. and City staff; and (ifl) the significance thresholds used in the
FEIR provide reasonable and appropriate means of assessing the- significance of the adverse
environmiental effects of the Project. Thus, although, as a legal matter, the Commissjon is not bound by
the significaiice determinations in the FPEIR (see Public Resources Code, Section 210822, subdivision (e)),
* ‘the Commission finds them: persuasive and hereby adopts them as its own.

These findings do not attempt to describe the full analysisof each environmental impsef containgd in-the
FER. Insteatl, a full explanation of fhese envirormental findings and conclustols can be foid in the
FEIR, and these findihgs hereby incorporate by reference the discussion and analysis i the FEIR
supporting the determiriation tegarding the project impact and mitigation messures designed to address

" those imipacts.. In ‘meking ‘these findings; the Commissiont ratifies, adopts and incorporates in these
findings the detertninations and conclnsions of the FEIR relating to environmental impacts and
mitigation meastires, except to the extent any-such determinations and conclusions ate specifically and
expressly modified by these firdings, and relies upon them as substantial evidence supporting these
findings.

As'set forth below, the-Commissfori adopts and incorporates the mitigation measures set forth in the
FEIR, which are-set forth in the attached MMRP, ta reduce the significant and unavoidable impacts of the
Project- The Commission intends to adoght the mitigation measures proposed in thie FEIR. Accordmgly,
the. event a mitigation measure recomimetided in the FEIR has fnadvertenfly been omitted in these
findings or the MMRP, such mitigation measure is hereby adopted. and incorporated in the findings
below by reference. I addition, in the event the langutage describing: a mitigation mieasute set forth in
these findings or fhe MMRF fails to accurately reflect:the mitigation meastires in the FEIR due to 4 clerical
erfor, the Janguage of the policies and implementation measures. as set forth in the FEIR shall control
The impact numbers and rhitigation measure numbers used it these findings refleét the. information
contairied inthe FEIR

In-Sections I, IIf and IV below, the same findings are made for 4 category ©f environmenital impacts and
mitigation measures. Rather than repeat the identtical finding to address-#ach and every significant effect

_and mitigation measure, the injtial findfig ebviates the need for such repefition because it no instance is
the Corimission rejecting the conclusions of the FEIR or the mitigation measures recommended in the
FEIR for-the Praject,

These findings are based upon substantial evidence in the entire record hefore the Planning Commission.
The references set forth in these findings to certain pages or sections of the EIR or responses to comments
in-the Binal BIR are for ease of reference and are not mtended to provide an exhaustive list of the evidence
relied upon for these findings,

lI. LESS-THAN-SIGNIFICANT IMPACTS
THe FEIR finds that implementation of the Projert would resuilt in Igss-than-significant inpacts or less-
than-significint iimpacts with mitigation in the following environmental topic areas: Land Use and. Land

Use Planning, Population and Housing, Noise, Greenhouse Gas Emissions, Recreation, Utilities and
Services Systems, Publie Services, Biological Resources, Geology and Soils, Hydrology and Water
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Quality, Hazards and Hazardous Materlals Minetal and Energy Resources, and Agrictlture and Forest
Resources.

Notet Senate Bill (SBj 743 became effective on Jarivary 1, 2014. Among, other things, SB 743 added §21099
to tie Public Resouzces Code and eliminated the reguirement to analyze desthetics and parking impacts:

for certain wban fintill projects under CEQA. The proposed Project meets the definition of a mixed-use

tesidential project on an infill site within a transit priority area as specified by Public Resources Code §
21099. Accordingly, the FEIR did not discuss the topic of Aesthetics, which are rio longer considered in
determiniing theé sigriificance of the proposed Project’s physical environiental effects under CEQA, The
FEIR nivnetheless provided visual simulations for informationa] purposes. Similarly, the FEIR ingluded a
discussion of parking: for informatiorial purrposés, This mformatmn, however, did it felate to the
sxgnifmance determinations in the FEIR.

Iif, FINDINGS OF SIGNIFICANT IMPACTS THAT CAN BE AVOIDED OR REDUCED TO A LESS-THAN-
SIGNIFICANT LEVEL THROUGH MITIGATION AND THE DISPOSITION OF THE MITIGATION
MEASURES

CEQA requires agencles to adopt mitigation measures that would aveid or substantlaily lessen a profect’s
identified significant impacts or potential significant impacts if such measures are feasible. The findings
in this section concern 16 potential impacts and mitigation measures proposed in the. IS and/or FEIR.
‘These Imhgahonmeasures are included in the MMRP, A copy of the MMRP is included as Attachment B
10 the Planhning Commissfon Motion adopting these-findings.

The Project Sponsor has agrezd to fmplemant the following mitigation measures to address the potential
enltural tesqurces, transportation and clreulation, air quality, noise, geology and soils, and hazards and
hazardoirs materials impacts identified in the IS and/dr FEIR. As anthorized by CEQA Section 21081 and
CEQA Guidelifies Section 15091, 15092, and. 15093, based on substanitial evidence in the whole record of
this proceeding, the Planning Commission finds that, tinless otherwise sfated, the Project will be required

to ficorporate mitigation measures identified in the IS and/or FEIR into the Project to mitigate or t6 avoid

significant or potentially significant envirormental impacts, Excépt as atherwise noted, these mitigation
meagstures will xeduce or avoid the potentially significant impacts described i the I8 and/or Final EIR, and
the Comumission, firids that these mitigation measures are feasible to implement and are within the
responsibility and jurisdiction of the City and County of San Francisco to implement or enforce,

Additionally, the required mitigation measures are fully enforceable and are included as conditions of

approval in the Planning Conmnission’s Downtown Project Authorization undet Planning Code Section
309 and also will be enforced through conditions of approvel in any building permits issued for the
Project by the San Francisco Department of Building Inspection. Witk the requited mitigation measures,
fhigse Project impacts would be avoided or reduced to a less-than-significant level. The Plannirig
Comimission finds that thé mitigation measures presented in the MMRP are feasible and shall be adopted
as conditions of pro]ect approval.

The following mitigation measures would be quu%r:ed to reduce 16 impacts identified in the Initial Study
and/or FEIR to a lesg-than-significant level: :
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Impacts ta Culh.tral Resources

hnpa¢k CR-4: The pfopesed Pro;ect could canise a substantial adverse change in the szgmﬁcance
of an ancheologica] resourcé pitrsuant. to Séction T5064.5(6). With mlplementahon of Mitigation
Measure M-CR-4 (Archeological Testing Progtam), Impact CR4 is teduced to a less-than:
significant level. ~

Tmpact TR-5: The propnsed Project could result in a substantial adyerse change in the
significance of a tribal cultural resource. With implementation of Mitigation Measure M-CR-5
{Txibal Cultural Resources Inferpretive Program), Impact CR-5 is reduced to a Iess-than-
significant level.

Impact CR-6: The proposed Project could chsturh human remains, induding those interred
outgide of formal cemeteries. “'With 1mp1ementatwn of Ivnhgahon Measure M-CR-6 (Inadvertent
Discovery of Human Remains), Impact CR-6 is reduced to a less-than-significant level.

Tmpacts to Transportation and Cireulation

-

Impact TR-3: The proposed Project could rause-a substantial increase in delays or 0peratmg costs
such that significant adverse impacts to loeal or regional transit service could oceur. With

" implemetitation of Mitigation Measure M-TR-3 (Avpidance of Conflicts Assaciated with On-Site

Loading Opetations), Impact TR-3 is reduced to a less-than-significant level,
Empact TR~ The proposed Project could create potential hazardous conditionsfor pedestrians,
ared otherwise interfere with pedestrian accessibility to the site and adjoining areas. ‘With
1mplementahon of Mitigation Measure M-TR-3 (Avoidance of Conflicts' Assaciated with On-Site
Loading’ Operahons) Jmpact TR~ is reduced to a less-than-significarit level. -
TImipaet TR-5: The proposed Project could result in potenhally hazardoits coniditions for bieyclists,
or othgrwise substantially interfere with bicycle accessibility to the sife and adjoining areas, With
jmplerentation of Mitigation Measure M-TR-3 (Avoidance of Conflicts Associated with, On-Site
Loadirg Operations), Inipact TR-5 is reduiced to a less-than-significant level.

Jmpact TR-6: The proposed Project coilld create potentially hazardous conditions or sigmﬁcant

delays for traffic, transit, bicydlists, ot pedestrians associated with loading activities. Wifk
tmplementation of Mitigation Measure M-TR-3 {Avoidance of Conflicts: Associated with On-Site
‘Loading Operations), Impact TR-6 is reduced to a less-than-significant level.

Impact C-TR-5: The proposed Project, in. combination with other past, present, and rédsonably
foreseeable future projects, could result in-comulative bicycle impacts. With implementation of
Mitigation Measure M-TR-3 (Avoidance of Conflicts Associated with On-Site Loading
Operations), Impact-C-TR-5 is reduced to a less-than-significant level.

Impacts fo Air Quality

Impact AQ-3: The Proposed Project wonild generate toxiz air contaminants, including diesel
particulate mutter, exposing sensitive receptors to substantial air poltutant concentrations. With
implementation of Mitigation Measure M-AQ-8a (Construction Air Quality) and Mitigation
Measure: M-AQ-3b (Diesel Generator Speufxcaﬁcns), Impact AQ-3 is reduced to a 1ess«than
significant level.

Impact C-AQ-2: The'proposed Project could result in a eonsiderable contribution to cumulative
increases in short- and long-term exposures. fo toxie air contaminants. With implementation of
Mitigation Measure M-AQ-3a {Construction Air Quality) and Mitigation Measure M-AQ-3b
{Diesel Generator Speacifications), Impact C-AQ-2 is reduced t0 a less-than-significant level.
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Iimpacts to Noise

® Tmpact NO-2 The pioposed Project could result ift 4 substantial temporary or periodic increase
in ambient noise and vibration in the project vicinify above levels existing without the Project
during construction. With implementation of Mitigation Measure M-NO-2 (Construchon Related
Noise Reduttion), Impact NO-2 is reduced to a less<than-significant level.

« TImpact G-NO-1: The proposed Project, in combination with past, present, and reasonably
foreseeable future projects, could result in a considerable contribution to cumulative impacts
relater] to constriiction noise, With implementation of Mitigation Measure M-NO-2 (Constructmn
Related Noise Reduction), Impact C-NO-1 is reduced to a less-than-significant level.

[mp:tctb‘:vko Geology and Soils
- Impact GE-6: The proposed Project could directly ox indirectly destroy a unique paleontological
respurce or site or unique geologia feature. With implementation of Mitigation Measure M-GE-6
(Inadvertent Discovery of Paleontological Resotirces), Impact GE-6 i reduced to a less-than-
sigritficant level.
Tmpacts to Hazatds aind, Hazardous Materfals

» Tmpact HZ2: The proposed Project could create a significant hazard to the public or the

‘envirpnment tbxeugh reasqnably foreseeabler condifions fnvolving the release of hezardous.

materials into the environment. With. implementation of Mitigation Measure M-HZ-2
(Hazardous Building Materials Abatement),. Impact HZ-2 is reduced to a less-thap-significant

o Jevel.

« Impact HZ-3: The proposed Exolect could emit hazardous emissions. or handle hazardous or
acutely hazardous' inateridls, substances, or waste within a quarter-mile of an existing or
proposed school. With implementation of Mitigation Measure M-FiZ-2 (Hazardous Building
Materjals Abatément), Impact HZ-3 is reduced to a 1ess~than—s1gmf1cant level.

" »  Impact C-HZ:1: The proposed Project, in combination with past, present, and ‘reasonably
foreseeable futnre projects, coutld result in a considerable contribution fo cumulative impacts
related te hazardoys materials. With implemerttation of Mitigation Measure M-HZ-2 (Hazardous
Building Materfals Abatemen), fmpact C-HZ-1sreduced to a less-than-significant leve'l.

IV.. SIGNIFICANT IMPACTS THAT CANNOT- BE AVOIDED OR REDUCED TO-A LESS-THAN-
SIGNIFICANT LEVEL

Based on substanfial evidence iri the whole record of these proceedings, the Planning Commission finds
that there.are significant preject-specific and eumulative fmpacts that would not be eliminated or reduced

to an insignificant level by the mitigation measures listed in the MMRP. The FEIR identifies one -

significant and unavoidable impact on cultural resources, and one significarit and unavoidable impact on
trangportation and circulation, The FEIR also identifies that cumulative wind conditions would be
altered. ifr a mariniet that substantially affects the use of public areas in the vicinity and that cumulative
shaidow conditions on a park or open space under ttie jurisdiction 6f the Recreation and Park Department
would be substantially affected; however, the FEIR concludes that the Project’s contribution is not
cumulatively considerable and therefore the Project’s cumulative wind and shadew impacts are- less than

mgmﬁcant
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The Planniig Commission further finds based on the analysis contained within the FEIR, ottier
- considerations in the record, and the significance criteria identified in thé FEIR, that feasible mitigation
measures are not available to reduce the significant Project impacts to less-than-significant levels, and
thus those fmpacts remain significant and unavoidable; The Commission also finds that, although
meastres were considered in the FEIR that could rednce some significant impacis, certain measures, as
* described in this Section IV below, are infeasible for reasons set forth below, and therefore those impacts
rérmain significant-and unavoidable or potentially significant and umavoidable.

Thus, the following significant impacts on the environmient, as reflected fn the FEIR, are unavoidable.
Biit, -as. more fully explaihed in Sectiofi VI, below, under Public Resources Code Section 21081(a)(3) and
(b); and CEQA Guidelines 15091(a)(3), 15052(b){2)(B), and 15093, the Planning Comnission. finds. that
these impacts are acéeptable for the legal, environmental, ecoriomid, sodial, technelogical and other
benefits of the Project, Thiis finding is supported by substantial evidence in the record of this proceedirig,

The FEIR identifies, the follow}ng impacts for which rio feasible mitigation measures were identified that
would reduce these impacts to a less fhan significant Jevel:

Xinpacts {6 Ciutbural Resources - Impaet CR-2

The proposed Project would deriolish most of the historic 1500 Missioni Street building, which would -

cause: a substantial adlverse change in the significance of a historical resource, a5 defined in CEQA
Guidelines Section 15064.5(b). No feasible mitigation meastives were identified fhat would reduce this
impact to a less than significant level after consideration of several potential mitigation measures. The
Project Spongor has agreed te implement four mitigation measures, as follows:

Mitigation Measure M-CR-2a (Docnmentatipn);

Mitigation Measure M-CR-2b (Historic Preservation Planarid Protective Measures);
" Mitigation Meastre M-CR-2¢(Video Recordation of the Historie Resource);

Miligation Measure M-CR-2d (Historic Resource Interpretation)

. 5 8

The Commission finds that, for the redsons set forth it the FEIR, although implerheritation of Mitigation
Measures M-UR-2a, M-CR-Zb, M-CR-2¢ ard M-CR-2d would rednce the cultural resoutces impact of
demolition of the 1500 Mission Street building, this impact would nevettheless remain significant and
tnavojdable. .

Tmpacts to Transportation and Cireulation — Impact C-TR-8

The proposed Froject, combined with. past, present; andfeasonably foreseeable future projects, would
conitibate considerably to- significant cumulative constrichon-related transportation impacts. No
feasible mitigation measures were identified that would reduce this impact to a less than significant level
after consideration of severdl potential mltxgaﬁon measures. The Pxoyect Sponsor has agreed to
“impleient onie nuhgaﬁon measure, as follows:.

& Mitigation Meastre M-C-TR-8 (Construetion Coordination)

§ ¢ : '
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The Commission finrds that, for the reasons set forth jn the FEIR, although implementation of Mitigation
Measure M-C-TR-8 ‘wonld zeduce the cumulative iransportation arid circulation impact of the
constriction phase of the Project, this impact would neyertheless remain significant and unavoidable.

V. EVALUATION OF PROJECT ALTERNATIVES:
A. Alfernatives Analyzed in the FEIR

This section deseribes the alternatives analyzed in the Project FEIR and the reasens for rejecting the
alternatives as infeasibla, CEQA mandates that sn EIR evaluate a ressonable range of altermatives 16 the
Project or fhe Project lacation that generally reduce of avoid potentially significant impacts of the Project.
CEQA tequires that evety EIR also évaluate a “No Project” alternative: Alternatives provide a basis of
comparison fo.the Project in terms of their significant impacts and their ability to meet profect dbjectives,
This comparative analysis is used to consider reasonable, potentially. feasible options for minimizing
environmental cohsequences of the Project:

The Planning Departmetit consideted a range of alternatives in Chapter IV of the FEIR. The FEIR.
analyzed the No Project Alternative, the Partial Preservation Alternative, the Full Preservation
Alternative, and the All Residential Altemaﬁve. Eacli glternative is discussed -and analyzed in these
findings, in addition io being analyzed i Chapter IV of the FEIR. The Plarming Commission certifies that
it has indgpendexitly revigwed and considered the infortiation o the alternatives pravided in the FEIR
and inh-the record. The FEIR reflects the Planning Comnission’s and, the City’s indspendent judgment as
to the: alternatives. The Planning Cominission finds that the Project provides fhie best balance between
satisfachiori of Project objectives and mitigation of envuonmental impagcts to the extent feaslble, as.
described and snalyzed in the FEIR.

B. Reasons for Approving the Project
Retail/Résidential Building Cémponent-

» To redévelop a large undernsed site ati a prominent Iocation in the dowritown area that will serve as

an icoriic addition to the City’s skyline anid a gdteway to the, Civic Centef and that will include a -

rafige of residential vnit types and nefghborhpod serving refail uses,

¥ Ta assist the City with the construction of a new City office building and one-stop permit.center on a
portion of the site nét developed with residential and retall uses-and that can be subdivided as 2
separate legal parcel and conveyed to the City.

¥ To build & substantlal niymber of residential dwelling units an the site to contiibufe to the City's
General Plan Housirig Element goals and ABAG's Regional Housing Needs Allocation for the City
and County of San Francisco:

¥ Tncreatea mixed-use project generally consistent withi-the land use, housing, open space and other
objedtives and policies of the Market & Octavia Area Plan,

snnm CIS60
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» To provide comimercial retail space of sufficient size to attract neighborhood-serving retail and
personal services that ate not cirrently offered i the immediate vicinity for projec residents, area
tresidents, and the public, such as one or more restaurants and a market.

» To retain portions of the former Coea-Cola Bottling Co. building, indluding the original clock tower
and elements of the facades along Mission and 1lth Streets that contribute to the Streamline
Moderne character—deﬁmng features of the building.

City Office Building Component .

y To develop & new, 's_eisnﬁcallyfsbund, Class-A, TEED Gold City office building of enough size to
' aceommodate several interdependent City departments curreritly housed in disparate buildings
. around the Civic Center; into a single building to foster interagency cooperation, and located in

.close proxirnity-to mass transit..

¥ To allow for d one-stop permit cenfer to cenfralize permitting functions for enhanced customer
© service and streamlined 'qperations on asingle floor.

¥  To construct shared conference, meeting, training, and boardroom facilities-on the lower levels of the
building for use by occupants of the office buﬂdmg, other nearby City departments; and the public,

» To provide and acfivate publicl-accessible opeti space. areas, including & mid-block pedestrian
" eonmection, with regular civic programming arid ofher public.events. : 4

¥ To provide ar early ehildeare facility primarily for use by City- err;,pIq.yees_.‘
C. Evaluation of Project Alternafives
CEQA provides thiat alternatives analyzed jri an EIR may be regjected i “specific ecomomit, legal, social,

technological, or other considerations, including provision of employment opporturijties for highly
trained workers, make inféasible . .. the project alteihatives identified in the EIR.” (CEQA Guideliries

§ 15091(a)(3).) The Commission has reviewed edch of thie alternatives to the Project as described in the .

FEIR that wauld reduce or avoid. the impacts of the Projec_t-_é_lnd finds that there is-substantial evidence of
specific econernic; legal, social, technological ard dther considetations that make these Alternatives
infeasible, for the reasons set forth below.

In making these determinations, the Planning Commission {s aware that CEQA defines “feasibility” to
mean. “capable of being accomplished in a successful manner within a reasonable period of time, taking
inte account economic, environmental, social, legal, and technological factors.” The Commissiori is also
aware: that under CEQA case law the concept of “feasibility” encompasses (i) the question of whether a
particular alternative promotes the underlying goals and objectives of a project, and (i) the question of
whether an alternative is “desirable” from a policy standpoint to the extent that desirability is based on a
reasonable balancmg of the relevant economic, environmental, soc1al legal, and techmological factors.

Three alternatives were corisideréd as part of thie FEIR's overdll alternatives analysis, but ultimately
relepted from detailed analysis, Those alternatives areas follows:

(NCISDO
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_ e Off-gite Alternative, This altemahve was rejected because the Project sponsor does not have
© onitrol of another site that would be of sufficient size to: develop a mixed-use project with the
infensiffes and mix of uses that would be necessary to achieve most of the basic Project objectives.

»  Codé Compliant.Alternative. An alternative that would consider project development of the site
cotnpliont with- the site’s existing Height and Bulk districts was not considered for further
analysis becduse éxigtihg zonihg would not meet most of the basic project objectives, nor wouild it
address several ottier City poliey objectives, nor would it comply with the Planning Code.

» ‘Phased ConstrocHion Alternative, An alternative that would stagger the construction of this
project as well -as the construction of curnulative projects within. the cummlative environment
(825 mile) was rejected as such a requirement would beinfeasible.

The following alternatives were fully considered and compared in the FEIR:

1. No Project Alternative

Under the No Project Alternative, the Project Site would foreseeably remain in its existing condition, The
buildings on the project site would not be altered, and the proposed 1,334,500 combined square feet of
residential, office, retail, open, space, and supporting uses would not be canstricted. While Goodwill
Indiisteies would no lotiger uge the site, the site could be occupied with similar uses of office, retail and
warghouse ses. The two-story, 29,000-square-foot buildinig located at 1580 Mission Stieef wonuld remain
as retail uges on the ground level with: offices above; and thie approgimately 57,000-square-foot, laxgely
single-story building at. 1300 Mission Street would continue to be used as a warehouse. Building heights
on the site wonld not b incteased and pubhc parking would also remajn unaltered.

This alternative would net preclude development of another prclect on the project site shiould such a
proposal be put forth. by the project sponsor or another entity. However, it would be speculative to set
forth such dn alternative project at this ime.

The Planning Cém‘inission Tejects thie No deject Alfernative as infeasible becausa it would fail to meet the
Project Dbjectives and the City’s pelicy objectives for the following reasoris;

1) The No Pioject Altemitive world notmeet any of the Pibjec‘t Sponsor’s:or City's objectives;

2) The Nd Project Alternative would be inconsisterit with key goals of the General Plan with respect
to hotsirig production. With ho new honsing ¢reated here and rio construction, the No Project
Alterpative would not iicrease the City’s housing stock of both market rate and affordable
housing, would not create new job apporhmitles for constructon workers, and would not

_ expand the City’s propexty tax base.

3) The No Profect Alfernative would leave the Pioject Site physically unchanged, and fhus would -

not achieve any of the objectives regarding the redevelopment of a large underutilized site
(primarily vonsisting of obsolete warehouses and a surface parking lot), creation of a mixed-use
project that provides a substantial number of new residential dwelling urits end affordable
housing, and creation of a City office building in immediate proximity to mass transit and
existing City offices and services in the Civic Center.

SANFRANGISC ’
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For the foregoing reasons, the Plarring Commission rejects the Na Project Alternative as mfeasibla

2. Partial Preservation Alternative

The Partial Preservation Alterhative would deVelop 4 similar pmgnam to that.of the propased Project, but
would retain the entirety of both the Mission Street and 11th Street facades of the 1500 Mission Street
building as part of the office space developihent, The approximately 42,000 square foot permit center
would bie housed within the ground floor of the existing buildirig. The Pariial Presetvation Alternative
would maintain most of. the exterior character-defining features of the existing building.

The Parfial Preservation Alternafive would provide a residential and retail/restaurarit component on a
reduced footprint, as compared to the proposed project; and the 1500 Mission Street building would be

refained along the entire length of its Mission and 11th Street facades. The residential tower would.
remain at the same location as under the proposed project, at the corner of Mission Street and South Van |

Ness Avernte; but the 10-story podium would not extend as far to the east of the 39-story tower as.under
the proposed project. This alternative would include approximately 511,500 square feet of residential
space for 468 residential units, 82 units (15 percent) fewer than with the proposed. project, and would
provide approximately 35,900 square feet of retail/restaurant space (nearly 9,700 square feet of which
would be restaurant),. approximately 2,100 square feet (six percent) less than with the project. For the
office.tower, a new secongd story, set back approximately 38 feet from the Mission Street fagade, would be
added directly behind the clock tower of the 1500 Mission Street building.

‘The office tower would ‘then step up to seven, stories behind, the portion of the existing building that
would be retained, af a distance of approximatety 110 feet from the Mission Sireet facade (90 feet froi the
rear elevation of the clock tower), and then up to 16 stories at the rear of the building. The new tower
woiild be setback approximately 29 feet from the existing 11th Streét facade. As with the proposed
project, this alteinative would also provide an approximately 4,400-square-foot childcare facility. This
alternative would provide approximately 455,600 square feet of office space, or 5800square feet
‘(orie percent) more. than with the project, micluding the permit center within the retained 1500 Mission
Street building. Accéss to below-grade parking, which would contain 332 parking spaces (21. percent
fewer parking spacés than the proposed project), would be provided via two ramps accessible from 11th
Street—one for the office and permit cériter component at the northeast corner of the project site and orie
for the residéntial anid retail/restaurant component Jocated four bays south of the office and permit center
ramp. - ‘ :

. This alternafive would reduce but not eliminate the significant and unavoidable impaets on historical
resources-and transportation and circulation. Additionally, this alternative meets many but not all of the
Project Sponsor’s and City’s objectives. Specifically, while' this alternative provides thie ability to
redevelop the underutilized site, it reduces the number of residential units by 16% and the
retaﬂ/restaurﬁnt space by 6%.

The Planning Cofnmissicn rejects the Partial Preservatxon Alternative as infeasible because it would not
eliminate any of the significant unayoidable ndividual impacts of the proposed Project and it would not
meet the Project Objectives ‘or City policy objectives for reasonis. mcludmg, but not limited to, the
following: ,

1)  The Partial Preservation Alternative would Jimit the Project to 468 dwelling units; whereas the
proposed Project would. provide up to 550 units o the City’s housing stock and maximize the
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-creation of new residential units, The City’s important policy objective as expressed in Policy

2)

)

4)

1.1 of the Housing Elemerit of the General Plan is t increase the housing stock whenever
possible to address 4 shortage of housing in the City.

Thé Partial Preservation Alterhative would alss Tinit the Projeet to 94 total affordable wnits; -

whereas the proposed Project would provide up to 110 affordable units to the City's stock of
affordable housing dnd contribute t6 the City's Inclusiohaty Housing Program, The City’s
important policy objective as expressed in Policy 1.1 of the Housing Element of the General
Plan 15 to increase the affordable housing stock whenever possible to address a shortage of
housing in the City.

The Pattial Preservation Alternative would créate a project that-would not fully utilize this site
for housing production, thereby not fully satisfying General Plan policies such as Housing
Element Policies' 1.1 and 1.4, among others. The alternative would not further the City's
housing policies to create more housirg, particdarly affordable housing opportunities as well
as the proposed Project does, and would not remove 4l significant unavailable impacts.

Construction of the Parfial Preservation Alternative would he more complicated, less efficient
and more expensive to construct than the Proposed Project for the following reasors:

» The Partial Preservatiort. Alternative results in a significantly lower housing unit count due
to this reduced residential footprint.

»  The reduced residential footprint alsd creates much less efficient residential floor plates, as
the highly efficient Mission Street podium wihg would be removed from the residential
tower but thie building coré muststay the same;

+ In otdet to preserve a larger portiori of the 1500 Mission building, the foundation
#ndérneath the building would need to be rebuilt and reinforced In arder fo partially
support the adjoining towers; and it would be expensxve to undertake this work while the
existing building remains intact.

+ Tn order fo retain the waréhouse portion of the 1500 Mission Stteet building while also
praviding for vehicular access to both the office and residential subterranean garages; the
existing facades, superstruchure (columns and trusses) and roof would need o be
reinforced and new vehicular access ramps from 11th Street would have to be constructed
through and under the. 11th Street fagade, rather than built as part of new construction as,
contemplated in the Proposed Project.

s In order to achieve sufficient residential parking spaces; an easement would need to be

XAN FRANCISCO
PLANNING

granted from the Office Building to the Residential Building ta -allow a portion of the
residential parking to be located in the existing basement of the 1500 Mission Street
building. In order to connect the two basements, a tunnel would need to be created and
miechanical stackers would need to be added to provide necessary parking thereby
increasing the renstruction costs. In addition, deeper excavation would be needed to
accormmadate these mechanical stackers.

* Despite the reduction of residential square footage, there is relatwely httle reduction int
general contractor’s staff or general requirements given the scale and complexity of
development.

»  Despite the reduction of residential square footage, the costs for vertical circulation {stairs,
elevators) remain nearly the same.
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‘e Residential building fagade surface avea does ot decrease proportionally to the decrease frr
resictential square footage, which creates a relatively higher fagade cost per residential unit, -

Despite the reduction of residential square footage, all large MEP equipment would remain
nearly the sameas the Proposed Project.

'Ihe residentinl/retail component of the Parifal Preservation Alternative is economically
infeasible, Large development projects are capital-intensive and depend an obtaining financing
frem ‘equity investors to cover a significant portion of the project’s costs, obtain a construction
Ivan for the bulk of construction costs, and provide significant -costs out-of-pocket. Equity
inyesfors Yequire a certain profit margin to finance development projects and must achieve

. established targets for their internal rate of return and return multiple on the investment,

Because thie Partial Preservation. Alternative would result in a project that is significantly
smaller fhan, the Project; and contains 92 fewer residential units, the total potential for

. géneratifg revente is lower while the construction cost per square foot is higher due to lower

econories of scale and the impact of fixed project costs associated withdevelopment The
reduced unit count would not generate a sufficient economic return to obtain financing and
‘allow development of thé proposed Project and therefore would not be built.

. Seitel Consulting, Inc,a qualified real estate economics firm, prepared on behalf of the Project

sponsor-a memoxandum entifled “Financial Feasibility Analysis of 1500 Mission Street Project”,
which is included in the record and s incorporated herein by reference. Giver the. sxgnﬁcant
fixed development costs {such as property- acquisition and site improvement costs), the lower
rumbet of units in the Partial Preservation Alternative negatively impacts its finaneial viability,
as there are fewer units over which these fixed development costs can be spread in comparison
fo the Project. The memorandum concludes that the Partial Preservation Alternative is not
financially feasible because the development costs for the Partisl Preservation Alternative
significantly exceed potential reverntes, resulting in a negative developer margin or return.

S}ﬁé‘dﬁcaily, implemeéntation. of thie Partial Preseivation Alternative for apartinetit developxtient
would résult in total development costs of $344,224,000 million and result in a total value of

- $341,551,000 million, resulting in negative $2,673,000 net developer margin or return. In

addition, the Reduced Density Alternative does not meet either of the return fhresholds as
measured by Yield On Cost or Return on Cost. Similarly, implementation of the Partial
Preservafipn Alternative as a condominium .development rather than a rental project- would
also tesult i a negative net developer margin or returrs ($55,466,000 million) and would fail to
meet eithér of the return thresholds.

’Ihe Planning Department engaged Strategic Economics, a qualified réal estate economies.firm,
o independently review the Seifél Consulting analysis of the financial feasibility of the
residential/retail component of the Partial Preservation Alternatives on behalf of the City,
Strategic- Economics produced a memoranduri entitled “Peer Review of 1500 Mission Pro
Forma,” which is included in the record and is incorporated herein by reference, Strategic
Econgmics verified that the methodology -and. assumptions used by Seifel Consulting: were
reasonable and verified the concusion of the Seifel Consulting analysis that the
residential/retafl component of the Partial Preservation Alternative is financially infeagible.

The office component of the Partial Preservation Alternative s also economically infeasible.
Thie City's Real Estate Division prepared an analysis of the Partial Preservation. Alternative’s
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ability to meet the City's programmatic .objectives, policies, requirements and financial
feasibility, which is included i the re¢ord and is incorpordted herpin by reference, In
December 2014, the City’s Board of Supervisors approved a conditional Purchase and Sale
Agreemient ("PSA”), which contains an Approved Project Budget of $326.7 million. The Partial
Presetvation Alternative would increase the Approved Project Budget by $47 million, whereas
the proposed Project would be developed at or below the Approved Project Budget. This
renders the Partial Preservation Alternative economically infeasible for the City, given the
City’s other fiscal heeds, Additionally, the Partial Preservation Alternative is infeasible irt its
faflure fo mest fhe City’s objectives for the development Project as well as the proposed Project
does, In particilar, the Partial Preservation Alternative makes achieving the City’s seismic and
envirenmenital pelicy goals more difficult and expensive by requiring retention of larger
portions of existing buildings that are outdated, inefficient and environmentally unsound. The

Partial Preservation Alfernative also would significantly reduce available parking for City fleet

velicles.and visitors to the perinit cenifer.

7y  The Partal Peservation Alternative would create a project with fewer housing units in an area
well-served by trarsit; services and shopping and adjacent to.employment opportunities which
would then push demand for residential development to other sites in the City or the Bay Ares.
This wouild result irt the Partial Preservation Alternative not meeting, to the same degree as the
Profect, the City’s Strategies to Address Greenhouse Gas Emissions or CEQA and the Bay Ared Air
Quahly Management District’s (“BAAQMD”) requirements for a GHG reductions, by not
maximizing housing development in an area with abundant local and region-serving transit
options.

For the foregoing reasons, the Planning Commission rejects the Reduced Density Alternative as
infeasible.

3. Full Preservation Alternative

The Full Preservation Alternative would be simifar to fhe Partial Presarvation Alternative; however, the

office tower would be set back approximately 59 feet from the 11th Street fagade of the 1500 Mission
Street building, oy more than twice the:sethack of the Partial Preservation Alternative, Also, in addition to
preserving exterior features. of the gxisfing 1500 Mission Street building, this alternative would retain a

substantial portion of the industrial warehpuse section of the building, including wire glass skylights, "

exposed steel truss work/structural framing, unfinished concrete floor, and full-height interior space that
would remain intact as part of the first floor permit center within the office building. The Full
Preservation Alterndtive would retain the Mission and 11th Street facades of the existing 1500 Mission
Street building in theit entirety, and 4 new office tower would be constructed at the rear northwest corner
of ‘the existing building, All of the character-defining features on these two facades, and for the majority
of the building, would be retained.

The Full Preservation® Alternative would provide a résidential and retzil/restaurasit component on a
" reduced footprint a5 compared to the proposed project (the same as with fhe Partisl Presprvation
Alternative). Like the Partial Preservation Alternative, the Full Preservation Altémative would provide
approximately 85,900 square feet of refail/restaurant space and 511,500 square feet of residential space
that would accommoddte 468 units. Under this alternative, an office tower ‘would be .set back
approximately 59 feet from the 11th Street facade, or-just over twice the setback in the Partial Preservation
ATternative, Unlike the Paftia]l Preservation Alternative, there would be no second floor addiﬁon behind
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the. clork tower, so the setback of the office tower would be approximately 111 feet from the Mission
Streat levatior (about 90 feet from the rear elevation of the clock tower),

The office tower, at the-northeast corner of th.e building, would stepup to 9 stoties {corpared fo seven
stories with the Partial Preservation: Altetnative), and then up to 16 storfes 4t the téar of the building,
beginning about 180 feet back from the Mission Street facade: This glternative weuld provide
approximately 452,400 square feet of office space, 2,600 square feet (0.6 percerit) more: than with the
. proposed project, including the permit center within the retained portion of the 1500 Mission Street
building, but no childcare facility due to the lack of available space for required childcare-open spaces. As

with the Partial Preservation Alternative, access fo bglow—grade parking, which would contain 142

parking spaces (66, percent fewer parking spaces than the propesed project), would be provided via two
tamps accessible from 11th Street, one for the office and permit center component at the northeast corner
of the project site and one for the residential and retail/restaurant component located four bays south of
the office ard permit center ramyp, This alternative would have one basement level of parking, compared
‘to the Partidl Preservation Alternative, which would have two below—grade levels of parking,

The Plarriing Corimission rejects the Full Preservation Alfernative as infeasible because it would niot
 eliminate 41l -of fhe significarit unavoidable indtvidnal impacts of the proposed Project and it would ot
meet the Project Objectives or City pohcy objectives for reasons including, but not limited to, the
following: ' :

1)  The Bull Preservation Alfernative would limit the Project to 468 dwelling units; whereas the

. proposed Project would provide 550 units tothe City’s housing stock. The City’s important
policy objective as expressed in Policy 1.1 of the Housing Elempnt of the General Plan is to
increase the housing stock whenever possible to address a shortage of housing in the City.

2y The Full Presérvation Alternative would also limit the Project to 94 tofal a¥fordable imits;
wherezs the proposed Project would provide up to 110 affordsble units to the City’s stock of
affordable housing and contribute to the City's Inclusionary Housing Program. The City's
important policy objective as expressed in Foliy L1 of the Fousing Elemient of the General
Plan is to.increase thie affordable housing stock whenever possible to address a shortage of

. housing i the'City.

3)  The Full Preservation Alternative wotrld create 4 project that would net fully ut:hze this site for
housirig production, thereby not fully satisfying General Plan policies such as Housing Elemerit
Policies 1.1 and 1.4, amorig ofhiers. The alternative would not create a project that is consistent

" with and enharices the ‘xisting scdle and irban desigh character of the area or furthers the

City's housing policies to creaté more housing, particularly affordable housing. opportunities, -

and wolld riotiemove all significant unavailable impacts,

4  Construction of the Full Preservation Alternative would be more complicated, less efficient and
" rnore expensive to consfruct than the Proposed Project for the' following reasons:

s The Full Preservation Alterriative results in a significantly lower hiousing unit count due to

the reduced xesidential footprint.
«  The reduced residentfal footprint also creates. much less efﬁcxent residential floor plates, as

fhe highly efficient Mission Street podium wing would be removed from the residential
tower but the building core must stay the same.

SAN FRARCH . ’
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» I order fo preserve a larger portion of the 1500 Misstonr building,. the foundation -

underngath the building would need to be rebuilt and reinforced i order to partially

suppott the Adjoining towers, and it would be expensive to undertake this work while the

. existing building rematns intact.

¢ I order to retdin the warehouse portion of the 1500 Missior Sireet bmldmg while also
providing for vehicular access to both the office and residential subterranean garages, the
existing facades, superstructure (columns and trusses) and roof would meed to be

reinforced and new vehicular access ramps from 11th Street would have to be constructed

through and under the 11th Street fagade, rather than built as part of new construction as
corifemplated in the Proposed Project. '

é In oxder to achieve sufficient residential parking spates, ati easement would riged o be
granted from the Office Building to the Residential Building ta allow a portion of the
residential parking to be located in the existing basement of fhe 1500 Mission Street
Puiildirig. I otder to connect the two. basements, a tiine] wonld riesd to be eteated and
mechanical stackers ‘would need to be added to- provide necessary parking thereby

* jticreasing: the consfruction costs. In addition, deeper excdavation would be néeded to
accominodate these mechanical stackets.

s Deéspite the reduction of residential square footage, there is relatively httle rediiction in
general copfractor’s staff or general reqmrements givert the scale and complexity of
development.

»  Despite the reduction of residential square footage, the costs for vertical circulation. {stairs,
elevators) remain nearly the same, ' '

»  Residential building fagade surface area does not décrease proportionally to the decrease’in
residential square footage, which creates a relatively higher fagade cost per residential unit.

v Despite the reduction of residential square footage, alI large MEP equipment would remain
pearly the same as the Proposed Project.

+ In order to preserve most of the warehouse component of the 1500 Mission buildinhg, the
entite foundation underneath the building would need fo be underpinned, ihcressing the
most expensivé ‘component of the temporary shoring system.

* Tb gchieve the parking counts for the Residential Building, a larger easement from the
Office Building would need to be granted and a greater perimeter of the 1500 Mission
Street building would need to be underpinned, contfibuting to ari overall greater cost per
parking spot.

The residential/retail component of the Full Preservation Alternative is economically infeasible.
Large development projects are capital-intensive and depend on obtaining financing from
equity investors to covér & sighificant portion of the Project’s costs, obtain a construction Joan
for the bulk of construction cests, and provide significant costs out-of-pocket. Equity investors
Tequire a certain profit margin to finance development projects and must achieve established
targets for their internal rate of return and return multiple on the investment. Because-the Full
Preservation Alternative would result in a project that is-significantly smaller than the Project,
and contains 92 fewer residential units, the total potential for generating revenue is lower while
the construction cost per square foot is higher due to lower economies of scale and the impact
of fixed project costs associated with development. The reduced unit count would not generate
a sufficient economic return to obtain financing and allow development of the proposed Pro]ect
arid therefore would not be built.
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Seifel Constlfing, Int, 4 qualified real estate economics firm, prepared or behalf of the Project

" sporisor a memorandinm entitled “Financial Feasibility Analysis of 1500 Missior Street Project!’,

6)

whieh is included in the recoid and is incorporated herein by reference, Given the significant

fixed developtent coits (such as property acquisition.and site improvement costs), the lower

number of units iii the Partial Preservation Alternative negatively impacts its financial viability,
as fhere arg fewer uhits over which these fixed deyelopment costs can be spread.in comparison
to the Project. The memorandum concludes that the Partial Preservation Alternative is not
financially: feasible because fhe development costs for the Partial Preservation Alternative

significantly exceed potential revenues, resultmg in.a niegative developer margin. or returr.

Specifically, Imiplementation of the FuIl Preservatioii Alterriative for apattment development
would result in total development costs of $357,631,000 million and result in a total value of
$379,048,000, negative ($8,583,000) million net developer margin or return. I addition, the
Redticed. Density Alternative does not meet either of the return thresholds as measured by
Yield On Cost or Retfirrt on Cost  Similarly, implemeritation of fhe. Full Préservation
Alternative as a condomininm developmerit rather than a rental project would also resultin a
hegativé. net developer margin of return ($55,602,000 miltion) and would fail to meet either of
the return thresholds. :

“The Planning Department engaged Strategic Economics, a qualified real estate economics firm,

to independently review fhe Seifel ‘Consulting analysis of the financial feasibility' of the
residential/retail component of the Partial Preservation Alternafives on behalf of the City.
Strategic Hconomics Proauced a.memprapdum entifled. “Peer Review of 1500 Mission Pro
Forma," Whi‘ch’ is inciuded in fthe record and is: incorporated herein by reference Strategic

reasonable and vex:rﬁed ‘the conclusmn of ’rhe Selfel Consultmg analy51s that the
residential/retail component of the Partial Preservation Alternative is ﬁnanmaily‘mfeamble

Thie office coniponent of the ¥ull Preservation Alternative is alsor economically infeasible, The
City’s Real Estate Division prepared ar analysis of the Full Preservation Alternative’s ability to.
et the City’s progranunatic objectives, policies, requirements and financial feasibility, which
ig included in the record and js incorporated herein by reference. In December 2014, the City’s

'Boatd of ‘Supervisors approved a corditional Purchase ard. Sale Agreement (“PSA”), which

contains -an Approved Project Budget of $326,7 million. The Full Preservation Alternative
would inctease the Approved Froject. Budget by $49 million, whereas the proposed Project
would be deyeloped at or bélow the Approved Project Budget. This renders the Full
Pregervationt .Alternitive economically infeasible for the City, given the City’s other fiscal-
needs. Addmonally, the Full Preservation Alternative is infeasible in its failure to meet the
City’s objectives. for the development Project as well as the proposed Project does. In
particulay, the Full Preservation Altérnative makes achieving the Cify’s seismic and
environmental policy geals more difficult and expersiye by requiring retention of larger -
pnmons of existing buildings that are outdated, inefficiént and environmentally unsound. The .

- Full Preservation Alternative also would significantly reduce available parking for City fleet

7)

SAN FB%&}{&B&

vehicles and visitors to the petmit center-and eliminate. the on-site childcare facility proposed
by the Project,

The Full Presérvation Alternativé wauld credte a project with fewer housing units in an area

well-sexrved by transit, servites and shopping and adjacent to employment opportunities which
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wottld then push demand for residential development to othersites inthe City orthe Bay Area.
This would result in the Full Presetvdtion Alternative nof fieeting, to the same degree as the
Project, the City’s. Strategies to Address Greerthouse Gns Emissions ox CEQA and the Bay Area Adr
Quality Management District's (“BAAQMD”) requirements for a GHG reductions, by not
maximizing housing development ity an area with abundant local and region-serving transit
options.. .

Por the foregoing: reasons, the Planning Cominission 'rejecté the Pull Preservation Alterriative as .

infeasible,
4. All Residentia] Alfernative.

The' All Residential Alternative would prov1de residential and retaxl uses in twe proposed towers in
approximately the same location as the towers in the proposed project. At complete buildout, Tower 1,
located along, Sotth Van Ness and Mission Street would be 39 stories, consistent with the propdsed
‘project tower at this location, and Tower 2, located on 11th Street between Market and Mission Streets
would be 30 stories, or 14 stories taller than the proposed project.

Tower 1 wotld provide 570 residential urits in approximatély 642,900 square feet, and approkimately

38,400 square feet of retail. space; as well a5 298 below-grade parking spaces. Tower 2 would provide 406

residential units int approximately 395,500 square feet, along with 12,700 square feet of retail space, and

203 below-grade vehicle parking spaces. Under this alternative, Tower T would. provide 570 units, 10

more than the proposed project, and Tower 2 would be entirely devoted to residential housing, providing

406 units with the additional square footage. In addition, 38,400 square feet of retail and restauranit 1ses
- would be provided in Tower 1, with an additional 12,700 square feet of similar uses in Tower 2.

Apart from modified building heights, this alternative would use the same buildout seope and design of
the propoesed-project, and would pravide approximately 416 more yesidential units for a total of 976 umits,
20 percerit of which would be affordable units. Urider the All Residential Alterriative, the ptoject would
provide no office or peemit center. Like the Full Preservation Allerniative, this alternative wonld also not
provide a dhildeare facility. Access to below-grade parking, whichi wonld contain 501 parking spaces (19

peteerit greater parking spaces thian the proposed project), vwould be available from two locations off of
11th Street.

The, Plarming Cémmitssior: rejects the All Residential Alternative as infeasible because it -woﬁld not
eliminafe any of the significant unavoidable individual impacts of the propused Project and it would

rompletely fail to meet any of the-Cily's ob]echves for the congtruction of a new, one-stop permit center”

and Ctty office bmldmg

For the foregoinyg reasons, thePlanmng Comrmssion rejects the All Residential Altemath as infeasible:
VI, STATEMENT OF OVERRIDING CONSID‘ERAT]ONS

The Planning Commission finds that, notwithstanding the imposifion of all feasible mitigation measures,
impacts refated fp Calfural and Historie Resources, and Transpartaion and, Circolation, will remsin
significant and unavoidable. Pursuant to CEQA section, 21081 and CEQA Guideline Sertion 15093; the
Planriiog Commission hereby finds, after consideration of the Final EIR and the evidence irt the record,
that each of the specific overriding economic, legal, sodial, technological and other benefits of the Project
as set forth below independently and collectively outweighs these significant and unavoidable impacts

SAN FRANCISCO
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and i an overriding consideration warranting approval of the Project. Any one of the reasons for
approval-dited below is sufficterit to justify approval of the Project. Thus, even if a court were to conclude
that not every . reason is supported by substantial evidence, the Commission will stand by its
determination that each individudl reason is sufficient. The substantial evidénce supporting the various
berefits can be found in the preceding findings, which are incorporated by reference into this Section,
and in the doeunients found in the record, as defined in Section L

On the basis of the above findings and fhe substantial evidence in the whole record of this proceeding,
the Planning Commission specifically finds that there are significant benefits of the Project to support
approval of the Project in spite of the unavoidable significant impacts, and therefore makes this Btatement
of Oyerriding Considerations. The Commission further finds that, as part of the proeess of obtairing
Project approval, mgmﬁcant effects on the environment from implementation of the Project have: been
eliminated. or substartially lesseried where fedsible, All mitigation measures proposed in the FEIR/IS and
MMRP are adopted as part of the Approval Actions described in Section I, above.

‘ Furthermoie, the Coihmission has determined that any remaining significant effects on the environinent
fourid to be unaveidable.are acéeptable due to the followmg specxﬁc overtiding economic, technological,
legal, socxal and othér cqnmderatmns

The Project will have-the following benefits:

1..  The Project would add up to 550 dwelling wnits to the City's. housing stock on a currently
tmderutilized site. The City’s impoztant policy objective as expressed in Policy 1.1 of the
Housing Element of tha General Plan is to increase the housing stock wherever possiblato
address a shortage of housing in the City. '

2. The Project would increase the stock of permanently affordable housing by creating
approximately 110 units affordable te low-iticofe housetiolds on-site.

3., The Project would provide a mew City office building able to accommodate several
interdependent-City departmenty currently housed in disparate buildings around the Civic
Center, as well as common training and conference facilities with the benefit of fostering
intéragericy cooperation. Specifically; these at-grade conference and training facilities will
activate the adfacent mid-block afley and facilitate nise by occupants of the office building,

other nearby City departments and the public, including public access into-this area of the |

building after normal business hours.

4  The Project will provide a one-stop pexmif center to centralize permitting functions for
enhanced customier service and streamlined operations, There are no ofher sites within the
’ Civic Center area that offer the combination of geographic and functional benefits to the
r. Clty that this particular site does. In particular, the Project Site is immediately adjacent to
One South Van Ness, which Houses an existing Qty office buildirg, and can accommodate

a physmal connettion to that-building.

5. The City afﬁce, building i fiscally pradent and will have a positive net present value over

the viext: thirty: years, In addition to lower operating expenses compared fo current City
office space or other alfernatives (including the purchase of existing effice space ar other

BANTRANCISOO
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10.

11.

12,

13.

SAN FRANOISED.
PLANNING D)

newly constructed office space), the proposed City office building will also be more

efficienf and environmentally sustainable,

The Project promotes a sumber of General Plan Objectives and Policles, including Housing
Element Policy 1.1, which provides that “Future housing policy aid planking efforts must

. take nto account the diverse needs for housirigs” and Policles 11.1, 11.3 and 11.6, which

“Sipport.and respect the diverse and digtinct character’ of San Francisco’s Neighborhoods,”
San Fraricisco’s housing policies and programs should provide strategies that promote
hqﬁsing at eachiincoms level, and furfhermore identify sub~groups, such as middle income
and extrernely low ‘ricome households that require specific housing policy, In addition to
planning: for affordability, the City should plari for housing that serves a variety of
househiold types and sizes.” The Project will provide a mix of housing types at this
location, including studios and one-, two-, and three-bedroom umits, increasing the
diversity of housing types in this area of the City.

The Project. adds nearly 38,000 gross square feet of meighborhood serving refail and
restaprant space in an area with. a growing residential and workplace population, .

consistent with the policies of the Downtown Area Plan-and Market & Octavia Area Plan,

The bej‘gcf provides both pub'lidy acressible arid/er comirion open space in extess of the
amotunts requited by the Planning Code.

The Froject provides an on-site child care facility.

The Profect indudes a magsing scherrie and wind reduction elernents to aveid the creation
of any new hazardous wind condifions on any nearby public sidewalks or seating areds.

The Pioject provides a totl of 553 Class 1 sectiré indoor hicyele parking spaces, in-excess of
the number requited by the Planning.Code, and 67 Class. 2 sidewalk bike rack spaces,
encouraging residents and visitors to access the site by bicycle,

The Project meets the Gity's Strafegies to Address Greenhonse Gis Emissions. and the
BAAQMD requirements for a GHE reductions by maximizing development on an infill site
that is well-served by trapsit, sérvices and shepping and is siited for dense residential
dévelgpment, where residents can coinfonfe and watisfy convenierice needs without
frequient tse of 4 private automobile and s adjacent fo erployment apportunities, in an
area with abundant local and region-serving transit options. The Project would levérage

the site’s locafion and proximity to transit by building a dense mixed-use project that

allows pedple to live and work close to transit sources.

The Project promotes a pumber of Downtowrr Avea Plén Objectives and Policies, including

Policles 2.2 and 2.2, which further the Objective of maintaining, and improving San.

Franciseo’s position as & prime loedtion for finandlal, administrative, corporate and
professiorial activity; Policy 5.1, which encourages praviding space for commercial
activities; and Policies 7.1 and 7.2, which further the Objective of expanding the supply of
housing i and adjacent to Downtown. The Project also-promotesa number of Matket and
Octavia Area Plan. Objectives and Policies; including Objectives 2.3 and 2.4, which
encourage increasing the existing housing stock, including for affordable units,
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14

15.

16,

Thie Project proinotes a number of City nrban design and transportation policies, including:
eliminating existing vehicular ertrances/curb cuts on South Van Ness Avenue; avoiding all
rurb lvading zones along the entirk Mission Street frontage fo accommodate SFMTA's
transit and bicycle lanes plan for Mission Street; incorporating si ignificant spacing between
the building towers and articulating the massing of the Office Building component with a
“Collaborative Seam.”.

The Conditi’ons. of Approval for the Project include all the mifigation and improvement
measures that would mitigate the Project/s potentially significant impact to insignificant
{evels, except for its impacts on Cultural Resources and Transportation and Circulation,
Although the Pi'O)ect demolishes most of the existing 1500 Mission Street building, it
retains and rehabilitates some of that building’s character defining features, mcludmg most
of the Mission Street fagade and. the clock tower.

The Project will create femporary cp,r‘ts‘tmctmn jobs and’ permanerit jobs in fhie retail sector.
These jobs will provide employment opportunities for San Francisco residents, promote the
City’s role 4s a eomiercial center, and provide additional payroll tax revenue to the City,
providing direct and indirect economic benefits to-the City, . ‘

Having considered. the above, the Plarming Commission firds that the benefits of the Project cutweagh
the unavoidable adverse environmental effects identified in the FEIR and/or IS, and that those adverse
environmental effects are therefore acceptable

SAN FRANCISCO
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Planning Commission Resolution No. 19886  Snrmis
' HEARING DATE: MARCH 23, 2017 ChaHIGe-2479
Project Name: 1500 Mission Street (a.k.a Goodwill Site) i esn5aT8
Case Number; 2014:000362ENVGPAPCAMAFDNXSHD ’ -
Project Sponsor; © Goodwill SF Urban Development, LLC 415:558.6400
S /o Matt Witte - (415) 677.9000 '
Related Californiar _ ‘ \ P
44 Montgomery Street, Suite 1050 . 415.558.6377
San Francisco, CA 94104
Staff Contact: Tina Chang, AICP

tina.chang@sfgov.org, 415-575-9197

RESOLUTION RECOMMENDING TQ THE BOARD OF SUPERVISORS THE APPROVAL OF AN
AMENDMENT TO THE PLANNING CODE IN ORDER TO FACILITATE THE CONSOLIDATION
OF CITY OFFICES INTO A SINGLE BUILDING AND ALLOW THE CREATION OF A
" RESIDENTIAL DEVELOPMENT THAT WOULD PROVIDE AFFORDABLE UNITS IN EXCESS OF
THE CITY'S INCLUSIONARY AFFORDABLE HOUSING PROGRAM, INCLUDING " 1) AN
AMENDMENT OF THE PLANNING CODE TEXT TO ADD SECTION 249.XX TO ESTABLISH THE
1500 STREET SPECIAL USE DISTRICT AND AMEND SECTION 270 TO REGULATE BUILDING
BULK. WITHIN THE SPECIAL USE DISTRICT; 2) AMENDMENTS TO SPECIAL USE DISTRICT
MAY 5007 AND HEIGHT AND BULK MAP HTO07 TO REFLECT THE-CREATION OF THE SPECIAL
USE PISTRICT AND KEDESIGNATE THE HEIGHT AND¥ BULK OF ASSESSOR'S BLOCK 3506,
. LOT 006 AND 007, FROM 85-R-2, 85/250-R-2 AND 120/320-R-2TO 85-X, 130/240-R-3 AND 130/400-R-3;

" MAKE AND ADOPT FINDINGS, INCLUDING EINDINGS OF CONSISTENCY WITH THE
GENERAL PLAN AND THE EIGHT FRIORITY POLICIES OF PLANNING CODE SECTION 161.1
AND FINDINGS UNDER THE CALIFORNIA ENVIRONMENTAL QUALITY ACT.

PREAMBLE.

WHEREAS, Section 4.105 of the Charter of the City and County of San Francisco authorizes the Plarning
Commission to propose ordinances regulating; or controlling the height, area, bulk, set-back, location, use
_or related aspects of any building, struchure or land for Board. of Supervisors’ consideration and
periodically recommend to the Board of Supervisors for approval or rejection proposed amendments to
the General Plan; and

WHEREAS, the Planning Code; and associated zoning maps implement goals, pciicies, and programs of
the General Plan for the future physical development of the City and County of San Francisco that take

into consideration social, economic and envirortmental factors; and
WHEREAS, the Planning Code and associated zoning maps shall be periodically amiended in response to
changing physical, social, economic, environmental or legislative conditions;-and

vwrw sfptanning.ofg

587

IR P S CR )

e Yt ke

8 T e s o i s Y g e 4



Resolution No. 19886 - . ‘ Case No: 2014-000362PCAMAP
March 23, 2017 ‘ 1500 Mission Street

WHEREAS, on April 29, 2015, Steve Vettel of Farella Braun & Maztel on behalf of Goodwill SF Urban
Development, LLC (“Project Sponsor”) filed applications requesting a) approval of a Downtown Project
Authorization pursuant to Section 309 of the San Francisco Planning Code; b) a Planning Code Text
Amendment; and ) Zoning Map Amendments, On Ogtober 19, 2016, Mr, Vettel also submitted an
application for-a General Plan Amendment to facilitate the construction of a mixed-use project located at
1500 Mission Street ("Project”) with 1) an approximately 264-foot tall that would consolidate office space
for multiple City departments, including the Department of Building Inspection, SF Public Works, and

the Planhing Department; and 2) an approsimatély 400-foot tall building containing approximately 5550 °

dwelling units providing on-site inclusionary affordable dwellings unifs amounting to 20 percent of the
total constructed units, in excess of the amounts required by the City’s Inclusionary Affordable Housing
Program (Planning Code section 415) as described below along with a request to i) change the building
height and bulk districts at the project site from 85-X, 85/250-R-2 and 120/320-R-2 ta 85-X, 130/240-R-3 and
130/400-R-3; ii) amend Section 270 to add subsection (g) to modify bulk limits owing to the unique needs
of the City’s one-stop permit center and the locations windy conditions; iii.) allow for parking in excess
of that which is currently permitted for the office use owing to the unique needs of the City’s vehicular
fleet; iv.) allow the City office component and residential component to permit separate parking and
loading operiings on the 11% street frontage no greater than 24 feet in width each; v.). allow office use
above thie fourth floor as a contingency should the City not occupy the office building; vi.) permit certain
overhead projections intended primarily to reduce ground level wind speeds; and vi.) limit the maximum
horizontal area required for Dwelling Unit Exposure requirements to 65 feet.

'WHEREAS, on December 15, 2016, this Commission initiated these Planning Code Text and Zoning Map
Amendmients in its Motion Ne, 19822,

WHEREAS, on March 23, 2017, the Commission held a public hearing on this application to adopt
Planning Code text amendments and Zoning Map amendments. [add standard public hearing langunage]

WHEREAS, the Project is located on the Mission Street transit corridor, and responds to the-transit-rich
location by proposing increased housing and employment on the Project site; and

WHEREAS, the project site is located within the Hub Plan Area curtently beityg studied by the Planning
Department and is consistent with the proposed heights and bulks associated with the Hub Project; and

WHEREAS, San Francisco faces a continuing shortage of affordable housing low-income residents. The
San Francisco Planning Department reported that for the five-year period between 2005 and 2009, 14,397,
total new housing. units were built in San Francisco, This number includes 3,707 units for low and very
low-income households out of a total need of 6,815 low and very low-income housing units for the same
period. According to the state Department of Housing and Community Development, there will be a
regional need for 214,500 new housing units.in the nine Bay Atea counties from 2007 to 2014, Of that
amount, over 58%, or 125,258 units, are needed for moderate/middle, low and very low-income
households. The Assodiation of Bay Area Governments (ABAG) is responsible for allocating,. the total
regional need numbers ameng its member governments which includes both counties and cities. ABAG
estimated that San Francisco's low and very low-income housing production need from 2007 through
2014 is 12,124 units out of a total new housing need of 31,193 units, or 39 percent of all units built. The
" proguction of low and moderate/middle income units fell short of the ABAG goals; and
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WHEREAS, the 2015 Consolidated Plan for July 1, 2015 to June 30, 2020, issued by the Mayer's Office of
Housing, establishes that extreme housing pressures face San Francisco, particularly in regard to low-
and moderate/middle-income residents. Many elements constrain housing production in the City. This is
especially true of affordable housing. San Francisco is Jargely built out, with very few large open tracts of
land to develop. There is no available adjacent land to be annexed, as the cities located on San Francisco's
southern border are also dense urban areas. Thus new construction of housing.is limifed to areas of the
City not pteviously designated as residential .areas, infill sites, or o areas with increased density. New
market-rate housing absorbs a significant amount of the remaining supply of land and other resources
available for development and thus limits the supply of affordable housing; and -

WHEREAS, the findings of former Planning Code Section 313.2 for the Jobs-Housing Linkage Program,
now foiind in Planning Code Sections 413 et seg., relating to the shortage of affordable housing, the low
vacancy rate of housing affordable to petsons of lower tind moderate/middle income, and the decrease in
construction of affordable housing, in the City are hereby reaffirmed; and

WHEREAS, the Project would address the City's severe need for additional housing for low income
households, by providing onssite inclusionary affordable dwellings units in excess of the amounts
required by the City’s Inclusionary Affordable Housing Program (Planning Code section 415) through
compliance with the terms of section 415 and additional affordable units included as part of a real estate
conveyance with the City for the City Office building; and

WHEREAS, the Project provides a unigie opportunity to satisfy thé City and County of San Francisco’s
unmet office needs to provide a consolidated oné-stop permit center; enhanced pedestrian connectivity
via ‘a miid-block public space and alley network extending from Mission. Street to South Van Ness
Awvenue, and ground floor commumty eventspaces; and

WHEREAS, the proposed City office building is fiscally prudent and has a posjtive nef present valuie over
the next thirty years. In addition to Jower operating -expenses compared fo current assets or other
alternatives (including the purchase of existing office space or other newly constructed office space), the
project will also be more efficient and environmentally sustainable. Additional benefits are anticipated
through enhanced inter-agency collaboration through colocation, a one-stop permit center, a connection
to existing City offices at 1 South Van Ness, and employee and customer efficiencies given proximity to
other government offices in the Civic Center area. The Project would address the City's severe need for
additional housing for low income households, by praviding on-site inclusionary affordable dwellings
units in excess of the amounts required by the City’s Inclusionary Affordable Housing Program (Plamung
Code section 415) as described above; and

WEIEREAS, the proposed General Plan Amendment and Special Use District would not result in .
increased development potential from what is permitted under the existing height and bulk districts; and -

WHEREAS, the Project proposes neighborhood-serving amenities, such as new ground fleor retail;
proposes new publicly accessible open space, impraved pedestrian connectivity, enhanced public service
and mcorporatmn of sustainability features into the Project; and

WHEREAS, the City Attorney’s Office drafted a Proposed Ordinance to make the necessary amendments
to the Planning Code related to creation of a special use district; modification of bulk controls applicable
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~ to the praject site, and revision to the Zoning Map SU07 and HO7 to iniplement the Project. The Office of
the City Attotney approved the Proposed Ordinsdnce as to formzand

WHEREAS, on November 9, 2016, the Planning Department published a Draft Environmental Impact
Report (“DEIR") for public review- (Case No, 2014-000362ENV), The DEIR. was available for public
comment until fanuary 4, 2017, On December 15, 2016, the Commission. conducted a duly notiged public
hearing at a 10:00 am. meeting to solicit comments regarding the DEIR. On March 9, 2017, the
Department published a Comments and Responses document, responding to comments made regarding
. the DEIR prepared for the Project. Together, the Comments and Responses. document and DEIR comprise
the Final EIR (“EEIR"), On. March 23, 2017, the Planning Commissiori conducted a duly noticed public
hearing at a regularly scheduled meetmg to certify the FEIR; and

WHEREAS, ont March 23, 2017, the Commission adopted the FEIR and the mitigation and improvement
measures contained in the Mitigation Momitoring and Reporting Program (“MMRP"), attached as
- Attachment B of the CEQA F"mdmgs Motiori No. 19884; and

WHEREAS, on March 23, 2017, the Commission made and adopted, findings of fact and decisions

regarding the Project description and objectives, significant impacts, significant and unavoidable impacts,
mitigation meastires and -alternatives, and a statement of averriding considerations, based on substantial
evidence i the whole record of this proceeding and pursuant fo the California Environmental Quality

Act, California Public Resources Code Section 21000 et seq. (“CEQA™), particularly Section 21081 and -

21081.5, the Guidelines for Implementation of CEQA, 14 California Code of Regulations Section 15000 et

seq. (“CEQA Guidelines”), Bection 15097 through 18093, and Chapter 31 of the San Francisco

Admiistrative Code (“Chapter 31") by its Mation No, 19884. The Coramission adopted these findings as

required by CEQA, separate and apart from the Commission’s certification of the Project’s Final FIR,
. which the Commission certified prior to-adopting these CEQA findings. '

WHEREAS, the Commission has heard and gonsidered the testimony presented to it at the publie hear’ing
and has. furfher considered written materials and oral testimony presented on behalf of Planning
Department staff and other interested parhes, and :

WEEREAS, all pertiient documents x;nay‘be.found in the files of the Planning Department, Jonas Tonin
(Con\nﬁésion Secretary) as the custodian of records, at 1650 Mission St‘reet, Suite 400, Ban Francisco; and .

RESOLVED, that pursuant to I’lanmng Code Section 302, the Commission hereby recommends approval
of the amendments to the Planning Code Text and Zoning Maps, and adopts this resolution to that effect;

AND BE IT FURTHER RESOLVED, that the findings sef forth in the Downtown Prcqect Authorization,
Motion Ne. 19887 adopted by the Commission on this date are hereby incorporated by reference.

FINDINGS

Having reviewed the materials identified in the predmble above, and having heard gl testimony and
" arguments and the record as a whole, including all information pertaining to the Profect in the Plannmg
Department’s case files, this Commission finds, concludes, and detetmines as follaws:
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2,

The Corhmissior finds that the 1500 Mission Street Special Use District and. the Project at 1500

Mission Street to be a beneficial development to the City that could not be accommodated
without the actions requested.

The Commission made and adopted environmental findings by its Motion No.[ ], which are
incorporated by reference as though fully set forth herein, regarding the Project description and
objectives, significant impacts, significant and unavoidable impacts, mitigation. measures and

alternatives, and a statement of overriding considerations, based on substantial evidence in the

whole record of this proseeding and pursuant fo the California Environmental Quality Act,
Section 15091 through 15093, and Chaptér 31 of the San Francisco Administrative Code ("Chapter
31"). The Comniission adopted these findings as required by CEQA, separate and apart from the
Commissior’s certification of the Project's Final EIR, which the Comrmsslon cettified prior to
adopting the CEQA findings.

The Project would address thie City's severe need for additional housing for vety low, Jow and

mioderate income households, by providing on-site inclusionary affordable dwellings units in

excess of the amounts required by the City’s Indusmnary Affordable Housing Program (Planning
Code section 415).

The proposed General Plan Amendment and Special Use District would deliver office space
essential for the City’s needs, enhance public service by providing a censolidated one-stop permit
center, in close proximity to oftier government offices in the Civic Center Area and providing
greater efficiency and convenience to members of the public, and offer a fiscally prudent and hag
Jower operating expenses compared to currént assets or other alternatives (including the
purchase-of existing office space or other newly constructed office space).

The Project proposes neighbarhood-serving amenities, such as new ground floor retail, and
pedestrian safety improvements to surrounding streels; proposes new pubhcly accessible open
space; and would incorporate sustainability features into the Project.

The Planning Cade and Zoning Map Amendments are necessary in order ta approve the Pro]ect,

General Plan Compliance, The Project is, on balance, consistent with the Objectives and Policies
of the General Plan, for the reasons set forth in the findings in the Downtown Project

* Authorization, Motion No, 19887, which are incorporated by, reference as though fully set forth
herein. '

Planning Code Section 101.1(b) establishes eight priority-planning policies and requires review

of permits for consistency with said policies. On balance, the Project complies. with said policies, .

for the reasons set forth in the Downtown Project Authorization, Motion No. 19887 which are
incorporated by reference as though fully set forth herein.
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9, The Project is consistent with and would promote the general and specific purposes of the Code
. provided under Bection 101.1(b) in that, as designed, the Project would contribute to the charactet
and stabxhty of the neighborhood and would constitrite a beneficial developmient.

10. Based on the foregoing and in accordance with Section 302, the pubhc necessity, convenience and
general welfare require the proposed General Plan Amendment.

I hefeby certify that the Planning Commission ADOPTED. the foregoing Resolutionon March 23, 2017,

Jonas P. fonin

Commission Secretai*y

AYES Richards, Fong, Johnson, Koppel, Moore
NOES: None |
ABSENT:  Hillis, Melgar

ADOPTED:  March 23, 2017
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Subjsot-fo: (Select only if applicable)

Bl Affordable Housing (Sec. 415) B First Source Hiring (Admln. Code). )
Transit impact Dev't Fea (Sec. 411) Better Streets.Plan (Sec. 138.1) ;ﬁggllt»"ggsmn&
Childcare Feg (8ec.414) - . [ Public At {Sec, 429) San Francisco,
’ CA 94108-2479
Reeaplion!
#15.550.6378
Plann.ng Commlssmn Motlon No. 19887 o
. : ) Planning
Cass No.: 2014-000362ENVGPAPCAMAPDNXSHD lmo,rmat;om ,
Project Address: 1500 Mission Street . _ o A15.558.637

Current Zotiing:  C-3-G-Downtown General)
: . 120/320-R-2, 85-R-2 Height and Bullestrlcts .
Van Ness & Market Downtgwn Residential Special Use sttrlct
Praposed Zoning  C-3-G (Downtown General)
130/240-R-3, 130/400-R-3, 85-X
1500 Mission Street Special Use District
BlockiLot; 3506/006, 007
Project Spensor:  Matt Witte — (415) 653.3181
Related California
44 Montgomery Street, Suite 1300
San Francisco, CA 94104
San Francisco, CA 94104
Staff Contact; Tina Chang— (415) 575-9197
Tina.Chang@sfgov.org

ADOPTING FINDINGS RELATED TO THE APPROVAL OF A SECTION 309 DETERMINATION OF
COMPLIANCE AND REQUEST FOR EXCEPTIONS FOR REDUCTION OF GROUND-LEVEL WIND
" CURRENTS PER PLANNING CODE SECTION 148 AND OFE-STREET FREIGHT LOADING PER
SECTION 161 TO DEMOLISH AN EXISTING 30-FOOT TALL 29,000 SQUARE FOOT BUILDING AT
1580 MISSION STREET, RETAIN AND REHABILITATE A PORTION OF AN EXISTING 48-FOOT
TALL 57,000 SQUARE FOOT BUILDING AT 1500 MISSION STREET AND DEMOLISH THE
REMAJNDER OF THE 1500 MISSION STREET BUILDING AND THE.NEW CONSTRUCTION OF
TWO NEW BUILDINGS, A 464,000 SQUARE FOOT, 16-STORY, 227-FOOT-TALL CITY OFFICE
BUILDING AND A 552,290 SQUARE FOOT, 39-STORY, 396-FOOT-TALL RESIDENTIAL TOWER
CONTAINING APPROXIMATELY 550 DWELLING UNITS, INCLUDING APPROXIMATELY 110
BELOW MARKET RATE UNITS; UP TO 38,000 SQUARE FEET OF GRQUND FLOOR RETAIL, 59,000
SQUARE FEET OF PRIVATE AND COMMON OPEN SPACE; 620 BICYCLE PARKING SPACES (553
CLASS 1, 67 CLASS 2) AND UP TO 409 VEHICULAR PARKING SPACES WITHIN THE VAN NESS
AND MARKET DOWNTOWN RESIDENTIAL SPECIAL USE DISTRICT, DOWNTOWN-GENERAL .
(C-3-G) ZONING DISTRICT AND PROPOSED 1500 MISSION STREET SPECIAL USE DISTRICT, -
~ AND PRQPOSED 130/400-R-3, 130/240-R-3 AND 85-X HEIGHT AND BULK DISTRICTS AND
ADOPTING FINDINGS UNDER THE CALIFORNIA ENVIRONMENTAL QUALITY ACT.
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PREAMBLE

On October 13, 2014, Steve- Vettdl of Farella, Braun & Martel ont ‘behalf of Goodwill SF Utban
Development, LLC (*Pxoject Sponsoi*) filed an. Environinental Evaluation Application for the Project.
2014, On May 13, 2015, the Department published a Notice of Preparation of Environmental Impact
Repott and Notice of Public Scoping Meeting (“NOP”). Publication of the NOP initiated a 30-day public
review and comment petiod that began on May 13, 2015 and ended on June 15, 2015. On June 2, 2015, the
Department held a public scoping meeting regarding the Project. On November 9, 2016, the Department
published the Draft Environmental Impact Report (hereinafter “DEIR"), including the Initial Study (“IS”),
and provided: public niotice in 2 newspaper of general circulation of the availability of the DEIR for public

review and corument and of the date and time of the Planning Commission public hearing on the DEIR;
' this iotice wag mailed to the Department’s list of persons requesting such notice. Notices of availability of
the DEIR and of the date and time of the public hearing were posted near the Project Site by the Project
Sponsor on November 9, 2016,

On Aprit 25, 2015, the Project Sponsor filed an application requesting approval of 8 Downtown Project
Authorization pursuant to-Section 309 of the San Francisco Flanning Code to facilitate the construction of
two mew buildings approximately 390 and 264- feet tall located at 1500 Mission Street {"Project”)
‘containing approximately 550 dwelling units, approximately 462,000 square feet of office space, 51,000
square feet of ground floor retail space; approximately 7,600 square foot publicly accessible open space in
the form of a *forum” at the ground Foor, up to 423 parking spaces, 6 loading spaces, and 369 bicycle
parking spaces. On February 23, 2017 the Project Sponsor submitted an updated application to correct
the proposed building helghts to 396 arid 216 feet for the residential anid office buildings respectively, the
total mumber of proposed vehicular parking to 409 spaces, bicycle parking fo 620, retail square footage to

-38,000 square feet, office square footage to 449,800 square feet. Additionally, the application was updated
to reflect the Project’s inclusion of 4,400 square feet of on-site child care.

On April 29, 2015, the Project Sponsor also filed an application for a Plnning Code Amendment and
Zoning Map amendment to supersede the existing Van Ness & Market Downtown Residential Special
Use District with a new special use district for the Project and to mnend height and bulk districts to
permit one approximately 390-foot residential tower wﬂ‘h a podlum height of 110 feet and one 264-foot
tall fower with a podivm helght of 93 feet.

On Octobet 19, 2016, thie Projact Sponsor filed amendments to the Planning Code Text and Zoning Map
Amendment Applications and 4 General Plan Amendment Application to add Section 270(g) to amend
bulk controls to the proposed special use distriet and Map 3 (Height Districts) of the Market and Octavia
Plan. : ; ' ’ '

On December 15, 2016, the Planning Commissiont adopfed Resolutions 19821 and 19822 to initiate
lepislation entitled, (1) “Otdinante amending, the General Plan by revising the height designation for the
1500 Mission Street projéct; Assessor’s Block 3506 Lots 006 and 007 on Map 3 of the Market. and Octavia
Area Plan and on Map 5 of the Downtown Area Plan; adopting firidings under the California
Environmental Quality Act; and making findings of -consistency with the General Plan and the eight
priority policies of Planring Code Section.101.1;"-and (2) Ordinance. amending the Planning Code to -
create the 1500 Mission Street Special Use District to facilitate developmerit of the 1500 Mission Street
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- (Assessor’s Block 3506, 006 and 07) project, to regirlate bulk controls in the Special Use District, to modify
Zoning Map SU07 to place the project site into this Special Use District and Zoning Map HT07 to modify
the Height and bulk district designations for the project site; adopting findings under the California
Enivirotimental Quality Act: meKing findings.of consistency with the General Plan and the eight priority
policies of Planning Code Section 01.; and adopting findings of public necessity, convenience, and welfare
under Planning Code Section 302, respectively.

On December 15, 2016, the Commission. held, a duly advertised public hearing on the DEIR, at which
opportunity for public comment was given, and. public comment was received on the DEIR. The period
for commentitig on the EIR ended on January 4, 2017, The Departmeiit prepared resporises to comments
on envirenmental issues received during the 45 day public review period for the DEIR, prepared

revisions fo the text of the DEIR in response: to comments received or based -on additional information -

that became available during the public review period, and corrected elevical errors in the DEIR.

On March 8, 2017, The Plantiing Depatmient published a Responses to Comments document. A Final
Environmetital Impact Repiort (Hereinafter “FEIR”) has been prepared by fte Department, consisting of
the DEIR, any consultations and comments received during the review piocess, any additional
information that became available, and the Responses to Comments docimment all as requived by law.

On March 23, 2017, the Commission reviewed.and considered the FEIR and found that the contents of
said report and the procedures through whitch the FEIR was prepared, publicized, and reviewed comply
with the provisions of CEQA, the CEQA Guideliries, and Chiapter 31 of the San Francisco Administrative
Code. The FEIR was certified by the Commission on March 23, 2017 by adoption of its Motion No, 19883,

At the same Hearing and in conjunction with this riotion, the Commission made and adopted findings of
fact and decisions regarding the Project description and ohjectives, significant impacts, significent and
unavoidable impacts, mitigation measures and alternatives, and a statement of overriding considerations,
based on substantial evidence in the whole record of this proceeding and pursuait to the California
Brwironmental Quality Act, California Public Resources Cade Section 21000 ef seq. (“CEQAY),
particularly Section 21081 and 210815, the Guidelines for Implementation of CEQA, 14 California Code
of Regulations Section 15000 et seq. (“CEQA Guidelines”), Section 16091 through 15093, and Chapter 31
of the San Francisco Administrative Code ("Chapter 31"} by its Motion No. 19884, The Commission
“adopted these findings as required by CEQA, -separate and apart from the Commission’s certification of

the Project’s Final EIR, which the Commission certified prior to adopting these CEQA findings. The -

Cominigsion'heréby incorporates by reference the CEQA findings sef forth in Motion No, 19884,

On March 23, 2017 the Cormmission conducted a dily noticed public hearing at a regularly scheduled
meeting regarding (1) fhie General Plan Amendment amending Maps 3 and 5; and (2) the ordinance
amending Planning Code to add the 1500 Mission Street Special Use District, and revise Zoning Map
SU07 and HT07. At that meeting the Commission Adopted (1) Resolution No. 19885 recommending that
the Board of Supervisors approve the requested General Plan Amendment; and (2) Resolution No. 19886
recommending that the Board of Supervisors approve the requested Planning Code Text and Map
Amendments.

On March 23, 2017, the Planning Comimission conducted a duly noticed public hearing at a regularly
schediled meeting regarding the Downtown Pioject Authorization application 2014~
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000362 FENVGPAPCAMAPDNXSHD. At the same hearing the Commission determined that the shadow
cast by the Project would not have any adverse effect on Parks within the jurisdicfion of thie Recreation
and Parks Department. The Commission heard and considered the festimony presented to it at the public
heating and further considered written materials and orél testimony preserited on behalf of the applicant,
Department staff and other ihterested parties, and the record as a whole,

“The Planning Depattment, Jonas P. Jonin, is the custodian of records; all pertinent documents are located

in the File for Casé No, 2014*000362ENVGPAPCAMAPQMXSHD at 1650 Mission Street, Fourth Floor,
Ban Franciseq, Califotna.

MOVED, that the Comunjssion hereby approves the Downtown Project Authorization requested n

Application No. 2014-D00362ENVGPAPCAMAPDNXSHD, subject to the conditions contained in
“EXHIBIT A” of this motion, based on the following findings:

FlNDINGS

Having reviewed the materials identified in the preamble above, and having heard all testimony and

arguments “this Commission ﬁnds, concludes, and determines as follows:
1. - The above reci‘fa,ls are aceiratd and. constitizte findings of this Comumission.

2, Site Descripfion and Presint Use. The Project site conslsts of two prrcels (Assessor’s Block 35086,
Lot Q07 [1500 Misston Stréet] anid Lot 006 [1580 Mission Street]) (in some documients referred to as
Lots 002 and 003), Jocated on the north side of Mission Street between T1th Street to the east and
South Van Ness Avenue fo the west, within San Francisco’s South of Market {SoMa)

- neighiborhood, The Project site is located within the Downtown Area Plan and Market & Octavia.

Areg Plan and 15 located within the C-3-G (Downtown General Commercial) Use District, the Van
Ness & Market Dowritown Residential Special Use District, and the 120/320-R-2, 85/250-R-2, and
85-X Height and Bulk Districts.

The Project site totals 110,772 square feet (2.5 actes), and e lot is generally flat. The site is a
trapezoidal shape with approximately 472 feet of fronfage along Mission Street, 301 feet of

frontage along South Van Ness Avenue, and 275 feet of frontage along 11th Strest. The northern’

boundazy of the site stretches for 321 feet abutting an eight-story City office building that fronts
ontp South Van Ness Avenue, Market Street and 11th Street (One South, Van Ness Avenue).

The Project site is currently oceupied by two existing buildings used by Goodwill Industries: a

two-story, approximately 30-foot-tall 29,000-square-foot building located at 1580 Mission Street -

that was constructed in 1997 and contains a Goodwill retail store on the ground level and offices
- gbave; and an approximately 57,000-square-foot, approximately 28-foot-all (including an
approximately 97-foottall clock tower), largely single-story warehouse and offide building
located at 1500 Mission Street that was used until June 2016 by Goodwill for processing donated
items. and admindstrative functions. The warehouse building at 1500 Mission Street has a
bagement parking garage with approximately 110 public parking spaces (some of which are
vallet), and accessed from an approximately 25-foot-wide curb cut on South Van Ness Avenue,
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The Project site also contairs approximately 26 surface parking spaces and six surface loading
spaces, accessed from an approximately 46-foot-wide curb cut on Mission Street. The warehouse
building, which features an approximately 97-foot-tall clock tower atop the Mission Sfreet facade,
was constrizcted {n 1925 for the White Motor Company and renovated in 1941 for use as a Coca-
Cola bottling plant—a use that continued until the 1980s. The building located at 1680 Mission
Street {5 less than 45 years of age and is considered a “Category C” property—Not a Historical
Resource, The warehouse building lotated at 1500 Mission Streét has been determiried
individually eligible for the California Register of Historical Resources and is considered a
“Category A" propetty — Known Historical Resource.

Surrounding Properties. and Neighborhood. Tmmediately north of the project site at One South
Van Ness Avenue is an eightstory City-owned -office building with a ground-floor Bank of
America branch and parking. Varjous ¢ity depattinents, lncluding the San Franefsco Municipal
Transportation. Agency (BFMTA), Mayor's Office of Housing and Community Development, and
Office of Commiunity Tnvestment and Infrastructtire, occupy the upper floors. To the east of the
Project site, acxoss 11th Street, is a mixed-use office and xetail building, which rises from eight
stories.on Mission Street to 22 stories on Market Street. The SoMa Self-Storage facility (six stories)
is located to the soufheast :t 1475 Mission Street, and a Public Storage facility is located. to the
southwest (approximately two stories) at 99 South Van Ness Avenue.

Mixed-use commercial, retail, and residential buildings ate located ta the south of the prdject site,

including three:story buildings located at between 1517 and 1559 Mission Street, as Well as a five-

‘story building lovated at 1563 Mission Street, which. is an outpatient medical facility. All of these
buildings are located between 11th Street and South Van Ness Avenue. To the southwest.of the
project site; across South Van Ness Avenue, there is a parking lot and food truck located at 1600
Mission Street, with & gas station and car wash located further to the south. A mix of conmercial

buildings ranging from one to three stories in height is located west of the intersection of South .

Van Ness Averup and 12th Street, A Honda Dealership and Service Center is located to the
northwest of the project site at 10.South Van Ness Avenue,

The project site:js located approximately four blocks south of San Francisco City Hall and Civic
Center Plaza, a 4.5-acre open plaza with an undergroprid parking garage and sutrounded by
many of San Francisco’s largest government and cultural organizations. Approximately one-half
rnile northeast of fhe ‘project site is United Nations Plaza, which is. owned by the City and is
generally bounded by Market Streef to the south, McAllister Street to the north, Seventh Strest o

the east, and Hyde Street to the west. The plaza corisists of a 2.6-acre pedestrian mall with .

seating; lawn areas, a fountain, pnblic art installatons, trees, and small gardens with a dear view
of City Hall. The plaza is used twice a week for the Heart of the City Farmers Market and is near
the San Franciseo Public Library; Asian Art Museuns, varions govemmental institutions, offices,.
and numerous public transportation stops and stations.

The pr'opo‘sed Project is also located within one-half mile of Patriria’s Greex, whict is generally
located to.the northwest. Patricla’s Green includes a playground, walking paths, seating areas,
Jawn areas, and a rotatmg art installation. Patricia’s Green is generally bounded by Hayes Street
_ to the north, Octavia Street to the east (northbounid} and west {southbound), and Fell Street to the
south.
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4,

5,

Project Description. The Project proposes to depaolish the existing 1830 Missjon Street building,
to retain and rehabilitate a portion of the existing 1500, Mission Street building, and fo demolish
the remaining portions on the 1500 Mission building and’ construct a ‘mixed-use development
with: two components; an approximately 767,200-square-foot, 396-foot-tall (416 feet to the top of

fhe parapet) residential and xetail/restaurant building at the corner of South Van Ness Avenue.

and Misslon Street (“Retail/Residential Building”); and an approximately 567,300-square-foot,
227-foat-a]l {257 féet to the top of the parapet) office and permit center building for the City and
Courity of San Francisco (“City”) ont 11th Street between Market and Mission Streets (“Office
Building”) with a mid-ise extending west to South Van Ness Avenue. The proposed Project

includes & proposed Zoning Map amendment and Planning Code text amendment to create the

1500 Misston Special Use District to supersede the Van Ness & Market Downtown Residential

" Special Use District designation and a proposed. amendment to Planning Code Section 270

associated with bulk limitations, allowing for an exceedance of the current Height and Bulk
District imitations, additional off-street parking, and office space above the fourth floor.

Thie propased Residential/Retail Building will consistof 3 39-story residential apartment tower

containing approximately 550 dwelling units over up to 38,000 grods square feet of ground floor

retailfrestaurant space, and below grade parking for 300 vehirles and 247 bicyeles. The propased

Office Building will consist of a 16-story tower consisting of 567,300 squiare feet of office space (of

which 464,000 count towards Gross Floor Arei) containing varions City departriients, a permit
center and a childcare facility and below. grade vehicle parking for 120 vehicles and 306 bicycles.

Comrainity Outreach and Public Comment. To date, the Department has not reesived any
formal public comment associated with the proposed Planning Code Text, Zoning Map and
General Plan Amendmients — or other entitlements associated with the project. Comments

- received b part of the erivironmental review process wil} be incorporated into the Environmental
_Impact Report, In dddition to 4 community outreach meeting held on October 18, 2016, members

of the public have also had opportunity to provide public comment on the project at an
informational hearmg at the Planning Comumission held on October 27, 2016.

Panning CQde Compliance: The Commission finds that the Pro;ect is consistent Wlﬂl the
relevant provisions of the Planning Code in the following manmner:

A, Floor Area Ratio. Pursiant to Section 123 and 424 of the Planning Code, Projects in the C-3-
. ‘G Zoning District and the proposed 1500 Mission Special Use District have a base floar area
ratio (FAR) of 6.0:1 and may reach an FAR of 29.0:1 with payment into the Van Ness and
Market Residential Special Use District Affordable Housing Fund. To exceed a floor area
ratto. of 9.0:1, all projects must. contribute to the Van Ness and Matket Neighborhood
Infrastructure and Citywide Affordable Housing Fund.

The residentiallretall component Profect site ks « 1ot aren of upproximately 57,617 sguaré feet. As
showin In the conceptual plans for the Profect, the residential/vetnd] building would include 766,925
square feet, of wilich 552,290 square feet would count towards FAR. Accordingly, the Project would
mnke @ payment tothe Van Ness and Market Residential Special Use District Affordable Housing
Fund for the Floor Area exceeding the base FAR ratio of 6.0:1 up fo a ratio of 9.0:1 and to the Van
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Ness-and Market Neighborhood Infrastructure and Citywide Affordable Hausing Fund for any Fleor
Areq exeeeding an FAR of 9.0:1. Since the Project exceeds an FAR of 9.0:1, contribution to the City’s.
The City office component is exempt from these City fees. -

Rear Yard Requirement. Within the Van Ness and Market Downtown Residential Special
Use District and the proposed. 1500 Missiori Street Special Use District, Rear Yard
requirements putsuarit fo Plansing Code Section 24933 do not apply Rather, lot coverage is
limnited t0-80 percént at all residential levels,

The Project complies with this provisien. Lo‘t coverage for both parcels umount fo 70%. The Project
Sponsor has submitted o Subdivision Map. application, which includes lot line adjustments for the two
existing patcels to better align with the pioposed uses and ownershiy strucures, The propused lot-
contnining the tesidential tower wiemsures approximately 53,004 squate feet and will have
approximitely 58% lat coverage at the hubest residential level (Floor 2). Lot raverage controls doviot
apply to the office building singe the 80 percent limitation i3 restricted to residential lenels; however lot
coverage of the parcel conitaining the City office building amounts to 82%.

Residential Open Space. Planning Code Section 135 requires that private usable open space
be provided at a ratio of 36 square feet per dwelling unit or that 48 square feet of commin
ugable epen gpace be provided per dwelling unit. However, common usable open space for
mixed-use, regidential and non-wesidential projects may be nsed to count against
requirements containied in both Secfion 185 and 138.

The Project inclades 550 dwelling anits g provides private apen space for 15 units. Therefore .

approximately. 25,680 square. fest of common open space Is required. In all, the Project provides
approximately 30,100 square feet open space of which 3,100 square feet is private and. 27,000 square
Jeet is common, Cominon open space can be found on floors 2, 5, 11 and 39 whete terraces amounting

fo 27,000 square feet can be found. Publicly dccessible open space can be found along the Sonth Van'

Ness. Avenue stdewalk, where a 15-foot setback has been provided, widening the sidewalk from 72 feef
to 37 feet. The Project: exceeds Planning Code requirements, and is thergfore compliant with Section
135. '

~ Public Open Space. New buildings in the C-3-G Zoning District must provide publicopén

space at a ratio of one square feet per 5 gross sguare feet of all uses, except residential uses,
institutional uses, and uses in a predominantly retail/personal services building pursuant-to
Planning Code Séction 138. This public open space must be located on the same site as the
building or within 900 feet of it within a C-3 district.

Since the projeck proposés approximately 464,000 square feet of office use, approximately 9,280 square

feet of public open space ¥ required. Approximately 9,400 square feetof publicly agcessible apen space
in: the form of the landscaped and Improved mid-block. alley providing enlunced pedestrian
connectivity to the proposed City office building from South Van Ness Avenue and approximately
3,300 square feet of or publicly accessible vpen space associated with the proposed residential and retail
yses can be found. Therefore, the Priject exceeds Code requitements and therefore -complies with
Section 138 of the Plunnmg Code.

ING DEPARTMENT ) 7
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Although the Project proposes #p 0 38,000 square feet of retail space, each space amonnts to less than

5,000 square feet, and is exempt from. Gross Floor Aren as well is the requirement fo.provide Public
Open. Spage per Section 138. :

Stréetscape Ipravemerits. Plarining Code Section 138.1 reqiiires that when a new building
is ronstructed in the C-3 District and is on a lot that is greater than half an acre in area and
contains 250 feet of total lot frontage pedestrian elements in conformance with the Better
Streets Plan shall be required.

The Project is located an a lot that mengures 110,772 sguare feet, npproximntely 2.5 acres md contains
approximately 1,040 linear feet of frontage. Due to restrictions within the Mission Street anid South
Van Ness Avetme right-of-ways, physical widenings along these. fwo frontages are not possible.
Howeuver, the Project tncludes a baflding setback of approximately 15 feet for approximately 285 linear
feet along the Scnith Van Ness Avenue frontage, effectively widening the sidewalk from 22 feet to over
37 feek wide. Additional streetscape improvements on South Van Ness Avenue include perforated wind
screens, sreet and Class 2 bicycle parking (subject o approval by the San Francisco Municipal

Transpetiation Authority (MTA)).  Further, the 11th Street sidewalk will be widened from -

approximately 10,5 feet to 15 feet along the Project’s frontage. Therefore, the Project complies with
PlanvingCode Sectiort 138.1.

Exposuze. HaMg Code Secuon 140 requires all dwelling units in all use dlstricts to face”

ohta a public stteet ot least 20 feet i width, gide yard at least 25 feet in w1dth ot.open ares
whichi {s wnobstructed and fs rio less than 25 feet in every horizontal dimension for the floor
at which the dwelling unit i$ located and the floor immediately above it, with an Increase of
five feet in every horizontal dimension at each subsequent floer, The proposed Special Use
District caps the horizontal chrnensxon 16 which the open space must expand at edch
sithsequent floox to 65 feet. '

All 550 dwtlling units expose onto g public vight-of-way or in- open spice amopnting to at least 67
feet, Therefore, the Project complies with exposure vequirements pursugnt o the proposed 1500
Mzsszon Street Special Llse District..

. Active Frontages.—~ Loading and Driveway Width, Sections 145.1()(2) and 155(s)(5) do not
" apply in the proposed Special Use District. Rathet, the residential and office components of

the proposed Project shall be permitted to each provide separate parking and loading ingress
and egress ppenings on thie 11" Street frontage of no greater than 24 feet each, subject to
conditions '

Vehicular acgess 1s not provided dlong the Project's South Vi Neéss Avenue frominge and provzded n
4 managed, Himited mannar @t the wid-black alley along Mission Street, as both rights-of-way are
“Transit Preferential Streets, The Project shgll comply with improvement | mitigation measnres
gutlined for loading on Mission Street (M-TR-3) contained i Attachment B which will be included as
a part of the Conditioris of Approval associated with the Project.

In cousideration of City palicy to westrict aurb cats and oﬁ’-—sfr‘ae.t parking and Tonding access on Sovth:
Van Ness Averue and Mission Btreet, the residential component and. the City office component shall

each bg permitted to provide separate parking and Idading ingress and egress openings on the 11th .
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Street-frontage of ito greater than. 24 feet in width ench, in liew of the limitations set forth in Sections
145.1(c)2) and 155(s)(5). To. the extent feasible as determined by the Plinuing Director, in
consultation with the Director or Real Propérty, in order to facililte the preservation of a portion of
the 11tk Street fagade of the existing 1500 Mission Street building, enfiance pedestrian conditions, and
further neivate 118k Street, a shared ingress (but not egress) fo both thie residential component und the
Gity office component shall be provided to reduce the residéntial tomponent opening to no greater than
12 feet in width. .

. Street Frontage in Commergjal Distticts: Active Uses. Plaoning Code Section 145.1(c)(3)
requires that within Downtown Comunerclal Districts, space for “active uses” shall be -

provided within the first 25 feet of building depth on the ground floor.

The ground floor spave along the South Van Ness Avenue, Mission Street, and 11% Street have active
uses with. divect access to the sidewallk within the first. 25 fees of building depth, with the exception of
-space allowed forparking and loading necess, building egress, and-gecess to mechynical systems. Public
Uses are considered Aviive Llses, Accordingly, the Project complies with Sectivn 145.1(c)(3).

Street Frontageé in Commercial Distriets: Ground Floor Transparency. Planning Code
Sectiont 145.1(£)(6) requires that within Downtown Commercial Districts, frontages with
active uses that are not residential or PDR must be fenestrated with transparent windows

and dporways for no Jess than 60 percent of the street ftontage at the growid level and allow

visibility o fhe inside of the building.

The Project complies with. the Ground Floor Trausparency requirements of the Planning Code.
Apprivximately 83 percent of the Project’s new constructon frontage on 11" Street, 60 percent of the
Project’s South Van Ness Avenue frontage, and 61 percent of the Project's new construction frontage
along Mission Street are fenestrated with transparent windows und doorways. Only the retained
portions of the Project’s historic resource are fenestrated with transparent windows and doorways for
less than. 60" percent. Pursuant to Planning Code Section, 145.1(c)(6), the Planning Commission may
waive or modify specific street frontage requirements for buildings considered historic resources.

Shadows on: Public Open Spaces. Planning Code Section 147 seeks to redure substantal
shadow impacts on public plazas and other publicly accessible open spaces other than those
protected under Section 295. Consistent with the dictates of good design-and without unduly
restricting development potential, buildings taller than 50 feet should be shaped to reduee
substantial shadow impacts on open spaces subject to Section 147, In determining whether a
shadow is substantial, the following factors shall be taken into account: the area shaded, the
shadow’s duration, and the importance of sunlight to the area in question.

A shadony grealysis defenmned that the Project would cast shadow one proposed. pubhcl y uceessible
private pen space (POPOS) — Bmdy Park.

Thi proposed Brady Park POPOS would receive new shudzng from 1500 Mission Street, with peak
new shading: Bkely vecurring on or around the Summer Solstice (June 21); With morning shadvws

© cast from the east fo the west, @ portion of the park space not shaded by 1629 Market Street would

receive new shadows from the proposed Project. New shadow from 1500 Mission Street wauld oceur
during early mornings and be gone prior to 9am. No shading from the Project would be present on the
equirioxes (September 20/March 21) nor the wiriter solstice (December 21). Quuntitutive calculations

601

P Py




Motion No. 19887 CASE NO. 2014-000362ENVGPAPCAMAPDNXSHD
March 23, 2017 : . 1500 Mission Street

were npt performed to confirm the précise. mnge of dates new shuding would be present, hotwever it
toauld likely be in the range of 1-2 nionths on either side of the Summer Solqﬁce, or approximately 7-4
onths annually,?

Ground Level Wind. Planning. Code Sgetior 148 requires that new coristruction in
Downtown: Commerclal Districts will not catise -grounddevel wind currents to exceed
pedestrian corifort levels, This staridard requires that wind speeds not éxceed 11 miles per

hour in areas of substaritial pedestrian use for more thari 10 percent of the tifme year round,

between 7:00 AM and &00 PM. The requirements of this Section apply either when
preexisting ambiert wind speeds at, a site exceed the comfort level and are not being
eliminated as a result of the project, or when the project may result in wind conditions
exceeding the eomfort criterton,

The existing conditions at the Project Site indicate that 33 of the 50 test puints exceed the Planing

" Code's comfart vriterion af grade level with average wind speeds at approximately 11.8 miles per hour

(inph): The 11 miph comfort eriterion is currently exceeded more than 10 percent of the e, With the
Project, 2 new test poinis were studied since the Project introduces enhanced pedestrian connectlvely.
The comfort ctiterion is exceeded at 35 of 52 points with the projest exceeded more than 10 percent of
the time with average wind speeds increasing slightly to 12.1 mph from 11.8 mph. Generally, the wind
conditions remain the same with the Project compared to existing condlitions.

Under existing conditions, hazard oriterion fs exceeded at one. pai‘nf for 2 hours per year, With the

Project, hazard criterivn is exceeded st one point for 1 hour pér year. Accordingly, hazardous
conditions are improved with the Profect. .

A Seetion 309 exception is being sought because the Project. would nof eliminate the existing locations
treeting or exceeding the Planning Code's comfort criterion. Exceptiotis from the comfort criterion
-t1dy be granted pursyant fo Sectionr 309. There are no net new hazardous wind speeds caused by the
Project, See Section 7, below, for' 309 findings. :

Parkirig, Planning Section 151.1 allows up to one car for each twp dWelhng uriits as-of-right
in the C-3-G Zoning District. Parldng for the proposed zetatl use shall not-exceed 7% of gross
floot avea for that use, For the proposed public agency office building, the maximum amount
of pff-street parking that may be provided off-street parking shall be one space for each 3,000
gross seuiare feet of floor area ds permitted by the proposed 1500 Mission, Street Special Use
Distriet,

The Project containg 550 duwelling units, 88,000 square feet of retail and approximately 464,000 square

[feet of office uses. Thus, a total of 275 spaces for the residential use, up to 2,660 sguare feet devoted to
parking fot' the retail use and 155 parking spaces: for the City office building may be permitted. The
Project ‘proposes 275 parking spaces for the residential use; 2,660 square feet (14 'spaces) devoted to
parking for the retail use, and 120 parking spaces for the City office building. Therefore, the Project
complies with Section 151.1 of the Planning Code and the 1500 Mission Street Special Lse District.

' 4500 Misslon Street Shadow Analysls Repart, February 17, 2017, Preyision Design.

SAN FRANGISCO
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Oiff-Gtreet Freight Loadirig. Planning Code Section 152.1 requires that projects in the C-3
District fhat iiclide the over 506,000 squarg feet of residential space must provide three off-

" street freight loading spaces within the project and 0.1 space per 10,000 square feet of gross

BAN FRANGISCD

floor area is required for office nses.

The Project includes 767,200 square feet-of Residential development (552,290 squure feek that sounts
towards Floor Area Ratio), requiring three offstreet loadinig spaces, 38,000. square feet of Retail Use
requiring 2 off street loading spaces, and approximately 567,300 -square feef: of Office development
(464,000 gross squiare feet that counts towards.Floor Aren Ratio), requiring & off street loading spaces
Jor a total of 10 spaces. that. meet dimensional requirements pursuant to Section 154, Three off-street
londing spaces are provided: for the Residential use and an eguivalent of five spaces are provided for the
Office use. Two spaces that can accomodate service vehicles meeting the dimensiorial requirements
specified in Planning Code Section: 154(b)(3) substitute one of the full-size loading spaces required for
the proposed Office building. A total of four setvice vehicles. aré provided for the Office use, equivalent
to two off-street loading spaces. Therefore a total of five full-size off-strect Tonding ate provided for the
Office use. The Project is seekiig an exception ag permitted by Sections 161 and 309 for the two off-
street londing spaces vequired for the propased Resdentinl / Retail component, See Section 7, belouw, for
309 ﬁﬁdmgs

Bicycle Parking. For buildings with tnore than 100 dWe]ling units, Planning Code Section
155.2 requires 100 Class 1 spaces plus one Class 1 space for every four dwelling units over
100, and one Class 2 space per 20 units, For Retajl uses 1 Class 1 space is required for every
7,800 square. fest of Ovcupied Floor Ared and one Class 2 space is required for every 2,500
square feet of Occupied Floor -Area. A minimum of one Class: 1 space for every 5,000 square
feet of Ocrupied Floor Area of Office Use and a-minimum of two Class 2 spaces plus and
additional space for every 50,000 square feet of Occupied Floor Area.

The Project complies with Section 155.2 because it provides 553 Class 1 and 67 Class 2 bicycle parking
spaces, exceeding the Planning Codg requirement fo provide 311 Class 1 spaces (100 units x 1 stall =
100 + 450 X 1 stall { 4 units= 213 stalls for Residentiol Uses, 464,000 SF X 1 stall / 5,000 SF of
Ocoupied Floor Ates = 93 stalls for Office Uses and 38,000 SF X 1 stall | 7,500 SF of Qccupied Floor
Area=5 for Retail Lses) and 54 Class 2 spaces (550 units x 1 stall/20 units = 28 stalls for Residentinl
Uses, 464,000 SF x 1 stall 7 50,000 ST of Occupied Floor Avew + 2 =11 stalls for Office Uses, and
38,000 square feet x 1 stall } 2,500 square feet = 15 stolls for Retail Uses). All Class 1 spaces aré
Tocated at the first basement level, accessible ﬁ‘om the 11tk Street ramps, gnd Class 2 spaces ave located
on the Profect’s szdewa[ks

. Showey Facilities and Lockers). Secfion 1554 requires shower facilities and lockers for new

developments, depending on use. Bo2 ‘non-retail sales and service uses (Le. Office), four
showers and 24 lockers are required where occupied floor area exceeds 50,000° square feet,
and one shower and six Tockers where the Occupied Floor Area exceeds 10,000 square fee}
Iyt is rio greater than 50,000 square feet.

The Project provides 15 showers anil 76. lockers for the Office Use and. 8 showers and 48 lockers for the
retail use, exceeding Planning Code requirements. Therefore, the Project complies with Sectivn 155 4.

PLANNING DEPARTMENT 1
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Q. Transportation Dextiand Management {TDM). Plan, Pursuant to Planming Code Section 169
~ and the TDM Frogram Standards, the Project shall finalize a TDM Flan prior Planning
Departmepit approval of the first Building Permit or Site Permit. As currently proposed, the
Project minst achieve a target of 37 (9 points for the Retail Use, 12 points for the Office Tse
and 16 points for the Residential Use).
The Project subriitted: a completed Environmental Evgluation Application prz’of to Septeriber 4, 2016.
_ Therefire, the Project must only achicve 50% of the point target established in the TDM Program
Standards, resulting in a requited targef of 37 poinis. As currently proposed the Project. will achzeve
its teguired 37 points through the followmg TDM measures:
Retail Use:
o [Hibundled Parking
»  Bicycle Parking (Option A)
«  Improved Walking Couditians
«  Showers and Lockers
s Mitimodal Wayfinding Signage
Office Llse:
»  Unbundled Parking
+  Short Term Dafly Parking Provision
o Improved Walking Conditlons
»  Bigycle Parking (Option B)
«  Showers and Lockers
s Car-Share Purking
«  Eamily TOM - Ore-site Childears
» Multimodal Wayfinding Signage
¢ Real Time Fransporiation Displays
Residential Use:
o Unbundled Parking
s Parking Supply
PLARNING pemarrmener ’ 12

Car Share. Planning Code Section 166 vequires two car share parkirig spaces for residenitial
projects with 201 dwelling whits plug an additional parking space for every 200 dwelling
units over 200 and 1 spaice plus 1 for evety 50 parking spaces over 50 for non-resideritial uses.

The Project requires-a total of 6 car shave spaves - 4 purking stalls for the building’s Residentinl Uses
(2 spaces.+ 1 space X (350 dwelling units | 200 dwelling wits)) ind 2 car share spaces for the office
use sinpe 120 accessory parking spaces are provided for sqid use. The retail use does not generate a
vequirement for car share spaces. The Project provides 6 car share spaces, and therefore complies with
Planning Code Section 166: .
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«  Imptroved Walking Coriditions

»  Bicycle Parking (Option A)

«  Bicycle Repuir Station

Stiowers and Lockers

o Cur-BHare Parking

¢ Delivery Support Amenities

«  Multimodal Wayfinding Signage
.. Real Time Tmnsportahon Displays.

Height. The proposed Helght and Bulks within the 1500 Mission Street Special Use District s
120/240-R-3, 85-X and 130/400-R:3.. A

The Ptoject-complies:with the proposed heights within the 1500 Mission Street Special Use Districk

Bulk, The 1500 Missiory Street Special Use District establishes the R-3 Bulk District which
limits the maxirdm plan lehgth of 170 feet and diagonal dimension of 225 feet for buildings
bétween the podium height arid 240 feet. For buildings between 241 and 400 feet tall, the plan
length is limited to 156 feet and diagonal dimension of 165 fegt with a maximum average
floar area of 13,100 gross square feet. The gross floor area of the top one-third of the tower
shall be reduced by 7 pertent from the maximuin floor plate of the tower above the podipm
height limit.

The Project cortplies with the bulk requirements pursuant to the proposed R-3 Bulk District.

Shadows on Parks (Section 295).. Section 295 requires any project proposing a structure
exceeding a height of 40 feet to undergo a shadow analysis in order to determine if the
project would result in the.net addition of shadow to properties under the jurisdiction of the
Recreation and Park Depa:trnent or designated for acquisition by the Recreation and Park
Commission.

A shadow analysis was conducted wd determined that the Project would cast anwdditional 0.03% of

* shadoy; o Patricia’s Green per year. On. days of maximum shading, new shadows would be present

for appraxzmately 23 minutes between 7:36 am and be gone prior-to 8 am. The shadow analysis found
thit new shading from the project would predominantly occur in the northern half of Patricia’s Green.
To eliminate all new shading on Patricia’s Green, the proposed residential tower would need to be
reduced in height by approximately 51 feet, resulting in the elimination of 50 residential units. The
Profect was not found to adversely impact the use of the Park by the Recreation and Parks Department

af o dyly noticed, regularly scheduled meeting on March 16,2017,

The new shadow om the Jpropused park gt 11% and Natoma Sireef that is designated for acquisttion by
the Recrentlon and Park Commission genierated by the Project would be present only in the late
afternoon and evetting between March 3 and Ogtober 11, Project-generated new shadows would fall
primarily on the southern % of the park site (the portions of the site with frontage on 11% and Natoma
Streets) with, muximum new shadow coverage typically occurring between 5:30-6:00 pm. Since the
park at 11% and Natomg Streets has not yet been developed and no future programming informatios
has been developed or approved, the possible features affected and guulitative impacts of project-
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- genernted shadozp ort such fentures are undétermined. Tp eliminate all shading on the proposed park at
17% and Natomn, 16 stories of the residentinl tower would need to Ve remived, eliminating
approximately 160 dwelling units.

U. Anti-Discriminatory Housing Policy (Administrative Code Section 1.61). Projects with
proposing ten dwelling tmits or more must complete an Aft-Discrintinatory Housing
Affidavit indicating that the Project Sponsor will adhere to anti-discriminatory practices.

The Project Sponsor has completed and. submitted an Anti-Diseriminatory Housing Policy affidavit
" coufirming complignce with anti-giscriminatory practices.

V. Inclusionary Atfordable Housing Program (Section 415 and Secfion 249.28). Inclusionary
Affordable Housing Program, Planning Code Section 415 sets forth the requirements and
procedures for the Inclusionary Affordable Housing Program, Under Planning Code Section
415.3, thiese requirements apply to projects that consist of 10 or more units. The applicable
percentage i dependent on the fiumber of units in the project, the zoning of the praperty,
and the date that the project submitted a complete Environmental Evaluation Application. A
complete Environmental Evahuation Application was submitted one October 13, 2014;
therefore, pursuant to Flanning Code Section 415.3 and 249.28 the Inclusionary. Affordable
Housirig Program requiirement for the On-site Affordable Housing Alfernative is to provide
13.5% of the proposed dwelling units as affordable.

The Project Spowsor hus- demorigtried that it-i5 eligible for the On-Site Affordable Housing
Alternative under Planning Code Section 4155 and 415.6, and has submitted an ‘Affidavit of
Comypliative: with the. Inclusionary. Affordable Housing Program: Planting Code Section 415 to
sinbisfy the vequirerients of the Inclusionary Affordable Housing Prigram by providing the affordable
housing on-site instead, of through payment of the Affordable. Housing Fee. In order for the Project
Sponsor to- be eligible for the On-Site Affordable Housing Alternative, the Project Sponsor wust
submit are ‘Affidavit of Complianie with the Inclusionary Affordable Housing Program: Planning
Codé Section 415," to the Plartning Department stating fhut any affordable units designated as on-site
units shall be sold as ownership units and will remain as oumership units for the life of the project or
. submit to the Deputtment o contract demonsirating that the project’s on- or off-site units are not
subject: to the Costs Huikins Rental Housing Act, California Civil Code Section 1954.50 because,
witder' Séction 1954.52(8), the Project Sponsor has entered into an agreement with a public entity in
consideration for a direct financial contribution or any other form of assistance specified in California
Government Code Sections 65915 et seq. and submits an Affidavit of such to the Department, All such
confracts entered into-with the City and County of Sant Francisco must be reviewed and approved by
the Mayor's Office Housing and Community Development and the City Attorney's Office. The
Project Sponsor has indicated the intention to enter into an agreement with the City to qualify for a
wufper from the Costa-Huwking Rental Housing Act based upon the proposed demsity bonus,
concessions propided by the City and approved herein and the Project’ use of tax exempt bond
financing. The Project Sponsor submitted such Affidavit on March 3, 2017. The gpplicable percentage
is dependent on the total number of units in the project, the zoning of the property, and the date that
the project submitted a complete Envitonmerital Evaluation Application. A complete Environmental
Bualuutzqn Application was submitted on October 13, 2014; therefore, pursuant to Planning Code
Section 415.3 the Inclusionary Affordable Housing Program requirement for the On-site Affordable

st\ﬂr ANDISCO o 14
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. Housing Alfernative is toprovide 13.5% of the totul proposed dwelling units as affordable. 110 units
(40 (36%) studios, 29 (26%) one bedroom, 39 (35%) twa bedroom and Z (2%) Hhres bedroom units) of
fhe total 550 units provided will be affordable units amouriting to 20% of fhe total constructed wnits,
exceeding Planning Code requirements. The Project recelved priotity processing status for exceeding
inchusionary housing requirements. Additionally, the Conditional Purchase and Sale Agreement
between the City and County of San Francisco and the Project Sporsor inchides 4 commitment to the
pravision of affordable wnits at a rate of 20 percent of total construicted whits. The Conditiongl
Pysrchase and Sale Agreement was fully executed and unanimously supported by the Board of
Superofsors i Devember of 2014. If he Project becomes ineligible to meet its Inclusionary Affordable

Housitg Progrim obligation through the On-site Affordable Housing Alternative, it must puy the

* Affordable Housmg Fee with interest; if applicable.

. Public Art (Sectioir 429). Tn the case of construction of a new building or addition of floor
area in excess of 25,000 sf to an existing building in a C-3 District, Sectioh 429 requires a
project to include Works of avt costing an amount equal fo one percent of the construction
cost of the building. :

The Broject would comply with this Seclion by dedicnting one percent of the Project’s construction
cost t0 works of wit. The-public art concept and location will be subsequently presented to the Planting
Commission af an informational preseniation,

. Signage (Section 607). Curtently, there is not a proposed sign prograth on file with the
Plarming Department. Any proposed signage will be subject; to the review and approval of
" the Plarming Department pursuant to the provisions of Article 6 of the Planning Code.

7. Fxceptioms Request Pursuant to Planning Code Section 309. The Planning Commission: has
considered the following exceptions fo the Planning Code, makes the following findings and

grarits each. exception to fhe entite Project as further desctibed below:

a. Section 148; Grovind-Tvel Wind Currents. In C-8 Distriets, buildings and additions to
. existing, buildings shall be shaped, or other wind-baffling measures shall be adopted, so
that the developments will not cause ground-level wind currents to exceed more than 10
pexcent of the time year round, between 7:00 a.m. and 6:00 p.mi., the comfort level of 11
mile,s-per‘ham equivajent wind speed in areas of substantial pedestrian use and severn
miles perhour equivalent wind speed in public seating areas.

When preexisting ambient wind speeds exceed the comfort level, or when a pmiaOSed
bujlding or addition. may cause ambient wind speeds to exceed the comfort level, the
building shall be designed to reduce the ambient wind speeds to meet the requirements.

An exception may be granted, in accordarice with the provisions-of Section 309, allowing

the building or addition to 4dd to the amount of time that the comfort level is exceeded
by the least practical asnount if (1) it can be shown that a building or gddition carmot be
shaped and other wind-baffling measures canviot be adopted to meet the foregoing
requirements without creating an unattractive and ungainly building form and without
unduly resricting the development potential of the building site.in question, and (2) it is
conduded that, because of the limited amount by which the comfort level js exceeded,
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the Hmited location in which the. comfort level is exceeded, or the limited time dering
which the 'comfort level is exceeded, the addition is insubstariﬂal.

Seahcin 309(a)(2) permits exceptions from the Section 148 ground-level wind current

requirements. No exception shall be granted @nd no building or addition shall be

petmitted that causes equivalent wind speeds to reach or exceed the hazard Teyel of 26

1hiles per haur (mph) for a single hour of the year.

Independgnt consaltawts annlyzed ground-level wind currents in the vicinity of fhe Project Site. A
wind tunnel analysis, the results. of which nre included in a. techiical memorandum prepared by
BMT Eluid Mechanics, was conducted using a scale model of #he Project Site and its immediate
vicinity. The study concluded that the Profect would not result in any substantial change to the
wind cortditions of the ared. : '

Comfort Criterion

Based on existing conditions, 38 of the 50 (apprlmmafel y 66%) locations tested currently exceed
the pedestrian comfort level of 11 mph at grade level 'more thwz 10% of the time. Aperage wmd
speeds heastired close fo 11.8 riph.

Under the Projact seenario, an additional 2 points were tested to. capture the twe mid-plock alleys
necessed from South Van Ness Avénue and Mission Street. There ig no information for these
points under the existing scenario because the existing buildings are constracted fo the property
ling where the additional fest points are lpcated. With the Project, 35 of 52 locations (67%) tested
exceeded the pedgstrian comfort level of 1L mph tote-than 10% of the time, Average wind speeds,

 inereased slightly to approximately 12.1 mph. Undgr the Cumulative scenario, which takes into

account.ather planned projects in thg vicinity, 'uvsmge wind speeds decrease to 11.3 mph, with 25
of 52 (48%) points that exceed comifort criterion.

In. conclusion, the Profect does not result in substantial change to the wind conditions. Howevef,

since comifort exceedances aie not entirely eliminated by the Project, ann exception is required -

undei'l?[mning Code Sevtion 309,

‘ Hazard Criterion

The Wind Stuily indicated thet the project does not cause auy net new hazardons conditions.
Thergfore, the Project would comply with the hazatd eriterion nf Section 148, :

Loading, Planning Code Section 152:1 requires that projects in the C-3 District that
include the gver 500,000 square feet of residential space must provide three off-street
freight londing spaces Within the project and 0.1 space per 10,000 square feet of gross
floor area is required for office uses. Pursuant to Section 161, exceptions to loading
requirements are permitted in recognition of the fact that site constraints may make the

provision of requited freight loading and servite vehicle spages 1mprac'hcal ot
undesirable..

The Project fncludas 767,200 gross square feet of Residential development (552,290 square feet

- that cornts toverrds Floor Area Ratio), requiring three off-street loading spaces, 38,000 square feet
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of retail ‘reguiting 2 loading spaces and approximutely 464,000 grass squnre feet of Office
devéloptuent requiring 5 off-street londing spaces for a total of 10 spaces thut meet dimensiona]
tequirements pursuant to Section 154. Three off-girect loading spacés are provided for the
Residentinl and Retafl use.qnd an eqiivalent of five spaces are provided for the Office use. Two
spaces. that can. accomtnodate service vékicles meeting the dimensional requirements specified n
Planning Code Section 154(b)(3) substitite one of the full-size Zoudmg spaces- required for the
proposed Office building:

"The EIR determined that the average demand for vesidentinl and retail loading spaces is three
spaces and the serage demand for the office component s five spaces (see page IV.B-52 to -53). In
addition, SEMTA has approved yellow loading zones at the enrb on both South Van Ness Avernue
and 11th Sireet to accomttiodate additional peak loading demand.

The. Project iz seeking an exception as permibted by Sections 161 and 309 for the two of the
required off-street loading spaces. The Retail sl Residential uses require n total of5 off-street
louding spaves. A totak of 3 spaces are prpmded for both uses,

1) Provision of freight loading and service vehiclé spaces cannot be accomplished
underground due to the frequency. of move-ins/move-outs typical of a rental
apartment building and also because site constraints will not permit ramps,
elevators, turntables and maneuvering areas with reasomable safety.

The three residential and repil lomding spaces ave on the ground level, rather than

underground, because of the constraints or cezlmg height gnd muneuering areas in the
basetnent,

{2) Provision of the required number of freight loading and sexvice vehicles onssite
wotld result in the use of an unreasonable percentage of ground-floor area,
_precluding more desirable uses-of the ground floor for retail, pedestiian circulafion
of open spaces uses, ‘

Adiling the twa additional loading spaces on-site wounld use an unrensonable percentage of -

the ground floor for loading, precludmg more desirable- ground floor retnil, pedestrian
ciroulation und.apen space. nses.

(3) A jointly used underground facility with access to a yuamber of geparate buildings

SM\ EMNGISGD

and meeting the coflective needs for freight loading and service vehicles for all uses
in the building inyolved, cannot be provided.

The freight loadting aren for the:City office building is not adjacent to the residential project’s
vertical circillation, making joint use of underground loading facilities infensible.

(#) Spaces for delivery funetions can be provided at the agdjacent ctirb without adverse
effect on pedestrian circulation, transit opetations or general traffic circulation, and
off-streef space permanently reserved for service vehicles is provided either on-site
or iri the immiediate vicinity of the building.
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As confirmed by the Transpoi‘fatim’r Tmpact Study conducted as part of the EIR, adjacent
. curb space'is quailable in the immediate vicinity of the building to accommodate any peak
loading demand that cannot be accommodated on-site. .

HOUSING ELEMENT -
Objectives and Policies
OBJECTIVET: .

IDENTIFY AND MAKE AVATLABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET THE
CITY'8 HOUSING NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HQUSING.

Policy 1.8

Promote mixed ise development, and inclide housing, particularty permanently affordable
housing, in new cotametcial, institutional or other sirigle use development projects.

The Project supports tiis Pollcy, The proposed Project woulkd construct tao new buildings, one of which s -
u vesidential building that would conlain appreximately 550 dwellmg untits, Approximately 110 of the 550
dwiellirig uritts would be petthaneritly affordable. :

Policy 110

Support new housing projects, especially affordable housing, where households can casily rely
on public transportation, walking and bicycling for the majority of daily trips.
The Project supports this Policy. It is anticiputed that because of the central location of the Project, mosk
residersts wonld either wilk, hike, or use public transportation for daily travel. The Projeck is less than ane -
Block from: Market Street, with convenient access fron the property to the Van Ness MUNI metro station
and. about 15 MUNI lines, and less than half a mile from the Civic Center BART Statlon, allowing
connectons to neighborhoods {hroughaut the Cityf, the East Bay, wnd the Peninsula. Additionnlly, the

Profect provides 520 bicycle parkzug spaces (553 Class 1, 67 Class 2) with & convenient, safe storage in the
basement and street leael enconraging bicycles as a mode of transportation.

OBJECTIVE 5
ENSUKE THAT ALL RESIDENTS HAVE EQUAL ACCESS TO AVAILABLE VUNITS.
Policy 54

Provide & range of unit types for 4ll segments of neéd, and work to move residents between unit
types as their needs change,

The Project supports this Policy. The Project would create 550 dwellmg umts of which 197 (36%) are
studios, 146 (27%) are one bedrooms, 198 (36%) are.bwo bedrooms and 12 (2%) ave three- bedroom units.
The 110 Below Market Rate units would be comprised of a similar dwelling unit. mix: 40 (36%) studios,
29 (26%) one bedioom, 39 (35%) two bedroom and 2 (2%) three bedroom units.

OBJECTIVE 11

SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN
FRANCISCO'S NEIGHBORHOODS. .

. SAN FRANCISCD ) S 18
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Policy 11,1

Promiote the constraction and rehabilitation of welf-designed housing that etaphasizes beauty,
flexdbility, and innovative design, and respects existing neighborhood character.

Policy 11.2 -

Ensure mplemmfancn of atcepted design standards in project approvals

Policy 11.3

. Ensure growttr i$ accommodated without substantially and advessely impacting existing
residential neigtborhood character. .

Policy 114

Continue fo utilize zotiihig distriets which conform to a generalized residerfial land use and
density plan and the General Plan. ‘

Palicy 11.6

Foster a sarise. of comimmify through ardutectwcal de&gn, usthg feafures that promete
comunity iitteragtion,

The Profect supports these policies. The Profect would create 850 dwelling wnits in the tmmediate vicinity

of existing -residential and office huildings. The Profect’s design upholds the Planning Department’s

storeffont transparency guidelines by ensuring that-at least 60 percent of the non-residential, non-historic

actioe. frontiges are itansparent (meeting Planning Code requzrements) better activating South Van Ness

Avenite, Mission Sireet and 11% Street. Additionally, the Project provides publically accessible open space

in the form of a mid-block alley, which will be activated with the City’s office buﬂding and ground-floor
- retuil spice, The building’s architectural design promotes communily interaction by inviting members of
- the public fo interact with the core of the project, literally walking through the center of the Project site,

URBAN DESIGN ELEMENT

Objectives and Policies
. OBJECTIVE It

EMPHASIS OF THE CHAKACTERISTIC PAT TERN WHICH GIVES TO THE CITY AND ITS
NEIGHBORHOODS AN IMAGE, A& SENSE OF PURPOSE, AND A MEANS OF
ORIENTATION

P011Cy 1.3

Recogmze that buildings, when seen together, produce 2 total effect fhat charactenzes the dity
and its districts.

OBJECTIVES:

MODERATION. OF MAJOR NEW DEVELOPMENT TO :COMPLEMENT THE CITY
PATTERN, THE RESORUCES TO BE CONBERVED, AND THE NEIGHOBRHOOD
ENVIRONMENT. ‘

Policy 3.1

Promeote harmony jur the viswal relationships and transitions between new and older buildings.

PO
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Policy 8.6

Relate the bulk of buildings to the prevailing scale of development ta avoid an overwhelrmng or
dominating appearance in riew constiugtion,

The Pro;eci teets the aforementioned obfectives imd palwzes by emplojjing design that both. relatés to
existing development in the neighbothood while also emphasizing a patters that gives its neighborhoods an
image anid means of orientation. The Project Site is located in a neighborhood of mid- o high-rise, mixed-
nse buildings both residential gnd commercial in nafure. A cohesive design or pattern does not exist;
howéver, the Project is located ot the heart of the Hub, which harkens back to @ well-known neighborhood
near the intersections of Market Street with Valencia, Haight and Gough Streets, This Project is consistent
with the design and land use goals of those proposed in the Hub Area Plan as well as those articulated in
the Market and Octavia Area Plan. .

The builifing’s design, with & transparent thiee-story volime adjncent to the South Var Ness mid-block
alley enframce is intended to serve as the main enttance to the new Cily office building that will house u
number of public: agencies, iricluding the Department of Public Works, Depariment of Building
Inspectioms, Diepartment of Recreation and Parks, and the Planning Departient, The nine-story poifiu is
set back from the shorter three story volume, with the 16-story towér portion fronting the 11% Street
Jromtage, helping to-moderate betweer the adjaceitt 120-foot siructure at One South Van Ness Avenite atd
the proposed project. Similarly, the residential podium along South Van Ness rises to four stories; for
upproxiviately 8() feet before rising to its full 89-story height. At the corher of Mission and South Van
Ness, the tower portion of the residential buﬂdmg helps create a gatewuy to the Hub.

Further, the Project includes the.retentior of the. Fistorie dlock tower pottion of the building most regenfly
serving as Goodwill Industries’ sorting facility, but historically as a Coca-Cola botfling plant. The Project
would restore the old pedestrign-level windows along Mission and 11% Street, improving transparency avid ‘
street-Tevel activation. Retention of the clock tower serves.as a visible transition between older and wewer
buildings i the weighborhood.

COMMERCE AND INDUSTRY ELEMENT
Objectives and Policies '
OBJECTIVE 1:

MANAGE ECONOMIC. GROWTH AND CHANGE T0 ENSURE ENHANCEMENT OF THR
TOTAL CITY LIVING AND WORKING ENVIRONMENT.

Policy 1.1

Encourage development which provides substantial net benefits and nummlzes uridesirable
consequences, Discourage development that has substanifal undesirable consequences :that
cannot be mitigated.

Policy 1.2

Assure ‘that all commercial and industrial uses meet minimumi, reasonable performance
staridards.

Policy 1.3

Locate commercial and industrial activities accordmg to & generalized coramercial and mdustmal
land HSeplan,

SAN FRANOISCO : '
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The Project Supports these Qbjectives and Policies, The Project would add-up to 38,000 square feet of new
commercigl space Tutended to serve residents in the buflding and surrounding neighborhood. Retail is
encoyraged and principully perinttted on. the ground floor of buildings in the Downtoron ~Generel District,
and fs thus consistént with activities in the commercial land use plan.

TRANSPORTATION ELEMENT
Objectives and Policies

SPRRN

OBJECTIVE 1:

MEET ‘THE NEEDS OF ALL RFSIDENTS AND VISITORS FOR: SAFE, CONVENIENT, AND !
INEXPENSIVE TRAVEL WITHIN $AN FRANCISCO.AND BETWEEN THE CITY AND OTHER
PARTS OF THE REGION WHILE MAINTAINING THE HIGH -QUALITY LIVING
ENVIRONMENT OF THE BAY AREA.

Policy 1.2
Ensure the safety and comfert of pedestrians throughout the city.

A privhary objective of the. proposed. Project is to create a pedestrian-oriented environment at the Project
Site: that encourages walking us a principal means of transpotiation, The Project is. set back 15-feet from
the South Van Ness property, propiding a generous 37-foot, T-inch wide sidewalk. Wind screens will be
placed along the cutb edge of the sidewalk while a canopy attached to the proposed residential tower would
extend approximately 20+feet over the sidewalk, providing protection to ped_estrians against the
neighbarhood’s windy conditions, A wind canopy is also planued along the Project’s Mission Street !
frontage. To improve pedestrian conmectivity, the proposed mid-block alley along South Van Ness Avenue
wauld conmect to g mid-block alley proposed along the Mission Street frontage. Finally, the Project wouyld
widen the sidewalk along the 11% Street frontage to 15-feet, further improving pedestrian conditions
‘ground the Project sife.

USE THE TRANSPORTATION SYSTEM AS$.A MEANS FOR GUIDING DEVELOPMENT AND
IMPROVING THE ENVIRONMENT.

Policy 2.1

A e

Use rapid transitand oﬁter»ftansportaﬁon improvements in the-city and region as the catalyst for
desirable development, and coordinate new facilities with public and private development.

The Project would promote Objective 2 and its associated policies by constructing a residential building
with ground floot résuil i the Downtown Core, which i the most transit rich area of the City. The Project
would also feature multimodal wayfiuding signage directing residents and visitors tu transit, as well as
provide transportation information displays that would provide transtt fuformation.

OBJECTIVE.11: ' :

'ESTABUSH PUBLIC TRANSIT A8 THE FRIMARY MODE OF TRANSPORTATION IN SAN . i
FRANCISCO AND A$ A MEANS THROUGH WHICH TO GUIDE FUTURE DEVELOPMENT i
AND IMPROVE REGIONAL MOBILITY AND AIR QUALITY.

SAN FRANOISCO 29 :
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Folicy 11.3:
Encourtige development that efﬁuently toordinates land use with transit setvice, requiring that,
developers address transit concerns as well as miitigate traffic problems,

The Project is Iocatéd within a rieighborfzood rich with public travisportution; those who occupy the two
proposed buildings are expected to vely heavily on public transit, bicyaling, or walking for the majority of
their duily trips. The project includes bicycle parking for 620 bicycles (653 Class 1, 67 Class 2). Within a
few blocks of the Project Site, there is an abundance of local and regional transit lines, including MUNI
bus livtes, MUNI Meiro rail lines and BART. Additionally such transit lines also prbmde access o AC
Transit (Transbay Terminal) and CalTrain.

DOWNTOWN AREA PLAN
Objectives and Policies
QBJECTIVE 1

MANAGE ECONOMIC GROWTH AND. CHANGE TO ENSURE ENHANCEMENT OF THE
TOTAL CITY LIVING AND WORKING ENVIRONMENT.

Policy 1.1

Encourage develcpment which. produces substantial net benefits and minimizes undesirable
consequences. Discourage development which has substantial undesirable consequences which
carinot be mmgated

The Project would bring additional Housing fnto a nelghborhoad that is well served by public transit.on the
edge of Downtown. The Project would nat displace any housing becanse the existing structures at 1500
Missiot Street contaln a vetail building anid twarehouse occupied by Goodwill Industries. The Profect
would improve the existing character of the neighborhood by activating the site’s 11% Street frontage with
retail and office uses, providing more “eyes-on” a currently an underutilized street, primarily serving as
vehicular ingress/ egress. Additionally, the Project would provide retail space along the South Varn Ness,
Mission Street and mid-block alley frontages that would contribute to the existing retuil uses in the
vicinily, while creating a more pedestrian-friendly environment in the immediate neighborhood. The
Project therefore crentes substantial net benefits for the City with mintmal undesirable consequences.

OBJECTIVE?T: . ' :
EXPAND THE SUPFLY OF HOQUSING IN AND ADJACENT TO DOWNTOWN.
Policy 7.1.1
Promote the inclusion of housing in downtown commercial dévelopments.

Policy 7.2 .
4 Eacilitate conversion of underused industrial and conunerclal areas. fa residential use.

The project site ciurrenttly contuing tu buildings — 1.).a 29,000 square:foot, 30-foat-tall buildmg at 1580
Mission Street containing a Goodwill retail store and gffices nt the second story, and 2.) 2 57,000 square-
© Joot, 28-foot fall building at 1500 Mission Street containing a largely single-story warehouse building used
for processing donuted items. The Project would retain a 43-foot deep portion of the warchouse building
determined fo be a historic resource of the Streamline Moderne style, while demolishing the rest of the
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wapehause dwd the vefaill office budlding uf 1580 Miss‘ion Street to constynct two new buildings contining
wpproximately 550 dwelling mnits and approximately 464,000 square feet of office space - maximizing the
eurrently snderutilized parcels,

The Project alsp includes approximately 38,000 square feet of ground floor sommercial space; with tenant

spaces on along Mission Sireet, 11 Street, South Van Ness Avenue, s mid-block alleys; these spaces
would provide services to the 1mm?zduzte neighborhood, and create pedestrian-oriented, active uses on each
of the frontages ’

OBJECTIVE 16: ' .

CREATE AND MAINTAIN ATTRACTIVE, INTERESTING URBAN STREETSCAPES,

Policy 16.4

Use desiéns and matetials and include amenities at the ground floor to create pedestriart interest.

The Profect would proote Objective 16 by including a ground floor vetail wse and mid-block glleys which
would promote pedestrian traffic in the vicinity. The Project would provide floor-to-celling, transparent
windows in retail spaces, inviting pedestrian. The sidewalk aren surrounding the Project Site would be
landscaped with street brees and bike racks. In general, the Project would increase the usefulness of the aren
-syrrounding the Project Site to pedestrians and bicyclists, improving connective between Mission Street
and. South Van Ness Avenue while also creating visual interest along the Project’s street frontages.

MARKET AND OCTAVIA PLAN
Objecfives and Policies
Policy 1,1.2:

Concentrate more infense uses and activifies in those areas best setved by transit and most
accessible tn foot,

Policy 1.2.2:

Maximize housing opportunities and encourage high-quality commercial spaces on the ground
floor.

The Project Is located within an existing high-density urban context and would transform an underutilized

warekouse. and retaill office building nto high-density housing and civic permit center in an aren fhat has ¢

multitude of transportation options. The Project includes a mix of studio, one-, two- and three- bedroom
ynits, and approximately 38,000 square feet of ground floor retail that would be devised into a 6 to 7
staller spaces.

OBJECTIVE 22

ENCOURAGE CONSTRUCTION QF RESIDENTIAL INFILL THROUGHOUT THE
PLAN AREA.

Policy2.2.2:

G DEPFARTMENT ' - 238

615

ot L st

e Vet o e s

NSRS O S S A S P

o v e e ey

e et o o o 2 e e



Motion No. 19887 : . CASE NO. 2014-000362ENVGRPAPGAMAPDNXSHD

March 23, 2017 A 1500 Mission Street
' Ensure a mix of unit sizes [ built ini new development and is. maintained in existing Housing
stock,
Policy 2.2.4:

Encourage new housing above ground-floor commercxai uses in new development and in
expansion of existing commercial buildings..

The proposed Project fnclides 550 dwelling units and approximately 38,000 square feet of ground floor
rebuil ort #he first. floor along Mission Sireet, South Van Ness Avenue, 11% Street gnd fhe proposed mid-
block alley. The Project iricludes a wiix of stidin, ohe-, two- Gl three-Yedrpor urdts, which helps maintam
the diversity of the City's housing stock.

OBJECTIVE 5.1:

IMPROVE PUBLIC TRANSIT TO MAKE IT MORE RELIABLE, ATTRACTIVE,
CONVENIENT, AND RESPONSIVE TO INCREASING DEMAND.

Policy 5.1.2:
Restrict rurbs.cats en transit-preferential streefs.

OBJECTIVE 5.2:

DEVELOF AND 'IMFIEMENT PARKING POLICIES BOR AREAS WELL SERVED BY
PUBLKC TRANSIT THAT ENCOURAGE TRAVEL BY PUBLIC TRANSIT AND
ALTERNATIVE TRANSPORTATION MODES AND REDUCE TRAFFIC CONGESTION.

I’ohcy 5.2.3¢ :
Minimize the negative impacts of parking an nexgh'borhood quality.

OBJECTIVE 5.3

FLIMINATE OR REDUCE THE NEGATIVE IMPACT OF PARKING ON THE PHYSICAL
CHARACTER AND QUALITY OF THE NEIGHBORHQOOQOD.

Policy 53,1:
Encourage the fronts of buifdings to be lined with active uses and, where parking is promded,
require that it be satback ard screened from the street.

South Van Ness Avenye and Mission Sireet are comshigred transit-preferential streets. Accordirigly all off-
street parklug nucess 1s along 11% Street. Off-streef loading access-would be permitted along Mission Street
during off-penk traffic tites to minimize impacts to pedestrians, transit service, bicycle movement and the
overdl] traffic movement on Mission Street. All parking will be located below gride, improving the
Project's urban design by minimizing street ﬁ’ontages devoted to vehicular uses. The street-level design-of
the Project provides mostly active uses.including 38,000 square feet of retail along Mission Street, South
Van Ness Avenue, 11% Street and the mid-block alley.
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8. Planning Code Section 10L.1(b] establishes eight prfority-plannitig pohaes and requires Teview
of permits for consistericy with said pohmes On balatice, the Profect comphes with said policies
in thats

'A,

SAN FBE&G!S&'D

That existing neighborhood-sefving retail uses be presewved and enhanced and future
opportunities for resident employment in and ownership of such businesses be enhanced.

The Prajectsupparké this policy by providing up to 38,000 square feet of ground fluar retnil of varying
sizes to accommodate ¢ witx of tenants, providing future opportunities of residéent-employment in and
O'u)nershlp of business.

That EXIShng housirg and nexghborhood tharacter be censerved and pmtected in order to
preserve the cultural and economic diversity of our neighborhoods.

The Project wowld iniprovd e existing chiracter of the neighbothood by pramdmg mare pedestrian-
friendly uses. No housing.would be displaced because the existing structures contgin offices, retail mnd
warehousing uses pccupied by Goodwill Industries. The proposed refuil spuces vary in size and present
oppurtunities. to small and larger business owners, helping to preserve the cultural and econontic
dinersity of our neighborhoods.

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

The Project enlhances the City's supply of affordable housing by prouiding Below Market Rate units
on-sife ib g rate of 20 percent of the total constructed units. There is currently'tio housiing on the site;
trergfore, no uffordable housing would be-Tost as part of this Project.

. That cormmuter traffic riot impede MUNI transit service or overburden eur streets or

rieighborhood parking,

The Project would not impeda MUNT transit service or overburden loeal streets or parking. The
Project is Tocated along a major transit corridor thet would promote rather than impede the use of
PALINT transit service, Future vesidents and employses of the Project could access both the existing
MUNI rail and bus services as well as the BART system. The Project also provides x sufficient off-

. street parking for futnre vesidents, employees, and frequenters of the proposed permit center so that

nelghborhood parking will not be overburdened. by the addition of new residents, employees and
building users.

‘That a diverse economic base be maintained by protecting our industrial and service sectors
from displacenient due tb commercial office developmerit, and. that futire opportunities for
resident emiployment:and ownership in thesg sectors be enhanced.

The PTO]ECt site includes warehouse space which s ‘used to sort doviated items. Accordingly, the Project

would not displace industrial or service sectors.

That the City achieves the greatest possﬂ:le prepatedness to protect agadtist injury and ]oss of
life in an earthquake.

“The Profect will be consistent with the City’s goal to achieve the greatest possible preparedness to
protect agninst infury and loss of life in an earthquake. The building will be constructed in compliange
with all-current building codes to ensure a high level of seismic safety.

. That landmarks and Historic buildings be preserved.

The Project su'pp‘urté this policy by retaining a 43-foot deep portion of the warehouse, formerly a Coca-
Colg bottling plant of the Streamline-Moderne style.

iNG DEFAN’TMENT ’ 25
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March 23,2017 o 1500 Mission Street

H. That our parks and open space and their actess to sunlight and vistas be prote‘ctea from
development.

The Project would cast approximately 23 winutes of shaziew onko Patricia’s Green during the datés of
iaximum shading, particlarly during morning Houts. It was observed that thepark is wost infensely
used during lunch hours, Accordingly, te additionsl shailing on Patricia’s Green was determined not
1o create ¢ significant and unavoidable impact, nor adoversely impnct the use of the park.

9. The Commission made and adopted environmental. findings by its Motion No, 19884, which are
.incorpotated by teference as though fully set forth herein, regarding the Project description and
objectives, significant imipacts, significant and unavoidable impacts, mitigation measures and
'altemanves, and a statement of overrldmg considerations, based on substatitial evidence-in the
whole record of this proceeding and pursuant to the California Environmental Quality Act,
* Section 15091 through 15093, and Chapter 31 of the San Francisco Administrative. Code ("Chapter
31", The Commuissiort #dopted these findings as required by CEQA, separate and apart from the
Commissioil’s certification of the Project’s Final EIR, which the Commission certified prior to
adopting the CEQA findings.

10. The Projeckis consisferit with and would promote the general and specific putposes of the Code
provided under Section T01.1(b) irv that, a5 designed, the Project would contribute to the character
and stability of the neighbortiood and would constitute a beneficial development.

11. The Commission hereby finds fhat approval of fhe Downtown Project Authorization and Request
for Exceptions would promote the health, safety and-welfare of the City. : ‘

SAN ERAHOIS 4 26
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DEGISION

That based uponi the Record, the submissiohs by the Applicant, the staff of the Department and other
interested parties, the pral testimony presented to this Commission at the public hearings, and all other
wiittetl iaterisls submitted by all parties, the Commission hereby APPROVES Downtown Project
Authorization Application. Ne. 2014-000362ENVGPAPCAMAPDNXSHD subject to the following
conditions attached hereto as "EXHIBIT A” in general conformance with plans on file, dated October 6,
2916 and stamped “EXHIBIT B”, which is incorporated herein by reference as though fully set forth.

The Planning Commission has reviewed and considered the FEIR and the record as a whole and
incorporates by reference herein the £EQA Endings contained in Motion No, 19884 and MMRP, indluded
as Attachment: B. -All réqpired fnitigation and improvement measures identified in Attachment B of
Motion Nao. 19884 are included as conditions of approval. :

APPEAL AND EFFECTIVE DATE OF MOTION: Axy-aggrisved person may appeal this Section 309

Determination of Compliance and Request for Exceptions to the Board of Appeals within fifteen (15)
days after-the date of this Motion. The effective date of this Motion shall be the date of this Motion if

fiot appealed OR the date of the decision of the Boird of Appeals if appealed to the Board of Appeals. -

For furfher information, please contact the Board of Appeals in person at 1650 Mission Street, Room
304, Gan Francisco, CA. 94103, or call (415) 575-6880

Pyotest of Fee or ¥xaction: You miay protest any fee or exaction subject to Govetnment Code Section
66000 that is impased as a condition of approval by following the pracedures set forth in Government

Code Section 66020. The protest niust satisfy the requirements of Government Code Section 66020(a) and -

must be filed within 90 days of the date of the first approval or conditional approval of the developmerit
tefetencing the challenged fee or exaction. For purposes of Government Code Section 66020, the date of
imposition of the fee shall be the date of the earliest discretionary approval by the City of the subject
development.

If the City has not previously given Nofice of an earlier discretionary approval of the project, the
Planning Commission’s ddoption of this Motion consfitutes conditional approval of the development and
the City bereby gives NOTICE that the 90-day protest period under Government Code Section 66020 has
begun. If the City has already given Notice that the 90-day approval period has begun for the subject
development, then this document does not re-commence the 90-day approval period,

I hetelf -certify that the Planning Commission ADOPTED the foregoing Motion on March 23, 2017.

JonagP. lonin \’

Comunission Secretary
AYES: Richards, Fong, Jehnson, Koppel, Moore
NAYS: None

ABSENT; Hillis, Melgar
ADOPTED: . March 23, 2017 i

SAN ERANGISCH .
PLANNING DEPARTIERT ) 27

619

PR N

e b 5




Mofion No. 19887 CGASE NO. 2014-000362ENVGPAPCAMAPDNXSHD
March 23, 2017 : ' 1500 Mission Street

EXHIBIT A
AUTHORIZATION |

This autherization is for a Downtown Project Authorization and Request for Exceptions relating to a
Project that would demolish the existing 1580 Mission Street building, retain and rehabilitate a portion of
the existing 1500 Mission Sfreet building, and demolisk the"rerﬁai—nihg’ portions on the 1500 Mission
building o congtruct a mixed-use development with two components; an approximately 767,200-square- |
foot, 396-foot-tall- (416 feet to the top of the parapet) residential and retail/restaurant building at the
cornar of South Van Ness Avenue and Mission Street (“Retai)/Rasidential Building”); and an
approxifnately.567;300-Squafe-foot,» 227-fcot-tall. (257 feet to the top of the parapet) office and permit
center building for the City and County: of San Francisco (“City”) on 11th Street between Market and
Misstoni Streets {“Office Building”) with a mid-rise extending west to South Van Ness Avenue pursuant
to Plarming Codé Sections 309, 148, anid 161 on Assessor’s Block 3506, Lots 006 and 007 within the C-3-G,
Downtown-General, Zoning District and the proposed 1500 Mission Street Special Use District and the
proposed. 130/400-R-3 and 85-X Height and Bulk Districts; in gerieral conformance with plans dated
March 9, 2017, ‘and - stamped “EXHIBIT B” imcluded in the docket for Case no. 2014~
000362ENVGPAPCAMAPDNXSHD and subjéct to conditions of approval reviewed and approved by
the Commission on March 23, 2017 under Motion No. 19887. The proposed Project includes a proposed
Zoning Map amendnrent and Planning Code text amendment to create the 1500 Mission Special Use
District to supersede the Van Ness & Market Downtown Residential Special Use District designation to
reclassify height and bulk on the Project site to 85-X, 130/240-R-3 and 130/400-R-3, and a proposed
amendment to Planning. Code Sectiort 270 associated with bulk limitations ~allowing for an exceedance of
the ctnrrent-Height and Bulk District limitations, additional off-street parking, and office space above the
fouxth floor. The proposed Residential/Retail Building will consist of a 39-story residential _apartoent
tower containing approximately 550 dWellmg units over up to 38,000 gross square feet of ground floox
retailfvestaurant space, and below grade parkmg for 300 vehicles and 247 bicycles. The proposed Office
Building will conisist of a 16-story fower consisting of 567,300. sqnaré feet of office space, of whith 464,000
count towards-Gross Floor Area, containing various City departments, a permit center and a childcare
facflity and helow grade vehicle parking for 120 vehicles and 306. bicycles. This authorization and the
conditions contained hetein run with the property and not with a particular Project Sponsor, business, or
operator; .

RECORDATION OF CONDITIONS OF APPROVAL

Prior to the issuance of the building: permit or commencement of use for the Project the Zoning
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder
of the (ity and County of San Francisco for the subject property. This Notice shall state that the preject is
subject to the conditions of approval contained herein and reviewed and approved by the -Planning
Comunission on March 23, 2017 under Motion No. 19887.

PRINTING OF CONDITIONS OF ARPROVAL ON PLANS

The conditions of approval imder the 'Exhibit A of this Planning Commission Motion No. 19887 shall be
reproduced on the Index Sheet of construction plans: submitted, with the Site or Building permit
application. for the Project. The Index Sheet of the construction plans shall reference to the Downtown
Praject Authorization.and any subsequent amendments or modifications.

SAN FRANGISGD - ' . . : o
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SEVERABILITY

The Project shall comply with ]l applicable City codes and requirements. If any clause, sentence, section
orany part of theseconditions of appraval is for any reason held to be invalid, such invalidity shall not
affect or imypair other remairing clauses, sentences; or sections of these conditions. This decision conveys
no right to construct, or to receive a building permit. “Project Sponsor” shall include any subsequent
responsible party,

CHANGES AND MODIFICATIONS .
Changes to the approved plans may be approved administratively by the Zoming Administrator,

Significant changes and moditications of conditions shall requive Planning Cominission approval of a
new Downtown Project Authorization.

SAN FRAKGISCD 5 . )
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Motion No. 19887 . CASE NO, 2014-000362ENVGPAPCAMAPDNXSHD
Marcty 23, 2017 1500 Mission Street

Conditions of Approval Compllance, Momtormg, and Reporting
. PERFQRMANCE

1.

Validify, The authorizaton and right vested by virtue QE this action is valid for three (3) years
from the date that the Planving Code text amendmient(s) and/dt Zohing Map ameridment(s)
become effective, The Department of Building Inspechon shall have issired a Building Permit or

' Site Permit to construct the project and/or commence the approved use within this three-year

penﬁd

For znfarmaﬁun nbout: eomplmnge, contact Cmie ,Enfarcement Planning DEpartment at 415 -575-6863,
. sfplanning.o

Expiration, and Renewal Should a Building or Site Permit be sought after the thres (3) year
period has IaPSEd the project sponsor must seek a renewal of this Authorization by filing an
applicaiore for an amendment to the origindl Authorization or a new application for

. Authorization. Should the project sponsor decline to so file, and decline to withdraw the permit

application, the CQMisgion shall conduct a public hearing in order to consider the revocation of
the Authorization. Should the Commission not revoke the Authgrization following the closure of
the public hearing, the Commission shall determine the exteénsion of time for the continued -
validity of the Authorization. ) '

For information mbout compliance, contact Code Enforcement, Planning Department ot 415-575-6863,

wivw.sf-planning.or,

Diligent Pursuit. Once a site. or Building Permdt has been issued, construetion must commetice
within the Hmeframe requiréd by the Department of Building Inspection and be continued
diligently to completion. Fajlute to do so shall be grounds for the Compiission to consider
revoking the approval if more-than three (3) years have passed since the date that the Planmng
Code: text gmendment(s) and/or Zoning Map amendment(s) bacame effective..

For information. about compliance, contact Code Enforcement, Plarining Depariment at 415+ 575—6&63

W, sEplarmmg,arg

Extenision. All-time Iimits in the preceding three paragraphs may be extended at the discretion of
the Zonihg Administrator where implementatior of the project is delayed by a puiblic agency, an
appeal or a Jegal challenge and only by thie length of Hime for which such public agency, appeal or
challerige has caused delay.

For' mfmmatmn about eomplunte, contuck Code Enforcerpient, Planning Department at 415-575-6863,

Conformity with Current Law. No application for Building Permit, Site Permit, or other
entjtlement shall be approved unless it cornplies with all applicable provisions of City Codes in
effect at the time of spch approval.

\

 For information about compliance, contact Code Enforcement, Planning Departmgnt at 415—575—6863

wwiw.sf-planning. org

Priority Provessing. This Pro)sect was enrolled into the Priority Processing Program, as a. Type 2
Project, pursuant to Direcfor’s Bullstin No. 2,

CI5CD ' ;
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Ear mfannatzon about compliance, vontact the Case Plannet, Planning Department at #15-558-6378,

www sfolanning org

Floor Atea Ratio. Pursuant fo the Floor Area Ratio limits (FAR) per Seetions 123 and

248.33(b)(6)(B), which apply to-projects within the 1500 Mission Street Sperial Use District, the
Project is reqixited to make a paymeént in to the Van Néss afid Market Residential Special Use
District Affordable Housing Fund for floor area that exceeds the base PAR of 6.0:1 and up to a
maximum FAR of 9.0:1. For portions of the Project that exceed an FAR of 9.0:1, payment into the
Van Ness and Market Neighborhpod Infrastructure Fee.

For information about compliance, contack the Planning Deépartment at 415-558-6378, wuww.sf-
planning.org '

Market Octavia Community Iinprovements Fund. The Profect is subject o the Market and -

Octavia Community Improvements Fee, as applicable, pursuant ta Planning Code Section 421.

Far mfounutmn about compliance, comtact the Case Plarinet, Planting Department At 415 558-6378,
www.sf-plapning.org

Market Octavi& Affordable Housing Fee.. The. Project s subject to the Market and Octavia
Affordable Housing Fee, as applicable, purstant fo Planning Code Section 416.

For information abowt compliance, contact the Case Planner, Planning Department at 415-558-6378,
wn sfplanning.org 4 '

10. Market and Octavia - Van. Ness & Market Street Affordable Housing ¥ee. The Projact is

11

subject ta the Market and Octavia — Van Ness & Market Affordable Housing Fee, a3 applicable;

pursuant to Planning Code Section 424.3.

For inforrmtion ubout aomplmnce, contact the Case Planner, Planning Department at 415-558-6378,
v sfplanning.org

Imipravement and Mitigation Measures. Improvement and Mitigation. measures described in
the MMRP attached as Aftachment B of the CEQA Findings contained in Motion No. [ ]
associated with the Subject Project are necessary to avoid potential significant impacts and
further reduce less-than-significant impacts of the Project and have been agreed to by the Project
Sporisor. Implementation of the Improvement and Mitigation measures is a condition of Project
approval.

For mfannubon about complintice, contact Code Enforceent, Planning Department at 415-575-6863,

ENTERTAINMENT GOMMISSION ~ NOISE ATTENUATION CONDITIONS

_Chapter 116 Residential Projects. The Project Sponsor shall comply with the “Recommended Noise
Aftenuation Conditions for Chapter 116 Residential Projects,” which were recommended by the
Entertainment Commission on August 25, 2015. Thisse conditions state:

12.

Comunity Outreach.. Project Sponsor shall include in its community outreach process any
businesses located within 300 feet of the proposed project that operate between the hours of 9PM
and BAM. Nofice shall be made in person, written or electronic form,

- S&N FRANDISCO
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13. Bound Study. Project quﬁsnr"shaﬂ condiict Ay acoustical sotind study, vwhick shall jnclude

14,

15

16,

sound reddings taken wheén performanceés 4re taking place at the proximrate Places of
Entertdiniment, as well as when patrons arrive and leave thése locations at closing time. Readings
should be taken at locations that most accurately capture sound from the Place of Entertainment
to best of their ability. Any recommendation(s) in the sound study regarding window glaze
raﬁngs.and. so{mdprooﬁng materials including but not limited to Wélls, doors, roofing, etc. shall
be given highest consideration by the project spornsor when designing and building the project.

Design Cnns:deramms
a. During design phase, project sponsor shall consider the entrance and egress. location and
paths of travel at the Place(s) of Entertainment in designing the Jocation of (a) any -
entrance/egress for the residential building and (b) atry parking garage in the building,
b, In designing doors, windows, and other-openings for the residential building, preject
- gponsor should consider the:POE's operations and noise during all hours of the day and
night.
Conskragtion Iipacts, Project sponsor shall comimiunicate with adjacent or nearby. Place(s) of

Entertaintnent as to the constriiction schedule; daytine and righttime, and consider how this
schedule and any-storage 6f construction materials may impact the POE operations.

Commurication. Project Sponsor shall make 4 cell phone numiber available to Place(s) of

" Enterfainment management disring alt phases of development through consiruction. In addition,

& line of commtinication should be created to ongoing building management throughout the
pecupation phase and beyond.

DESIGN ~ COMPLIANCE AT PLAN STAGE

17. ¥irtal Matetials. The Project Sponsor shalt continue to work with Planning Department on the

building design, Final materials, glazing, eolor, texture, landscapmg (incfuding roof deck
landscaping), and detailing shall be subject to Department staff review and approval. 'The

- architectural addenda shall be reviewed and approved by the Piannmg Department prior to

18.

- 19,

)

issuance.
For information about compliance, contact the Case Planriet, Plantting Departilent at 415-558-6378,

Gaﬁbage,_campo‘sﬁng and recycling storage. Space for the collection and storage of garbage,
pbmposting, and pecycling shall be provided within enclosed areas. on the property and clearly
Jabeled and illistrated on the Site Permit plans. Space for the collection and storage of recyclable
and composfable materials that meets the size, location, accessibility and other standards
specified by the San Franeisco Recyding Program: shall be provided at the ground level of the
buildings.

For information about complimnce, contact the Case, Plannar, Planning Department at 415-558-6378,
www.sf-planning.org

Rooftop Mechanical Equipment. Pursuant to Planning Code 141, the Project Sponsor shall
submit a roof plan to the Planning Department prior to Planning approval of the architectural

SAN FRANGISCO. ) .
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20.

21.

23,

24.

.addendﬁm “th the Site Pérmit application. Rooftop medhanical equipment, if any is proposed as

part of the Project, Is required to be screened so as not to be visible from any point at or below the
1o0f level of the subject building, .

For informatiori about compliatice, contact the Cus¢ Planner, Plantiittg Departinent at 415-558-6378,
waww.sfplanning.org .

Lighting Plan, The Project Sponsor shall submit an gxterior lighting plan fo the Planning
Department prior to Planning. Department ‘approval of the architectural addendum to the site
permit applestion.

For infermation about compliance, contact the Case Planner, Planning Department at 415-558-6378,
wuww.sfplanning.org '

Streetscape Plan. Pursuant.to Planfing Code Section 138.1; the Project Sponsor shall continue to
work with Planning Department staff, in consultation with ‘other City agencies, to refine the
desigh and programming of the Streetscape Plan so that the plan generally meets the standards

of the Better Stieets Plan and all applicable City standards. Ttie Project Sponsor shall complete:

final design of all required street improvements, including procurement of relevant City permits,
prior to issuarige of first architectural addenda, and shall complete construction of all required
gtreet improvements prior-to issuance of first temporary- certificate of occupancy.

For Information about compliance, contuct the Case Planner, Planning Depariment at 415658*6378, .

www.sfplanning.or

. Open Space Provision - C-3 Districts, Pursuant to Planning Code Section 138, the Project
Sponisor shall continue to work with Planning Department staff to refine the design and.

programrhing of the public open space so- that the bpen space generally meets the standards of
the Downtown Open Space Guidelines in the Downtown Plan of the General Plan.

For information about comtpliance, confact the Case Rlanner, Planning Department af 415-558-6378,
wir sf-planning.org

Open Space Plaques - C-3 Districts.. Pursuant to Plannirig Code Section 138, the Project Sponsor
shall install the reguired public open space plaques at each office building entrante including the
standard City logé identifying if; the hours open to the public and contact information for
building mianagement, The plaques shall be plainly visible from the public sidewalks on Mission,
South Van Ness and 11t Streets and shall indicate that the open space is accessible to the public.
‘Design of the plagues shall utilize the staridard teinplates provided by the Planning Department,
as available, and shall be approved by the Department staff prior to installation.

For information about compliance, contact the -Case Planner, Planning Department at 415-558-6378,

www.sFplanning.org

Bignage. The Project Sponsor shall develop a signage program for the Project which shall be
subject to réview and approval by Planning Department staff before submitting any building
permits for constructon of the Project. All subsequent sign permits shall conforin to the
approved signage program, Once approved by the Department, ‘the sigmage program/plan
information shall bé submitted and approved as part of the site permit for the Project. ATl
exterior signage shall be designed. to compliment, not compete with, the existing architectural
character and arcltitettaral features of the building.

. SANFRANDISCO . 33
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Motion Na. 19887 - GASE NO. 2014-00036 2ENVGPAPCAMAPDNXSHD
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Eor information about cotplisnee, contact the Case Planmer; Plarting Department ut 415-558-6378,
www.sfplanning.org

25, Fransformer Vault, The location of individual project PG&E Transforimer Vault installations hag
significant gffects to. San Prancisco streetscapes when improperly located. However, they may
not have any impact if they are installed in preferred locations. Therefore, the Planning.
Departmerit fecommends the following preference schedule in [ocating new fransformer vaults
in order of rost.to Jeast desirable:

a. On-site, in a basement area accessed via 4 garage or othier access point without use of‘
separate doors on 4 grernd fleor fagade facing a public right-of-way;

b. On-site, in a driveway, underground;

c. On-site, above ground, screened from view, other fhan a ground floor fagade facing a
publié right-of-way;

d. - Publi¢ right-of-way, underground, under sidewalks with a minimum width of 12 Ieet
avaiding effects on streétscape elements, such as street trees; and based on Better Streets
Pla guidelines; '

e. Public tight-of-way, undergrouind; and based on Better Sh‘eEts Plan guidelines;

{f Public right-of-way, above ground, screened from yiew; and based on Better Streets Plan
guidelines;

g Onisite, in a ground floor fagade (the least desirable location), .

h. Unless otherwise specified by the Plarining Department, Department of Public Work's
Bureau of Street Use and Mapping (DFW BSM) should use this préference schedule for
all new transformer vault installation requests,

For information about compliance, contact Bureau of Street Use and Mapping, Depurtment of Publis .
Works at 415-554-5810, http:/lsfdpw.org

26. Overhead Witing. The Property owner will allow MUNI to install eyebelts irt the building
adjacent to its electric streetear line-to support its overhead wire system if requested by MUNI or
MT A
For informution ghout complianee, contact San’ Pruncrscn Municipal Ratlway (Mum), Sant Francisce
Municipal Transit Agency (SEMTA), at 415-701-4500, wurw.sfimta.org

27. Noise, Ambient. Interjor occupiable spaces shall be insulated from amblent noise levels.
Bpecifically, in areas identified by the Environmental Protection Element, Mapl, “Background
Npoise Levels,” of the Geéneral Plany that exceed the thieshiolds of Article 29 ini the Police Code,
new developments shall install and maintain glazing rated to a level that insulate interior
-ogcupizble areas from Background Noise and comply with Title 24.

For. information- about conpliance, contact the Environmental Health ‘Section, Department of Public
Heaith at (415) 252-3800, 1 _jﬁm

28. Noise. Plans submitted with the bullding permit application for the approved project shall
incorporate acoustical insulation and other sound proofing measures to conttol noise.
For -information about campluznce contact the Case Planner, Planning Department at 415-558-6378,
wur.sf-planning.org

SAN FRANDISCO 34
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29. Odor Control Unit. In order to ensure any significant noxious or offensive odors are prevented
from escaping the premises once the project is operational, the bujlding permit application fo
implement the project shall iridude air cleaning or odor contral equipment details and
manufattirer specifications on. the plans. ‘Odor control ducting shall not be applied to the
primary fagade of the building.

For information phout compliance, contnct the Case Planner; Plimning Depavtment at 415-558-6378,
www.sEplanning.org

PARKING AND TRAFFIC

30. Parldng for Affordable Units. All off-strect parking spaces shall be made available to Project
residents only as a separate “add-on’” option for purchase or-rent and shall not be bundled with
any Project dwelling umit for the life of the dwelling tmits. The required parking spaces may be
‘made dvaflable to. fesidents within a quarter mile of the project. All affordable dwelling: units
‘purstant o Planning Code Section 415 shall have egual agcess to use of the parking ds the market
rate units, with patking spaces priced commensurate with the affordability of the dwelling unif.
Each unit wifthin the Project shall have the first right of refusal to rerit or purchase a parking
space unti} the number of residential parking spaces are no longer available. No conditions may
be placed on fhe purchase or rental of dwelling units, nor may homeowner’s rules be established,
"which prevent or preclude the separation of parking spaces from dwelling units.

For ‘information. about compliance, contact Code Enforcement Plannmg Department at 415-575-6863,
y)ww.gﬂp_lgnmmz org

31. ParkingMaximpm. Pursuant to Planning Code Section 151.1; the Project shall provide no more
than one parking space per two dwelling units as-of right. With 550 dwelling tinits, 38,000 square
feet of retail and approsimately 464,000 square feet of office uses, a maxjmum of 430 spaces and,
2,660 square feet devoted to off-street parking spaces (approximately 14 stalls) is principaily .
permitted per Planning Code Section 151 and the proposed 1500 Mission Street Special Use
District. The Froject Sponsor will praovide 409 off-street parking spaces plus. 6. car-share spaces,

The Project must alsp comply with Building Code requiremerits with respect to parking spaces

for persons with disabilities.

For tnformation abaut complzarzce, contact Code Enforcement, Planning Department gt 415- 575-6863,

woww.sf-plamting.org.

32, Off-street Loading. Pursuant fo, Planning Code Section. 152.1, the Project shall provide § off-
stregt loading space, three (of the 5 required spaces) of which will be provided at grade accessible
from. thie mid-block alley along Mission Street for the Residential and Retail Uses and an
equivalent of five below grade spaces for the Office Use. An exception pursuant to Planning
Code Section 309 was attained for two required off-street loading space that are ziot provided on-
site.

For information about compliance, contact Code Enfarcement, Planning Department at 415-575-6863,
ww.sfplanming.org.

33. Car Share. Pursuant to Planning Code Section 166, rio. less than -six car share spaces shall be

made available,. at no cost, to a certified car share organization for the purposes of providing car
share sefvices for its service subscribers. ,

SAN ERANGISCO o
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For: znfannatwn about complidnce, corbact Code EnfarCement' Planning Department at 415-575~6863,
wow.sf-planning.org .

34. ‘Bicycle Parkfifﬁg {Mixed-Use: New Commgrcial/Major Kenovation and Residential). Purstiant

35

36.

37.

to Planning Code Sections 155.1, 1554, and 1555, the Project shall provide no fewer than 310,
Class 1 spdces (213 stalls for Resfdential Use, 92 stalls for Office Use and 5 stalls for Retail Use)
and 54 Class 2 spaces (28' stalls for Residential Use, 11 stalls for Office U_se and 15 stalls for Retail
Uses).

For information about compliance, contuct Code Enfarcemeﬁt, Planning Department at 415-575-6863,

w5t phmning Org

Showers. and Clothes Lockers, Pursuant to Planning Code Sectionr 1853, the Project shall
provide riq fewer than four sHowets and 24 lockers for the Office Use and one shower and six
lockers for the Retail Use.

For information about compliance, cotrtact Code Enforcement, Planning Department. at 415 5756863,

W, sf-planining.org’,

Managing Tiaffic During Construcfion, - The Project Sponsor and construckion contractor(s)
shall coordinate with the Traffic Engineering and Transit Divisions of fhe San Francisco
Mﬂniéipal Transportation Ageney (SFMTA), the Police Departmerit, the Fire Department, the
Planning Department, and other construitction coritractor(s) for ary concurrent nearby Projects to
manage traffic congestion and pedestrian circulation: effects during construction of the Project:
For information about compliance, contact Code Enforcementt, Planning Department. ak 415-575-6863,
weuzy. sfplanning;org A

Transportation Demand Management (TDM). Pursuant to Planning Code Section 169, the
Projéct shall finglize a TDM Plan prior to the issuance of the first Budlding Permit or Site Permit to
construct fhe projfect and/or commence the approved uses. The Property Owner, and all

 strcessors, shall ensure ongoing compliance with the TDM. Program for the life of the Project,

which may include providing a TDM Coordinator, providing aceéss fo City staff for site
inspectionis, submitting appropriate documentation, paying appheation fees associated with
required monitoring and reporting, and other actions.

Prior tb the issudnce of the first Building Permit ot Sife Permdt, #ie Zoning Administeator shall
approve and order the recordation of 2 Notiee I the Official Records of the Recorder of the City
and County of San Francisco for the subject property to doctument compliance with the TDM
Program. This Notice shall provide the finalized TDM Plan for the Project, indluding the relevant
details adsariated with each TDM mieasure included in the Plan, as-well ag associated monitoring,
Teporting, and compliance requlrements

Far information about compliance, eontact the Case Planner, Planning Department at 415-558-6378,
wrp.sfplanning.org

SAR FRANCIST
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38. Anti-Discriminatory Housing. The Project shall adhere to the requirements of the Anti-

39.

Discriminatory Housing policy, pursuant to Administrative Code Section 1.61.
For mformatzon about complianice; contact the Case Planmer, Planning Depariment at 415-558-6378,

First Source Hiring. The Project shall adhere to the requirements of the First Souree Hiring
Constructipi and ‘End-Use Employment Program approved by the First Source Hiring
Administrator, pursuant to Section. 83,4(m) of the Administrative Code. The Project Sponsor
shall comply wifh fhie xequirements of this Program regatding construction work and ori-going
. employment xequired for fhe Project,

For Information .about compliance, confact the First Source Hiring Muanager at 415-581-2335,

www.cnestdp SPorg

40. Transportation Sustainability Fee. The Project is subject to the Transportation Sustainability Fee

41

(TSF), as applicable; pursuant fo Planming Code Section 411A.
For iuformation ubout complianee, contact the Case Planer, Planning Departiment dat 415-558-6378,

Child Care ¥ee - Residential, The Project is subject to the Residenffal Child Care Fee, as
applicable, pursuant to Planning Code Section 414A.
For informution about comiplance, contact the Cnse Planner, Plzmnmg Departmtent. at 415-558-6378,

‘wuww.sf-planning.org

Affordable Units. The following Inclusmnary Affordable Housing Requirements ate those in effect af the
time of Planning Commission acton. In the event that the requirements change, the Project Sponsor shall
comply with the requiremerjts in place at the time of isstance of fifst construction docturient.

42,

Number of Required Units. Pursuant to Planning Code Section 415.3, the Project is required to
provide 13.5% of the proposed dwelling units gs affordable to qualifying households, The Project
confains 550 units; therefore, 74 affordable units ate cirrrently required. The Project Sponsor will
fulfill this requirement by providing the 110 afferdable units on-site, exceeding Planning Code
tequirements. If thie number of market-rate uriits change, the number of required affordable units

" thall be modified accordingly with writteri approval fromt Planming Department staff in

43,

SAN FRANO;SGD

consultation with the Mayor's Office of Housing and Commiunity Development (“MOHCDY).
For tnformation about compliance, contact the Cpse Planner, Planning Depariment at 416-558-6378,

wuni.sf-planning.org or the Mayot's Office of Housing and. Community Development at 415-701-5500,

www.sf-pivh.erg,

Unit Mix, The Project contains 197 studios, 146 orie-bedrgom, 195 two-bedroom, and 12 three-
bedroom umits; thetefore, the vequired affordable unit mix is 40 studios, 29 one-bedibom, 39 two-
bedroom, and 1 three-bedroom units. If the market-rate unit mix changes, the affordable unit mix
will be modified accordingly with written approval from Plannmg Department staff in
constiftation with MOHCD.,

DEBARTMENE . ’ 37
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a5,

46.

S

$AN FRANCISCH

PLanN

For information sbout compliance, contact the Cabe Planner, Planning Department af 415- 55'845378,
wuww.sEplanning.org or e Mayor's Office of Housing and Community Development at 415-701~5500,
wrw.sfmoh.org.

Unit T.dcation. The affordable units shall be-designated on a reduced set of plans recorded asa
Notige. of Specxal Restrictions on the property prior to the issuance of the first construction
permiit.

For informition: ‘about complumce, caretact the Case Planner, Planmng Department at 415-558-6378,

wuny.shplayning.org or the Myor's Office of Housmg and Community Development at 415-701 -5500,
wrw sf-moh, orgs

Phiasing. If any building permit is isswed for partial phasing of the Project, the Project Sponsor

shall have desigriated not less thari 13.5 percent (13.5%), or the applicable pereentageas discussed

above, of the each phase’s total number of dwelling units as on-site affordable uniis.-

Fur informgtion about compliance, contact the Case Planner, Planning. Department af 415-558-6378,
viw sf-planning.ory or the Mayjor's Office of. Housing and Community Development at 415-701-5500;

wuny.sf-moh.org,

Duration, Under Planming Code Section 415,8, all units consttucted purstiant to Section 415.6,
must remain affordable to qualifying households foi thé life of the project,
For information about compliance, contact the Case Planner, Planming Department af 415-558-6378,

www.sfplanning.org or the Mayor’s Office of Housmg and Community Developmertt. ot 415-701-5500,

. sf-mok.org.

Other. Conditions. The Project Is subject to the tequirements of the Inclusionary Affordable
Housing Program. under Section 415 et seq. of the Planning Code and City arid County of San
Francisco Inclusionary’ Affordable Housing Program Monitoring and Procedures Manual
("Procedures Manual"). The Procedures Manual, as amended from time to time, is incorporated
herein by reference, as published and adopted by the Planning Commission, and as required by
Planning Code Section 415. Terms. used in these conditions of approval and not. otherwise
defined shall have the meariings set forth in the Procedures Manual. A copy of the Procedures
Manual can be obtained at the MOHCD at 1 South Van Ness Avenue or on the Planning

Department or MOHCD websites, Including on the internet at:

iodules/ShowDocument.aspx?documentid=4451. As provided in the
Ihdusmnary Affordable Housing Program, the applicable Procedures Manual is the manual in
effect at thetime the subject units are made available for sale.

For ‘information -about -compliance, contact the Case Planner, Planning Department at 415-558-6378,
WD, sf‘plunnim: org or the Mayor’s Office of Housing and Commurity Developinent at 415-701-5500,
,zggn_zz‘ f»moh org

a, The affordable nnit(s) shall be designatert on the building plans prior to the issuance of the
firgt construction’ permif by the Department of Building Inspection (“DBI”). The affordable
-und¥(s) shall (1) xeflect the unit size mix in number of bedrooms of the market rate units, (2)
be construeted, completed, ready For occupeancy and marketed no later than the market rate
units; and (3) be evenly distributed throughout the lower 2/3 of the building, as measured by
the number of floors per Plarning Code Section 415.6(c); and (4) be of comparable overall
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quality, construction ant! exterior appearanice as the market rate units in the principal project.
Thie interior features in affordable units should be generally the same as those of the market

units it the prinicipal project, but need not be the samie male, modél or type of such item as
long théy-are of good and new quality and are consistent with then-current standards for
new housing, Other specific ‘standards for on-site -urits. are outhned in fhe Procedures
Mérual

If the tipits in the building are offered for rent, the affordable unii(s) shall be rented to low-
income households, a5 defined in the Planning Code and Piocedures Mariudl, The initial and
subsequent rent level of such units shall be calculated according to: the Procedures Manual.
Limitations on (i) cecupangy; (ii) ledse changes; (i) subleasing, and; are set forth in the
Inclusignary Affordable Housing Program and the Procedures Manual.

The Project Sponsqr s resporisible for following the marketing, reporting, and monitoring
requiremients and procedures as set forth in the Procedures Manual, MOHCD shall be
responsible for overseeing and moniforing the marketing of affordable units. The Project
Sponsor mutsh contact MOHCD at least six months prior to the beginning of marketing for
afy vigit in the building,

Reqﬁiré‘d parking spaces shall be made available to initial buyers or renters of affordable
unitg accordmg to the Procedutes Manial. '

Priot tor the issuarice of the first constrtction ‘parmiit by DB for the Project, the Project

Sponsor ghall record & Notice of Special Restriction on the propexty thit contairis these
conditions of approval and a reduced set of plans that identify the affordable units satisfying
the requiréments of this-approval. Thie Project Sponsor shall promptly provide a copy -of the
recorded Notize of Special Restriction to the Department and to MOHCD or its successar,

The Prject Jponsor has dempnstrated that it is eligible for the On-site. Affardable Housing
Alternative under Plannirg Code Section 415.6 instead of payment of the Affordable Housing
Fee, and has sibmitted the Affideit of Compliance with the Inclusionary Affordable Housing

Program: Planning Code Section 415 to the Planning Department stating the intention to enter *

' .into an agreement with the City to qualify for a waiver from the Costa-Hawkins Rental
Housing Act based upon the proposed  density bonus and concessions (as defined in
California Goverriment Code Section 65915 et seq.) provided herein. The Project Spensar has

executed the Costa Hawkins agreement and will record a Memorandum of Agreement prior-

to issudnce of the first constructiort document or must revert payment of the Affordable
Housing Fea,

. TE the Project Sponsor fafls to comply with the Induéionary Affordable Housing Program
requirenent, theDirector of DBI shall deny any and all site or building permits or certificates
of oeeupaney for the developrnent project until the Planning Department notifies the Director

of comipliance, A Project Sponsor’s failure to comply with the requirements of Planning Code

Section 415 e} seq. shiall conigtitute cause for the City to record a lien against the development
project and 16 putsue any and all available remedies at law.
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h. 1f the Project becomes ineligible at any time for the On-site Affordable Housing Alternative,
the Project Sponsor or its successor shall pay the Affordable Housing Fee prior to issuance of

the first construction perinit. I the Project becomes ineligible after issuance of its first -

construction permit; the Project Sponsor shall notify the Department and MOHCD and pay
interest on the Affordable Housing Fee and penalties, if applicable,

OPERATION

48,

49,

50.

‘Garbage, Recycling, and Comppsting Recepticles. Garbage, recycling; and compost containers
shall be.kept within the premises and hidden from public view, and placed outside only when
being serviced by the disposal company. Trash shall be contained and disposed of pursuant to
garbage and recycling receptacles guidelines set forth by the Department of Public Works.

For information about complignce, contact Bureau. of Street Use and Mapping, Deparlment of Public
Works at 415-554-.5810, hitp:l/sfdyw.org

Sidewalk Maintenancé, The Project Sponsor shall maintain the main eritrance to the building
and all sidewalks dbutting the subject property in a clean and sanitary condition in compliance
with the Department of Public' Warks Streets and Sidewalk Maintenance Standards. =~ -

For infornration abovt compliance, contact Bureay of Stveet Use and Mapping, Department of Public
Works, 415-695-2017, httpd/sffpw.org

Nolse Control. The premiises shall be adequately swndproafed or msu]ated for nolse and

" operated so that incidental noise shall not be audible beyond the premises or. in ofher secfions of

51

‘52.

the huilding and fixed-sotrce equipment rivise:shall nat exceed the decibel levels-specified in the
Sart Prancisco Noise Control Ordinance,

Far information about complinnce with the fixed mechumaul objects such us rooftop air candztzonmg,
restaurant ventilation systems, and motors and compressors with ‘acceptable nofse levels, contact the
Envirommental Health Section, Deparfment of Public Health at (415) 252-3800, humo.sflph.org

Far information about complimice with the copstruction naise, contact the Depariment of Building '
Inspection, 415-558-6570, wuww.sfdbi.org

For information about compliance with the amplified sound mclwlmg music amd television eantact the
Police-Department at 415-553-0123, www.sf-police.org

Odot Conttol. While it is inevitable that somie low level of odor may he detectable to nearby
residerits and passersby, appropriate odor control equipment shall be ingtalled in conformance
with the approved plans and maintained to prevent any si ignificant noxious or offensive odors
from eseaping the premises.

For information about compliance with odor or other chemical wr pollutants stmﬁards, tontact the Bay
Ated Air (Quinlity Management District, (BAAQMD), 1-800-334-ODOR. (6367),. wwiv.baggrid gov and
Code Eyforcement, Planning Depurtment at 415-575-6863, www.sf-planning.org

Notices: Posted at Bars and Enfertainment Venues. Notfices urgitg patrons to leave ‘the

éstablishment and neighborhood in a quiet, peaceful, and orderly fashfon and to not fitter or
“block dmreways in the neighborhood, shall be well-lit and prominently displayed at all entrances

to and exits from the establishment.

For mfomuﬁon about compliance, ronbact the Enterfainment Commisswn at 415 5b4-6678,

www.sfgov.orglentertainment

SAN FRANGISCD ' : . 5
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Lighting, All Project lighting shall be directed onto the Project site and immediately surroundinig
sidewalk area.only, and designed and managed so as not to bé a nuisance fo adjacént residénts.
Nighttime lighting shall be the minimum necessary to ensure safety, but shall in no case be
directed so s to constitute a nudsance to any surrounding property. .

For information abeut complance, contact Code Enforcement, Planning Department nf-415-575-6863,
muw.at—glaﬁning.ozg :

. Comimyinity Liaison, Frior to issuance of a building permit to construct the Project and

implement the approved use, the Project Sponsor shall appoint a community liaison to deal with
the. issues of concern to owners and -occupants of nearby properties. The Project Sponsor shall
provide the Zoning Administrator with written notice of the name, business address, and
telephene number of the commumity liaison. Should the contact information change, the Zoning
Administrator shall be mude aware of such charige. The community liaison shall report to the
Zoning Administrator what isstes, if atty, ate of eoncern to thé community and what issues have
not been resolved by the Project Sponsor,

For information about compliance, contdet Code Enfm‘cemenf Flanning Departrent at 415- 575—6863
*c_fmu,&rimmmg

Streetscape Maintenarice. The Project Sponsor sha{} maintain the main entrance to the building
all sidewalks abutting the. subject property and shared street that will be provided as part of the
project in a clean. and sanifary condition in compliance with tite Department of Public Works
Streits and Sidewalk Maintenance Standards,

For information qboyt complintice, contact Bureau of Street Use and Mepping, Departnmnt of Public
Works, 415-695-2017, www.sF-planingorg

MONITORING - AFTER ENTITLEMENT

56.

Revocation due to Violation of Conditions. Should implementation of this Project result in

- complaints from inferested property owners, residents, or contuercial lessees whichi are not

resclved by the Project Sponsor and found to be in violation of the Planning Code and/or the
specific conditions of approval for the Project as set forth in Exhibit A of this Motion, the Zening
Adiministrator shall refer such complaints to the Commission, after which 1t may hold & public

" hearing on the matter to gonsider revocation of this authorization. -

BY.

For information. about complisnice, contnct. Code Enforcement, Planning Department gt 415-575-6863,
wwp. St P amzm? DTQ’

Enforcement, Violation of any of the Planning Department conditions of approval contained in
this Motion or of any other provisions of Plarining Code applicable to this Project shall be subject
to the enforcement procedures and administrative penalties set forth under Planning Code
Section 176 or Section 1761 The Plantiing Department may also refer the violation complaints to
-other city departoents and agencies for appropriate enforcement action under their jurisdiction.
Ear information gbout complinnce, contact Code Enforcement, Planning Department gt 415-575-6863,
« wuns.sf-planning.org

SAN FRANGISCO 41
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B8. Monitoring. The Project requites monitoring of the conditions of approval'in this Motion. The
Preject Sponsor or the subsequent responsible parties for the Project shall pay fees as established
ﬁnde: Planning Code Settion 351(¢) (1) ahd work with the. Plarming Department for information

about compliance, . ,
For information about complinnice, vontact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org
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City Hall :
1 Dr. Carlton B. Goodlett Place, Room 244
San Francisco 94102-4689
Tel. No. 554-5184
Fax No. 554-5163 .
TDD/TTY No. 554-5227

BOARD of SUPERVISORS

-NOTICE OF PUBLIC HEARING |
‘BOARD OF SUPE,RVISQRS OF THE CITY AND COUNTY OF SAN FRANCISCO
| LAND USE AND TRANSPORTATION COMMITTEE

NOTICE IS HEREBY GIVEN THAT the Land Use.and Transportation Commitiee will
hold a public hearing to consider the following proposal and said public hearing will be held
as follows, at which time all interested parties may attend and be heard:

Date: VMonday, May 8, 2017
Time: 1:30 p.m.

Loéation: Legislative Chamber, Room 250, located at City Hall
1 Dr. Carlton B. Goodlett Place, San Francisco, CA

Subject: 1500 Mission Street Project and Special Use District

File No 170348. Ordinance amendmg the Planning Code to create the 1500 Mission
Street Special Use District to facilitate development of the 1500 Mission Street

-(Assessor’s Parcel Block No. 3506, Lot Nos. 006 and 007) project, to regulate. bulk
controls in the Special Use District, fo modify Zoning Map SUO7 to place the project
site into this Special Use District, and Zoning Map HTQ7 to establish the height and
bulk district designations for the project site; adopting findings under the California
Environmental Quality Act; making findings of consistency with the General Plan, and
the eight priority policies of Planning Code, Section 101.1; and adopting findings of
public necessity, convenience, and welfare under Planning Code, Section 302.

File No. 170408. Ordinance amending the General Plan by revising the height and
bulk designations for the 1500 Mission Street project, Assessor's Parcel Block No.
3506, Lot Nos. 006 and 007, on Map 3 of the Market and Octavia Area Plan and on
Map 5 of the Downtown Area Plan; adopting findings under the California
Environmental Quality Act; making findings of consistency with the General Plan as .
proposed for amendment, and the eight priority policies of Planning Code, Section
101.1; and-adopting findings of public necessity, convenience, and welfare under
Planning Code, Section 340

In accordance with Administrative Code, Section 67.7-1, persons who are unable to -
attend the hearing on this matter may submit written comments to the City prior to the time
the hearing begins. These comments will be made part of the official public record in this
matter, and shall be brought to the attention of the members.of the Committee. Written

- comments should be addressed to Angela Calvillo, Clerk of the Board, City Hall, 1 Dr. Carlton
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NOTICE OF PUBLIC HEARING
1500 Mission Street Project & SUD (16-Day Notice)
May 8, 2017 , Page 2

B. Goodlett Place, Room 244, San Francisco, CA 94102. Information relating to this matter is
available in the Office of the Clerk of the Board. Agenda information relating o this matter
will be available for public review on Friday, May 5, 2017.

Angela Calvillo .
Clerk of the Board

DATED: April 26, 2017
PUBLISHED/MAILED/POSTED: April 28, 2017
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CALIFORNIA NEWSPAPER SERVICE BUREAU

DAILY JOURNALCORPORATION

Maifing Address : 915 E FIRST ST, LOS ANGELES, CA 80012
Telephone (B00) 788-7840 / Fax (800) 464-2839
Visit us @ www.LegalAdsiore.com

Alisa Somera

CCSF BD OF SUPERVISORS (OFFICIAL NOTICES)

1 DR CARLTON B GOODLETT PL #244
SAN FRANCISCO, CA 94102

COPY OF NOTICE

Notice Type: GPN GOVT PUBLIC NOTICE

Ad Description
170408)

To the right is a copy of the nofice you sent to us for publication in the SAN
FRANCISCO EXAMINER. Thank you for using our newspaper. Please read
this notice carefully and call us with ny corrections, The Proof of Rublication
will be filed with the County Clerk, If required, and mailed 1o you after the last

date below. Publication date(s) for this nofice is (are):

04/2812017

The charge(s) for this order is as follows.- An invoice will be sent after the last

AS - 05.08.17 Land Use - 1500 Misslon (170348 &

date of publication. If you prepaid this order in full, you will not receive an

9

i

*

consider  the

EXM# 3004850
NOTICE OF PUBLIC
HEARING
BOARD OF SUPERVISORS
OF THE CITY AND
COUNTY OF SAN FRAN-
CISCO
LAND USE AND TRANS-

PORTATION COMMITTEE
MONDAY, MAY 8, 2017 -
230

. 1:30 P
CITY HALL, LEGISLATIVE
CHAMBER, ROOM 250
4 DR. CARLTON B.
GOODLETT PLACE, SAN
FRANCISCO, CA

NOTICE 1S HEREBY GIVEN

HAT the Use and
Transportaion ~ Committee
will hold a publle hearing to
following
proposal and said public
hearing will be held as
follows, at which fime all
interested parfies may attend
and be heard = {1500
Misslon Street Project and
Speclal Use District) Flle
No. 170348,  Qrdinance
amending the Planning Code
to create the 1500 Mission
Street Special Use Districtto
facilitale development of the
1500 Mission  Street
(Assessor's Parcel Block No.
3508, Lot Nos. 006 and 007)
project, to ulate  bulk
contrals in the Special Use
District, o modify Zoning
Map SUO7 to placs the

roject site Into this Special

se District, anr:i,Zonin?| Map
HTO7 to establish the helght
and bulk district designations
for the project site; adopling
findings under the Califomia
Environmental Quality Act;
making findings of consis-
tency with the General Plan,
and the eight priority
of Planning Code, Seciion
101.1; end adopiing findings
of pui)rlc necesslly, conven-
ience, and welfare under
Planning Code, Section 302,
Flie No. 170408, Ordinance
amending the General Plan
by mvising the height and
buk designations for the
1500 Mission Strest project,
Assessor's Parcel Block No.
3506, Lot Nas, 006 and 007,
on Map 3 of the Market and

ez
Plan; adopting findings tndar
the Caiifornia Environmental

" Quality Act; making findings

of consistenoy the
General Plan as pméaosed
for amendment, and the
eight priority polides of
Planning Code, Secfion
101.1; and adopting findings
of public necasslty, conven-
lerice, and welfare under
Planning Code, Seclion 340,
In sccordancs with Adminis~
trafive Code, Section 67.7-1,
persops who are unable fo
attend the hearng on this
matter may submit written
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*the  Commitiee,

comments fo the City E{ior i
the time the hearing begins.
These comments will be
made pait of the offical
public record In this matter,
and shall be brought to the
attention of the members of
Wiitten
comments  should ~ be
addressed to Angela Calvilio,
Clerk of the Board, City Hall, *
i Dr. Catton B. Goodlelt

Information relafing to this
malter Is avaliable In the
Office of the Clerk of the
Board, Agenda Information
relating to this matter wil} be
avaliable for public review on

Fnday. May 5 2017, -
Angala Calvillo, Clerk of the
Board °




' City Hall

BOARD of SUPERVISORS San Francisco 94102-4689

’ Tel. No. 554-5184
Fax No. 554-5163

* TDD/TTY No.544-5227

PROOF OF MAILING

1 Dr. Carlton B. Goodlett Place, Room 244

Legislative File Nos. 170348 & 170408 (1500 Mission Street Project & SUD)

Description of ltem(s):

" File No. 170348. Ordinance amending the Planning Code to create the 1500 Mission
Street Special Use District to facilitate development of the 1500 Mission Street
(Assessor’'s Parcel Block No. 3506, Lot Nos. 006 and 007) project, to regulate bulk
controls in the Special Use District, to modify Zoning Map SU07 to place the project site
into this Special Use District, and Zoning Map HTO07 to establish the height and bulk
district designations for the -project site; adopting findings under the California
Environmental Quality Act; making findings of consistency with the General Plan, and
the eight priority policies of Planning Code, Section 101.1; and adopting findings of
public necessity, convenience, and welfare under Planning Code, Section 302.

File No. 170408. Ordinance amending the General Plan by revising the height and bulk
designations for the 1500 Mission Street project, Assessor’s Parcel Block No. 3506, Lot
Nos. 006 and 007, on Map 3 of the Market and Octavia Area Plan and on Map 5 of the
Downtown Area Plan; adopting findings.under the California Environmental Quality Act;
making findings of consistency with the General Plan as proposed for amendment, and
the eight priority policies of Planning Code, Section 101.1; and adopting findings of
public necessity, convenience, and welfare under Planning Code, Section 340. '

1, _Alisa Somera ' ,an employee of the City and
. County of San Francisco, mailed the above descnbed document(s) by depositing the
- sealed items with the United States Postal Service (USPS) with the postage fully
prepaid as follows:

Date: o April 28, 2017
Time: ' 9:35 é.m.
USPS Location: Repro Pick-up Box in the Clerk of the Board's Office (Rm 244)

Mailbox/Mailslot Pick-Up Times (if applicable): N/A

Signature: QVM WW/‘Q

(Insfructions: Upon.complefion, original must be filed in the above referenced file. )
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"BOARD of SUPERVISORS

TO:

City Hall
1 Dr. Carlton B. Goodlett Place, Room 244
San Francisco 94102-4689
Tel. No. 554-5184
Fax No. 554-5163
TDD/TTY No. 554-5227

MEMORANDUM

John Rahaim, Director, Planning Department

Olson Lee, Director, Mayor’s Oﬁ" ice of Housing and Commumty
Development

Ed Reiskin, Executive Dxrector Mumctpal Transportation Agency

- FROM:: n Alisa Somera, Legislative Deputy Director

DATE:

% Land Use and Transportation Committee

April 11, 2017

SUBJECT: LEGISLATION INTRODUCED

The Board of Supervisors’ Land Use and Transportation Committee has received the
following proposed legislation, introduced by Mayor Lee on April 4, 2017:

File No. 170348

Ordinance amending the Planning Code to create the 1500 Mission Street

- Special -Use District to facilitate development of the 1500 Mission Street

(Assessor’s Parcel Block No. 3506, Lot Nos. 006 and 007) project, to
regulate bulk controls in the Special Use District, to modify Zoning Map
SU07 to place the project site into this Special Use District, and Zoning Map
HTO7 to establish the height and bulk district designations for the project
site; adopting findings under the California Environmental Quality Act;
making findings of consistency with the General Plan, and the eight priority
policies of Planning Code, Section 101.1; and adopting findings of public
necessity, convenience, and welfare under Planning Code, Section 302.

If you have comments or reports to be included with the file, please forward them to me
~at the Board of Supervisors, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San
Francisco, CA 94102 or by email at: alisa.somera@sfgov.org.

“c.  Scott Sanchez, Planning Department
Lisa Gibson, Planning Department
AnMarie Rodgers, Planning Department
Aaron Starr, Planning Department
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Joy Navarrete, Planning Department
Jeanie Poling, Planning Department

Eugene Flannery, Mayor's Office of Housing and Community Development

Kate Hartley, Mayor's Office of Housing and Community Development:
Amy Chan, Mayor’s Office of Housing and Community Development
Janet Martinsen, Municipal Transportation Agency

Kate Breen, Municipal Transportation Agency

Dillon Auyoung, Municipal Transportation Agency

Viktoriya Wise, Municipal Transportation Agency
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OFFICE OF THE MAYOR
SAN FRANCISCO

EDWIN M. LEE

TO: Angela Calvillo, Clerk of the Board of Supervisors .

FROM: ,@) Mayor Edwin M. Le@(

RE: . Planning Code, Zoning Map — 1500 Mission Street Special Use District
DATE: April 4, 2017 '

Attached for introduction.to the Board of Supervisors is an ordinance amending the

. Planning Code to create the 1500 Mission Street Special Use District to facilitate
“development of the 1500 Mission Street (Assessor’s Block 35086, Lots 006 and 007)
project, to regulate bulk controls in the Special Use District, to modify Zoning Map SU07
to place the project site into this Special Use District and Zoning Map HT07 to establish
the height and bulk district designations for the project site; adopting findings under the
California Environmental Quality Act; making findings of consistency with the General
Plan and the eight priority policies of Planning Code, Section 101.1; and adopting
findings of publlc necessity, convenlence and welfare under Planning Code Sec’non

302.
Should you have any questions, please contact Mawuli Tugbenyoh (415) 554-5168. .
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