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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
oh Monday, May_8, 2017, at 1:30 p.m., by the votes indicated.

Item No. 36 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.
35086, 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.

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

Angela Calvillo, Clerk of the Board
Jon Givner, Deputy City Attorney
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FILE NO. 170408 - . ORDINANC 1O,

[General Plan Amendments - 1500 Mission Street Project]

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; edopting 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, Sectlon 101 1 ‘and adopting findings of public

necessity, convenience, and welfare under Planning Code, Section 340.

NOTE: .Unchanged Code text and uncodified text are in plain Arial font.
. Additions to Codes are in smgle~underlzne italics Times New Roman font.
Deletions to Codes are in
Board amendment additions are in double-underlined Arial font.
Board amendment deletions are in strﬂ&e%hreugh—Aﬁa—ﬁent
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:

-

Sectlon 1. Findings.
(@) The 1500 MISSIOH Street/Clty Office Bundlng project (Assessor's Block 35086, Lots
006 and 007, referred to herein as the “Project’) is planned for an approx1mately 2.5 acre site

along the north side of Mission Street spanning from 11th Street to South Van Ness Avenue.

- Currently, Goodwill Industries occupies two buildings on the site: (1) a fwo—s_tory, 29,000

square-foot building at the corner of South Van Ness Avenue constructed in" 1997 that

contains a retail store at the ground level and offices above, and (2) an approximately 57,000

.square-foot warehouse building at the corner of 11th Street which was until recently used for

processing donated items. The warehouse building is generally single-story and has a

Planning Commission
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basement parking garage containing approximately 110 spaces, 25 surface parking spaces,
and six surface loading spac‘es. .The warehouse building, which features an approximately 85-
foot-tall clock tower atop the Mission Street fagede, was constructed in 1925 for the Wnite
Motor Company and renovated in 1941 for use as a Coca-Cola bottling plant, a'use that
continued until the 1980s.

‘ (b) In general terms, ’;he project would construct two buildings and renovate a portion
of the existing 1500 Mission Street building. The Project Sponsor would retain one building to
be located on the southern pertion of the site with primary frontages on Mission Street and

South Van Ness Avenue. The City would own the build'mg to be located on the northern

portion of the site as a City office buiiding and it would have frontages on 11th Street and

South Van Ness Avenue. This building would be direCtly edjaeent to another City office
butldmg at One South Van Ness Avenue. .

(c) The Project Sponsor's residential bunldlng would mclude an approximately 664,000
square-foot, 39-story, 396-foot-tall tower with mid-rise podium elements extending along
Mission Street and South Van Ness Avenue and contain the following features: approximately
550 dwelling units of which approximately 110 would be below market rate umts (20%, rather
than the required 13.5%), appromm.ately 38,000 square-feet of ground fioor retail,
approximately 26,000 square-feet of private and common open space, approximetely 299
bicycle parking spaces, and up to 300 vehicular parking spaces. |

~(d) The City office building would include an approximately‘454,000. square foot,4 16-
story, 264-foot-tower primarily along 11th Street with mid-rise podium.elements extending
west and south from the tower. This building would consolidate office space for mult'xp’le City
departments, including the Department of Building inspection, Public Works, and the Planning
Department. Tnis building would contain a consolidated, one-step permit centerand a

childcare facility; enhanced pedestrian connectivity via a nﬁid—block public space and alley

Planning Comimission .
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network extending from Mission Street to South Van Ness Avenus; ground floor exhibition and

_gallery space, ground floor conference facilities and community event space; and publicly

accessible open space at the 2nd floor permlt center

(e) On December 15, 2016, in Resolution No 19821, the Planning Commlssmn
initiated this legislation in accordance with Planning Code Section 340." This Resolution is on
file with the Clerk of the Board of Supervcsors in File No. 170408.

(f) On March 23, 2017 in Motion No. 19883, the Planning Commlssmn certified as
adequate and complete the 1500 Mission Street/City Office Bunldmg Final EnVIronmentaI

-Impact Report (the “FEIR” found in Planning Case No. 2014.000362ENV) in accordance with

the California Environmental Quality Act (“CEQA”, California Public Resources Code Sections

- -21000 et seq.) and Administrative Code Chapter 31. Said Motion is on file with the Clerk 6f

the Board of Supervisors in File No. 170408 and is incorporated herein by reference. Copies -
of the FEIR and Motion No. 19883 are on file with the Clerk of the Board of Supervisors in File
No. 170408 and‘ are incorporated herein by reference. In addition, othef documents, repotts,
and records related to the FEIR and Project approvals are on file with Jonas lonin, the
Planning Depa&ment custodian of records, and located at 1650 Missﬁon Street, Fbyrth Floor,
San Fraﬁéisco, Célifomia, 94103. The Board of Supervisors treats these additional Planning
Department records as parf of its own administrative record and incorporates such materials
by reference herein.

(g) Atthe same hearing, in Motion No.'19884, the Planning Commission adopted
CEQA Findings, including a Statement of Overriding Considerations, and a Mitigation
Monitoring and Reporting Progrém. In accordance with the actions contemplated herein, this

Board has reviewed the FEIR and the record as a whole, and adopts and incorporates by

t reference, as though fully set forth herein, the CEQA Findings pursuant to CEQA. A copy of

Planning Commission
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file with the Clerk of the Board of Supervisors in File No. 170408 and is incorporated herein by

and general welfare. The Board of Supervisors adopts as its own these fmdmgs

said Motion No. 19884 i is on file w1th the Clerk of the Board of Superv:sors in File No. 170408
and is incorporated herein by reference. . ‘

(h) On March 23, 2017, in Resolution No. 19885, the Planning Commission adopted
findings that the actions contemp|éted in this ordinance are consistent, on balance, with the
City's Genéral Plan as propdsed'for amendment and eight priority policies of Planning Code

Section 101.1. The Board adopts these ﬁndings as its own. A copy of said Resolution is on

reference.

(i) In this same Resolution, the Planning Commission in accordance with Planning

Code Section 340 determmed that this ordmance serves the public hecessity, convenience,

(i) This ordinance is compamon legislation to legislation that amends the Planning
Code to establish a new special use district, amend height and bulk controls, and revise the.
Zoning 'Map for the 1500 Mission Street projéct. ltalso is corhpanion legislation to legislation
that ratifies the City's purchase and sale agreement with the Project Sponéor for the City to
purchase the office building‘site portion of the development. This legislation is on file with the

Clerk of the Board of Supervisors in File Nos. 170348 and 170471, respectively.

Séction 2. The General Plan is hereby amended by revising the Market and Octavia
Area Plan as follows: |

Revise Map 3 to reclassify the height liniits of Assessor's Block 3506, Lots 006 and
007, from 85’ 250’ tower/85' podium and 320" tower/120’ podium to 85, 400’ tower/130’

podium and 250’ tower/130' podium as descnbed below:

'Description of Property ' Height Districts to be Superseded

Planning Commission
BOARD OF SUPERVISORS

Page 4
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Assessor's Block 3506, Lot 006

85", 320" Tower / 120’ Podium

Assessor’'s Block 3506, Lot 007

250" Tower/85" Podium, 320’
Tower/120’ Podium, 85’

Description of Property for Assessor’s

Block 3506, Lots 006, 007

. Height Districts Hereby Approved |

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

Assessor Block and Lot to be assigned.

250" Tower / 130’ Podium -

Along the southerly portion of the 11t
Street frontage and the eastetly portion of

the Mission Street frontage measuring _

| approximately 105-feet .in depth from

Mission Street and 156-feet in width along
Mission Street; Assessor Block and Lot to

be assigned.

85’

The westerly portion of the Mission Street
fronfage and southerly. portion of thé
South Van Ness frontage measuring

approximately 308 feet in width along

| Mission Street and apprqximately 110

feet in depth from Mission Street; .

Assessor Block and Lot to be assigned.

400 Tower/130’ Podium

Planning Commission
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Section 3. The General Plan is hereby amended by revising the Downtown Area Plan

as follows:

Revise Map 5 to reclaésify the height and bulk of the same Assessor’s Block and Lots

from 120-S, 150-S and 200-S to.85-X, 130/240-R-3 and 130/400-R-3 as described below:

Description of Property

Height Districts to be Superseded -~

Assessor’s Block 3506, Lot 006

150-8, 200-S

| Assessor's Block 3506, Lot 007

120-S, 150-S

Description of Property for Assessor’é

Block 3506, Lots 006, 007

Height & Bulk Districts Hereby
Approved

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 the easterly portion of
the Mission Streét frontage measuring
approximately 105-feet in depth from

Mission Street and 156-feet in width along

| 85-X

" Planning Commission
BOARD OF SUPERVISORS
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Mission Street; Assessor Block and Lot to

be assigned.

The westerly portion of the Mission Street | 130/400-R-3
frontage and southerly portion of the

' South Van Ness frontage measuring
approximafely 308 feet in width along
Mission Streetand approxifnately 110

feet in depth from Mission Street;

Assessor Block and Lot to be assigned.

Section 4. 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.

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

o Q& D[S
Johp D. Malamut N
Deputy City Attorney

n\legana\: 17\1700383\01172517.docx

Planning Commission
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FILE NO. 170408

LEGISLATIVE DIGEST

[General Plan Amendments - 1500 Mission Street Project}

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. ‘

Existing Law_

The City’s General Plan is comprised of various neighborhood plans, including the Market and
Octavia Area Plan and the Downtown Area Plan. The height/bulk maps in these two
neighborhood area plans show different height/bulk ranges than what the 1500 Mission Street
project proposes. This project involves the creation of a new City office building and a
separate mixed-use development. The'new height/bulk also are reflected in companion
legislation that establishes the 1500 Mission Street Special Use District and amends the
Planning Code Zoning Map.

_Amendments to Current Law

This legislation would amend the General Plan by revising height/bulk Map 3 of the Market
and Octavia Area Plan and height/bulk Map 5 of the Downtown Area Plan within the
boundaries of the 1500 Mission Special Use District. The ordinance would make findings
under the California Environmental Quality Act and findings of consistency with the General

Plan as proposed for amendment and the eight priority policies of Planning Code Section
101.1.

n:\legana\as2017\1700383\01180560.docx

BOARD OF SUPERVISORS Page 1
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SAN FRANCISCO
PLANNING DEPARTNMENT

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 Plannigg Department
Case Number 2014-000362GPAPCAMAP;
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 ZonmszMav
Amendments

BOS File No: (pending) _ General Plan Amendment
Planning Commission Recommendation: Approval of General Plan Amendment

Dear Ms. Calvillo,

On December 15, 2016 the Plannihg Commission initiated a General Plan Amendment to amend Map 3,
Height Map, of the Market and Octavia Area Plan and Map 5, Height and Bulk Map, of the Downtown
Area Plan to change the height and bulk district of Assessor’s Block 3506, Lots 006 and 007.

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, “Height 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 subject 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 Cit)/ s fleet in excess of what is currently permitted;

« Allow office uses above the fourth floor as a contmgency 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 recommend approval of the propoged General -

Plan and the Planning Code Text and Zoning Map Amendment Ordinances. Please find attached
documents relating to the Commission’s action. The originl, 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.

N

. Sincerely,

Aaron Starr
Manager of Legislative Affairs

cc:

Mayor’s Office, Nicole Elliot
Supervisor Jane Kim.

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

Attachments (one copy of the following):

Planning Commission Motion No. 19883 — Final EIR Certificatiori

Planning Commission Motion No. 19884 — Adoption of CEQA Findings

Planning Commission Resolution No. 19885 ~ Adoption approval recommendatxon for the Ordinance
entitled, “Ordinarice 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; addptipg 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 nece551ty, 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 T : 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 neceéssity,
convenience, and welfare under Planning Code Section 302.”

Planning Commission Motion No. 19887 — Downtown Project Authotization

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

Planning Corumission Motion No. 19822 — Iiitiation of Planning Code, Zoning Map Amendments (SUD)

SAN FRANCISCO : . 3
PLANNING DEPARTMENT
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SAN FRANCISCO
PLANNING DEPARTMENT

1650 Mission St.
» x = } x Sulte 400
Planning Commission Resolution No. 19821 safues.
HEARING DATE: DECEMBER 15, 2016 .
. Reception:
Project Name: 1500 Mission Street 415.558.6378
Case Nuntber: 2014-000362GPA _ ' : ’ Fax
- Project Spansor:  Matthew Witte, 415-677-9000 : 415.558.6409
: Related Californfa ' ' Planning
. 44 Montgomery Street, Ste 1300 tnformation:
matthew. witte@related.com 415.558 6371
- San Francisco, CA 94104 ‘
Staff Contact: Tina Chang, AICP
tina.chang@sfeov.org, 415-575-9197
Revlewed by: Daniel A. Sider, AICP

dan.sider@sfgov.org, 415-558-6657

RESOLUTION OF INTENT TO INITIATE AN AMENDMENT TO THE GENERAL PLAN IN ORDER TO
FACILITATE THE CREATION OF THE 1500 MISSION STREET SPECIAL USE DISTRICT, INCLUDING
AN AMENDMENT TO MAP 3 OF THE MARKET AND QCTAVIA AREA PLAN AND MAPF 5 OF THE
DOWNTOWN -AREA PLAN OF THE GENERAL FLAN TO CHANGE THE HEIGHT DESIGNATION
SHOWN ON THE MAP FOR ASSESSOR'S BLOCK 3506, LOT 006 AND 007.

PREAMBLE

WHEREAS Section 4.105 of the Charter of the City and County of San Francisco mandates that the Planning
Commission shall periodically recommend to the Board of Supervisors. for approval or rejection proposed
amendments fo the General Plan; and

WHEREAS, the General Plan consists of goals, policies and programs for the future physical development of
the City and County of San Francisco that take into consideration social, economic and environmental factors;
and

WHEREAS, the General Plan shall be periodically amended in Yespohse to i:hanging physical, social,
economic, environmental or legislative conditions; and

WHEREAS, on April 29, 2015, Steve Vettel of Farella Braun & Martel 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; c.) Zoning Map Amendments; and d.) on October 19, 2016 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,

www.sfplanning.org
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Resolution No, 19821 , Case No.: 2014-000362GPA.
December 15,2016 ’ . 1500 Mission Street

including the Department of Building Inspection, SF Public Works, and the Planning Department; and 2.)-an
approxiinately 400-foot tall building containirig approximately 560 dwelling units providing on-site
inclusioriary affordable dwellings units amounting to 20 percent of the total constructed units, in excess of
the amounts required by the City's Inclusionary Affordable Housing Progtam (Planning Code section 415) to
1) 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; IL) allow for parking in excess.of that which is currently pexmitted for the
office use owing to thé unique needs of the City’s vehicular fleet; and 3.) allow office use above the fourth
floor as a contingency should the City riot occupy the office building; and

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

WEIEREAS, the project site is located within the Hub Plan Area currently being studied by the Planning
Department and is consistent with the proposed heights and builks associated with the Hub Project; and

WHEREAS, San Francisco faces a continuing shortage of affordable housing for low-ihcome 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 S8an Francisco, This number includes 3,707 units for low and very low-
income househplds 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 Area. 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 Association of Bay
Area Governments (ABAG) is responsible for allocating the total regional need numbers among its member
governments which includes both counties and. cities. ABAG estimated that San Francisce'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 allunits built. The production of low and moderate/middle income units felf
short of the 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 face San Francisco, particularly ini 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 latgely 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 niew construction of housing is limited to areas of the City
not previously designated as residential areas, infill sites, or to areas with increased density. New market-rate
* housing abserbs a significant amount of the remaining supply of land arid otler 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
found in Planning Code Sections 413 et seq., relating to the shortage of affordable housing, the low vacancy
rate of housing affordable to persons of lower and moderate/middle income, and the detrease in construction
of affordable housing in the City are heteby reaffirmed; and

WHEREAS, the Project would address the City's severe need for additional housing for low income

households, by providing on-site indlusionary affordable dwellings units in excess of the amounts required
by the City’s Inclusionary Affordable Housing Program (Planning Code section 415) through compliance

SAN FRANGISCO 2
* PLANNING DEPARTMENT
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Kesalution No. 19821 Case No.: 2014-000362GPA
December 15, 2016 ’ ' 1500 Mission Street

with the terms of section 415 and additional affordable units included as part of a real estate conveyance with
the C1ty for the City Office building; and

WHEREAS, the Project provides a tinique opportunity to satisfy the City and County of San Francisca's,
unmet office needs to provide a consolidated ofie-stop permit center; enthanced pedéstrian. connectivity via a
mid-block public space and alley nétwork extending from Mission Street to South Van Ness Avenue, and
ground floor community event spaces; and

WHEREAS, the proposed City office building is ﬁscally prudent and hias a positive neét present value over the
next thirty years. In addition to lower 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-agericy 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 sevete need for additional housing for low
income households, by providing on-site inclusionary affordable dwellings tnits in excess of the amounts

required by the City’s Inclusionary Affordable Housmg Program (Planmng Code section- 415) as described
aboye; and

' WHEREAS, the proposed General Plan Atrtendment, Special Use District and Height and Bulk District
Reclassification vrould riot result in increased development potential from what is permitted under the
existing height and bulk district; and -

WHEREAS, the Project proposes neighbothood-serving amenities, such as new ground floor retail; proposes
new publicly accessible open space, improved pedestrian connectivity, enhanced public service, and
incorporation of sustainability features irito the Project; and

WHEREAS, the City Attorpey’s Office drafted a Proposed Ordinanceé in order to make the ﬁecessary
amendments to the General Plan to implement the Project. The Office of the City Attorney approved the
Proposed Ord‘inance as to form; and

WHEREAS, a General Plan Amendment Initiation is not a project under Cahforma Environmental Quality
Act; and

WHEREAS, the Commission has heard and considered the testimony presented to it at the public hearing
and has further considered written materials and oral testimony presented on behalf of PJannmg Department
staff and other interested pannes and

WHEREAS, all pertirient documerits may be found in the files of the Planning Department, Jonas Jonin
(Comumission Secretary)-as the custodian, of records, at 1650 Mission Street, Suite 400, Sart Francisco; and

MOQVED, that pursuant fo Planning Code Section 340 the Commission Adopts a Motion of Intent to Initiate
amendments to the General Plan;

SANTRANGISED . 3
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Resolution No. 19821 Case No.: 2014-000362GPA
December 15, 2016 _ " 1500 Mission Street

AND BE IT FURTHER MOVED, that pursuant to Planning Code Section 306.3, the Planning Comumission
authorizes the Department to provide appropriate notice for. a public hearing to consider the above
referenced General Plan Amendment contained in the draft Ordinance, approved as to form by the City
Attorney in Exhibit A, to be considered at a publicly noticed hearing on or after March 16, 2017.

I hereby certify that the foregoing RESOLUTION was ADOPTED by the San Francisco Planning Commission
on Décember 15, 2016, )

Jonas I*. lonin

Commission Ser;retary

AYES; Fong, Richards, Johnson, Koppel, Melgar, Moore
NOES: N/A

ABSENT: Hillis

ADOPTED: December 15, 2016

SAN FRANCISCY 4
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SAN FRANClSCO
PLANNING DEPARTMENT

. ) . 1650 Mission St
Planning Commission Motion No. 19883 San i,
‘ HEARING DATE: March 23, 2017 . CABRO03-2470
‘ i ‘ . Reception:
Cuse No.: 2014-000362ENV/ ' - 415.558.6378
Project Address: 1500 Mission Street Project Fair
Zoning: C-3-G {Downitown General Conmercial) District 415.558,6400
’ ' Van Ness & Market Downtown Residential Special Use District —
120/320-R-2, 85/250-R-2, 85-X Height and Bulk Districts nformatlon:
Block/Lot: 3506/002,.003 415.558.6377

Lot Sizer 110,772 squate feet (2.5acres)

Project Sponsor:  Goodwill 5B Urban Development, LLC
Related California Urban Housing
Matthew Witte, (949) 697-8123
mwitte@related.com

Lead Agenicy: San Francisco Planning Department

Staff Contact:  )Miichael Li — (415) 5759107

‘ michael jli@sfgov.org

ADOPTING FINDINGS RELATED TO THE CERTIFICATION OF A FINAL ENVIRONMENTAL IMPACT REPORT
FOR A PROPOSED MIXED-USE PROJEGT THAT WOULD DEMOLISH THE EXISTING 1580 MISSION STREET

. BUILDING, RETAIN AND REHABILITATE A PORTION OF THE EXISTING 1500 MISSION STREET BUILDING,
AND DEMOLISH THE REMAINING PORTIONS OF THE 1500 MISSION STREET BUILDING.AND CONSTRUCT A
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 RETAIL/RESTAURANT
BUILDING AT THE CORNER OF SOUTH VAN NESS AVENUE AND MISSION STREET (“RETAIL/RESIDENTIAL
"BUILDING”); AND AN APPROXIMATELY 567,300-SQUARE-FOOT, 227-FOQT-TALL (257 FEET TO THE TOP
OF THE PARAPET) OFFIGE 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 WQULD ALSO

- INCLUDE VEHICULAR PARKING, BICYCLE PARKING, AND LOADING FACILITIES, BOTH PRIVATE AND
PUBLICLY ACGESSIBLE USABLE OPEN SPACE, AND STREETSCAPE AND PUBLIC-REALM
IMPROVEMENTS

MOVED, that the San Francisco Planming Commission (hereinafter “Commission”) hereby CERTIFIES the

final Environmental Iinpact Report identified as Case No. 2014-000362ENV, the 1500 Mission Street

Project (hereinafter “Project”), above, based upon the following findings:

1. The City and County of San Francisco; acting through the Planning Department (hereinafter
“Department”) fulfilled all procedural requirements of the California Environmental Quality Act
{Cal, Pub. Res. Code Section 21000 2t seq., hereinafter “CEQA”), the State CEQA:. Guidelines (Cal.

110ts 002 apd 003 are also referred torin some property records as Lots 006 and 007, respectively.

www.sfplanning.org
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March 23, 2017 : 1500 Mission Street

Admin, Code Title 14, Section 15000 ef seq., (hereinafter “CEQA Guidelines™) and Chapter 31 of the
San Francisco Administrative Code (hereinafter “Chapter 317).

A. The Department determiinéd that an Envirenmental Impact Report (hereinafter “EIR”) was
required 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.
pn the scope of the 1500 Mission Street Project’s environmental review.

C. On November 9, 2016, the Department published the Draft Environmental .Impact Report
(hereinafter “DEIR”) and provided public notice in a newspaper of general circulation of the -
availability of the DEIR for, public review and comment and of the date and tinie of the Planning
Commission public hearing on the DEIR; this notice was mailed fo the Department’s list of
persons requesting such notice. .

D. Notices of availability of the DEIR and of the dite and titne of the public hearing were posted near
the project site on November 9, 2016.

E. On November 9, 2016, copies of the DEIR were mailed or othérwise: delivered to a list of persons
requesting it, to those noted on the distribution list in the DEIR, to adjacent property owners, and
to government agencies, the latter both directly and through the State Clearinghouse.

F. Notice of Completinon was filed with the State Secretary of Resouxces via the State Clearinghouse
on November 9, 2016,

2, The Commission held a duly advertised public Heating oh said DEIR on December 15, 2016 at which

apportunity for public comment was given, and public comment was received on the DEIR. The
period for atceptance of written coriiments ended on January 4, 2017.

3. The Department prepared responses to comments on environmental issues Teceived at the public
hearing and in writing during the 56-day public review period for the DEIR, prepated revisions to
the text of the DEIR ii Yesponse to comments received or based. on additional information that
became available during the public review period, and correctéd errors in the DEIR. This maferial
was presented in a Responses to Comments document, published on March 8, 2017, distributed to the
Commission and all parties who commented on the DEIR, and made available to others upon request
at the Deparfment.

4, A Final Environmental Impact Report (hereinafter “FEIR") has been prepared 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 Comments document all as
required by law,

'5.  Project IR files have been. made available for review by the Comtission and the public. These files

are available for public review at the Department at 1650 Mission Street, Suite 400, and are part of the
record before the Comimissfori.

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

7. The Planning Cominission hereby does find that the FEIR concerning File No. 2014-000362ENV
reflects the independent judgment and analysis of. the City and County of San Francisco, is adequate,
accurate and objective, and that the Responses to Comments document contains ng significant

- revisions to the DEIR, and hereby does CERTIFY THE COMPLETION of said FEIR in compliance
with CEQA. and the CEQA Guidelines.

8. The Comunission, in certifying the. completion of said FEIR, hereby does find that the project
described inthe EIR: : . '

A. Will have si‘gnificarit,. project-specific inpacts on historic architectural resources; and,
B. Will have significant, cumulative construction-period fransportation impacts.

9. The Commission reviewed and considered the information contained in the FEIR prior to approving
the Project.

1 hereby certify that the foregoing Motion was ADOPTED by the Planning Commission at its regular
- meeting of March 23, 2017,

Jonas B, Ionin
Commissfon Secretary -
AYES: Richards, Fong, Johnson, Koppel, and Moore
NOES: None
ABSENT: Hillis and Melgar
ADOPTED: March 23, 2017
SAN FRANCISOD . 3
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DRAFT ENVIRONMENTAL IMPACT
REPORT

1500 Mission Street Project

PLANNING DEPARTMENT
CASE NO. 2014-000362ENV

STATE CLEARINGHOUSE NO. 2015052040
DUE TO THE LARGE SIZE OF THIS DOCUMENT, THE ENTIRE HARD-COPY IS NOT INCLUDED
IN THE PACKET. TO VIEW IN ITS ENTIRETY, PLEASE GO TO:

https://sfgov.legistar.com/LegislationDetail.aspx?
ID=3018104&GUID=3433FC57-30E5-4420-89A1-2C4ACF5DAB5F&Options=ID|Text|&Search=170408

Draft EIR Publication Date: November 9, 2016
Draft EIR Public Hearing Date; December 15, 2016
Draft EIR Public Comment Period: -~ November 9, 2016 — January 4, 2017

AN FRANCISCO  Written comments should be sent to:
G ANNING Lisa M. Gibson, Acting Environmental Review Officer | 1650 Mission Street, Suite 400 | San Francisco, CA 94103

DEPARTMENT
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Subject to: {Select only if applicable)

" B Affordable Housing (Sec. 415) . B First Source Hiring (Admin, Code)
. Transit Impact Dev't Fee (Sec. 411) Better Streets Plan (Sec. 138.1)
Childcare Fee (Sec. 414) ™ Public Art (Sec. 429)

Plannmg Commission Motion No. 19884

CEQA Findings
HEARING DATE: MARCH 23, 2017

" Case No.: 2014-000362ENVGPAPCAMAPDNXSHD
Project Address: 1500 Mission Street
Current Zoning: C-3-G (Downtown General) _
120/320-R-2, 85-R-2 Height and Bulk Districts
Van Ness & Market Downtown Residential Special Use Dlsinct
Proposed Zoning C-3-G (Downtown General) -
130/240-R-3, 130/400-R-3, 85-X -
1500 Mission Street Spccxal 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@sfeov.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

1650 Mission St.

Suite 400
San Franclsca,
CA 94103-2479

Heception:
415.558.6378

Fax:
415.558.6409
Planning

Information;
415.558.6377

BELOW MARKET RATE UNITS; UP TO 8,000 SQUARE FEET OF GROUND FL.OOR RETAIL, 29,000 )

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

www.sfplanning.org
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1

(C-3-G) ZONING DISTRICT AND PROPOSED 1500 MISSION STREET SPECIAL USE DISTRICT
AND PROPOSED 130/400-B-3, 130/240-R-3 ANI) 85-X HEIGHT AND BULK DISTRICTS.

PREAMBLE
On October 13, 2014, Steve Vettel of Farella, Braun & Martel on behalf of Goodwill SE Urban
Development, LLC (“Project Sponsor”) filed an Environmental Evaluation. Application for the Project.
2014. On May 13, 2015, the Department published a Notice of Preparation of Environmental Impact
Report.and Notice of Public Stoping Mesting (“NOP”). Publication of the NOP ihitiated a 30-day public
review and comment period that begari-on May 13, 2015 and ended on June 15, 2015. On June 2, 2015, the
Department held, a public scoping meeting regarding the Ptdject. On November 9, 2016, the Depariment -
publistied the Diaft Environmental hinpact Report (hereinafter “DEIR”), including the Initial Study (“1S*),
and provided public notice in a newspaper of general circulation of the availability of the DEIR for public
review and comment and of the date and time of the Planning Commission public hearing on the DEIR;
this notice was mailed to the Department's list of persons requesting such notice. Notices pf availability of
the DEIR and of the date and time of the public hearing wete posted near the Project Site by the Project
Sponsor ot November 9, 2016, .

On April 29, 2015, the Project Sponsor filed an application requesting approval of a Downtown Project
Authorization pursuant to Section 309 of the San Francisco Planning Cade to facilitate the ¢onstruction of
two new buildings approximately 390 and. 264-feet tall located at 1500 Mission Streel ("Project)
containing approximately 550 dwelling urits, approximately 462,000 square feet of office space, 51,000
square feet of ground floor refail space; approximately 7,600 squére foot publicly accessible open space in
the form of a “forum” at the grourid floor, up to 423 parking spaces, 6 loading spaces, and 369 bicycle
parking spaces. On February 23, 2017 the Project Sponsor sibmitted an updated application to- correct
the proposed building heights to 396 and 216 feet for the residential and office buildings respectively, the
total nuniber of proposed vehi¢ular parking to 409 spaces, bicycle parking to 620, retail square footage to
38,000 square-feet, office square footage to 449,800 squdre feet. Additionally, the application was updated
to reflect the Projeet’s incliusion of 4,400 square feet of on-site child care.

On April 29, 2015, the Project Sponsor also filed an application for a Planning Code Amendment and
Zoning Map amendiment to supersede the existing Van Ness & Market Downtown Résidential Special
Usé District with a new 8pecial use district for the Project and to amend, height and bulk districts to
pefmhit one approxiniately 390-foot residential tower with a podium height of 110 feet and one, 264-foot
tall tower witha podiurm height of 93 feet, '

On October 19, 2016, the Project Sponsor filed amendments to the Planning Code Text and Zoning Map
Amendment Applications and a General Plan Amendment, Application to add Section 270(g) to amend
bulk controls ta the proposed special use district and Map 3 (Height Districts) of the Market and Octavia
Plan. ' ' ' : '

On December 15, 2016, the. Planning Commission adopted Resolutions 19821 and 19822 to initiate
legislation entitled, (1) “Ordinance amending the General Plan by revising the height designation 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; and making findings of consistency with the General Plan and the eight
priority policies of Planning Code Section 101.1;” and (2) Ordinarice 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, 006 and 07) ptoject, to regulate bulk controls in the Special Use District, to modify
Zoning Map SUO07 to place the project site into this Special Use District and Zoning Map HI07 to modify
the height and bulk district designations for the project site; adopting findings under the California

SAN FRANCISGO ' ' :
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Environmental Quality Act; making findings of consistency with the General Plan and the eight priority

policies of Planning Code Section 01.; and adopting findings of public niecessity, convenience, and welfare
under Planning Code Sectior 302,” respecthely

On December 15, 2016, the Compmission held a duly advertised public hearing on the DEIR, at which
opportunity for public comixient was given, and publi¢c commerit was teceived on the DEIR. Thé period
far commieriting on the EIR ended on January 4, 2017. The Department prepared respcrises to comments
on environmental issues received during the 56 day public review period for the DEIR, prepared
revisions to the text of the DEIR in response to comments.téceived or based on additional information
that became available during the public review period, and corrected clerical errors in the DEIR.

On March 8, 2017, The Planning Department published a Responses to Comments doctiment, A Final
Environmental Impact Report (héreinafter “FEIR”) has been prepared by the Department, consisting of
the DEIR, any consultations and comments received during the review process, any addifional
information that became available, and the Responses to Comments document all as required by law.

On March 23, 2017, the Commiission réviewed and considered the FEIR and found #iat the contents of
said report and the procedures thiough 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. 19883.

At the same: Hearing and in conjunction with this motion, the Commission made and adopted findings of
fact and decisions regarding the Project descripfion and objectives, significant impacts, significant and
unavoidable finpacts, mitigation measures and alternatives, and a statement of overriding considerations,
based on substantial evidence in the whole record of this proceeding and pursuant to the California
Environmental Quality Act, California Public Resources Code Section 21000 et seq. (“CEQA™),
particularly Section 21081 and 210815, the Guidelines for Implementation of CEQA, 14 California Code
of Regulations Section 15000 et seq. (“CEQA Guidelines”), Section 15091 through 15093, and Chapter 31
of the San Francisco Admniinistrative Code ("Chapter 31") by its Motion No. [ . }. The Commission
adopted these findings as required by CEQA, separate-and apart from the Commissio‘n s certification of
the Project’s Final EIR, which the Commission certified ptior to adopting these CEQA findings. The
Commission 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 amenditig 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 19886 recommending that the
Board of Supervisots approve the requested General Plan Amendment; and (2) Resolution 19885
recommending that the. Board of Sipervisors approve the requested Planning Codeé Text and Map
Amendments. .

On March 23, 2017, the P’laﬁning Commission. conducted a duly noticed public hearing at a regularly
scheduled meeting regarding the Downtown Project 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 further considered written materials and oral testimony presented on behalf of the applicant,
Department staff and other interested parties, and the record as a whole.

sm ERANCISCO ’
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The Planning Department, Jonas P. Tonin, is the custodiar of records; all pertinent documents are located
in the File for Case No. 2014-000362ENVGPAPCAMAPDNXSHD, at 1650 Mission Street, Fourth Floor,
San Franc1sco, California.

This Commissjon has. reviewed the entire record of this proceeding, the Environmental Findings,
attached to this Motion as Attachment A, regarding the altermatives, mitigation measures, environmental
impacts analyzed in the FEIR and overriding considerations for approving the Project, and the proposed
MMRP attached as Attachimént B, which material was made available to the public.

MOVED, that the Planning Commission hereby adopts findirigs under the California Environmental
Quality Act, including rejecting alternatives as infeasible and adopting a Statement of Overriding
Considerations; and adopts the MMRP aftached as Attachment B, based ort the findings attached to this
Motion as Attachment A as though fully set forth in this Métion, énd based pn substantial evidence in the
entire record of thxs proceeding,

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

Jo.naé P. Tonin
Commj’s;ion Secretary
AYES: Richards, Fotig, Jotmson, Koppel, Moare
NAYS: None;. |
ABSENT: Hillis, Melgar
DATE: March 23, 2017
ACTION: Adoption 6f'¢EQA Findings
AL ———— ‘ 4
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ATTACHMENT A
California Environmental Quality 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 description and objectives, significant impacts, significant and unavoidable impacts,

mitigation measures and alternatives, and a statement of overriding considetations, based on substantial
evidence in the whole record of this proceeding and pursiant to the California Environmental Quality
Act, California Public Resources Code Section 21000 et seq. (“CEQA”), particularly Section 21081 and
210815, the Gaidelines for Implementation of CEQA, 14 California 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 Cominission adopts these findings in conjunction with the
Approval Actions described in Section I{c), below, ds required by CEQA, sepatate and apart from the
Commission’s certification of the Project’s Final EIR, which the Commission certified prlor to adoptmg
these CEQA findings.

These findings are orgahized as follows:

Section I provides a description of the proposed project at 1500 Mission Street, the gnvifdnmen'tal review
process for the Project, the City approval actions to be taken, and the location and custodian of the record,

Section IL lists the Project’s less-than-significant impacts that do not require mitigatior,

Section XIX identifies potentially significarit impacts that can be aveided or reduced to less-than-
significant levels through mitigation.and describes the disposition of the mitigation measuxes.

Seetion XV identifies significant project-specific or cumulative impacts that would not be eliminated or
reduced to a less-than-significant level and describes any applicable mitigafion measures as well as the
disposition of the mitigation measures. The Final EIR identified mitigation measures to address these
impacts, but implementation of the mitigation measures will ‘not reduce the impacts to a less than
significant level,

Sections IIT and IV set forth findings as to the mitigation measures proposed In the Final EIR, (The Draft
EIR and the Comments and Responses document together comprise the Final EIR, or “FEIR.")
Attachment B tp the Plarming’ Commission Motion contains the Mitigation Monitoring and Reporting
Program (“MMRP”), which provides a table setting forth each mitigation measure listed in the Final
Environmental Impact Repeit that is réquired to feduce a signifficant adverse impact.

Section V identifies the project alternatives that were analyzed in the EIR and discusses the reasons for
their rejection.

Section VI sets forth the Planning Cominission’s Statement of Overriding, Considerations pursuant to
CEQA. Guidelines Section 15093.

AN FRANCISCQ .
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The MMRP for the mitigation measures that have been proposed for adoption is attached with these
findings as Attachment B to this Motion. The MMRP is required by CEQA Section 21081.6 and CEQA.
Guidelines Section 15091. Attachment B provides a table sétting forth each mitigation measure listed in
the FEIR that is required to reduce a significant adverse impact. Attachment B also specifies the agency
yesponsible for implementation of each meastre and establishes moniforing actions and a monitoring
schedule. The fall text of the mitigation measures is set forth in Attachment B.

These findings are based upon substantial evidénce in the eritire record before the Commission. The
references set forth in these findings to certain pages or sections of the Draft Environmental Impact
Report ("Draft FIR" or "DEIR") or the Responses to Comments (“RTC") document; 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 _PROGEDURAL BACKGROUND
A. Projeét Description

The Project site consists of two parcels (Assessox’s Block 3506, Lot Q02 [1500 Mission Street] and Lot 003
[1580 Missiont Street]),! located on the north side of Mission Street between 11th Street to the east and
South Van Ness .Avenie fo the west, within San Francisco’s South. of Market (SoMa) neighborhood. The
Project site is located withiin the Dowritown Area Plan and Market & Octavia Area Plan and is Iocated
withirt the C-3-G (Downtown General Commercial) Use District, the Van Ness & Matket Dovintown
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 acres), and the lot is generally Hat. The site is a trapezoidal
shape with approximately 472 feet of ffontage along Mission Street, 301 feet of frontage along South, Van
Ness Avenue, and 275 féet of frontage along 11th Street. The northérn boundary of the site streiches for
321 feet abistting an eight-story City office building that fronts onto South Van Ness Avenue, Market
Street and 11t Street (One South Van Ness Avenye).

The Project site is currently occupied by two existing buildings used by Goodwﬂl Industnes a two-story,
approximately 3(-foot-tafl 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 above, and an approximately
57,000-square-foot, approximately 28-foot-tall (including an approximately 97-foottall clock tower),
largely single-story warehouse building located 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-foot-wide curb cut on South Van Ness Avenue,
The Project site also containg approximately 25 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 Street facade, was constructed in 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 1580 Mission Street is less thar 45 years of age and is
considered a “Category C” ptoperty—Not a Historical Resource. The warehouse building located at 1500

! Some records refer to thie parcels as Lots 006 and 007,

SAN FHANCISCD e
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Mission_ Street has been determined individually eligible for the California Register of Historical
Resources and is considered a “Category A” property — Known Historical Resource.

The Project proposes to demolish the existing 1580 Mission Street building; to retain and rehabilitate a
portion of the existing 1500 Mission Street building, and to demolishi the reixiaining portions on the 1500
Mission building and construct a ‘mixed-use development with two componerits: an approximately
767,200-square-foot, 396-foot-tall (416 feet to the top of the parapet) residential and retail/réstaurant
building at the corner of South Van Ness Avenue and Missjon 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 Cotinty of San Francisco (“City”) an 11th Street hetween 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 text amendment
to create the 1500 Mission Special Use District to supersede the Van Ness & Market Downtown
Resideritial Special Use Distfict designation and a proposed ameridment to Planning Code Séctiort 270
associated with. bulk limitations, allowing for an exceedance of the cutrent Height and Bulk District
limitations, add1ﬁona1 off-street parking, and office space above the fourth floor.

" The propbséd Residential/Retail Building will ¢orisist of a 39-story residential apartment tower containing
2 maximum of 550 dwelling units over approximately 38,000 gross square feet of ground floor
retail/restaurant space, and below grade parking for 300 vehicles and 247 bicycles. Thé proposed Office
Building will consist of a {6-story tower consisting of 464,000 gross square feet of office space containing
various City departments, a permit center and a childcare facility and below grade vehicle parking for
120 vehicles and 306 bicycles.

B. Project Objectives

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

¥ Develop a new, seismically-sound, Class-A, LEED Gold City office building of enough size to
accommodate several mterdependent Gity departments currently housed in disparate buildings
around the Civic Center, into a single building to foster interagency cdoperation, and located in
close proxxmlty to mass translt

> Allow for potenﬁal futirre physical cormnections t the existing City office buildibg at One South Van
Ness Averie by developmg anew City office building on an adjacent site.

» Provide large office fldor plates on the lower levels of the building to accommodate the specific
functiondl requirements of several essential services departments (San Francisco Public Waorks,
Department of Building Inspection, ard thé Planning Department), to allow for a one-stop permit
center, to centralize permitting finctions for enhanced customer service and stteamlined operations
on a single floor. - -

'»  Ensure enough parkitig spaces are provided to accommodate vehicles used by inspectors and other

" City personnel who make off-site field.trips, as well as parking for members of the public visiting
" the permit center and other City offices. .

»  Construct shared conference, meeting, training, and boardroom facilities on the lower levels of the
building for use by otcupants of the office building, other nearby City departments, and the public.

SAN FRANGISCO
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»

4

Provide and activate publicly-accessible open space areas, including a mid-block pedestrian
connection, with regular civic programming.and other public events.

Provide an early childcare facility primarily for use by City employees.

Goodwill SF Utban Developinent, LLC has devéloped the following objectives for the proposed
Retail/Residential Building aspect of the Project:

4

Redevelop a large undemsed site at a prominent location in the downtown area that will sexrve as an
iconic addition to the City’s skyline and a gateway to the Civic Center and that will include a range
of residential unit types and neighborhood. serving retail uses,

Build a substantial number of dwelling units on thé site, including 20 percent. to be affordable. to
residents eatning a maximum of 50 p‘fefcent of the average median income, to contribute to the City’s
Gengral Plan Housing Element goals, and the Association of Bay Area Governmients’ Regional .
Housing Needs Allocation for the City.

Assist the City in fulfilling its objectives associated with the construction of a new City office
building and one-stop permit center on a portion of the site not.developed with residentia] and retail
uses and that can be subdivided as a separate legal pareel and conveyed to the City.

Create a mixed-use project genefa‘lly consistent wifh the land. use, housing, open space and other
objectives and policies of the Market & Octavia Area Plan,

Provide commercial retail space of sufficient size to attract neighborhovd-serving retfail and personal
services that are not ¢urrently offeted in the inthediate vieinity for project residents, area residents,
and the public, such #s one or more restayirants &nd a mwiatket,

Retain portions, of the former Coca-Cala Boftling Co. building, induding the original clock tower-and
elements of the facades along Mission and 11th Streets that contribute to the Streamline Moderne
charactep-defining features of the bujlding,.

Develop -a project that is economically feasible, ablg to attract equity and debt financing, and that
will create a reasonable financial return to the project sporisor,

C. Project Approvals

The Project requires the following Board of Supervisors approvals:

14

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

Planning Code amendstients to create the 1500 Mission Special Use District, which would supersede
the project site's current Van Ness & Market Downtown Residential Special Use District, to permait
office uses on the graund floor and above the fourth floor and allow parking for the City’s fleet
vehicles, and to amend Section 270 regarding bulk limits by creating a new Subsection 270(g)
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4

Ratification of the City"s.conditional agreement to purchase the office building component

Approvals for construction within the public right-of-way (e.g., sidewalk wind screens and beénches)
on Mission and 11th Street and South Van Ness Avenue

The Project requires the following Planning Commission approvals:

14

»

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 o amend Map 3
(height districts) of the Market & Octavia Area Plan and Map 5 (height and bulk districts) of the
Downtowu Plan (recommendatxon to the Board of Supemsoxs)

Planning Code aviendmients to create the 1500 Mission Special Use District, which would supersede
the project sites current Van Ness & Market Downtown Residential Special Use District, to permit
office uses ori the giound floor and above the fouith flaor and allow parking for the City’s fleet -
vehicles, and to amieiid Section 270 regarding bulk limits by creating a riew Subsection 270(g)
(recommendatiori to the Board of Supervisors)

Downtown Project Authorization (Planning Code Section309), including exceptions to the
requirement to eéliminate 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 bmldmg of
Section 152.1 (four spaces required, three proposed)

Findirigs, upon the recommendation of the Recreation and Park General Manager and/or
Commission, that new shadow would not adversely affect public open spaces vunder Recteation and
Park Commission jurisdietion (Planning Code Section 295)

Actions by Other City Depurtm‘ents and State Agencies

»

»

Demolition, grading, building atid occupancy pemuts (Department of Buxldmg Inspection)

Approval of lot merger and subdlvlsmn applications; minox or major street encroachment permits -
for construction within the public right-of-way (e.g., wind canopy, 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 publictight of way; approval of the on-street commercial (yellow zone)
and passenger (white zone) loading spaces proposed on South Van Ness Avenue and on 11th Street
(San Francisco Municipal Transportation Agency)

Approval of sewer conriections, relocations and changes; approval of Erosion arid Sediment Control
Plan; approval of post-construction stormwater design guidelines (San Francisco Public Utilities
Commission)

Determination and recommendation to the Planning Commission that shadow would not adversely
affect open spaces under Commission jurisdiction (San Francisco Recreation and Park Commission)
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¥ Approval of Enhanced Ventilation Proposal, as well s Dust Control Plan for construction-period
activities (San Francisco Department of Public Health)

» Issuance of permits for iljstall,étion and operation of emergency generator {Bay Area Air Quality
Maragement District) ’

D. Environmental Review

The Project Sponsor submitted an Environmental Evaluation Apphcahon for the Project on October 14,
2014, On May 13, 2015, the Department published a Notice of Preparation of Environmental Impact
Report and Notice of Publi¢ Scoping Meeting (“NOP”). Publication of the NOP initiated a 30-day public
review and comment period that begar on May 13, 2015 and ended on June 15, 2015, On fune 2, 2015, the
Department held & public scoping meeting regarding the Project.

On November 9, 2016, the Department published the Draft Environmental Impact Report (hereinafter
“DEIR¥), induding the Initial Study (“IS”), and provided public notice in a newspaper of general
circulation of the availability of the DEIR for public review and comment and of the date and time of the
Planning Commission public hearing on the DEIR; this notice was mailed to the Department’s list of
persons requesting stich notice.

Notices of availability of the DEIR and of thie date and time of the public hearing were posted near the
Project Site by the Project Sponsor on November 9, 2016.

On November 9, 2016, coples of the DEIR were mailed or otherwise delivered to a Iist of persons
Tequesting it, to those noted on the distribution list in the DEIR, to.adjacent property owners, ahd to
government agencies, the latterboth directly and through the $tate Clearinghouse.

Notice of Completion was filed with the State Secretary of Resources via the State Clearinghouse on
Nowvember 9, 2016.

The Commiission hield a duly advertised public hearing on the DEIR on December 15, 2016, at which
opporturdty for publi¢ corament was given, and public comment was received on the DEIR. The period
for commenting on the EIR ended on Janwary 4, 2017.

The. Depaitment prepared responses to comments on envitonmental issues received during the 45 day
public review period for the DEIR, prepared revisions to the text of the DEIR in response to commeénts
received or based on additional information that became available during the public review period, and
corrected clerical errors in the DEIR. This material was presented in a Responses to Comments document,

published on Maxch 8, 2017, distributed to the Commiission and all parties who commented on the DEIR,

and made available to othets upon request-at the Department.

A Final Environmental Impact Report (hereinafter “FEIR”) has been prepared by the Department,
consisting of the DEIR, any consultations and comments received during the review process, any
. additipnal information that became available, and the Responses to Comments dacument all as required
by law. The IS is included as Appendix A to the DEIR and is incorporated by reference thereto,

Project EIR files have been made available for review by the Commission.and the public, These files are

available for public review at the Department at 1650 Mission Street, Suite 400, and are part of the record
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 upon which all findings and. determinations related to the adoptum of the proposed Project
are based include the followmg

s TheFEIR, and.all documents referenced in or relied upon by the FEIR, including the IS;

‘o All information {including written eviderce and testimony) provided by City staff to. the
‘Planning Commission relating to the FEIR, the proposed approvals and entitlements, the
Project; and the alternatives set forth in the FEIR,

o Al information (including written evidence and testimony) presented to the Planning
Commission by the environmental consultant arid subconsultants who prepared the FEIR, or
incorporated into. reports 'p'rese’nted to the Planning Commission;

» Allinformation (induding writfen evidence and testlmony) presented to the City from other
pubhc agencies réfating to the project or the FEIR;

» All applications, letters, testimony, and preseritations presented to.the City by the Project
Sponser and its consultants in connection with the Project;

- All information (including writterr evidence and testimony) presented atany pubhc hearing
or workshiop telated to the Project and thie EIR;

o The MMRP; and,

o Allothet d(muments comprising the recoxd puusuant to Pub‘hc Resotrces Code Section
21167.6(e).

The public hearing transctipts and audio files, a copy of all letters regarding the FEIR received during the
public review period, the administrative record, and background documentation for the FEIR are located
at the Planning Department, 1650 Mission Street, 4th Floor, San Francisco. The Planring Department,
Jonas P, Ionin, is the custodian of these documents and materials.

F. Findings abouf Environmental Impacts and Mitigation Measures

The following Sections II, Il -and IV set forth the Commission’s findings about the FEIR’s determinations
regarding significant environmental impacts and the nutlgat:on measures proposed to address them.
These findings provide the written analysis and. conclusions of the Commission regarding the
environmental impacts of the Project and the mitigation measures included as part of the FEIR and
adopted by the Commission as part of the Project. To avoid duplication and redundancy, and because
theé Commission agrees with, and heréby adopts, the conclusions in the FEIR, these finidings will not

repeat the analysis and conclusions in the FEIR biit instead incorporate them by reference and rely upon

them a5 substantial evidence supporting these firidings.
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In makmg these findings, the Commission, has conmdered the opinions of staff and experts, other
agencies; and members of the public. The Commission finds that (i) the determination of significance
thresholds is a judgment decision within the discretion of the City and County of San Francisco; (if) the
significance thresholds used in the FEIK are supparted by substantial evidence in the record, including
the expert opinion of the FEIR preparers and City staff; and, (iii) the significance thresholds used in the
FEIR provide reasonable and appropriate means of assessing. the significance of the adverse
environmental effects of the Project. Thus, although, as a legal matter, the Comunission is not bound by
the significance determinations in the FEIR (see Public Resources Code, Section 21082.2, subdivision (e)),
the Commission finds them persuasive and hereby adopts them as its own.

These findings d¢ riot attempt to desctibie the full analysis of each environmental impact contained in the
FEIR. Instead, a full explanation of these environmental firidings and conclusions can be found in the
FEIR, and these findings hereby ihcorporate by reference the discussion and analysis in the FEIR
supporting the determifiation regarding the project impact and miitigation measures designed to address
those impacts. In making these findings, the Commissiort ratifies, adopts and incorporates in these
findings the determinations and conclusions of the FEIR relating to environmental impacts and
. mitigation meastires, except to the extent any such determinations and conclitsions are specifically and
expressly modified by these findings, and telies upon them as sitbstantial evidence supporting these

As set forth below, the Commission adopts and incorporates the mitigation measures set forth in the
FEIR, which are set forth in the attached MMRP, to reduce:the significant and unavoidable impacts of the
Project. The Commission intends to adopt the mitigation measures proposed, in the FEIR. Accordingly, in
the event a mitigation measure recommended in the FEIR has inadvertently been omitted in these
findings or the MMRP, such mitigation measure is hereby adopted and incorporated in the findings
below by reference. In addition, in the event the language describing a mitigation measure set forth in
these findings or the MMRP fails to accurately reflect the mitigation measures in the FEIR due to a clerical
error, the language of the policies arid implemeritation mieasures @s set. forth in the FEIR shall control.
The impact numbers and mitigation measuré numbers used in these findings reflect the information
contained in the FEIR. -

In Sections II, 1T and IV below, the same findings are made for a category of environmental impacts and

' mitigation measures. Rather than repeat:the identical finding to address each and every significant effect
and mitigation measure, the initial finding obviates the need for such repetition becattse in no instance is
the Commission fejecting the canclusions of the FEIR or the mitigation measures recommended in the
FEIR for the Project.

Thesge findings are based upon substantial evidence in the entire record before the Planning Commission,

The references set forth in these findings to cerfain pages or'sections of the EIR or responses fo comments

in the Fipal EIR are for ease of reference and are not intended to provide an exhaustive list of the ev1dence
. relied upon for these findings.

il LESS—THAN—SIGNIFICANT IMPACTS

The FEIR finds that implementatien of the Project would resqlt in les&than~slgxuﬁ6mt impacts or less-
than-significant impacts with mitigation in the following envirohmiental topic areas: Land Use and Land
Use Planning, Population and Housing, Noise, Greenhouse Gas Ernissions, Recreation, Utilities and
Services Systems, Public Services, Biological Resources, Geology and Soils, Hydrology and Water
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Quality, Hazards and Hazardou.s Materials, Mineral and Energy Resources, and Agticulture and Forest
Resources.

Note: Senaté Bill {SBY 743 became effective on Ianuary 1, 2014, Among othet: things, SB 743 added § 21099
to the Public Resottrces Code and éliminiated the requitement to analyze aesthetics and parking impacts
for certain urban infill projects under. CEQA. The proposed Project meets the definition of a mixed-use
residential 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 no longer considered in
determining the significance of the proposed Project’s- physical environmerital effects unider CEQA. The

FEIR nonétheless provided vispal simulations for informational purposes. Similarly, the FEIR included a -
discussion of parking for informational purposes. This information, however, did not relate to the

significance determinations in the FEIR.

1. FINDINGS OF SIGNIFICANT IMPACTS. THAT CAN BE AVOIDED OR REDUCED TO A LESS-THAN-
SIGNIFICANT LEVEL THROUGH MITIGATION AND THE DISPQSITION OF THE: MITIGATION
MEASURES

CEQA requires agencies to-adopt mitigation measures that would avoid or substantially lessen a project’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 mitigation measures are included in the MMRP..A copy of the MMRP is included as Attachment B
‘tg the Plarining Commission Motion- adophng these fmdmgs

" The Project Sporisor has agreed to implement the followmg mitigation meastires to address the potential
cultural resources, transportation and circulation, air quality, noise, geology and soils, and hazards and
hazardous materials impacts identified in the IS and/or FEIR. As authorized by CEQA Section 21081 and
CEQA Guidelines Section 15091, 15092, and 15093, based on substantial evidence in the whole record of
this proceeding, the Planning Commission finds that, unless othierwise stated, the Project will be required

to incorporate mitigation mieasiires identified in the IS and/or FEIR into the Project to mitigate or to avoid '

significant or potentially significant envitonmental itapacts. Exéept.as otherwise noted, these mitigation
measures will reduce or avoid thé potentially significant impacts described in the IS and/or Final EIR, and
the Commission finds 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 ate fully enforceable and are iricluded as conditions of
approval in the Planning Commission’s Downtown Project Authorization under Planning Code Section
309 and also will be enforced through conditions of approval in any building permits issued for the
Project by the San Francisco Department of Building, Inspectiori. With the required mitigation measutes,
these Project imipacts would be avoided or reduced to a less-than-significanit level. The Planning

Commission finds that the mitigation meastres presented iri the MMRP are feasible and shall be adopted

as conditions of project approval.

The following mitigation measures would be required to reduce 16 impacts identified in the Initial Study
and/or FEIR to a less-than-significant level:
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Impacts to Cultural Resonrees

Yinpact CR-4: The ptoposed Project could catise a substaritial adverse change in the significance
of an archeological resource pursuant to Section 15064,5(f). With implementation of Mitigation

Measure M-CR4 (Archeological Testing Program), Impact CR-4 is reduced to a Jess-than-

significant level.

Impact CR-5: The proposed Project could result in a substantial adverse change in the
significance of a tribal cultural resource. With implementation of Mitigation Measure M-CR-5
(Tribal Cultural Resources Interprehve Program), Impact CR-5 is reduced to a less-than-

" significant level.

Impact CR-6: The proposed Project could. disturb human remains, including those interred
outside of formal cemeteries. With implementation of Mitigation Measure M-CR-6 {lnadvertent
Discovery.of Humman Remains), Impact CR-6 is.rediiced to a less-than-significant level.

Tmpacts to Transportation and Circulation

L}

Impact TR-3; The proposed Project could cause a substantial increase in delays or operating costs

such that significant adverse impacts to local or regional transit service vould occur. With

implementation of Mitigation Measure M-TR-3 (Avoidance of Conflicts Assaciated with On-Site

-Loading Operations), Impact TR-3 is reduced to a Jess-than-significant level.

Impact TR-4: The proposed Project could create potential hazardous conditions for pedestrians,
and otherwise inferfere with ‘pedestrian accessibility to the site and adjoining areas. With
implementation of Mitigation Measure M-TR-3 (Avoidance of Conflicts Associated with On-Site
Loading Operations), Impact TR4 is reduced to a less-than-significant level. -

Impact TR-5: The proposed Project could result inl potentially hazardous conditions for bicyclists,
or otherwise substantially interfere with bicytle accessibility to the site and adjoining areas, With
implenientation of Mitigation Measure M-TR-3 (Avoidance of Conflicts Associdted with On-Site
Loadihg Operations), Impact TR-5 is teduced to a less-than-sigriificant level.

Impact TR-6; The proposed Project could create potentially hazardous conditions or mgmﬁcant
delays for traffic, transit, bicyclists, or pedestrians associated with loading activities. With
implementation of Mitigation Measure M-TR-3 (Avoidarice of Conflicts Associated with On-Site

Loadirig Operations), knipact TR-6 is reduced to a less-than-significant level. .

Impact C-TB-5: The proposed Project, in combination with other past; present; ‘and reasonably
foreseeablé future projects, could result in cumulative bicycle impacts. With implementation of

‘Mitigation Measure M-TR-3 (Avoidance of Conflicts Associated with On-Site Loading

‘Opezations), Impact C-TR-5 it reduced 6 a less-than-sigriificant level,

~ Impacts to Aix Qualify

SAN FRAﬂC!SCO
PLANNI

Impact AQ-3: The proposed Project would generate toxic air contaminants, including diesel
particulate matter, exposing sensitive receptors fo substantial aix pollutant concentrations, With
implementation of Mitigation Measure M-AQ-3a (Construction. Air Quality) and Mitigation
Measure M-AQ-3b (Diesel Génerator Specifications], Impact AQ-3 is reduced to a less-than-
significant level. '

Impact C-AQ-2: The proposed Project could result in a considerable contribution: to cumulative
increases in short- and long-term exposures fo toxic air contaminants. ‘With implementation of
Mitigation Measure M-AQ-3a (Construction Air Quality) and Mitigation Measure M-AQ-3b
'(DieséI_Generator Specifications), Impact C-AQ-2 is reduced to a léss-than-significant level.
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Impacts to Noise

« TImpact NO-2: The proposed Project could result in a substantial temporary or periodic increase
in ambient noise and vibration in the project vicinity above levels existing without the Project
during construction. With implementation of Mitigation Measure M-NQ-2 (Construction Related
Noise Reduction), impact NO-2 is reduced to a less-than-significani level.

¢ Jmpact C-NO-1: The proposed Project, in combination with past, present, and reasonably
foreseeable future projects, could result in a considerable coritribution to cumulative impacts
related to construction nioise. With implementation of Mitigation Measure M-NO-2 (Consttuction
Related Noise Reduction), Impact C-NO-1 is reduced to a less-than-significant level.

hinpacts to Geology and Sefls
e . Impact GE-6: The proposed Project could directly or indirectly destr.cjr a urique paleontological
resource or gite or unique geologic feature. With iniplementation of Mitigation Measure M-GE-6
(Inadvertent Discovery of Paleontologxcal Resources), Impact GE-6 is: reduced to a less-than-

significant level.
Impacts to Hazards and Hazardous Materials

+ Impact HZ-2: The propased Project could create a significant hazard to the public or the

environmenit through reasonably foreseeable conditions involving the release of hazardous

_ materials into the environment. With implementation of Mitigation Measure M-HZ-2

(Hazardous Building Materials Abatement), Impact HZ-2 is reduced to a less-than-significant
level.

« Impact HZ-3: The proposed Project could emit hazardous emissions or handle hazardous or .
acutely hazardous materials, substances, or waste within a’ quarter-mile of an existing or . -
proposed school. With implenientation of Mitigation Meastre M-HZ-2 (Hazardous Building -

Materialy Abatement), Impact HZ-3 is reduced to a less-than-significant level,
 Impact C-HZ-T: The proposed Project, in combination with past, present, and reasonably
" foreseeable future Pprojects, cotld result in a considerable contribution to cumulative impacts
related to hazardous materials. With implementation of Mitigation Measure M-HZ-2 (Hazardous
Bulldmg Materjals Abatement), Invpact C-HZ-1 is reduced fo a less-than-significant level.

Iv. SlGNIFlCANT IMPACTS THAT CANNOT- BE AVOIDED OR REDUCED TO A LESS-THAN:
SIGNIFICANT LEVEL

Based on. substantial evidence in the whole record of these proceedings, the Planning Commission finds
that there are significant project-specific and cumulative i mlpacts that would not be éliminated 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 significant and unavoidable impact on
transportation. and circulation. The FEIR also identifies that camulative wind conditions would be
altered in a manner that substantially affects the use of public areas in the vicinity and that cumulative
shadow conditions on a park or open. space under.the jurisdiction of 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 shadow impacts are less than
significant. .
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The Planning Comuiission further finds based on the analysis' contained within the FEIR, other
* considerations in the record, and the significance criteria identified in the FEIR, that feasible mitigation
measurés are not available to reduce the significant Project impacts. to less-than-significant levels, and
thus those impacts remain significant and unavoidable. Thé Commission also finds that, although
measures were considered in the FEIR that could reduce some significant imipacts, certain measures, as -
described in this Section IV below, are infeasible for reasons set forth below,.and therefore those unpacts
remain significant and unavoidable or potentially significant and unavoidable.

Thus, the following significant impacts dn the énvironment, as reflected in the FEIR, are uniavoidable.
Bitt, as more fully explained in Section VI, below, under Public Resoitrces Code Section 21081()(3) arid
(b), and CEQA Guidelines 15091(z)(3), 15092(b)(2)(B), and 15093, the Planirting Commission finds that
these impacts are acceptablé for the legal, environmental, econobiic, social, technglogical and other
beriefits of the Project, This finding is stipported hy substantial evidence in the record of this proceedmg

The FEIR identifies the following impacts for which nio feasible mitigation measures were identified that
would reduce these impacts to a less:than significant level:

Tripacts to Cnltural Regources —hnpact CR-2

The proposed Project would demolish most of the historic 1500 Mission Street building, which would
cause a substantial adverse change in the significance of a historical resource, as defined in CEQA
Guidelines Section 150645(b). No- feasible mitigation measures were identified that would reduce this
impact to a less than significant level after consideration of several -potential mitigation measures. The
Project Sponsor has agreed to implement four mitigation measures, as-follows:

» Mitigation Measure M-CR-2a (Doctunentation);

« Mitigation Measure M-CR-2b (Historic Preservation Plan and Protectlve Measures);
» Mitigation Measure M-CR-2¢ (Video Recordation. of the Historic Resource);

+ Mitigation Measure M-CR-2d (Historic Resource Interpretation)

The Commission finds that, for the ressons set forth in. the FEIR, although implementation of Mitigatiori

. Meastres M-CR-2a, M-CR-2b, M-CR-2¢ arid M-CR-2d ‘would reduce the cultural resources ‘impact of
demolition of the 1500 Mission Streef bulldmg, this impact would pevertheless reiain significant and
unavmdable

- Tmpacts to Transportation and Circulation — Ympact C-TR-§

The proposed Project, combined with past, present, and reasonably foreseeable future projects, would
contributé considerably to significant cumulative construction-related iransportation impacts. . No
feasible mitigation measures were identified that wotld reduce this intpact to & less than significant level -
affer consideration of several potentral mitigation measures. The Project Sponsor has agreed to.
implement one mitigation measure, as follows:

. Mitigation Meastre M-C-TR-8 (Construction‘Coordination)
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The Commission finds that, for the reasons set forth in the FEIR, alfhough implementation of Mitigation

Measure M-C-TR-8 would reduce the -cumulative transportation and cireulation impact of the
congtruction phase of the Project, this impact would nevertheless remain sighificant and unavoidable.

Y. EVALUATION OF PROJECT ALTERNATIVES
A. Alternatives Analyzed in the FEIR
This section describes the alternatives analyzed in the I.’r.Oj'ecf FEIR and the reasons for rejecting the

alterriatives as infeasible. CEQA. miandates. that an EIR evaluate a reasonable range of alternatives to the
Project or the Project location that generally reduce or avoid potenitially significant impacts.of the Project,

CEQA requires thiat every EIR also evaluate & “No Project” alternative. Alternatives provide a basis of

comparison to.the Project in terms-of their significant impacts and their ability to meet project objectives.
This comparative analysis is used to consider reasonable, potentially feasible options for miriimizing
enyironmental consequences of the Project.

The Planning Department considered a range of alternatives in Chapter IV of the' FEIR. The FEIR
analyzed the No Projeet Alternative, the Partial Preservation Alfernative, the Full Preservation
Alternative, and the All Residential Alternative. Each alternative s discussed and analyzed in these
findings, in addition to being analyzed in Chapter IV of the FEIR. The Planning Commission certifies that
it has independently reviewed and cotisidered the information. on the altermatives provided in the FEIR
and in the xrecord, The FEIR reflects the Planining Commniission’s and the City’s independent judgment as
to the alternatives. The Planning Comimission finds that the Project provides the best balance between
satisfaction of Project objectives and mitigation of environmental impacts to the extent feasible, as
describéd and analyzed in the FEIR. .

B. Reasons for Approving the Project

Retail/Resideéntial Building Component
» Toredevelop a large ihderused site at a prominent location in the downtown area that will serve as
an iconic addition to the City’s skyline and a gateway to the Civic Center and that will include a
range of residential unit types and rieighborhood serving retail uses. -

»  To assist the City with the construction of a new City office building and one-stop permit-center ona
portion of the site not developed with residential and retail uses and that can be subdivided as a
separate legal parcel and conveyed to the City.

b To build a substantial number of residential dwelling units on the site to contribute to the City’s
General Plan Housing Element goals and ABAG’s Regional Housing Needs Allocation for the City

and County of San Francisco.

» To create a mixed-use project generally consistent with the Iand use, housing, open space and other
objectives and policies of the Market & Octavia Area Plan,

' oISt : :
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» To provide commercial retail space of sufficlent size to atfract neighborhood-serving retail and
pexsonal services that are not currently offered in the immediate vicinity for project residents, area
residents, and the public, stich as-one or more restaurants and a market,

- b To retain portions of the foriner Coca-Cola Bottling Co. buildirig, including the original clock tower
"and eclements of thie facades along Mission and 11th Btreets that contribute to the Streamline
Moderne character-defining features of the building:

City Office Building Component

» To develop a new, seisimically-sound, Class-A, LEED Gold City office building of encugh size to

- accomtodate several inférdependent City departtierits curreritly housed ini disparate buildings

arounid the Civic Center; into a stogle building to foster inferagency cooperation, and located in
close proximity to mass transit, -

¥ To allow for a onestop permit center to centralize permitting functions for enhanced customer
service and streamlined operations on a single floor.

¥ To construct shared conference; meeting, tr.ai‘hing, and boardroom facilities on the lower levels of the
- building for use hy occupants of the office building, other nearby City departments, and the public. .

¥ To provide and activate publicly-dccessible ppen space areas, including a mid-block pedestrian
connection, with regular civic progtamming arid other publicevents.

} To.provide an early childcare facility primarily for use by City employees.
G, Evaluation of Project Alfernatives

CEQA provides that alteratives analyzed in an EIR thay be rejected if “specifie economic, legal, social,
tectinological, or other considerations, including provision of eryployment opportunitiés for highly
trainéd workers, make infeasible-, , . the project alternatives identified in the BIR.” (CEQA, Guidelines
§ 15091(a)(3).) The Commission has reviewed each of the alternatives to the Project a3 described in the
FEIR that would reduce or avoid the jmpacts of the Project and finds that there I$ substantial evidence of
specific economic, legal, social, technological and other considerations that make these Alternatives
infeasible, for the réasons set foxth below.

In making these determinations, the Planning Commission is 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, enviranmental, social, legal, and. technological factors,”” The Commission is also
aware that under CEQA case law the concept of “feasibility” encompasses (i) the question of whether a
particular alternative promotes the. un&erlymg goals and objectives. of a project, and (ii) the question of
" whether an alternative is “desirable” from a policy standpoint to the extent that desirability is based-on a
reasonable balancing of the relevant economic, environmental, social, legal, and technological factors.

Three altefnatives were considered as part of the FEIR's overall alternatives analysis, but ultimately -
rejected from detailed aralysis. Those alternatives are as follows:

SAN FRANCISCO o .
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e Off-site Alternative. This alternative was rejected because the I’rojecf s»ponsori does not have
control of another site that would be of sufficient size to develop a mixed-use project with the
intensities and mix of uses that would be necessary to achieve most.of the basic Project objectives.

« Code Compliant Alternative, An alternative that would consider project development of the site
compliant with the site’s existing Height and Bulk districts was not considered for further
analysis bpeause éxistirig zoning would not ineet most of the basic project objectives, nor would it
address several other City policy objectives, nor would it comply with the Planning Code.

« Phased Construction Alternative. An alternative that would stagger the construction of this
project as well as the construction of cumulative projects within the cumulative environment
(0:25 mile) was rejected as such a requirement would be infeasible; .

The following slternatives were fully considered and compared in'the FEIR:

1. No Project Alfernative

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 constructed. While Goodwill
Industries would o loriger use the sitg, the site could be occupied with similar uses. of office, retail and
warehouse tses. The two-story, 29,000-square-foot building located at 1580 Mission Street would remain
as refail uses on the groiind level with offices above; and the approximately 57,000-squtare-foot, lirgely
single-story birilding at 1500 Mission Stréet would continue to be used as a warehouse. Building heights
on the site would not be increased and public parking would also remain unaltered.

This alternative would not preélude development of another project on the project site-should such a
proposal be put forth by the project sponsor or another entity. However, it would be spetulative to sef
forthsuch an alternative project at this time.

The Planning Coriimission rejects the No Project Alternative as infeasible because it would fail to meet the
Project Objectives and the City’s policy objectives for the following reasons:

1) The No Projéct Alternative would not meet any of the Prbj.ect Sponsor’s or City's objectives;

2) The No Project Alternative would be inconsistent with key goals of the General Plan with respect -

to housmg production. With o new housing created hexe and no construction, the No Project
Alternative would not increase the City’s housing stock of hoth market rate and affordable
housing, would, not create new job opportumues for construction workers, and would not
expand the City’s property tax base,

'3) The No Project Alternative would leave the Project Site physically unchanged; and thus would
not achieve any of the objectives, yegarding the redevelopment of a large underutilized site
(primarily consisting of obsolete warehouses and a surface parking lot), creation of a mixed-use
project that provides a substantial number of new residential dwelling uriifs and 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.

SAN FRANCISCO
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For the foregoing reasons, the Planning Commission rejects the No Project Alternative as infeasible.

2. Partial Preservation Alternative

" The Partial Preservation Alternative would develop a similar program to that of the proposed 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 development, The approximately 42,000 square foot permit center
would be housed within the ground floor of the existing building, The Partial Preservation Alternative
would maintain most of the exterior character-defining features of the existing building. )

The Partial Preservation Alternative would provide a residential and retail/restaurant component on a
reduced footprint, as compared to the proposed project, and the 1500 Mission Street building would be
retained 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 Avenue;, 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 second 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 portiont of the existing building that
would be retained, ata distance of-approximately 110 feet from the Mission Street facade (90 feef from the
rear elévation of the dlock tower), and thei up to 16 stories at the rear of the building. The new tower
would be setback approximately 29 feet from the existing 11th Street fagade. As with the proposed
project; this alternative would also provide an approximately 4,400-square-foot childcare facility. This
alternative. wotld provide approximately 455600 square feet of office space, or 5,800 square feet
(one percent) more than with the project, including the permit center within the retained 1500 Mission
Street building. Access to below-grade parking, which would contain 332 parking spaces (21 percent
fewer parking spaces than. the proposed project), would be provided via two ramps accessible from 11th
Street—one for the office and permit centér component at the northeast corner of the project site and one
for the residential and retail/restayrant component located four bays south of the office and permit center
ramp.

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

The Planning Comixission rejects the Partial Preservation Alternative as infeasible because. it would not
eliminate any of the significant unavoidable individual impacts of the proposed Project and it would not
meet the Project Objectives or City pelicy objectives for reasons including, but. not limited to, the
following:

1)  The Partial Preservation Alternative would limit the Project to 468 dwelling units; wheteas the
proposed: Project would provide up to 550 units to-the City’s housing stock and maximize the
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2)  The Pattial Preservation Altérnative would also limit the Project to 94 total affordable wurits;
whereis the proposed Project would provide up to 110 affordable units to the City’s stock of
affordable housing and contribute to the City’s Inclusionaty Housing Program, The City's
irxipor’cant policy objective as. expressed in Policy 1.1 of the Housing Element of the General
Plan is to increase the affordable housing stock whenever possible to address a shortage of
housing in the City.

3)  The Partial Preservation Alterriative would create a project that would not fully utilize this site
for housing production, thereby not fully satisfying Gerieral Plan policies such as Housing -
-Element: Policies 1.1 and 1.4, ampng others, The dlternative ‘wounld not further the City’s

~ housing policies to create miore housirig, particularly affordable housing opportunities as well

as the proposed Pioject does, and would not remave all significant unavailable impacts,

4)  Construction of the Partial Preservation Alternative would. be more complicated, less efficient ‘
and more expensive to construict than the Proposed Project for the following reasons:

»  The Partial Preservation Alternative results in a significantly lower housing unit count due

. tothé reduced residential footprint. A

¢ The reduced residential footprint also creates much less efficient tesidential floof plates, as

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

» In ordet {0 preserve a larger portioni of the 1500 Mission building, the foundation
undermnedth the building would need to be rebuilt and reinforced- in order to partially
support the adjoining towers, and it would be expensive to undertake this work while the
exigting building remains intact: )

¢ In order to retain the waxehouse portion of the 1500 MlSSlOn Street bulldmg while also
providing for vehicular access to both the-office and residential subterranean garages, the
existing facades, superstructure (columns and trusses) and roof would need to be
reinforced and new vehicular access ramps from 11th Street would have to be censtructed
through and under the. 11th Street fagad‘e, 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

' granted from the Office Building to the Residential Building to allow a portion of the
residential parking to be located in the existing basement of the 1500 Mission Street
building. In order o connect the two basements, a tunnel would need to be created and
mechanical stackers would need to be added to pravide necessary parking thereby
increasing the construction costs, In addition, deeper excavation would be needed. to
accommodate these mechanical stackexs.

. » Despite the reduction of residential square footage, there is relatlvely little reduction in
general contractor’s staff or general requirements given the scale and complexity of
development.

o Despite the reduction of residential square footage, the costs for verhcal circulation (stairs,

" elevators) remain nearly the same.
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5)

N

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

e Despite the reduction of residential square footage; all large MEP equipment would remain
nearly the same as the Proposed Projéct.

The residential/ietail component.of the Partial Preservation Alternative is economically
infeasible. Large development projects are capital-intensive and depend on obtaining financing
from equity investors to cover a significant portion of the project's costs, obtain a construction
loan for the bulk of construction costs, and provide significant costs otit-of-pocket. Equity
investors require a certain profit margin te finance development projects and must achieve
established targets for their internal rate of return and return multiple on the investment.

" Because the Partial Preservation Alternative would result ini a project fhat is significantly

smaller than thie Project, and contains 92 fewer residential -units, the total potential for
generating revenué is lower while thie 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 utiit count would riot generate a sufficlent €conomic return to obtain financing and
allow development of the proposed Project and fherefore would tiot be built.

Seifel Consulting, Inc,, a qualified xeal estate economics firm, prepared on behalf of the Project
sponsor a riemorandum entitled “Financial Feasibility Analysis of 1500 Mission Street Project”,
which s included in the record and is incorporated herein by reference. Given the significant
fixed developmenit costs (stch as property acquisition and site improvement costs), the lower
rumnber of units in the Partial Preservation Alternafive negatively impacts ifs financial viability;
as there are fewer units over which these fixed development costs can be spread in comparison
to the Project. The memorandum concludes that the Partial Preservation Altethative is nat
firancially feasible because the development. costs for the Partial Preservation Alternative
significantly exceed potential reveriues, resulting in 2 negative developer margin or return.

Spetifically, implementation of the Partial Preservation Alternative for apartment development
wouild result in total development costs of $344,224,000 million and regult 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. Alterpative does riot meet éither of the return thresholds as
medstred by Yield On Cost or Return on Cost.  Similarly, implementation of the Partial
Preservation Alternative as a condomiriium development rdther than a rental project would
also result in 4 negative net déveloper margin or fetiim ($55,466,000 million) and would fail to
ineet sither of the tetuirn thresholds,

The Planning Department engaged Strategic Economics, a qualified real estate economics firm,
to independently teview the Seifel Consulting analysis of the firiancial feasibility of the
residential/retail component of the Partial Preservation Alternatives on behalf of the City.
Strategic Econpmics produced a memoranduni entitled “Peer Review .of 1500 Mission Pro
Forma,” which is included in the record and is incorporated herein by reference, Strategic
Economics verified that the methodology and assumptions used by Seifel Consulting were
reasonable and verified the conclusion of the Seifel Consulting analysis that the

* residential/retail component of the Partial Preservation Alternative is financially infeasible.

6)

AN ﬂ HCISCD

The office component of the Partial Preservation Alternative is also economically infeasible.
The City’s Real Estate Division prepared an analysis 'of the Partigl Préservation Alternative’s
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-ability to meet the City’s programmatic objectives, policies, requirements and financial
feasibility, which is included in the record and is incorporated heréin by reference. In
December 2014, the City’s Board of Supetvisors approved a conditiofial Purchase and Sale
Agreement (“PSA”), which coritaing an Approved Project Budget of $326.7 million. The Partial
Preservation 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 Presefvation Alternative economically infeasible for the City, given the
City’s other fiscal needs. Additionally, the Partial 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 particular, the Partial Preservation Alternative makes achieving the City’s seismic and
environmental policy goals miore difficult and expensive by requiring retention of larger
- portions of existing buildings that are outdated, inefficient and environmentaily unsound. The
Partial Presetvation Alternative alse would significantly reduce dvailable parking for City fleet
vehicles.and visitors to the permit center.

7) *  The Partial Preservation Alternative would create a project with fewer housing units inan area
well-served by transit, services and shopping-and adjacerit to employment opportunities which
would then push demand for residential development to other sites in the City or the Bay Area.
This wotild result in the Partial Preservdtion Alternative not'meeting,. to the same degree as thie

" Project; the City’s Strategies to Address Greentiouse Gas Emissions:or CEQA and the Bay Area Air
Quality Management District’s (“BAAQMD”) requiremients for a GHG reductions, by not
maximizing hotising development in an dréa with abundant local and region-serving transit
options,

For the foregoing reasous, the Planping Contmission rejects the Reduced Density Alternative as
infeasible.

3. Full Preservation Alternative

The Full Preservation Alternative would be similar to the Partial Preservation Alternative; however, the
office tower would be set back approximately 59 feet from the 11th Street fagade of the 1500 Missjon
Street building, or more than twice the setback of the Pattial Preservation Alternative. Also, in addition to
preserving exterior features .of'- the existing 1500 Mission Street building, this alternative would retain a
substantial portion of the industrial warehouse section of the building, including wire glass skylights,
exposed steel truss work/siructural 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 Alternative would retain the Mission and I1th Street facades of the existing 1500 Mission
Street building in their entirety, and a new office tower would be constructed at the rear northwest corner
of the existing building. All of the character-defining featutes on these two facades, and for the majority
of the building, Would be retained.

The Pull Preservation Alternative would provide a xesidential and retail/restaurant component on a

reduced footprint: as compared to the proposed project (the same as with the Partial Preservation
Alterniative). Like the Pattial Preservation Alfernative, the Full Preservation Alternative would provide
approximately 35,900 square. feet of retail/restaurant space and 511,500 square feet of residential space
that wotld accommodate 468 units. Under this alterniative, an office tower would. be set back
approximately 59 feet from the 11th Street facade, or just over twice the setback in the Partjal Preservation
Alternative, Unlike the Partial Preservation Alternative, there would be no second floor addition behind
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the clock tower, so the setback of the office tower would be approximately 111.feet from the Mission
Street elevation (abeut 90 feet from the'rear elevation of the clock tower).

The office tower, at the nottheast corner of the building, would step up to 9 stories (comparefl to seven
stories with the Partial Preservation Alternative), and then up to 16 stories at the rear of the building,
beginring about 180 feet back from the Missien Street fagade. This alternative would provide
approximately 452,400 square feet of office space, 2,600 square feet (0.6 percent) 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 fox required childcare open spaces. As
with, the Partial Preservation Alternative, access to below-grade parking, which wonld contain 142
parking spaces (66 percent fewer parking spaces than the proposed project), would be provided via two
ramps. accessible from 11th Street, one for the office and permit center component at the northeast corner
of the project site-and orie for the residential arid retail/restaurant component located four bays south of
the- office and permiit ceriter ramp. This alternative would have one basement level of parking compared
to the Partial Preservation Alterriative, which would have two below-grade levels of parking.

The Planning Commission rejects. the Full Preservation Alernative as infeasible becanse it would not
éliminate all of the significant unavoidable individual impacts of the proposed Project and it would not
meet the Project Objectivis or City policy ob}écnves for reasoris mcludmg, but riot limited to, thie
following:

1)  The Pull Preservation Alternative would limit the Project to 468 dwelling units; whereas the
proposed Project would provide 550 units to the City’s housing stock. The City’s important
policy objective as expressed in Policy 1.1 of the Housing Element of the General Plan is to
increase the housing stock whenéver possible to address a shortage of housing in the City.

2y The Full Preservation Alternative would also limit the Project to 94 total affordable units;

* whereas the proposed, Project would provide up to-110 affordable units to the City’s stock of

affordablé hoysing and contribute to the City’s Inclusionary Housing Program. The City’s

jmportant policy objective as expressed in Policy 1.1 of the Housing Element of the General

Plan is to increase the affordable housmg stock whenever possible to address a shoitage of
housing in the City, :

3)  The Full Pregervation Alterriative would create a project that woild not fully utilize this site for
housing prodiiction, theteby not fully satisfying General Plan policies such as Housing Element
Policies 1.1 and 1.4, among others. The afternative would not create a project that is consistent
with and eénhiances fhie existing scale and urban design. character of the area or furthers the

. City’s housing policies to create more housing, particularly affordable Housing opportunities,
and would not temave all significant unavailable impacts.

4) - Construction of the Full Preservation Alternative would be more.complicated, less efficientand
more expensive to construct tharn. fhe Proposed Froject for the following reasons; -

*  The Full Preservation Alternative results in a mgmﬁcantly lowes housmg unit count due to
the reduced residential footprint.

@  The reduced residential footprint also creates much less efficient res1denha] floor plates, as

the highly efficient Mission Street podium wing would be remov;:d from the residential
tower but the building core must stay the same.
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5)

* In order to preserve a larger portion of the 1500 Mission building, the foundation '

undethedth the building would need to be tebuilt and reinforced in order to partially
suppoit-the adjoining towers, and it would be expensive to undertake this work while the
existing building remains intact.

» In.order to refain the warehouse portion of the 1500 Mission Street building while also
providing for vehicular access to both the office and residential subterranean garages, the
existing facades, superstructure (columns and trusses) and roof would need 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

_contemplated in the Proposed Project.

« In order to achieve sufficierit residential parkmg spaces, an easement would need to be

gtanted from the Office Building to the Residential Building to allow a portion of the

residential parking to be located in the existing basement of the 1500 Missiori Street’

building. In order to connect: the two. basements, a tunnel would need to be created and
mechanical stackers woilld need to be added to provide necessary parking thereby
increasing thie construction costs, In addition, desper excavation would be needed to
accommodate these mechanical stackers.

* Despite the reduction of residential square footage, there is re]auvely little reduction in
general . contractor's staff or general requirements given the seal¢ and complexity of
development.

s Despite the reduction of residential square footage, the costs-for vertical circulation (staxrs,
elevators) remain nearly the same.

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

e Despite the reduction of residential square footage, all large MEP equipment would remain
nearly the same as the Proposed Project, -

» In order to preserve most of the warehouse component of the 1500 Mission buildirig, the
entire foundation nnderneath the building would need to be underpinned, increasing the
most expensive component of the temporary shoring system,

s Tg achieve the parking counts for the Residential Building, a laxger easement from the
Office Building would need to be gratited and a greater perimeter of the 1500 Mission
Street buildihg would need to be underpinned, contributing to an averall greater cost per
parking spot, '

The residential/retail comporient of the Full Preservation Alternative is economically infeasible.
Laige development projects are capital-intensive and depend on obtaining financing from
equity investors to cover a significant portion of the Project’s costs, obtain a construction loart
for the bulk of construction costs, and provide significant costs out-of-pocket. Equity investors
require a certain profit margin to finance development projects and must achieve established
targets for their interrial 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 constructiort 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 sufficlent economtic return to obtain financing and a]low development of the proposed Project
and therefore would not be built.
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Seifel Consulting, Inic, a qualified real estate économics firm, prepared on behalf of the Project

- sponsor a menoranduni entitled “Financial Feasibility Analysis of 1500 Mission Street Project”,
- which i3 included in the record and is incorporated herein by refererice. Given the significant

fixéd development costs (such as property acquisition and site impiovement costs), the lower

“number of units in the Partial Preservation Alternative riegatively inipacts its financial viability,

as there are fewet wits over whichi these fixed development costs can be spread in comparison
to the Project. The memorandum concludes that the Partial Preservationi Alternative is not
financially feasible hecause the development costs for the Partial Preservation Alternative
significantly exceed potential xevenues; resulting in a negative develpper maxgin:or return:

Specifically, implementation of the Full Preservation Alternative for apartment development
would result in total development costs of $337,631,000 million and xesult in a total value of
$329,048,000, negative ($8,583,000) niillion net developer miargin or return. In addition, the
Reduced Density Alternative does not meet either of the return thiresholds as measured by
Yield On Cost or Returri on Cost.  Similarly, implementation of the Full Preservation
Alternative as a condominium development rather than a rental project would also result in.a
negative net developer tivargin or return ($55,602,000 million) and WOuId fail to meet either of
the returi thresholds.

The Planniing Departmenif engaged Strategic Economiis, a qualified real estate economics firm,

© to independently review the Seifel Consulting analysis of the financial feasibility of the

6)

7
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residential/retail companent of the Partial Preservation. Alternatives on behalf of the City.
Strategic Bconomics produced a memorandum entitfed “Peer Review of 1500 Mission Pro
Forma,” which js included in the récord and is incorporated herein by reference. Strategic
Economics verified that the methodology and assumptions used by Seifel Consulting were
reasonable and verified the conclusion of the -Seifel Consulting -analysis that the
residential/retail component of the Partial I’reservatlon Alternative is ﬁnam:nally infeasible.’

The: office component of the Full Preservation: Altematwe is also economically infeasible. The
City’s Resl Estate Division prepated an analysis of the Full Preservation Alternative’s dbility to
meet the City’s programmatic objectives, policies, requirements and firtancial fedsibility, which
is included in the record and is incorporated herein by reference. In December 2014, the City’s
Board of Supervisors approved a conditiondl Purchiase and Sale Agreernent (“PSA”), which
contains an Approved Project Budget of $326.7 million. The Full Preservation Alternative
would increase the Approved Project Budget by $49 million, whereas the proposed Project
would ‘be developed at or below the Approved Project Budgef. This renders. the Full
Preservation Alternative economically infeasible for the. City, given the City’s other fiscal
needs. Additionally, the Full Preservation Altexnative is inféasible in its faflure to meet the
City’s objectives for the development Project as well as the proposed Project does. In
particular, the Full Preservation Alternative makes achieving the Cify’s seismic and
environmental policy goals more difficult and expensive by requiring retention of larger
portions of existing buildings that are outdated, inefficient and environmentally unsound. The
Full Preservation Alternative also would significantly reduce available parking for City fleet
vehiclés and visitors to the permit center and eliminate the on-site childcare famhty proposed
by the Project.

The Full Preservation Alternative would create a project with fewer housing units in an area
well-sérved by transit, services and shopping and adjacent o employment opportunities which
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would then push dematid for residential development to other sites in the City or the Bay Area.
This would result in. the Full Preservation Alternative not meeting, to the same degree as the
Project, the City’s Strategies to Address Greenhiiuse Gas Emisgions ox CEQA. and the Bay Ared Air
Quality Management Disfrict's (“BAAQMD") requirements ‘for a GHG reductions, by not
maximizing housing development in an aea with abundant local and region-serving transit
options.

<

For the foregomg reasons, the Platning Commission rejects the Full Preservation Alternahve as

~ infeasible.

4. All Residential Alternative

The All Residential Altetnative would provide residential and retail uses in two proposed towers in
approximately the same location as the towers in the proposed project. At complete buildout, Tower 1,
located along South Van Ness and Mission Street ‘would be 39 stories, consistent with the proposed
- 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 would provide 570 residenﬁ,ial units in approximately 642,900 square féet, and approximately
38,400 square feet of retail space, as well as 298 below-grade parking spaces. Tower 2 would provide 406
residential units in 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 1 would provide 570 units, 10
more than the-proposed project, and Tower 2 would be entirely devoted 1o residential housing, providing

406 units with the-additional square footage. In addition, 38,400 square feet of rétail and restaurant uses.

would be provided in Tower 1, with an additional 12,700 square feet of simﬂ'ar uses in. Tower 2.

Apart from modified bidlding heighits, this alternative would ise the same. bulldout scope and design of
the proposed project, and would provide approximately 416 more residential units for a tofal of 976 units,
20 percent of which would be affordable tmits. Under the AlI Residential Alternative;. the project would
provide no office or permit cetiter. Like the Full Preservation Alternative, this alternative would also niot
provide a childcare facility, Access to- below-grade parkiing, which would contain 501 parking spaces (19
pexcent greater parklng spaces than the proposed project), would be available from two locations off of
11thi Street.

The- Planning Commission rejects the. A1l Residential Alternative as infeasible because it would not
eliminate any of the significant unavoidable individtial impacts of the proposed Project and it would
completely fail to meet any of the City’s ebjectives for the construction of a new, ne—stop permit ‘center
and City office bulldmg

'For the foregoing réasons, the Planning Commission rejects ﬂﬁe All Residential Alternative as infeasible.
VI, STATEMENT OF OVERRIDING CONSIDERATIONS

The Planning Commission finds that, notwithstanding the imposition of all feasible mitigation meastres,
impacts related to Cultural and Historic Resources, and Transportationi and Circulation, will remain
sigriificant and ‘unavoidable, Pursuant to CEQA section 21081 and CEQA Guideline Section 15093, the
Plarming Commission hereby finds, after consideration of the Final EIR and the evidence'in the record,
that each of the specific overriding economig, legal, social, techriological and other benefits of the Project
as set forth below independently and collectively outweighs these significant and unavoidable impacts
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and is an overridihg consideration warranting approval of the Project. Any one of the reasons for
approval cited below is sufficient 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
detérmination that @ach individual reason is sufficierit. The substantial evidence supporting the variots
benefits can be found int the precéding findings, which are incorporated by reference into this Section,
and iti the documents found in the record, as defiried in Section L,

On the basis of the above findings and the substantial evidence in the whale 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 Statement
of Overriding Considerations, The Commission further finds that, as part of the process of obtaining
Project approval, mgmﬁcant effects on the environment from inplementation of the Project have been
eliminated or substanitidlly lessened where feasible. All. mitigation measutes proposed.ix thie FEIR/IS and
MMRP dre adopted as part of the Approval Actions described i Section I, above.

Furthermore, the Comimission has.determined that any remiaining sigrificant effects on the environment
found to be unavoidable are aCCeptable due to-the following specific ovgrmdmg ecunonuc, technological,
legal, social and ether considerations.

The Project-will have the following beneﬁts:

1.  The Project would add up. to 550 dwelling units to the City’s housing stock on a currently

" underutilized site, The City’s-important policy objective as expressed in Policy 1.1 of the

Housing, Element of the (General Plan is td inerease the housing stock wheriever possible to
address a shortage of housing in the City.

2. The Praject would increase the stock of permanently affordable housing by creating
approximately 110-units affordable to low-income households érn-site.

3.  The Praject would provide a new City office building able to accommodate several

interdependent City departments. currently housed in disparate buildings areund the Civic

~ Center, as well as common: training and conference facilities with the benefit of fostering

interagency cooperation. Specifically, these at-grade conference and training facilities will

activate the adjacent mid-black alley and facilitate use 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 permil center to centralize permitting functions for
enhanced customer service and streamlined operations. There are no other sites within the
! Civic Center area that offer the combination of geographic and functionzl benefits to the
City that this particular site does. In particular, the Prcject Site is imumedijately adjacent to
. One South Van Ness, which houses an existing City-office bulldmg, and can accommodate

a physical connection to that building.

5.  The City office bui,lding is fiscally prudent and will have a positive net present value over

_the next thirty yéars. In addition to lowet operating expenses compared to currefit City
office space or other alternatives (including the purchase of existing office space or other -
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10.

11.

12.

13.

SAN FBJ\NCISGO

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

efficient and environmentally sustainable.

The Project promotes a nitmber of General Plan Objectives and Policiés, including Housing
Element Policy 1.1, which provides that “Futire housing policy and planning efforts must
take into aceount thie diverse needs for housing;” and Policies 111, 11.3 and 11.6, which
“Support and respect the diverse and distinct characfer of San Francisco’s Neighborhoods.”
San Fraiicisco’s housing policies and programs should provide strategies that promote

‘housing af each income level, and furthermore identify sub-groups, such as middle income

and extremely low income houséholds that requiire specific housing policy. In additiori ta

planning for affordability, the City should: plan for housing that serves a variety .of

household typés and sizes.” The Project will provide a mix of housing types at this
lo¢ation, including studios and one-, two-, and three-bedroom umts, increasing the
diversity of heusing types in thxsarea of the City. :

The Project adds nearly 38 000 gross square feet of neighborhood serving retail ard’
© restaunrant space in an area with a growing residential and workplace population,

consistent with the:policies of the Downfown Area Plan and Mrket & Octavia Area Plan.

. The Project provides both publicly accessible and/for common, open space in. excess of the

amounts réquired hy the Flarining Code.
The Project provides.an.on-site child care facility.

The Project includes a massing scheme and ‘wind reduction glements 1o avoid the creation
of any new hazardous wind coriditions on any nearby public sidewalks or seatihg areas.

The Project provides a total of 553 Class 1 secure indoor bicycle parking spaces, in excess of
the npmber fequired 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 City’s Strategies to Address Greenhouse Gus Emissions and the
BAAQMD requirements for a GHG reductions by maximizing development on an infill site
that is well-setved by transit, services and shopping and is suited for dehse residential
developmient, where residents cant commute and satisfy convenierice needs -without
frequent use of a private automobile and is adjacent to employment opportunities, in an
area with abundant local and region-serving transit options. The Project would leverage
the site’s location and proximity to. transit by building a dense miked-use project that
allows peopleto live and work. close to transit sotarces.

-The Project promiotes a number of Downtgwn Area. Plan Objectives and Policies, including

Policies 2.2 and 2.2, which further the Objeétive of maintaining and improving Sam
Fraricisco’s position as a prime location for finandial, administrative, corporate and
professiorial. activity; Policy 5.1, which encourages providing space for commercial
activities; and Policies, 7.1 and 7.2, which further the. Objective of expanding the supply of
housing in and adjacent to Downtown. The Project also promotes 2 mumber of Market 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.

The Project promotes a number of City urban design and transportation. policies, including:
eliminating existirig vehicular entrances/curb cuts on South Van Ness Avenue; avoiding all
curb loading zores along the entire Mission Street frontage to accommodate SFMTA’s
transit and bicycle lanes plan for Mission Street; incorporating significant spacing hetween
the building towers and articulating. the massing of the Office Buildinig companent: with a
“Collaborative Seam.”.

The Conditions of Approval for the Project include all the mitigation and improvement
measures that would mitigate the Project’s potentially significant impact to insignificant
levels, except for its impacts on Cultutal Resources and Transportation and Circulation.
Although thie Project demolishes most of the existing 1500 Mission Street building, it
retaing and rehabilitates some of that building’s character defmmg features, including most
of the Mission Street fagade and the clock tower.

* The Project will create tempordry construction jobs and perntanent jobs in the retail sector.

These jobs will provide employment opportunities for Sati Francisco residents, promote the
City’s tole as a commexcial ceriter, arid provide additional payxoll tax revenue to the City,
providing direct and indirect economic berefits ta the City.

Having considered the above, the Planming Commission finds that the benefits of the Project outweigh
the unavoidable adverse environmentsl effects identified in the FEIR and/or IS, and that those adverse
environmental effects are therefore acceptable.,
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Resolution No. 19885 gt
’ ) ] ' 415,558.6378
HEARING DATE: MARCH 23, 2017 Fa;c
Project Name: 1500 Mission Street o 415.558.6409
CoseNumber: ~ 2014-000362ENVGRAPCAMAPDNXSHD —
Project Sponsor: Goodwill SF Urbari Development, LLC Informaton:
oJo Matt-Witte — (415) 677.9000 415:658,6377
Related California
. 44 Montgomeryf Street, Suite-1050
, Sari Francisco, CA 94104
Staff Contact: . Tina Chang, AICP. )

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

RESOLUTION - RECOMMENDING THAT THE BOARD OF SUPERVISORS APPROVE AN
AMENDMENT TO THE GENERAL PLAN TO FACILITATE THE CREATION OF THE 1500 MISSION
STREET SPECIAL USE DISTRICT, INCLUDING AN AMENDMENT TO MAF 3 OF THE MARKET
AND OCTAVIA AREA PLAN AND MAP 5 OF THE DOWNTOWN AREA PLAN OF THE GENERAL

. PLAN TO CHANGE THE HEIGHT DESIGNATION SHOWN ON THE MAP FOR ASSESSOR'S BLOCK - -

3506, LOT 006 AND 007; MAKE AND ADOPT FINDINGS, INCLUDING. FINDINGS OF CONSISTENCY
WITH THE GENERAL PLAN AND THE BIGHT PRIORITY POLICIES OF PLANNING CODE SECTION
1011 AND FINDINGS UNDER THE CALIFORNIA ENVIRONMENTAL QUALITY ACT.

PREAMELE

WHEREAS, Section 4,105 of the Charter of the th and Coﬁnty of San Francisco mandates that the Planning
Commigsion shall periodically recommend to the Board of Supervigors for approval or rejecnon propOsed
amendments to the General Plan; and

 WHEREAS, th-e General Plan consists of goals, palicies and prégrams for the future physical developmient of
.the' City- and County of San Francisco that take into consideration social, economic and envirenmental factors;
an.d : _ ‘ )

WHEREAS, the General Plan shall be periodically amended in xesponse to changing physical, social,
econemic, envxronmental or legislative conditions; and

WHEREAS, on Apr‘il 29, 2015, Steve Vettel of Farella Braun & Martel oti behalf of Goodwill SF Utban
Development, LLC (“Project Sponsar”) filed applications requesting a.) approval of a Downtown Project
Authorization pursuant fo Section 309 of the Sart Francisco Planning Code; b) a Flanning Code Text
Armendment; c) Zoning Map Amendments; and d.) ort October 19, 2016 an application for a General Plan
Amendment to facilitate the construction of a mixed-use project located at 1500 Mission Street ("Project”)

www.sfplanning.org
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 with 1) an approximately 240-foot tall tower that would consolidate office space for multiple City
departments, including the Department of Building Inspection, SF Public Works, and the Plarining
Department and contain a one-stop permit center; and.2.) an approximately 400-foot tall building containing
approximately 550 dwelling units providing on-site inclusionary affordable dwellings units 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) to 1) change the building height and bufk districts at the
projectsite from 85X, 85/250-R-2 and 120/320-R-2 to 85-X, 130/240-R-3 and 130/400-R-3; IL) 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; and 3.) allow office use above the fourth floor as a contingency should the City not occupy the
office building;rand, ‘ '

' WHEREAS ori Decernber 15, 2016, this Commiission initiated these General Plan Amendments in its Motion
No. 19821.

WHEREAS, on March 23, 2017, the Commission the: Commission conducted a duly noticed puiblic hearing at
a regularly scheduled meeting regarding (1) the General Plan Amendment-amending Maps. 3 and 5; and (2)
the otdinance amending Planning Code to add the 1500 Mission Street Special Use District, and revise
Zoning Map SUOG7 and HT07. At that meeting the Commission .Adopted (1) Resolution No. 19885
réecommending that the Board .of Supervisors approve the requested General Plan Amendinent; and (2)
Resolution No. 19886 recommending that the Board of Supervisors approve the requested Planning Code
Test and Map Amendments,

WEHEREAS, the Project Is located on the Mission Street transit coriidor, and responds fo the tratisit-rich
location by proposing increased housing and employment on the Project site; and

-WHEREAS, the pioject site is located withiri the Hub Plan Area cutreritly being studied by the Planning
Department and is consxstent with the proposed heights and bulks associated with the Hub Project; and

WHEREAS; Sari Francisco faces a contmumg shortage of affordable housing for low—mcome 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 nurriber includes 3,707 units for low: and very low-
inceme households out of a total rieed of 6,815 low and very lowincome 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 Area counties from.2007 to2014. Of that amount, over 58%, or
125,258 units, are needed for maderate/middle, low and very low-income households. The Association of Bay
* Area Governments (ABAG) is responsible for allocating the total regional need numbers among its member
.governments which includes both counties and cities. ABAG estimated that Sart Francisco's low and very
low-income housing production need. fram 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 production of Jow and moderate/middle income units fell
short of the ABAG goals; and -

WHEREAS, the 2015 Consolidated Plan for July 1, 2015 to June 30, 2020, issued by the Mayor's Office of
Housirig, establishes that extreme housing pressures face San Francisqo, 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 largely built out, with very few large open tracts-of
land to deveélop. There is no available adjacent land to be annexed, as the cities located on San Francisco's
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southeirs border are also dense urban areas. Thus hew construction of housing is limited to areas of the City
not previously designated as residential areas, infill sites, or {o dreas with inereased density. New market-rate
housing absorbs a significant amount of the remiaining supply of land and other xesources available for
development and thus limits the supply of affordable housing; arid

WHEREAS, the Project would address the City’s severeé need for additional housing for low income
households, by providirig on-site 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 unique opportunity to satisfy the City and Coutnty of San Francisco’s
urumiet office ne&ds and to provide a consolidated one-stop permit center; enhanced pedestrian connectivity
via a mid-block public space and alley network extending fram M1ss1on Street to South Van Ness Avenue,
and ground floor community event spaces; and

' WHEREAS, the proposed City office building is fiscally prudent and has a positive net present value over the
next thirty years. In addition fo lower operating expenses compared to 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 envitonmentally’ sustainalile. Additional benefits are anticipated through enbanced
inter-agenicy collaboration through eolocation, a one-stop permit center, a connection to existing City offices
at 1 South Van Ness, and employee and. customer efficjencies given proximity to other government offices in

‘the Civie Center area. The Project would address the City's severe need for additional housing for low
incomie households, by providing on-site inclusionary -affordable dwellings units in, excéss of the amourits
required by the C,lty’s Inclusxonary Affordable Housing Program (Planning Code section 415) as described
above; and

WEEREAS, the proposed General Plan Amendment, Special Use District and Height and Bulk District
.Reclassification would not vesult it increased. development potenifial from what is permitted under the
existing height and bulk district; and

WHEREAS, the Pioject proposes neighborhcod:-serving atmenities, such as new gromid floox retail; proposed

new publicly accessible open space, improved pedestrian connectwlty, enhanced public service, and
incorporation of sustainability features into the Project; and

WHEREAS, the City Attorney’s Office drafted a Proposed Ordiriance in order to make the necessary

amendments to the General Plan to implement the Pro]ect ‘The Office of the City Attorney approved the -

Proposed Ordinance as to form; and

WHEREAS, on November 9, 2016, the Planning Department published a Draft Environmental Impact Report

("DEIR") for public. review (Case No. 2014-000362ENYV). The DEIR was available for public comment yntil
Jatuary 4, 2017. On Decetnber 15, 2016, the Commission cohducted a duly neticed public heaxing at a 10:00
am. meeting to solicit commients regarding the DEIR. Onh March 9, 2017, the Department published a
Comments and Responses décument, responding to comumienits made regarding the DEIR prepared for the
Project, Together, the Comments and Responses document and DEIR compsise the Final EIR (“FEIR”), On
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Margh 23, 2017, the Planmng Commission conducted a duly neticed puinc hearing at a regularly scheduled
meefing to certify the FEIR; and

WHEREAS, on March 23, 2017, the Commission adopted the FEIR and. the mitigat‘ion and improvement
measires contained in the Mitigation Monitoring and Reporting Program (“MMRF”), attached as
Attachment B- of the CEQA Findings Motion No. No. 19884; and

WHEREAS, .on March 23, 2017, the Commission made and adopted findings of fact énd decisions regarding
the Project description and objectives; significant impacts, significant and unavoidable impacts, mitigation
measures arid alternatives, and a statement of overriding considerations, based on substantial evidenice in the
whole record, of this proceeding and pursuznt to the California Environmental Quality Act, California Public
Resources Code Section 21000 et seq. {“CEQA”), particularly Section 21081 and 21081.5, the Guidelines for
Implementanon of CEQA, 14 California Code of Regulations Section 15000 et seq, (“CEQA Guidelines™),
Section 15091 through 15093, and Chapter 31 of the San Francisco Adminisfrative Code ("Chapter 31") by its
Maotion No. 19884, The Commiission adopted these findings as required by CEQA, separate and apart from
the Commission’s certification of the Pro]ect’ s Final EIR, which the Comunission certified prior to adopting
these CEQA findings.

WHEREAS, the Commission has heard and considered the testimony presented fo it at the public hearing
and has further considered written materials and oral testimony presented on behalf of Plan;mng Department
staff and other interested parties; and

WIIEREAS, a'll‘per-t'inent d.oc.uments may be found in the files of the Planning Department, Jonas Tonin
(Commission Secretary) as the custodian of records, at 1650 Mission Street, Suite 400, Sarx Francisco; and

The Commission has reviewed the propesed General Plan Amendment Ordinance; and

RESOLVED, that the Planning Commission. hereby recommengds that the Board of Supervisors approve the
proposéd General Plan Amendment Qrdiriance, and adopts fhis resaliition to that effect.

FINDINGS

Having. reviewed: the materials identified in the preamble above, and having heard all ‘testimony and
arguments and the record as a whole, Including all information pertaining to the Project in the Planning
Department’s case files, this Commission finds, concludes, aind determines as follows:

1. The Commission finds that the General Plan amendments, the 1500 Mission Street Special Use
District and the associated Project to be a beneficial development to the City ‘that could not be
accommiodated without the actions requested.

2. The Commission made and adopfed environmental findings by its Motion No. 19884, which are
incorporated by reference as though fully set forth hereiti, régarding the Project description and
objectives, significant impacts, significant and unavoidable impacts, mitigation measures and
alternatives, and a statement of averriding considerations, based on substantial evidence in the
whole retord of this procéeding and pursuant to the Talifornia Environmental Quality Act, Section
15091 through 15093; and: Chaptex 3}; of the San Francisco Administrative Code ("Chapter 31"). The
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Commission adopted these findings ‘as required by CEQA, separate.and apart from the
Commission’s cértification of the Project’s Final EIR, which the Commission certxﬁed prior to
adoptmg the CEQA findings.

The Pr()]ect would address the City’s sévere need for additional housing for low income households

by providing on-site inclusionary affordable dwellings units in excess of the amourits required by the

City’s Inclusionary Affordable Housing Program (Planning Code section 415).

The Project would deliver -office space. essential for the City’s needs, enhance public service by
providing a consolidéted one-stop permit ceriter, in close proximity to other government offices in
the Civic Center Area and providing greater efficiency and. convenience to members of the public,
and ‘offer a fiscally pradent and has lower operating expenses compared to current assets or other
altematives (including the purchase of-existing office space-or other newly constructed office space).

The Project proposes neighborhood-serving amenities, such as nnpr<>Ved pedes’man connechvity via '

two mid-block alleys, activated by retail dnd civic uses.
The General Plan Ameridiients are necessary in order to approve the Project;

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

_ Motion No. 19887, which ate incorporated by réference as though funy set fonh herein.

- ?lanning Code Section 101.1(b) establishies eight prioﬁt‘yapianrﬁng policies and requires review of

pernits for consistency with said policies. Ori balance, the Project complies with said policies, for the
reasons set forth in the Downtown Project Authorization, Motion No.19887 wluch are incorporated
by reference as though fully set forth herein.

The Project is consistent with' and would promate the general and specific pﬁrpos‘es of the Code
provided under Section 101.1(b) in that, as designed, the Project would contribute. to the character
and stability of the neighborhood and would constitute a beneficial development.

10. Based on the foregoing and in accordance with Section 340, the public necessity, convenience and

general welfate require the proposed General Plan Amendment.

Iherebpy certify that the fotegoing RESOLUTION was ADOPTED by the San Francisco Planning Commission

Commission Secretary

AYES:

Richards, Fong, Johnson, Koppel, Moore

ABSENT: Hillis, Melgar
ADOPTED:  March 23, 2017 '
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‘ " Reclgor:
Planning Commission Motion No. 19887 =~ ™"
' HEARING DATE: MARCH 23, 2017 . -

415.558.6409
: o L ' . Planniig
Case Not 2014-000362ENVGPAPCAMAPDNXSHD L Tiformation:
Profect Addfess; 1500 Missiori Stest , ' 415.558.6377

Crrrent Zowing:  C-3G6 (Downtown General)
120/320-R-2, 85-R-2 Height and Bulk Districts
Van Ness & Market Downtown: Residéntial Special Usé District
Proposed Zonfing  C-3-G (Dawntown General)
o  130/740°R-3, 130/400-R-3, 85-X
4 1500 Mission Street SpeualUseDlstrict
Block/Lok: 3506/006, 007
Profect Sponsor: Matt Witte— (418) 653.3181
Reluated California :
44 Montgomery Street, Suite 1300
San Francisco, CA. 94104
- SanFrancisco, CLA 94104
Staff Contart: Tina Chang - (415) 5759197
Tina Charnig@sfgov.org

ADOPTING FINDINGS RELATED TO THEAPPROVAL OF ASECTION 309 DETERMINATION OF
COMPLIANCE AND REQUEST FOR EXCEPTIONS FOR REDUCTION OF GROUND-LEVEL WIND
CURRENTS PER PLANNING CODE SECTION 148 AND OFF-STREET FREIGHT LOADING PER
SECTION 161 TO DEMOLISH AN EXISTING 30-FOOT TALL 29,000 SQUARE FQOT BUILDING AT
1580 MISSION STREET, RETAIN AN REHABILITATE A PORTION OF AN EXISTING 28-FOOT
TALL 575000 SQUARE FOOT BUILDING AT 1500 MISSION STREET AND DEMOLISH THE
REMAINDER OF THE 1500 MISSTON STREET BUILDING AND THE NEW CONSTRUCTION OF
TWO NEW BUILDINGS, A 454,000 SQUARE FOOT, 16-STORY, 227-FOOT-TALL CITY OFFICE
BUILDING AND A 552290 SQUARE FOD'T, 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 GROUND FLOOR-RETATL, 59,000
BQUARE FEET OF PRIVATE AND COMMON OPEN SPACE; 620. BICYCLE PARKING SPACES (553
CLAKS 1. 67 CLASS 2) AND UP TO 409 VEHICULAR PARKING SPACES WITHIN THE VAN NESS.
AND MARKET DOWNTOWN RESIDENTIAL SPECTAL SE DISTRICT, DOWNTOWN-GENERAL.
{C-3-G) ZONING DISTRICT AND PROPOSED 1500 MISSION STREET SPECIAL USE DISTRICT,
. AND PROPOSED 1507400-R=3, 130/740-R-3 AND $5-X HEIGHT' AND BULK DISTRICTS AND
ADOPTING FINDINGS UNDER THE CALIFORNIA ENVIRONMENTAL QUALITYALCT.
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'PREAMBLE '

On Octeber 18, 2014, Steve Vettel of Farella, Braun & Martel on. 'behalt of Coedwill SF Urban,
Developnient, LLC (“Project Sponsor”) filed an Environmenital Bvaluation Applicatfon: for the Project.
2014, On May 13, 2015, the Department published a Notice of. Preparation of Envirohmental Trpact
Report and Natice of Public Scoping Meeting {“NOP"), Pablicafion of the NOF jnitiated 4 30-day public
review and. coinmentf, pgnod thiat began, on May 13,2015 4nd ehded on Jiine 15, 2015; Od fune 2, 2015, the
Departmerit held a pisblic scoping meeting regarding the Project. On. November 9, 2016; the Department
published. fhe Draft Brvirorimerital lmpéict Réport {hereinafter "DEIR”), iridltding ftve Tnitial Study (15"}
and provided public netice in & Hewspaper of general drcnlation of the availability of the DEIR for publi¢
review and comment and of the date-and time of the Planning Commission public hearing on the DEIR;
this riotice was miailed Yo' the Department's list of persons requesting such nofice. Notices of availibility of

the DEIR and of thie. date and time of the public hearing were posted niear the Project Sita by the Project
Sponsor on Movember 9, 2016.

Ori April 29, 2015, the Project Sponsor filed an application reqiesting approval of # Dowitoiwn Froject
Authorization pursusnt to Section 309 of the:San Frandisco Planning Code to facilitate the construction of
two new buildings. approximately 390 and 264-feet fall located at 1500 Mission Street (“Broject”)
containing approximately 550 dwelliny wnits, approxinately 462,000 square feet of office space, 51,000
square feet of ground flodk retail space, approximately 7,600 squiare Toot, publicly dccessible dpért space in
fhe form: of a *forum” at the ground Hoor, up: to 423 parking. spaces,.6 loadirg spaces, and 369 bicycle
parking spaces. O February 23, 2017 the Project Sponsor submitfed ari updated applivation fo. correct
the proposed building heights te 396 sind 216 feit for the residential anid officé buildings réspéctively, itie
total numiber-of proposed vehicilar parking to 409 spaces, bicyéle parking to 620, retail square foofage fo
38,000 squiare feet; office square footage to 449,800 square feet, Additionally, the apphcatlon wasgupdated
to reflect the Project’s ?ihdusmn of 4,400 Sqtsire fe.et of on-site child caies.

On April 29, 2015, the Project Sponsox also filed an: application. for a Planniug Code Amendment” ard

Zoning Map ameridirent ¢ supersed# the existing Van Mess & Market Dowritow:t Residential Special

Use District Wwith 4 néwr special ise district for- hie Project and fo #maghid height and bullke districts to

pérmit dne approximately 396:foot residential tower with a pedium height of 110 feet and one 264foot
- tall fower with a podium height of 93 feet.

O, Octabet 19, 2016, the Project Sponsor filed amendments to the Planming Code Textand Zoning Map
Amendment Applicatioris and a General Plan Amendment Application to add Section, 270(g) fo amend
bulk congrols to the proposed special e district arid Map-3 (Height Districts) of the Market and Qatavia
Plan. ' '

Ort Dicernber 15, 2016, the Planning Commission adopted Resolutions 19821 =nd 19822 to initiate
legislation gntitled, (1) “Ordinance amending the General Plan by revisirig the heéight desigiation for the
1500 Mission Street profect, Assessor’s Block 3506 Lots 006 and 007 ori Map 3 of the Market and Octavia
Area Plan. and on Map. 5 of the Downtown Area Plan; adopting findings under the California
- Enyirorimental Quality Act; and. making findings of consistentey with. flte General Plan and the. sight
priority: policies: of Planning Codé Bection 101.3;” and (2} Ordinance: amending the, Planning Code to
_create the 1500 Mission Street Special Use Distfict te facilitate development of the 1500 Mission Street
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(Assessor’s Block 3506, 006 and 07) profect, i regtilate bulk coritiols in fhie Spécial Ise District, to inodify

Zoning Map SU07 to place the project site-into this Gpecial Use District and Zoning Map HI07 to modify
fhie height and bulk districk designations for the poject site; adopting findings wurder the California
Ertyironmental Quality Act; making findings of conisistency with the Genergl Plan and. the ¢ight priority
policies of Planning Code Section 01.; and adoptiiig findings of public necessity, convenience, and welfare
under Planning Code Section 302" respectively: ‘

On December 15, 2015, the:Commission held a duly advertised public hearing on the DEIR, at which
ppportunify for public coniment was gives, and publie comiment was received ‘on the DEIR. The' period
for ¢commenting on the BIR ended on Jaruiaty 4, 2017. The, Departingtit prepared responsés to comiments
on environmental jssues teceived during the 45 day public review -period for the DEIR, prepared
révisions to the text of the DEIR in response to. comments teceived ot based on additional information
that became available during the publicreview period, and corrected clexjcal erroxs in fiie DEIR,

On March 8, 2017, The Planning Department publistied a Responses to Coriments docuriient. & Final
Environmental ¥mpact Report (herelnafter “FEIR”) has beent prepared by the Departiient, congisting of
the DEIR, any consulfafions and commerts received during the review process, any additional
information fhat became available, and thie Resporises to Comments document all as required by Taw.

On March 23, 2017, the Commission zeviewed 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. fhe provisions of CEQA, the CEQA, Guddelities, and Chapter 31 .of thé Sati Francisco Administrativa
Code. The FEIR was cerfified by-the Commission on March 23, 2017 by adoption of its-Motion No: 19885,

Ak the samg Heating, and ini ¢onjunction with this motion, the Commission’ thade anid adopted findingsof
fact and dedisions régarding the Piovject description: and objectives, sfgnificant impacts, significant and
uhavoidable impacts, mitigation.measures and alternatives; and 4 statement of overriding considerations,
based -on substantial evidénge in the whole reord of fhis. pioceeditg and prusitant: to the Califoriia

Envitonmentdl Quality Act, Califéinia Public Résotirées Code Section 21000 et seq. {*CEQA"), -

particularly Section 21081 and, 21081.5, the Guidelines for Trplementation of CEQA, 14 California Code
of Regulations Section 15000 et seq. ("CEQA Guidelines"); Section 15091 through 15093, and Chapter 31
of the 8an Frandsco Administtative Code (‘Chapter 31") by i Motion No. 19884, The Commissioit
adopted these findings 4§ reqidied By CEQA, sepaits and apart from the Conmission’s certification of
the Project’s Final EIR, which the €ommission certified prior fo adopting these CEQA findings. The
Cominission hereby incorporates by reference the CEQA findings set forth in Motion No, 19884,

On, March 23, 2017 the Commission conducted a, duly noﬁ;ced public hearing at a regularly scheduled
meeting regarding (1) the. General Plan Amendment atending Maps 3 and 5; and (2) the stdinance
amendirig Planting Code to add the 1500 Missiori Street Spegial, Use District; and revise Zoning Map
U107 and HT07. At that mesting the Conimission Adopted (1) Resolution Np. 19885 recommending that
the Board of Sup ervisors approve the xequested General Plan Amendment; and (2) Resolution No. 19886
recortmending that the Board of Supetvisors approve the requested Planning: Codé Text and Map
Angenidrivents.

Ord Marchi 23, 2017, the Plarining Comutission conducted a <duly noticed public hedring at a regularly
scheduled  ribeting regatding fhe Downtown FProject Authorization application 2014

g EraNeisco ’ 3
PLANNMING DEFARTMENT "

701

i it



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

0D00362ENVGPAPCAMAPDNXSHD., At the samé hearing the Commission detérmined that the shadow
cast by the Project wonld not have any adverse efféct on Parks within the jurisdicton of fhe Recgeation
and Parks Department, The Commission heard and considered the testimony presented fo it atthe public
heating and further considered widtten matamﬂs and oral testimony preserited on behalf of the applitant,
Departmient staff dnd othet ifterested pames, and the iecord as a whoha

“The Planning Department, Jonas P. Jonin, is the custodian of records; all petfinerit dotuments are Jocated
itt the File for Cuse No. 2014—000362}51\3’87 GPAPCAMAPDNXSHD at: 1650 Missfon Street, Fourth Floor,
San Frandsco, California.

MOVED, that the. Commnission. tereby approves the Downtown, Project. Authorization. requested in.
Application No, 2014-000862ENVGPAPCAMAPDNXSHD, stibjéct to the coriditions contained iy
“EXHIBIT A" of this motion, based on the following findings:

FINDINGS

Having reviewed the materials identified i the predmble above, and having heard all tesfimony and

argumients, this Commission finds, vonchudes, and determines as follows: |

1. The above recitals are accitrate and consfitu’cé‘ﬁhdings‘ of this Coximﬁss‘ic)h.

i

2. bite Descnphon and Present Use, The Project site ronsists of two parcels (Assess,or’ & Block 3506,
Lot 0DZ [1500 Missfon Street] and Lot 006 1580 Mission Street]) (irsomis documents feferted o ag
Lots 082 and D03), Jocated on the north side of Mission Street between 11th Street:to the: east and,
Bouth Van Ness, Avenue to fhe west, within San. Francisco's Soufh of Whirket (SoMa)
neighbarticod. The Project site is Iocated within the Dowittown Ared Plapi.and Market & Octayia
Area Plan and fs Iocated within the G-3-G {Downtown General Comurercial) Use Diistrizt, the'Van
Ness & Market Downtown Residentfal Special UseDistrict, and.fhe 120/320 R-2, B5/250-R-2, and
85-X Height and Bulk Districts. :

The Project site totals 110,772 square feet (2.5 actes); and the lot s generally flat; The site is a
traperoidal shape with approximately 472 feet of frontage dlong Mission. Street, 301 feek of
frontage along Souith Van Ness Aventie; axid 275 feet of frontage alorig 11th Street. The notthern
boundary of the site sietches for 321 feet abutiing z#n elght-story City office building that fronts
:ento South Van Ness Avenue, Market Street and 11th Stteet{One South Van Ness Avenue).

Thie Project site. I5 currently vetipied by two existing buildings used by Goodwill Tudustries:; a
two-sfory, approximately 30-foot-tall 29,000-squaré-foot building logated at 1580 Missior Street
that was constructed in 1997 and roritains a Goodwill retail store on the ground level and offices
above; and an approximately 57,000-squarefoof, approxinately 28-foottall {incloding any
.approxiinately 97-foot-tall, clock fower), largely single-stoty warehiouse and office huilding
Jocated at 1500 Mission Street that was ised until fune 2016 by Goodwill for processing donated
items and adodndstrative functions, The warehiouse building at 1500 Mission Street has a
basement parkirg garage with approximately 110 pﬂbﬁﬁ fparkihg spaces {somé of which. are
valet}, atid accessed from an approximately 25-foot-wide curb ciat.on South Van Ness Avenig.
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The Project site also contains approximately 25 surface parking spaces and six sfirface loading
spaces, accessed from an approximately 46-foot-wide curb cut on Mission Street. The warehouse
‘building, whicki features an sap'"I'J‘roxim-a‘te:ly 97-fgot-tall clock tower atop thie Missior Stréet fagade,
Yiras conistructed in 1925 for the White Motor Compariy arid rencvated in 1941 for use 4§ a Coca-
Cola bottling plant—a use that continued until the 1980s. The. building located at 1580 Missiori
Strea’c is Iess than 45 years of age and is‘ considered a ”Categdry c propert‘y-—-Noﬁ 2 His'toricai

mdlvxdually ehglble for the Callfo.tma Reglster of Pﬁ,stoncal Resourcee and is considered.'a
*Category A” ptoperty — Known Historical Resource.

3. Surrounding Properties and Neighborhood, TImmediately north of fhe p:r.o;ect site-at One South
Van Ness Avenue iy any eightstory Cify-owned office building with a- ground-floor Barik of
America branch. and parking. Vasious ¢ity departments, including, the San Frinciseo Municipal
Transportation Agency {SFMTA), Mayor’s Office of Housing, and Commuriity Deve‘[opmen% and
Office of Compivmity Irivestment and Hitfrastructure, occupy tlie upper floors. To the east of the
projéct site, atross Tith Street, is a mixed-use office and retail building, which dses from efght
stories-on Mission Street to 22 stories on Market Street. The SoMa Self-Storage facility (six stoties)
is. Jocafed tg the sontheast at 1475 Mission Street, and a Public Storage facility is Tocated. fo. the
southw est (approximately twd stories) at 99 South Van Ness Avetiue.

Mixed-ise comhmerdial, refail, and residential buildings ate Iocated to the sorith of the project site,
including three-stoty buildings located at between 1517 dnid 1559 Mission Street; as well 2 a five-
story building located at 1563 Mission Streef, which. is an oufpatient medical facility. All of these
‘buildings are located between: 11th Street and South Van Ness Aventia. To the soufhwest of the
project site, across Sopth Van Ness Avenue, there s a parking Iot and, food truck Jocated at 1600
Missjon Street, with a gas station and car vwash Jocated further to the south. A mix of commietcial
buildings ranging fromr one to-three stories it height {5 located west of the infersection of South
Van Ness: Avenue and 12th Street. A Honda Dedlership and Servlce Center i Jocated fo the
northwest of the piojectsité at 10 SouthVan Neéss Avenue.

‘THe project sife is located approximately four blocks south of San Francisco City Hall and Civic
Center Plaza, & 4.5-aix open plaza with an undergrourid. parking garage anid surrounded by
many of San Francisco's largest goverrimentand ¢ultural organizations. Approximately one-half
niile northeast of the project site is: United Nations Plaza, which is owned. by the City and is
generally bounded hy Market Streét to the soufh, McAllister: Street 1o the riorth, Seventh Str¢efto
the east, atid Hyde Street to the west. The plaza cofisists of # Z6-acte pedestrian mall with
seating, lawn areas, a fountain, public art installations, trees, and small gardens with. a dlear view
of City Hall. The plaza 5 used twice & week for the Heatt of the City Fariners Market and s tiear
the- San Franefsco Public Lilirary, Asian Art Musetym, various goveinmental institations, offices,
and numerous public transportation stops and stations:

The picposed Project i also located wifhin ong haif mile of Patricia's Green, which is gerterally
located to the rorthwest. Patricia’s Green inclides a playground, walking paths, seating aréas,

* Tawn areas, and a xofating art installation. Patricia’s Green is generally bounded by: Hayes Street
to the north Octavia Street to the.esst (I‘LOI.‘ﬂ’lbOllIld) arid west {sonthbound), and Fell Stréet. to the
sopth.
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4. Project Desctiption. The Froject proposes to demelish the existing 1580 Missfon Street bullding,
to retain and rehabilitate a portion of the existing 1500 Mission Street building, and to demolish
thie remafning portions on thie 1500 Mission building and construct a mixed-use development
with two coriipdrients:;an apprisdmately 767,200-square-foot, 396-foot-tall {415 feet 1o the: sop of
the parapet) residential and retail/restaurant building at the corner of South Van Ness Avenue
and Mission Sttest (“Retail/Resideritial Building”); and an approximately 567,300-square-foot,
277 foot-tall {257 féet to the top-of the parapet) office and permit center building for the City and
County of San Francisco (“City”) on F1th Street between Market and Mission Streets [“Office
Bmldmg”) with a mid-rise extending west to South Var Ness Averme. The proposed Project
includes a proposed Zonirig Map ameridimient and Planmng Code text griendment to créate the
1500 Misston Special Use District to supgrsede the Van Ness & Market Dawntown Residential

. Spectal Use District designation anid a proposed: amendment to Planminig Code. Section 270
absociated with, bulk Hniitations, allowing for afr execeedance of the cirent Height arid Bulk
. District fimitations, additional off-streetparking, and office space ahove the fourth figer.

The proposed Residential/Retail Building will consist of a 3Y-story residential mpartmerit tower
- .containing approximately 550 dwelling urdts over up jo- 38000 gross squére féet of ground fgor
retafl/restatrant space; and below grade parking for 300 vehicles and 247 bicycles.” The propased
Office Building will consist of a 16-story fgwer consistitig of 567,300 square feet of office space (of
which 464,000 towitt towards Gross Floor Area) containing various City depdrtingnts, a permit
center and a childcare facility and below grade vehicle parking for 120 vehicles and 306 bicycles,

5 Community Outreach and Public Comuient. To date, the Depattment lias not xeceived. spy
formal public comment assoclated with the proposed Planming Code Text; Zoning Map and
General Plati Amendments: — or other, esititlemients assoclated. with thie project. Comments
received 4s pactof the:environmentdl review process will bs inevrporated iiito the Exvironmertal
Toipact Repgit. Iy addition tord comifivinity vuirgsch meeting held gri October: 18, 2016, fnembers

- of the public have also had opporfunity i provide public comiment on the- project at an
infotamational Tiearing at the Planning Conimission held ort Octbber27 2016.

B. Plannmg Code Camphance' '1‘he €0mmlss‘1011 finds that the iject is consistent with the

relevanfpromsmns of the Planmng Codein the following mannexs

A. Floor Area Ratio. Pursuant to Section 123'and 424 of the Planning Code; Projects in the C-3-
G Zoning District and the proposed 1500 Misston Special Use District have a base floor area -
yatfo (PAR) of 6.0:1 and may reach an FAR of 9.0:1 with paynrent fnto the Van Ness arid
Market Residential Special Use District. Afforduble: Housing Fund. To exceed. a floor area
ratio of 9.0, all projects must: coitribute to the Van Ness. apd Market Neighborhood
Infrastructure and Citywide Affordable Hotsirg Fnd.

The reszdenﬁaﬂretazl vomtponent Profect site-Hus w lot areit 5f upproximately 57,617 square feet, As
shgan 41 the conceptuil plans for the Project, the vesidenbloliretail building wonld includy 766,925
squiare feek, of which 552,290 square feet would count towards FAR. Aegordingly, the Project would
make u pyyment to the Van Ness and Market Residerttial Special Use Districk Affordable Housing, -
Pund for the Floot Area exceeding He base FAR. ritin of 6.0:1 up ¥o a rafio of 0:1 nnd to the Vi
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Nesz aid Market Ngigkborhaod Infrastructure and Citywide. Affordable Hotising Fund for any Floor
Aren pxceeding an FAR of 9.0:1. Since the Priject exceeds an FAR of 9.0:1, contribution to the City's. -
The City offfce componeni is exemipt front these City fees.

Rear Yard Requirement. Within the Ven Ness and Market Doswntown Residential Spetial
Use District and the proposed 1500 Missiofi Street Special Use District, Rear Yard
Yequitements purstrarit fo Planning Code Settion 249.33 do ot apply. Rather, ot coverags is
limited to 80 percehtat all residential levels.

The Project complies with this. provision. Lot toverage for both parcels amount to-70%. The Project
Sponsay hus submiitted a Subdivision Map application, whiclt includes lof ling adjustrients for the two:
existing parcels $0- better align with the proposed wises aud ownership structures. The propused lot
containing the residential tower mensires gpproximately 53,004 syunre feet amd will fue
approxtinatdy 58% lot conerage af the Iowest residential level (Flooy 2 Lot coverage controls: Ho ok
apply to the office building sitee the 80 petcent lnitation is restricted to vesidentigl levels; however lop
covertige of the parcel coptaititig the City office buflding mraounts fo 82%.

Residenfial Open Space. Planning Code Section 133 requires that private usable open space
be provided ata ratio of 36 square feet' per dwellinig unit or that 48 square feet of commion
tisable gpen space be proyided per dwelling imit. Flowever, cofniron ysable open space for
mixed-usé, residertial and iron-residemtinl profects may be tsed to count against
reguirements contained in Both Section 135and 138.

The Broject. includes 550 duwelling units and. propides private epen space for 15 umts. TFherefore
approximately 25,680 square: feet of common operr space. s required. T all, #he Project provides
approximately 30,100 square feet open space of which 3,100 square feet is private and 27,000 square
Jeebis comman, Common open space.cars e found on floors 2, 5, 11 and 39 where terraces amotinting
to 27,000 square Jeet can. be Jfound. Rublicly recessible gpext. space: can. be fourd along the: South Vi
Ness Avenue sidewalk, where a 35-f0pt setback hias beent promded rw:denmg the sidewalk from 22 feet
to.37 feet. The Project exceeds Planning Code roguirements, and is Yherefore compliont with Section
136. . )

Public Open Spate. New buildings i the €8-G Zoning Distriet must provide public.open
space at-a ratio of ohé squaré féet per 50 gross square feet 6f Alf uses, exéept fesidential uses,
institutional uses, and uses in a predominantly retail/pérsorial services building: pursuant to
Planning Code Section 138, This public open space ihust be located on the same site as the
building or within 900 feet of it withim a C-3 district,

Sincé the project yroposes approxinately 464,000 squre feet of office nse; approximately 9,280 squiye
feek of public operi spuce is required. Approximately 9,400 squate fee} of publicly avcessible open spate:
it the formof the landscaped apd improved mid-blgek alley providing enhunced pedestrian
conneciivity to the proposed Cify office building from. South Vi Ness Averne and gpproximately

. 3,300 square feet of of publicly aciessible open space nssockfed with the proposed vesidential wnd retail

uses car be fonndh Therefore, the Project exceeds Code requirements ind thevefore complies with
Sectiorn 138 of the Rfmz;rﬁzig Code.
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Although the Praject proposes vp o 38,000 square feet of retatl space, edch space amounts to Tess fhan
5,000 square feet, aud i5 exempt front Gross Floor Aren us well as the vequirement o provide Public
Opent Space per Section 158. ’

Streetscape Tmprovements, Plannirig Code Secfion 138:1 réquires that wheh 2 new hijilding
is conistructed in the'C-3 District and is on a ot that I greater thun half an acte in area and
contains 250 feet of tofal lot frontage pedestrian ¢lements in corformance with the Better

_ StreetsPlan shall be required,

'The Project is Tocated ot a lof that measures 110,772 square feet, mpproximately 2.5 wores and contuins
approximately 1,040 Hnenr feet of frontage. Due ta resivictions within the Mission: Street urd South
Van Ness. Avenue vight-of ways, physivgl widenings. along dhese fwo frontages are nok possible.
However, the Profect fiuclirdes a building setback of approxiinatély 15 feet for npproximately 285 Yinear

Jeek vlong the South Van, Ness Aventie [froniage; effectively widening the sidewalk from 22 feet to over

37 feet wide, Additfopal streetscape fraprovementis on South Vus Ness Avenue tnclude perforated wind
screens, street and Class 2 bitycle paiking {subject fo approval by the San Francisco Mupnicipal
Trauspotiation Authority (MTA)).  FPurther, the 1ith Street sidewalk will be widened from
upproximntely 105 feek {0 15 feek along the Praject’s frontage. Therefore, the Project comPlies with:
Planiing Cadg Sextion 138. 1,

Exposure. Plamnirig Code Section 140 requires all dwelling vuiits in all use disitigts to. fade

- onto 4 publig street at least 20 feet in width, side yard at Jeast 25 feet in width of open area

- at which the dwelling unit is located and the floor immediately dbové if, with an friczease-of |

c Gy
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which I$unobgtracted and is no less than 25 féet fi évéry horizontal dimérision for fié floo
five feet T evéry horizontal dimension at gich, subsequent Hoor. The proposéd Special Use
Distict caps the horizontal dimension tg.which. the Upen space mist expand. at each
sibséquent ﬂoor 10 65 feet.

Al 550 dwelling witits éxpose onto i piblie tight- of tay 6 v vpéti pace dmiuniing ) gt léast 67

feet. Therefotz; the Projest complies witle exgosire requlrem:mts pursadnt to the proposed 1500

Mission Street Special Lse Distriet.

Actiye ¥rontages — Loading and Tirv vewdy Width. Sections 145.1{c){(2) and 155(5)(5) des riot
_apply in the proposed Spedial Usé District. Ratlier, the tesidential znd offica ¢omponenits pf

the proposed Froject stiall bie petmitted to each provide separate parking arid loading fngress
and egress openings o the 11% Sfréét frontage of no: greater thad 24 feet each, sabject to
conditions.

Vehicular access #5 not provlded alaig fhe Project’s Soith Viin Ness Abeue frontage and provided i
a minuged, Himited sndnier ot $hé mid-block wiley along Missioh Street, 4 both rights-of-way are
Tratisit Preferential Stréets, The Project shall corply with improvement } mifigation: weasutes
ontlined for londing or Mission Stret (Bi=TR-3 contatned in Attuchment B which will be fncluded ns
w parkof the Conditions of Approval ussqclated with the Project.

In consideration of City policy to réstidct ik cuts and off-street parking awd Tonding access an South
Van. Ness Anenue and Mission Sireet; the tesidential camponent and the szy oﬁce camponent shall

each be perpaitted to probide separate parking quf toading ingress dnd: ggress operdngs on, the 11
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Street frontuge of ito Greafer thar. 24 feet in twidth eich, in Tiew of the Limitafioris sef forth in Sections
145.1(c)(2) and. 155()(5). Ta the extent fensible as. determined by the Planning Director, i
consuliation with the Divéctor or Regl Property, in order to facilitate the preséivntion of  portivi of
the T1th Street figude of the existing 1500 Mission Streek building, enhance pedestrinn conditions, and
fuither actfoite 11th Street, a shared figress (but not pgress) ¥o-both the fesidential componént-and the
Cityoffice component shall be provided o réduce the vesidential component opemng to o greater Hin
12 feet inwidih, .

. Street Frontage in Carmercial Districts: Active Uses. Planning Codg Section 145.1{0){3)

requires that within Downtown Commercial Districts, space for “active uses” shall be
provided within the first 25 feet of building depth on the ground floor.

The grounid floor spuce along the. Smith Vi Ness Aventee, Mission Street, and 11% Street have active
sises with direct aveess b the sidewslk within the firsk 25 feet-of building depih, with Ve exception of

spiate dllowed for parking aud loading acvess, building egress, and access to mechgnical systems. Public
Usgs e considered-Active Uses. Avcordingly, the Project complies with Sectipn 145 1(c)(3),

Street F’mntagé in Commetcial Districts: Ground Flgor Transparency. Plannirg Code

+ Section 145.1(cj(6) requires fhat within Downtown. Commercial Districts, ﬁontagés with

Active uses thdt aré figt Yesidential 6 PDR must be fenestrated With fransparent windows

and doOI:Ways for no less than 60 pircent of the street fr_ontage at the groiirid level and allow
visibility o the m51de of the brilding.

The, Profect complies: with: the Griound Floor Tratispatericy vequirements of thé Plauning Code.

Approximately 83 percent of the Project’s new céustruction frontage on 1% Street, 60. pervent of the
Project's Sauth Van Ness. Avenue frontage, and 61 percent of the Project’s new constryction frontage
along Mission. Street ara Jenestrated with transpavent windows and doorways. Only the rettined
portions of the Project’s historic resource are fenesfmted with transparent windows and doorways for
less thun. 60 percent, Pursuant to Plannfng Code Section: 145.1(c)(6), the Planping Commission: ray
waive or modifyspecific.sireet frontage reqxzzrements for buildiings: considered, historic resources.

Shadows o Public Open Spaces, Planning Code Section 147 seeks to reduce stbsfaitial
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 reduce:
substantial shadow impacts on ‘open spaces subject to Section 147, In defermining whether a
shadow is substantial, the .follow'ing; factors shall be faken info account: the area shaded, the
shadow’s dura’ﬂon, and fhi importance of sunlightto the areain question..

A shadowr analyszs determiined that the Project would cast shadow). one proposed. publzcl i accesszble

przzmte open space{POPOS) —Brady Park.

“The piroposed. Brady Park POPOS winld receivs new shading from 1500 Mission Strect, wzth pegk
new shading likely vocurring o or groymd the Sumgiter Solstive (June 21). 'With moring shadows
cast from the esst tof thy west, @ portion of the park space not shaded by 1629 Market Street wayld
veceiop new shadgus fron the proposed Profect, Newrshadow from 16500 Mission: Street world occur
during éafly morniiigs and be gone prior 1 9im. Ne shuiling from e Project would be present on e
equinexes {September 20{March 21) nir the winter solsilce (Detember.21). Quuntitative cqlewdutions
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were not performed o confirm. the precise range 6f‘dates news shading wondil be present, howeper it
wanld likely be in the range of 1-2 thonihs on either-side of the: Sammef Solatice, or approxlmafely 24
Fnpriths anyually. 1

Ground. Level Wind. Planning Code Sectionn 148 requires that new construction in
Downtown Commex:cxal Distncts Wlﬂ not eau’se grqund' IeVel Wmd g:urfents to exceed'

heur in aveas of substanhal pede.stnan ﬂs.e er more thar,\ ’10 petcent of the nme ‘year round,,

betweeir 7:00 AM and 600 PM. The requiremients of fthis Section apply éfther whén
preexisting. ambient wind speeds at  site éxcéed fhe comfort level and ate nof being
eliminated as-a result of the project, or when the project mmay result in wind conditions
exceeding the comfort criferion:

The existing conditions at the Project Site indicate that 33 of the 50 test points exceed the Pliuning
Cosde’s comfart criterion uk grade Tevel with maerage wind speeds-at approximately 11.8 miles per hour
Ctaph). The 11 mpk comfort criterion s currently exceeded: more than 10 percent of the tine. With the
Project, 2 new: test pofits were studied stnee. the Project introduces enhanced pedestrian connectively.
The comfort criterion is exceeded a¥ 35 of 52 points with the project exveeded tmore than 10 percent of
the time with average wind speeds mcreasmgshghtly fa 12.3 wnph from 11.8:mph. Generdlly, the wind

Conditions reminin thesame with the Project compared to existing condifions.

Under existing eonditions, hazard criterion 7 wexceeded at one poink for Z hours per year. With the
Project, hazard criterion 15 exceeded at one point for 1 hour per year. Acctrdingly, hazardous
canditions are improved with the Project.

- A Section 309 exception s being sought because the Project would r;of elimirte the exfsting locatioys

theeting of exgeeding the Planning Code’s comfort criterion.  Excepitfons from the corfort criterioit
ity be granited pursignt to Seetion 309, There ate 10 nef view azapdous ‘wind speeds caused by fhe
J?ro]eci See Section 7, below; for 309 firidings,

-Parldrig: Planmng Section 151.1 allovys up t6 one car-for each two dWEng units as-of-tight

irt.the £-3-G Zoning Disfrict. Parking fo the preposed retail use shall nofexceed 7% of gross
floor atea for that use. For the proposed public dgericy office huilding, the maximum ardgurit
of off-sireet parking that miay be provided off-street ]3arking shall be one- spade for.éach 3,000
prosg squinte feet of flodr atea as pef;mtted by the proposed 1500 Mission Stréet Special Use

District,

The Projéct contuing 550 doellifig-inits; 38,;00(2"@5?!1'#6 feet of retuil and approximately 464,000 square
Jfeet of office uses. Thus, a total vf 275 spuces for the residentinl use, up to 2,660 sqisare feef dizvoted by
parking for the fetiait use aid 155 parking spiices for the Cily office building finy be permitted. Tig
Dyvject proposes’ 225 parking sprces for the residentinl wse, 2,660 syunte feel (14 spaces) depoted to
putking for the retall use, aitd 120 parking spoces for the Uity office bujlding. Therefore, the Project

. cosnplies with SécHon 151,1-0f the Planiting Code and the 1500 Mission Street Special Use District, |

11500 Mission Street Shadow Analysis Reporf, February 17,2017, Prevision Desigr:

SAR FRANCISCO
L ANKIL
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Off-Street Freight Loading. Planning Code Section 152.1 requires thut projects irt the C-3
District that ffehude the oyet 500,000 sqare feet of residential space must provide three off-

stireet frbight Ioading spaces within thé project and 0.1 space pex 10,000 squdre feet of gross
floot area is reqidired for office pises;

The Project mazudes 767,200 square feet-of Residevitial depelopiment (552,290 square feet that coitnts.
towards Floor Area Katio); requiring three off-sireet londirig spaces, 38,000 squaze feef of Retail Use
tequiring 2 off street loading. spaces, and -gpproximately 567,300 square feet of Office’ development
(464,000 gross square fect that counts towards Floor Areq Retio), requiring 5 off-street louding spaces”
for a total of 10 spaves that meet dimensional vequirentents pursuant to Section 154. Three off-street
loading spaces-utg provided for the Residential use-and i equinaleit of five spices are provided for the
Office use. Two spaces thaf can accomttiodate service vehicles meeting the dimensional requirenents
specified in Planting Code Section. I54(b)(3) substitute aure. of the full-size Tonding sprces required for
the progosed: Office lmddmg A total of four service vehicles wre provided for the Qffice use, equivalest
to fwo offstrest loading spaces. Therefore a total of five full-size off-street toading are provided for the
Office wse. The Projest is seeking an exception as permifted by Sections 161 and 309 for the two off-
street londing spaces required for the proposed Residential / Retuil component. See Section 7, below, for
309 findings.

. Bicycle Parking. For birildings with tiore than 100 dwelling tinifs, Planning Codi Sectiort

155.2 requives 100 Class 1 spaced pliss oie Class 1 space for sveéry foiir dwelling uriits dver
100, and one'Class 2 space per 20 units. For Retail sises T Class 1 space is requtired for every
7,500 square feet of Ocrupied Floor Ared and o Class 2-spdce is required for every 2,500
square feef of: Occupled Floor Avea. A minimum of one Class: 1 space for every 5000 square
feet of Occupled Floor Area of Office Use and a minimum of two Class 2 spaces plus and
additlonal space for every 50,000 square feet of Occupied Floor Area:

The Project complies with Section 155.2 because it provides 553 €lass 1.and 67 Class 2 bieyelp parking:
spaces, exceeding the Planning Code tequivement 1o provide 311 Class 1 spaces (100 units x 1 stall =
100 + 450 X 1 stall /4 units= 213 stalls for Residential Lses,, 464,000 SF X 1 stall { 5,000 SF of
Occrpied Floor Avea =93 stills for Office Uses myd 38,000 85 X 1 stall 1 7,500 5F of Occupied Floor
Area = 5 for Retail Uses) and 54 Classi2 spuces (550 wits x 1 stall/20°ynits=28 stalls for Residential
Uses, 464,000 S x 1 stall /50,000 5F-of Occupied Floor Aren.+ 2 =11 stalls for Office Uses, and
38,000 square feet % 1 stall | 2,500 square feet = 15 stalls for Retuil Uses). AUl Class 1 spaices are

located af the first batsemenit lez;el acz:essi{ﬂe from the. 11th Street; ramysr and.Class 2 spaces are located
on the Project’s sidewalks:

Shower Farilities-and Lockers). Section 1554 requires shower facilities arid Jockers for newr
developnients, depending -on use. For non-retail sales and, service. uses {Le. Office), four
showers. and 24 Iockers are: requited where oceupied floor ared excesds 50,000 square feet,
arid one shower and six lockers where the Occuipied Floor Area exceeds 10,000 sgjdrg feet
but is tit greater than 56,000 square, fect.

The Project provides 15 showers arid 76 lockers for the Office Use-and 8 shozogrs gnd+48 lockers for the
retail usg; exceeding Plarining Code requirentents. Therefore, the Project cormplies.wsith Section 1554,
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P. Car Share. Planning Code Sectiot 166 requires two car shate parkinig spaces for residential

projects with 201 dwelling unifs plus an additional parking space for every 200 dwelling .

units QVEL" 200 artd 1 space plus 1 for: every 50 parking spaces.over 50 for non-residential uSes,

The Project requires 4 total of 6 car sharé spaces. - & parking stalls for the building’s Résidential Uses

12 spuces + 1. space X (350 dwelling wpits # 200 dwelling wnits)f wnd Z oar sHarg spaces for the:vffice
Use:singh 120 accessory piirking spaces ive priviided for said visé. The sebail uge dogs not geverate o
reqmrement for cap share spuces, The Prajeck provides 6 car shiire paces; andk thetefore- cmnphes with
Plannirig Code Seciwn 166.

Transportation Dentand Marntagenent (TDM) Plan. Purstiant to Planning Code Section. 169
and the TDM Program Staridards, the: Pyoject shall finalizé a TDM. Plan prior Planving
Deépartment approval of the first Building Perniit of Site Permit. As cuireéntly proposed, the
Project must acliieve a target of 37 (9-points for the Retail Use, 12 pofnts for the Cffice Use
aid 16 pomts for thé Residernitial Use).

The- Prq;ect sizbmitted n cormpiéted Envirominental Evaluation Application prioe to Sqtgmbej .8 2016

' Theérefore; the Projeck inust only dchieve 507 of the potnt tabget established in thg FDM Program

SAN FB}\NOISCO
PLANNIN

Standards, resulting in n fogitired target of 37 points: A cutrently pioposed, the Project will achidve -

3ts required 37 points through the following TDM wieasyrest
Retail Use:

o Unbundled Parking

« Bicycle Parking (Option A)

«  Tmproved Waildﬁg Conditions

o Showers.and Lockers

+  Muiltimpda Wayfinding Signage

+  Unbundled Parking
s Short Term Daily Parking Provision
«  Improved Walking Conditions
*  Bloycle Parking (Option: B
»  Shoters and Lockers
o  Car-Shutg Parking
s Fainily TDM ~On-site Childcare
~  Multimodal Wayfinding Signage
-+ . Real Thme Transportation Displays.

Residential Use:

o Unbundled Parking
o Parking Supply

& DEFARTHENT ’ 12
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o Impioved Walking Conditions

«  Bicycle Parking (Option A)

o Bicycle Repair Station

o Shoivers and Lockers

o Car-Share Parking

~  Delivery Support Ameniities

s Multimodal Wayfinding Signnge

= Real Titng Transportation Displays

R. Height. The proposed Height and Bulks within the 1500 thssmn Btreet Specxal Use District is
120/240-R-3, B5- X and 130/400-R-3.

The Profect campl{es:with the proposed Hieights within the 1500 Migsion Srect Specinl Use District

S. Bulk. The 1500 Mission Street Special Use District establishes thie R-3 Bulk District whith
limits the seaxiinttin plan lehgth of 170 feet and diagonal dimension of 225 fegt for buildings
betweeit thie podivm height and 240 feet, For buildifgs btween 241 mad 400 feét tall, the plan
length i liniited fo 156 féet and disgonal dintetsion of 165 feet with 4 maximium avéragé
floor area of 13,160 gross.square feet. The grossfloof ared of the top onethizd of the tower
shall be reduced by 7 percent from: the maximurh floor plate of the tower abave the podium

_ height limit.

The Project complies with the bulk requirements pursuant fo the proposed R-3 Bulk District.

T. Shadows on Parks (Section 295}, Secfion 295 requires any project proposing a structure
exceeding a height of 40 feet to undergo a shadow analysis in order fo determine if the ~
project would result fn the net addition: of shadow o properties under the jurisdictiort of the
Recreafion dnd Park Depattment ot designated for acquisition by the Rectedtion and. Park
Comnimissiori. -

A shadow analysis whs conducted dnd determined thaf the Project would cast an additonal 0.03% of
shadow on Patricin’s Green. per yeay. Or days of wtaximum shading, new shadows would be present
for approxiviately 23 mintes between 7:36 am ntd be gone prio to 8 am. The-shadow analysis found:
that new shading from. the project would predotuingutly occur its the worfhern half of Patricia’s Green.
Ta eliningte all new. shading on. Patricia's Green, the progosed residential tower would need: to b
reiduced in. height by approxivmately 51 feet, resulting in the elinivation of 50 vesidential units. The

Project was not found to adversely impact the nse of the Park by the Recreation and Parks Departmmt
ata duly noticed, regularly schednled teeting ot March 16, 2017

The new shadewr on the pmy | pitk 4 13 gud Natomna Streek that T designated for avquisition by
the Recreation and Purk Commission generated Uy the Project woyld be present only ' the late
. afterution, and evening bekisder: Murch 3 and October 11. Projeck-getlernted. e shadinbs dould fall
primurily on. e southérn % of Hie park site (the portions of the site with frondage om L1% gnd Natoma
Streets) with maxivmum new shudow covérage Typiially ocewriing hetiween 5:30-6:00 pa. Stnce the
. park gt 11% dnid Natoma Stréets has iof yet been developed dnd na fiiture prograniming iuformation
Has beenr developed or approved, the possible fentures affected and qualitation fmpacts of project-
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generifed shodow on such features are undetermined. To.elivainate gll shaing on the proposed park at
1% and Natomd, 16 stories of the residential tower would need o bg removed, eliminutitig
approximately 160 dwelling units.

Axnti-Discriminatory ‘H'ous”x‘lig Policy (Administrative Code Section 1.61). Projects with
proposing ten dwelling units of more st coraplete an Anti-Discriminatory Housing
Affidavitindicating that the Project Sponsor will adhere to anti-discriminatoiy practices.

The Project Spensor has complefed aud submitted mn Anti-Diseriminatory Housing: Policy affidavit
confirming complance with anti-discrimfuatory practices,

Inclusionary Affordable Housing Program (Séction 415 and Section 249.28). Inclusionary
Affordable Housing Program. Planining Code Section 415 sets fortht the requirements: and
procedures for. the Inclusionary Affordable Housing Program. Under Planning Code Section
415.3, thiese requiremerits apply to projects that consist of 10 :or more gnits. The applicable
percentage ¥ dependent on the nunber of units in the project, the zoning of the property,
and the date that the project submijtted a complete Environmenfd] Evaluation Application. A
complete Envitonmental Evaluation Application was submitied on October 13, 2014;
therefore, pursuant to Planning Code Section 4153 and 249.28 the Inclusionary: Affordable
Housing Programi. reguirement for the On-site Affordable Housing Alternative is to provide
13.5% of the proposed dwelling; units as affordable.

The Profect Spovisr s detionstiated thap it is dligible for the On-Site Affordable Hoising
Alternative under Planning Code Section 4155 and, 4155, and ‘tms submitted wn *Affidavit of
Compliunce with the Inclusionary Affordable Housing Programs: Planuing Code Section 415, ta
satisfy the requirénients of t1é Iiclusionery Affordable Housing Prograns by providing the ifordable
housing on-site insteddt of through. patyment of the Afforduble Houstng Feé. In order foi the Project
Sponsor to be- eligible: for the: On-Site @furdabfa Housing Alternative, the. Project. Spansor must
submit an ’Aﬁidav;t of Compliatice with the Inclusionaty Affordable Housing Program: Planiing
Code Section 415,” 10 the Planing Depattiait stating that Afty affordgble utits desighiated us op-5ité
units shall be sold-as oupership units and wilk remain ns oumership units for the life-of the project or
submit to the. Depariment 4 contrack demonstraling that the project’s on- or off-site units are wpf
subject o the Costa Hawkins Rental Housing Act, California Civil Code: Section 1954.50 becapse,
under Sectior: 1954.52(b), thiz Project Sponsir hus entered into an agreammt with 2 pithlic entity: in
vonsideration Jor v direct financisl contribution ar any other fornt of assistance specified. in: Culifornin
Governmeitk Code Sections 65915 et seq. and submits an Affudvit of such to the Departritent. All such
contracls éntered into with the Cilty and County of San Fraycisco niust be reviewed gnd approved by
the Muyor’s Office Housing and Corimigaity Development and the City Attotriey’s Oﬁ&'ca The
Project Sponsor bas indicated the intention ta.enter info.an ugreement with the City fo qualify for n
waiver fromt the Costi-Hittking. Rental Housing Act based; upon the propused density bonius,
concessions prowided by the City wnil approved herein and the Project’ use of tax exempt bond
Jinancing: The Project Spansor submitted such. Affiddoit on March 3, 2017, The npplicable percentage
is. depenident br e tokal wiumber of units b the project, the zoning of the property, and the date #hat
the project subniited a comiplete Enpitonyignial Epalustivn Appiicaiiam A complete Endirgrnieptal
Evalyation Applitation wis subitted off Ottobgr 13, 2014; therefore, pursiinit 1 Plaviring Code
Section 415.3 the Inciusionary Afforduble Housing Program tequirement for the On-site Affordable
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Housing Alternative 15 to provide 13.5% of the total proposed dusellivig #initis as affordoble, 110 anits
{40 (36%) studios, 29 (26%) one bedroom, 39 (35%) twoe bedroons s 2 (2%) three bedroom units) of
it fotal 550 uxits provided will be pffordable units hmounting to 20% of the tfl constructed dimits,
exceeding Plaining Code requivements. The Project vecelved prionity pracessing statiis for exceedinig:
inclusionary housing requirements. Additionlly, the Conditionsl Purchase und Sale Agreement
between the City and County of San Franciscd and the Praject Sponsor includes-i commitment to the.
provision. of affordable units ab u vate of 20 perdent of totul constructed vnits, The Conditiondl
Putchase and Sule Agreement was fullyy executed und wnanimously supported by the Board of
Superoisors in Deceniber of 2014. Tf fhe Project becomes ineligible o itteet iks Fuclysionary Affordable
Housinig Progtram obligatiort thiotigh. the Ort-site Affordable, Housing Altermitive, it wiust pay the
Affordable Housing Fee with interest, if applicable.

. Public At (Section 429). In thé case of ‘construction. of a new building of addition of floor

. area it excess of 25,000'sf to an existing buflding in & C-3 District, Section 429 requires a

project to iiclude works of art costing an amount: equal fo one percent of the construction
cost of the building.

The Project wonld comply u}ith thig Section, by dedicating one percent of the Project” .oonsbucti‘qn
cost to dwarks of urt. The public art coticept and location will be: subsequéntly presented fo the Plarning
Commission.ak an informational presentation.

Signage (Section 607). Curxenily, thete Is xiot 4 propdsed sig prograni on file with thie
Planning Department: Any proposed signage will be subject to the review and approval of
the Planming Deparfment purstiant {0, the pravisions.of Article 6 of the Planning Code;

7. Exceptions Request Pursuant o Planning Cddé Section 309. The Plarming Commission has
considered the following exceptions. fo the Planning Code, makes the following findings and
grrarits gach exception 1o the entite Project i further described. belqw*

AR HGiSCD
foan

a, Section 148; Ground-Level Wind Currénts. I C-3 Distrdcts, buildings and additions to
existing buildings shall be shaped, ox other wind:baffing measizres shall be adopted, so
that the developimients will xiot cange ground-leve] wifid currerits 10 exceed more thin 10
pereent, of the time year round, betiveen 7:00.a.m. and 5:00 p.in., the comfort level of 11
miles per hotr equivalent wind speed in afeas of subistantial pedestrian use and seven.
rhiles per hour eqmva]ent wirid speed in public seafinig ardas.

‘When preexisting ambierit wind speeds exceed the corfort level, or whetr 4 proposed
building or addition inay tause ambient wind speeds 1o exceed the comfort level, the
building shall be designied to réduce the Anibient wiiid spéeds td meet the teguitements.
An éception may be granted, in accordance with the provisiohg of Section 309, allowing
thie bujlding or addition 1o add to the amount of tini¢ that the comfort level s pxceedad
by the Ieast practical amount if () 3t cdn be shiowni that a birlding orf dddition cannot be:

. shaped and other wind-bafflirg messutes cannot be adopted 1o ‘meet the foregoing
. requirements without creating an unattractive and ingainly building forsi and without
unduly restricting the development potential of the building site in questiory, and () it is
conclded that; because of the limited améunt by which the comfort level is exceeded,
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‘the limited locatior it which the comfort level Is exceeded, or the limited time during

which the comfort leve] is exceeded, the addiﬁon 1% insubstantial.

Section 309(2)(2) Penmfs exceptions from the Section 148 ground-level Wmd current
fteqirirements. No "ekception shall be granted and mo building ¢r addition shall bé

_ perivifted that ciuses equivalent wind speeds to reach or éxvéed the hazard level of 26
- injles pér hour (aiph) for a single hou of the year

Tndependent consultunis anafijzed ground-level wind currents in fe vicinity of the Project Sife. A

Comfort Criterfont

wind funnel analysis, the results of which nre included fn @ technical memorandum prepared by
BMT Fluid Mechinics, was condticted, iising a scals hodel of Hue Project Site and its immedidte
wicinity, The study concluded that the Project would not resuit i any substantial chunge to the
wind coniditions of the gred.

Bused ot existing conditions, 33 of the-50 (approximately 6670} locutionis tested currently wxceed.
the pedestrian comfort Jevel of 11 mph 4t ginde Tevel more than 10% of the Hme. Avefagz wind
spéeds neisured close 6 11.8 ruph, :

Uiz&a’ the Project scenario, an additiomil 2 poinds were fested 3o captiire the fupp. inid-blork alleys.
dctessed from: South Van Ness Avertué and Mission Street. “Therg fs wo information for these
poinis uniler the existing scenario because the existing buildings are constructed to he property
line where the additional test potuts ure ocited. With. the Project, 35 of 52 locations (67%) tested
exceeded the pedestrinm comfort level of 1 mph wiove than 10% of the time. Average wind spegils,
ducreased slightly to approximately 12.% mph. Under the Cumulative scenario, which takes info
gcconnt dther pfrmned projects i the vicinity, averagenind speeds dectease ¥ 11.3 mph, with 25

of 52 (48%) points that exceed comfort criterion.

SAN FRANCISCD

e conclusion, the Project does not result fn substantial change to e wind conditions. However,

sirtee. comfort wipeedimces are ot ewtirely eliminnted by Ahe Project, wi exception ¥ réqu“ir'ed'

under Planning Code Section 309.

Hazard Criterion -
The Wind Study indicated Hont the project does uot couse arny nek m:whazardous condifions.
Therefore, th Projéct would coinply with the hiserd eriterion pf Section 148.

Loading, Flanning Code Sedion 152.1 requires that projects. in the C-3 sttncl.‘ that
include. the over 506,000 square feet of residential space misst provide threg off-street
freight loadirg spaces wihin the project @rid 0.4, space pet 10,000 3quare feet of gross
floor area. is required for office wuses, Pursuant to” Sectiorr 161, ‘exceptions. fo Joading
requirements are permitted fn racognition of thie fact.that sife constraints may make the
provisign of required freight Ioadmg and service vehicleé spacés. impractical or
undesirable.

Thﬁ Project tneludes 767,200 gross square foet of Resdential development (552,290 square feet
that counts fowards Floor Area Rafio), requiring three off-street loading spuces; 38,000 square feet
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* of retail requiring 2. Jopding spaces and approximately 464,000 gross square feet of Office
developnient requiring & off-street loading spaces for i fotal of 10 spaces thaf meef dimensional
réquirements pursuant to SecHoil 154, Three off street loading spiaces ipe provided for the
Residential and Retail use anid an equipalent of five spaces are provided for the Office use. Two
spaces that ¢atl gecommodate servive vehicles ingeting the dinterisiohal tequirerents specified in
Planning Code Section 154(b)(3) substitute one of the fall-size loading spaces véquired for the
proposed Office bullding.

The EIR determined that the average demand for vesidentinl and retail londing spaces js three
‘spaces.and the average demand for the office canponent s five spaces (see puge IV.B-57 fo -53). Tn
addition, SEMTA hus approved yellow londing zones. at the. curli on both,. South.-Van Ness Avenuse
artd 11th Street to nccommodute ndditiogl peak loadmg demand.

The Project s seecking it exception us permitted by Sections 161 and 309 for the two of the:
Tegtired off-stieet loding spices, The Refail and Residential Uses require.a total of 5 off street
loading spaces, A totul of 3 spaces wreprovided for both pses.

(1) Provision of freight loading and Service vehicle spagés cannot bé accomplished
undergrommd dué to the frequéncy of move-ins/move-outs typical of & rental
apartment building and also because site cowstraints will not permit rataps,
elevafots, turntables and maneyvering areas with reasonablé safety.

The three tesidential and. retall Jonding spaces are on. the: gmund level, rather than
nnderground, because of the constraints on ceiling height und maneyvering areas: in the
basertent,

(2) Provision of the required number of freight loading and service; yehicles on-site
would: result in the use of an unreasorieble percentage of ground-floor area,
precluding tore desirable usés of the ground floor for retail, pedestriart circulatfont .
or Opern spates uses.

Adding the two additional Tonding spaces vr-site would use an unreasonsble percentage of
the grounid floor for loading, precluding more desirable ground floor vetall,. pedestrian
circulation and open.space wses.

(3) A jointly tised undexéraund Facility with aiccess fo & number of separate buildings
and miéeting the collectiverieeds for freight loading and servme yehicles for all nges
in the building fnvolved, cannot be promded

“The freight lcgzdﬁzg nteirfor the City office buflding is not adjicent to the residentiol project’s
wertical cirgulation, muking joint yse of widergroumd loading fucilities Hrifensible.

{4} Spaces for delivery functions can be provided atthe adjacent curh without adverse
effect oni pedestrian citcidation, traosit ppecations of general traffic drculation; srid
off-street space permanently reserved for service vehidles is provided either on-sife
or in the jmmediate vicinity of the building,

aAN FRANGISGD L 1 7
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As confirmted by the Transporiation Impact Study conducted.as part of the EIR, adjacent
curli space is woilable it the fimmedinte vicinity of the building o accommodate any peuk
loading demunid that cannof be decommodated:on-sife.

HOUSING ELEMENT
Objectives and Policies
- OBJECTIVE 1:
IDENT[FY AND MAKE AVAILABLE FOR DEVELOFMENT ADEQUATE SITES TOQ MEET THE
CITY'S HOUSING NEEDS, ESPECIALLY PERMANENTLY AFEO,RDABLE HOUSING.
Pohcy 1.8

Promote mixed use development, and- nclude hnusmg, particularly permaneritly affordable
housing, fn new r comimercial, institirtional or other single use deve}c»pmmt projects.

The Project supports this Policy. The proposed Project woidd constriict fd new buildings, one of which i
- fesidential building that would conkiii approximately 550 dwelling units. Appmnmutely 110 of e 550-
4 dwellmg wnits would be permdnently uﬁ‘oz‘dable.

Policy 1.10

Support new fiousing: projects, espemai]y affordable housing, where households can easily rely
on pubhc Aransportation, walldng and bicycling for the majority of daily trips.

‘The Profect supporis this Policy. It is antitipated fhat because of the. central location of the: Project, most
residents wotld elfher walk, bike, or use public transportution for daily travel, The Profect is less Hhan one
block frotn. Market Street, wifh convenient access frowt, the praperty to e Van Ness MUNI mefro siation
and about 15 MUNE lines, and less than half a nile from. the Civic Center BART Station, allowsing
_conmections fo: neighborhoods throughvut the City, the Est Bayy and the Pentnsula. Additiornilly, the
Project provides 620 bicyele parking spaces (653 Class 1, 67 Class 2) with ¢ vonvertdent, sufe stotuge in the
busement md street level, encouraging lncyt‘le& s '@ mode of transportation.

OBJECTIVES5; :

ENSURE THAT ALL RESIDENTS HAVE EQYUAL ACCESS TO AVAILABLE UNITS.

Policy 5.4 o

Provide atange of unit fypés for all segments of neéd, arid work t6 mgve residents between unit
types as their needs change. . '

"“The Project supports #his. Palicy. The Project wionld; create 550 dwelling unifs, of which 197 (36%5 are
studios, 146 {27%) are one bedroons, 198, (36%) ure two bedrooms and 12:(2%) are three- bedroom units,
The 110 Below Murket Rate wiits would be comprised of a'similar dwelling wrif mix: 40 (36%) studios,
29 (26%) one bedroom, 39 (35%) two bedroom and 2 (2%) three bedroom untts. -

OBJECTIVE 11;
SUPPQRT AND: RESPECT" THE DIVERSE AND DISTINCT CHARACTER OF SAN
FRANCISCO'S NEIGHBORHOODS. »

SEN FRANGISED 18
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Policy 111 .
Promote the construction and: rehabilitation of well-designed Housing fhat emiptiasizes beauty,
flexibility, and innovative design, and respects existing nefghborhiood character.

Policy 112 '

Exsure implementation of accepted design standards in project approvals
" Policy 113

Ensure growfh is accommodated withot suhs’canhaﬂy and: advetsely impacting existing
réstdential nelghborhood character.

Policy 114

Confinue fo. utilize zoning districts which conformi to a generahzed residential Jand use and
detisity plari and the General Plan. -

Policy 116

Foster & sensg of comm:umty through Architechural design, using featureg that promote
comununity inferaction.

. 'The Project supparts these polictes. The Project. would ereate 5501 dwelling nnits in the jrmmediste viciuity
of existing residential and office buildings, The Project’s design upholds the Planning Deparfment's
starefront frausparency guidelines by ensuring that it least H0-percent of the. non-vesidential, non-historic
actioe frontages are transparent {meeting Plaoting Code requirements), better nctfonting South Van Ness
Avenye, MGssion Strect-and 11% Street, Additioually, the Project provides publically accessible ppen space
in. the form. of 4 mid-block wlley, which will be actionted with the City's vffice building and grourid-floor
refail space. The building's avchitectural design promotes contmunily interaction By mmtmg members of
‘the public tu titerackawith the core of the p; oject, htemlly walking through the.center of the Project site.

URBAN: DESIGN ELEMENT

Objectives and Policies
OBJECTIVE 1:
"EMPHASIS OF THE CHARACTERISTIC PATTERN WHICH GIVES TO THE CITY AND ITS
NEIGHBORHOODS AN IMAGE, A SENSE OF PURPOSE, AND A MEANS OF
ORIENTATION
Policy 1.3

Recognize that bufldings, when seen fogether, produce a iotal effect that characteuzes the city
and its districks, .

OBJECTIVE 3 | A
MODERATION OF MAJOR NEW DEVELOPMENT TO COMPLEMENT THE CITY
PATTERN, THE RESORUCES TO BE CONSERVED, AND THE NEIGHOBRHOOD
ENVIRONMENT.

Policy 3.4

Promote harmony in. fhe visizal relationships and transitions betweeti new and glder buildings.

SaNFRANGISCD 19
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Policy 3.6

Relate the bulk of ! buildings to the prevailing scale of development toavoid an overwhelming or
donijriating dppearance in tiew Constmction,

The Project meets the afprementiored objectfves ind policies by emiploying desigm that bath relates to
. existing development i the.neighborhood while alsy emphasizing a pattern that gives its ndghboﬂmods an
Tmige und means of orientution. The Project Site is locted in & : nefghbaihood of mid- to high-rise; mixed-
wuse buildings both vesidentiol and commercial in wature. 4 cobesfve design or pattern. does not exist:
howeper, the Project-is located uf the hieart of $hie Hub, which harkens back fo 7 well-known n'_eigixbor_hood
near the infersections of Market: Street with: Vialencin, Hitight and Gough Streets. This Project fs consistent
with the design and land use goals of those proposed in thie Hub Avea Plan as well as those articulated i
the Market and Octavig Area Plan.

The building’s design, with « transpirent Hree-story mlume idjacent to the South Van Nezs wmid-block-
alley entrance is Infended to serie ds-the fnair. entrance o the new Cify offiee building that will house a
supiber of publm agencigs, indluding the Departwent of Public Warks, Departinent of Buflding
Trispectivns, Dephariynemt of Regrejition. arul Parks, and the Planning Depurtuient. The fine-story podinn s,
set back, frorm fthe shorter three story volurie, with the A6-storyy tower portion fronting -the 11% Street
Jrontage, helping to shiderate bebweén the adjacennt 120-foot sfreture af Qne South Vait Néss Avenie and
" the proposed project, Similarly, the vesidential podius dlong Syuth Vin Ness rises 10 four sfories, for
approxiniately 80 feet before risiitg 4o it full B9-stsry height: AL the torhier of Missioit and Soufl Van ©
Néss, the tower pbrtion of the residéntial biilding helps crente & gutéwmy 10 the Hub.
Further, tha Project includes the reténtion of the historic clock toter portion of the building most recenily
serving as Goodwill Industries’ sorting facility, but historically as a Coca-Cold bottling plant. The Profect
‘would: restore the.old pedestrian-Tevel windows along Mission and 114 Stréet, fmproving fz‘anSparency arid.
street-level activation, Retention-of the clock tower serves es a visible transition between plder and newer
uildings i the neighborfood.

CQMMERC F AND INDUSTRY ELEMENT
Objectives ind Policies
OBJECTIVEL;
‘MAGB ECONOMIC ‘GROWTH. AND CHANGE TO ENSURE ENHANCEMENT OF THE
"TOTAL.CTTY LIVING AND WORKING ENVIRONMENT.
Policy 1.1 '

Encomrage. development which provides substa;ntlal net benefits and. minimizes undemable
. consequetices.. Discottrage development -that Has stbstantial undesirable consequences that
canhot be mitigated.

Policy 1.2

Assure that alf commerdal -and Indusirial tiges meet ﬁﬁn‘uﬂum, Teasonable performance
standards:

Policy 1.3

Locate cominetcial and industriz] activities Actording to a genetalized contmercial and industral

54N FRANCISCD . o0
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The Project Supports these Objectivés atul Polieies. The Project would add up bo 38,008 syugrs feet of new
eommiefcial space intended to serve residents in the budding wnd surrounding neighborhood. Retadl: is

enciiuraged ind pringiplly permitfed on the groimd floor of buildings in the Dowstorbie—~General District,
anid is $hus congistent with potivities in the copmmercial land nse plin.

TRANSPORTATION ELEMENT

Objectives and Policies.

OBJECTIVE1:,

MEET THE, NEEDS OF ALL RESIDENTS AND VISITORS FOR SAFE, CONVENIENT, AND
INEXPENSIVE TRAVEL WITHIN SAN FRANCISCO AND BETWEEN THE CITY AND OTHER
PARTS OF THE REGION WHILE MAINTAINING THE HIGH QUALITY LIVING
ENVIRONMENT-OF THE BAY AREA.

Policy1.2; .
Ensure the safety and comfort of pedestrians thrt)ughout the city.

A primary objective, of Fhe proposed Project is 0 create 4 pedestrion-orienifed environment gt the Project
Site that encoriages walling us. o prinvipal means of transportation. The Project is set buck 15-feet from. -
e South: Vian Ness property, providing w génefbils 37-fook,. T-inch wide sidewalk. Wind screens will be
placed vloug the curb edge of the sidgwalk whtile u cariopy uttached to. the proposed residéntial tower would
extend approximately 20feet quer- the sidewalk, providing protection fo pedestrians ugainst the
neighborhood’s wimdy conditions, A wind canopy is alsn planned along the Project's Mission Street
frontage. To improve peddestrian conngetinity, the proposed mid-block lley along South Van Ness Avenue
would connect to. mid-block alley proposed dlong the Misston Street frontage. Finally, the Project wonld

wiiden the sidewnlk along the 11 Street ﬁonfage to 15-fect, further nproving pedestrian conditions
around. the Project site.

OBJECTIVE Z:

USE THE TRANSPORTATION SYSTEM AS A MEANS FOR. CUB)ING DEVELOPMENT AND
IMPROVH\TG THE ENVHIQNMENT

Policy 3.1

Userapid transit- and other. transportation improvements i the city and regionas the catalyst fer
des;ra’ble development, and coordinate new facilities Wlﬂ1pub1m and private development.

The Pm]er:t would promate Objective 2 and 18 associated policies by constryeting i tesidential building
with groud floor retail s the Downfown: Core, wisich Is the most transit rich atea of the City, The: Project
would aldo fegture multimodal tpayfinding signage direrting residents and visitors do:transit, as well as
provide trimsportation information displays that would provide fransit informution.

OBJECTIVE 11:

ESTAELISH PUBLIC TRANSIT AS THE PRIMARY MODE OF TRANSPORTATION IN SAN
FRANCISCO AND A8 A MEANS THROUGH WHICH TO. GUIDE FUTURE DEVELOPMENT
AND- IMPROVE BEGIONMAL MOBILITY AND AIR QUALITY:

sm PMNGISC PEPARTRIENT . 21
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Policy 11.3:

Encourage developmmt'ﬂxat'éfﬁﬁenﬂy oordinates Yand use with fransif service, reqairing that
developers address transit cén¢érns as Well a5 fnitigate traffic problems.

The Profect s Tocated within & twighborhood, richawith iblic Hirspotiation; those who eccupy the twe
proposed buildings are expected to rely heavily o public transit, bicycling, -or walking for the majority of
their duily trips. The project-includes bicycle parking for 620 bicycles (553 Class 1, 67 Class 2). Within g
Jew blocks. of the Project Site, there is an abundance of focal nnd regzmuzl {rapsit lines, ncluding MUNT
buss lines, MUNI Metro rail lines and BART. Additiondlly such. transit lines also provide access fo- AC
“Transit (Transbay Terminal) and CalTrain.

DOWNTOWN AREA PLAN -
-OBfe'c:HVes' and Policies
GBJECTIVE s

MANAGE ECONOMIC GROWTH ANDR CHANGE TQ ENSURE E’NHANCEMENT OF THE
POTAL CITY LIVING AND WORKING ENVIRONMENT.

" Policy 1.1

Encourdge development which produces substantial net benefifs and minimizes tmidesirable

consequences. Disconrage development which has substantial undesirable - consequences which
cannot be mitigated.

'I'hePro]ectwauld bring ndditions] housing, into i neighborhood that is well sefved by priblic; tmmszt on. the
edge of Dowrttount, The Project would o displace any housing because the existing stichures g 1500
Misgiort. Street coittain a rebdi] building apd. wiarchouse vecupied by Goodwill Industries, The Project
would. improve the zm,stmg chardcter of the: neighbotliogd by dcHoating the site’s T1% Streef ﬁonfagg with
retail and office uses, providing ore “eyes-on” 4 curvently an underubilized street, primarily serving %
wehiculur fitgress] egtiss. Addiionally, the-Profect would propide retuil space along the South Vayt Ness,
Mission Street and inid-block alley frontages Hut would confribute 1o the exzsi:mg retail. nses in fhe
wicinity, while creating a miore pedestringfriendly envigowmeitt in the immediate neighborhood. The
Projest therefore crentes substantinl set bxnsﬁts for the City with yindnal widesizable consequenices,

OBJECTIVEZ: ' A
EXPAND THE SUPPLY OF HQUSING IN AND ADJACENT TO POWNTOWN.

Policy7:11

Promote the inclusion of housing in downtown commercial developments.

Policy 7.2 .

‘Facilitate conversiort of underuser! industrial and commercial areas to residential tise:

The project site currently C’Oﬁtl.liﬁs two buildings —~ 1) 2.29,000 squaré foot, 3Q-foor-tall building gt 1580
Missiar. Siteet containing a Goodwill retatl store and offives ak the second story, and 2. w57,000 square-
Foot, 2B-foot tall buflding at 1500 Mission Shreet voittaining a largely single-story warehouse byilding nsed

Jor processing donated itemns. The' Project would retnifi u 43-foot degp portion. of the warehouse building
determined to be u higtoric resonrce of the: Stréamline: Moderne style, wktle demolishing the rest of the
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warehouse dud Hiz vetaill ojfﬁce buildivig gt 1580 Misston Street Yo consirick o Hew bafldings confaining
dpproximately 550 duelling witts and uppraxwmtely 464,000 square feek of office spuce - pigxinmizing the
currently dnderndilized pareels.

The Project also includes approximately 38; 000 square feet of graund ﬂoor cofnmerdlal spice; with fenant
spaces on along Mission: Street. 11% Streef, South Van Ness Avenne, and mid-block alleys; these spaces
would provide services fo the immediate neighborhood, and create pedestrian:oriented; active uses on each
of the frontuges. .

OBJECTIVE ié:

CREATE AND MAINTAIN ATTRACTIVE, INTERESTING URBAN STREE'ISCAI’ES
Policy 164

Use designis and materials and indlude amenities at the gfound flobt 1o create pedestrian interest.

The Project mould proprote Qbjective 16 by including a ground floor retail use and inid-Block alleys which
thould promote pedestrian traffic in the vicinity. The Project wduld provide floor-fo-ceiling, transparént

windows in. retail spices, Tnviting pedestnan Thé sidewdlk aren Sutrounding the Project Site would be
Imzdscaped wilth-street trees-and bike ragks. In gerieral, the Profect wiild ingreast the iisefuliess of the area
Sufroitnding the: Project Site to pedestrians ahd bzcyclis,fs, Imprading tprnective between, Mission Street
and South Vin Ness Avénue while alse creating vibual infércst along the Project’s stréét frontages.

MARKET AND OCTAVIA PLAN

Objectives and Policies

Policy 1.1.2:

Congentrate’ more inferise uses. and activitiey in thoée aeas best served by tranisit arid, mosk
atvessible on foot.

Policy 1.2.2:

Maximize Housing Oppoi:ﬁlmhes and encourdge high-quality commercial spaces ori the grbuhd

tloor.

The Project is Tovated: withiy an éxisting high-density urban context nnd would biisform an underutilized

warehouse apd retaill office Imilding info high-density housing and ctoft permit cendet 14 an-aven Thint hias a

maltitude of transpartation opfions. The Project includes @ mix of studio, one-, two- and Hhrez- bedrooin

snits, wul approximutely 36,000 square feet of ground floor retail that would be devised into-a 6 1o 7
- smatlerspaces.

OBJECTIVE 2.2

ENCOURAGE CONSTRUCTION (JF RESIDENTIAL INFILL THROUGHOUT THE
PLAN AREA.

Policy 2.2.2:

Sk FRANC[sCO 2
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Ensurg a mix of unit sizey is built i new t’{eye}opﬂiéht’ and is mainteitied i existitig honsing
stock.

Policy 2. 74

Encourage new housing above ground-floor commercial uses in mew development. and jisd
expammn of exdsting contimercial bufldings.

The proposed Praject mcludes 550 dwelling units and: approximately 38,000 square feet of ground floor
retuil on the first floor alomg Mission Street, South Van Ness: Avenye, 11% Sireet and -the proposed mid-
block ulley. The Prpject Huctides a mix of studic; oné-, two- gnd three-bedrovm units, which helps wainkain.
the diversity of the City's housing stock.

OBJECTIVE 5:1+

JMPROVE PUBLIC TRANSIT TO MAKE IT MORE RELIABLE, ATTRACTIVE,
CONVENIENT, AND RESPONSIVE TO INCREASING DEMAND.

Policy 5.1.%;
Restrict-ourb cuts 6n transit-preferential streels.

OBJECTIVE5.2:

DEVELOP AND IMPLEMENT PARKING POLICIES FOR AREAS' WELL SERVED BY
PUBLIC TRANSIT THAT ENCOURAGE TRAVEL BY -FPUBLIC TRANSIT AND
ALTEKNATIVE TRANSFORTATION MODES AND REDUCE TRAFFIC CONGESTION:

Policy 5.2.3; .
Minimize the negative impaets of parking:on.nefghhorhood quality.

OBJECTIVE 5.3

ELIMINATE OR REDUCE THE NEGATIVE IMPACT OF PARKING ON THE PHYSICAL
CHARACTER AND QUALITY OF THE NEIGHBORHOOD.

Pollcy 5.3.1:
Encourage the fronts of buildings to be lined with active nses and, where patking is provided;
requiire that it be'sefback and screened from fhe street. .

South Vau Ness Avenve awd Mission Street tre considersd transit-preferential. stiéets. Accordingly all -
street parking aecess is dlong 11% Streef, Off-street londing aceess would be permitted along Mission Siveef
duing off pedk fraffic times Yo minimize impacts o pedestrians, transit service, bicycle movement md the
ovérall truffic monement o Mission Street, All parking will be located below grade, fimprving the

. Project’s urban design by minimizing. street frontages devoted to vehicular uses. The streetdevel desigm.of
the Prqzc:t provides mustly active uses including 38,000 syyure feet of rebuil along Mzsszarr Street, South
Van Ness Avenue, 1% Sgreet ¢ and the mid-block alley- '
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8. Planning Code Section 10L1(b) establishes eight priority-planning policies and tequires review
of permits for consistericy withi said policies. ‘On balatice, the Project complies with: saxd policies
o that:

A.

SAN FRANCISCO

That existing ne1ghborhood—servmg rethil yuses be preseived and enhanced and futitre
‘opporturities for resident employment fn and ownership of suchbusinesses be enlianced. -

The Prajed- supports this policy by providing up o 38,000 sguare feet of ground floor retail of varying
sizes 1o accontiodate a mix of tenumts, providing future opportunities of resident einploynaent in and
weotiership of business.

That existing housing and neighborhood character be conserved and protected in otdey to
preserve the ultural and ecoriomic diversity of our figighiborhobds.

The Project wauld rprovg the exlsting chatactet of the neighborhood by providing moie pédéstrian- '
frienidly yses. No housing would be displaced because the existing stractures:confain offices, retoil pnd
warehipusing uses oceupied by Goodwill Industries. The proposed vetail spaces onry in size and present
opportupities to small und: larger business owners, helping to preserve the cultural and, economit
diversity of our neighborhoods. .

That the City's supply of affordable housidg b# preserved and erhanced,

The Project enfumces the City's supply of nffordable-honsing by provizfing'ﬁelbw Market Rate vnils
otg=site aF y-rate of 20 percent of the fofal constriicted units. There is currently no housing vit the site;
therefore, no affordable Housing would be lost as part of this Project.

. That committer traffic not jmpede MUNI tramsit service or overburden. ot streets o

neighbarhood parking.

The Pioject would not tmpgde MUINT #ransit service or overburden Jocal streels. or parking. The
Project 15 located aZnng # major fransit corridor that would promote rather Hum. fmpede the use of
MUNI trangit service, Eubute residents anid enployees of the. Project could nccess hoth: the existing
MUNI rait: and: bus servites. a5 well as the BART system. The, Profect alsa provides a sufficient off-
street purking for future restdents, employees, and frequeniers of the proposed. pernsif center so that

neighborhood prrking will ot be uerburdened by the ndiition: of new tesidents, employecs. and
building nsers.

. That a diverse pconomic base be mainfained by protecting: our indystal and sexvice sectors .
- from displacement due'ts commercial -office developrdent; and thvat futte opportunities for

resident emplayment angd ownership in these sectors be enbranced.

The Profect site includes warchouse spave which is used to sort danated items. Accordingly, the Profect
aitould not displace adustrial or serwice sectors.

That the City achieves the greatest possiblé preparedness 1o pto‘tect against infury and loss: of .
lifé in an sarthiquake.

The Priject will be consistent with the City's goal 16 nchieve His gregtest possible pr eparedugss b

protect agninst tufury gud loss of life in an édrthyyake. The building will be canshuctca' in complinnce
with all current bujtding codes to ensure n high level of seismic 4aféty,

. ‘That Jandmarks and histeric brildings be preserved,

The Project supports this policy by vetaining a 43-foaf degp portion of the wnréhouse, formerly a Coru-
Cola bostling plant of the Streamiine-Moderne shyle,

PLAMNNING DEPARTMENT : 25
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TL That our parks and ppen space and their access to surlight and. vistas be protected from
development.
The Project would ¢ast approximatelij 23 ingnites of shadow pitts Patticia’s Green Autitg the datés of
- thaximin shadirig, particuldrly during tdriing hours, Hewas observed that the park is most intensely
used during lunch hours. Accordingly, the ndditional shading on Patyicid’s Green was deterniined ot
to create asignificant and ungvaiduble mpact, nov advirsely impact fhe use of the park.

9. The Commission made and adopted environmental findings by its Motion No. 19884, which are
incorporated by reference as though fully set fortty herein, regarding the Project description and,
objectives, significant impacts, sigrificant and unavoidable. impacts, paifigation. measures. and
alternatives, and a statement of overriding considerations, based on substantial gvidence 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 Comimission adopted these findings as required by CEQA,. separate and apart from the

Commnission’s ceptification of the Project’s Final EIR, whicti the Corrmission certified prior 16
adopiing the CEQA findings.

10. The Projeet is consistent with and would promote the general und specific purposes of the Code
provided under Section 101,1(b) iri that, as desighed, the Project would conittibute torthe character
and stability of the reighborhood and weuld congtitiste a beneficial developritent. ‘

11, The Commission hereby finds that approval of the Downtown Project Authorization and Request
for Exceptions would promote the health, saféety and welfare of the City.

SARFRANGISGD' ' 28
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DECISION

Thiat based apon the Record, the submissions by the Applicint, the staff of the Departinent and other
irtterested parties; the oral, testimony presented to. this Commission at the public hearings, and all pfher
written mateials submitted by all parties, the Commission hereby APPROVES Downtown Project
Auttiorization Applicationt No. 2014-000362ENVGPAPCAMAPDNXSHD subject tor the foffowing
conditions attached hereto as “EXHIBIT A” it general conformance with plans on file, dated Ocfober 6,

2016 and starriped “EXHIBIT B”, which is incorporated hierein by reference as though fully set forth.

The Planning Commission has reviewed and considered the FEIR and the record as a whole and
ine¢irporates by refererice herein the CEQA Findings contained in Motion No. 19884 and MMRP, ircluded
as- Attachment B. All reqmred mitigation #nd ifiprovemeént mieasires identified in Attachment B of
Motion No. 19884 are inchuded as condmons of approvaL

APFEAL AND EFFECTIVE DATE OF MOTION: Axiy aggrieved person may appeal this Section 309
Petexmination of Compliante and Requiest for Exceptions fo the Board of Appeals within fifteen (15)
days afterthe dafe of this Motion. The effective date of this Motion shall be the date of this Motion if-
not appealed OR the date of the decision of the Board of Appeals if appealed to fhe Board of Appeals.
For further information, please: contact the Board .of Appeals in person at 1650 Mission Street,- Room
304, San Francisco, CA 94103, or call (415) 575-6880..

Protest of Fee or ¥xaction: You miay profest any fee of exaction subject to ‘Government Code Section.
56000 fhat is imposed as a condition of approval by foﬁowing the procedures:set fortl in Government
Code Section 66020. The protest must sa‘déf}f the requirements of Giovernmient Code Section 66020(a) and
must be filed within 90 days of the date of the first apiptoval or conditional approval of the development
refefencing the challenged fee o exsction. For purposes of Government Code Section 66020; the date of
fmposidon of the fee shall be the dafe of the e¢drliest disdétmrrary dpproval hy the Cify of the sabject

development

I¢ the City hag not previously given Notice of an earlier discretionary approval of the project, the
Planning Comiiigsion’s adoption of thiy Mbtior conistitutés coriditional approval of the development afd
the Cify heteby gives NOTICE thaf the 90-lay protest period unider Goverrmient Codé Section $6020 has
begum. If the.City has already given Notice that the 90-day approval period has begun for the subject
dévelopment, then this dociment does notre-commence the 90-day approval period..

ify fhat-the Planning Commission ADOPTED. the foregoing Motfon o March 28, 2017

Jonas'F. Tonin

Cermmission Secretary
AYES: Richards, Fong, Jehmsor, Koppéel, Mooge
NAYS: None

ABBENT: Hifllis, Melgar
ADOPTEDY: ~ March 23,2017

SAN ERARCISCY . 97
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EXHIBIT A
AUTHORIZATION

This anthorization is for a Downtown Project Aufhorization and Request for Exceptions relafitg to &
Project that would demolish the existing 1580 Mission Street building, retain and rehabilitate a portion of
the existing 1500 Mission Street building, and demolish thie remaining- portions oft the 1500 Mission
' bujlding t6 ¢onstruct a mixed-usg development with twi coiponents: an dpproximately 767,200-squiate-
font, 396-foot-tall (416 feet to the top of the parapet) xesidential and retail/restaurant building at the,
cornér of South Van Ness Avenue and Mission Sireet (“Refail/Residential Building”); and an
dppreximately 567,300-square-fobt; 227-foot-tall (257 feet to the top of the parapef) office 4nd permit
center building for the City and County of San Francisco. [“City”) on 11th Street between Market arid
Mlssion Streets (”Ofime Buxldmg’ ) Wxth a rmd -1ise extendmg west to South Van Ness AVenue pursuant

'DowntQWnGeneral Zomng Dls{nd and the proposed 15060 I\/.[lssmn Sb:eet Spe(nal Use Dlstrlct and the
proposed. 130/400-R-3 axd 85-X Height and Budk Distriets; i general conformance with plang dated
March 9, 2017, and stamped “EXHIBIT B” included i the docket for Chse o, 2014-

000362ENVGPAPCAMAPDNXSHD and suabject 6 conditions of approval seviewed and approved by

the Commission on March 28, 2017 undex Motion No. 19887, The Pmposed Prolec{:"mcludes a proposed
Zoning Map amendment and Planming Code text amendrienit ta credte the 1500 Mission Special Us¢
Distiict t supersede the Vari Ness & Market Dowantown Residential Special Usé District désigriation to
reclassify height and bulk or the Project site fo 85X, 130/240-R-3 end 130/400-R-3, and a proposed
amendmentfo Planining Code Becfion 270 associated with bulk linitations, allowing for an exceéedance of
the cdrrent. Height and Bulk District limitations, additional off-streef parking, and office space above the
fourth floor. The proposed Residential/Retail Building will. consist: of 4 39-story résidential apartment
tower coritaining approximately 550 dwelling units over up to: 38,000 gross squate feet of ground floor
tetail/restaurant space, and below grade parking for 300: ~ehicles and 247 bicycles. The proposed Office

Building will consist of & 16-8tory tower dongistihg of 567,300 seuiate feet of bifice spacé, of which 464,000
" count towards Gross Floor Ates, containing various City departments; & permit center and-a childeare
facility arid below grade vehicle parking for 120 vehicles and 308 bieycles. This aufloxization and the
eonditions gontained hereirt rin with the property and not with a particulai Project Sponsor, buSmess, or
operator.

RECORDATION OF GONDITIONS OF APPROVAL

Prior to the issuance o£ the building permit. or commencement of use for the Project: the Zoning
Admindstrator shall approve.and order therecordation of a Nofice in the Official Records of the Recorder
of the City «ind County of San Francisco for the subject property, This Notice shall state that the project is
subject to the: conditions of approval contafhed hetéin and. reviewed and approved by the Planning
Commission on March 23, 2017 under Motion No., 19887

PRINTING OF CONDITIONS OF AFPROVAL ON PLANS

The conditions of approyval under the Bxhibit A of this Planning Comgission Motfon No. 19887 shall be
teproduced on the Index Sheet of copstruction plans submitted with the. Site o Building -permnit
application for the Project. The Index Sheet of fhe construrtion plans shall xeference to the Downtown
Profect Autherization and any subsequent amendnents or modifications.

SAN FRANCISCO a8
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SEVERABILITY

The Project shall comply with all applicable City codesarid requirements, If any clause, senterice, sertion
or any fiart of these conditjons of appraval i$ for any reason hield to be invalid, such invalidity shall ript
affect or impair other remaining clauses; senternices, or sections of.these conditfons. This decision conveys
no right o coristrct, or to receive a building permit. “Project Sponsor” shall include any subsequent
responsible party,

CHANGES AND MODIFICATIONS

Chaniges fo the approved plans may be appraved administratively by the Zc;nfng Adminisfrator.

Significant changes and modifications of conditions shall require Planning Comuission ~appro*val of a.

new Dowrtown Project Authorization.

SAN FRANSISCO ’ 29
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Conditions of Approval, Compliance, Monitoring, and Reporting
PERFORMANCE

1. Validity. The authorization and right vested by wirtue of this action is valid for three (3) years
from the date that the Planning Code fext amendmént(s) andjor Zoning Map amendment(s)
become effective, The Department of Building Inspection shall have {ssued a Building Permit or
Site: Permit to cofistruct the project and/or conmence the approved tise within this thtee-year
period,

For information aﬁout complm:we, coutact Code Ety‘amemenf Planning Depurtment at 415 5756863,
W sfplanning.org .

2. Expiration and Renewal: Should a Building ox Site Permit be sought aftex the three (3) year -
period has lapsed, the project sponsor- must seek a renewal of this Authorization by filing anc
application for ar amendment to the briginal Authorization er @ new application for
Authorization. Should the project spensor decline to so file, and decline to withdraw the permif
application, the Commissjon shall cendiact a pblic hearing in order to corisider the revocation of
-the Anthorization, Skwuld the Commission not revoke the Authorization following the dosire of
the, public hearmg, the Commission shall determing the exténsion of tifne for the Contm,uﬂd

" validity of the Authorization.
For- information. dbout compliance, contact Codé Enjbrcemenf, Plantning Department ot 415—575%863
wroy sfolanning.org

' 3. Diligent Piusuit. Once a sife or Building Permmit has béen issued, conistructon must commence
within thie tiheframie required By the Department of Building Inspection dnd, be continfed
diligently to: coinpletion. Failuré to do 6. shall be groinds for the Commission b consider.
revoking the approval i more than three (3) years have passed sinces the:date that the Planning

- Code text amendmient(s) arid/ox Zoning Map amendment(s) became ¢ffective.
For informatior about coinplinnce, contact Code Enforcertient, Plainitiy Departinert at 415 5756863,
“wunwsfplanning.org

. 4 ‘Extension. All tirtre ifaifs b the precedinig three paragraphs tay be extended at the distretion of
the Zoning Administtator whiere implementation of the projéct is delayed by a public agency, an
appeal or a legal challerige and only by the length of time for which such public agency, appeal or
schallerigehas caused delay.

For information ubout complimce, contuct Code Enforcentent, Playming: Department b 415-575-6863,
www.sfplanning.org:

5: Conformity with Current Law. Mo dpplicatiori for Building Permit,. Site Pérmit, or othen
entitlepent shall bé approved wnless it complies with all applicable prowsxons of Gity Codeg in
-pffoct af the time of such approval,

For: informativn nbout complignce, contnck Code Enforcement, Planning quarhneni at $15-575-6853,
T sf planniig.org .

6. Pﬁox_i}y Processing, This Project was enrolled inta the Priority Processing Program,. as 2 Type 2
Project, pursuant 6 Ditector’s Bullefin No.. 2.

SANERANCISED ' . . . -
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For mﬁ:nmahnn abouf comphance rontect the. Cuse Planner, lenmg Departmient of 415-556-6378,
www.sfplanning i

Floox Area Ratio. Pursuant fo the Floor Area. Ratio imits (FAR) per Sections 123 arid
249.33(b)(6)(B), which apply to projects within the 1500 Missior Street Special Use District, the
Project is reqisired to make a payimeht in fo the Van Ness and Market Residential Speefal Use
District Affordable Housing Fund for floor area that exceeds the hase FAR of 6.0:1 and up to
maximum. FAR of 9.0:1. Fdr portierts of the Project that exceed an FAR of 9.0:1, paymient into the
Van Negg and Market Neighborhood Iifrastructize Fee. ’

“For ir‘gfiamwtio;z abouf ;:on'zpl{dnce, contuct the Planning Department af 415-558-6378, wwuw.sf-

plinnirig.org.

Market Octavia Cohmmﬁtf Improvements Fund. The Project is subject to the Market and
Ogtavia Commrimity Improvements Fee, as applicable, pursuant to Planting Code Secton 421.
Fat infornuation. abowb complignce, tontict the Cusé Planner, Planning Department af £15- 558-6378,

© wuw.sfplanring.org

D

10:

Market Octavida Affordable Housing Fee. The Project is subjéct to the Market and Qc;t:avia{
Affordable Housing Fee, as applicable, pursuantto Planning Code Section 416.

For i#nformmtion abonk compliance; contuct fite Case Planner, Planning DEPaﬁtmeﬁt b 415- 3586378
W sf vlamzmy org

Market and Ocfavia ~ Van Ness & Market Street Affordable Housing Fee. The Project is
subject 1 thie Market ard Octavia ~ Van Ness & Mecket Affordable Housing Pée, as applicable,
pursuant to:Rlanning Code Section 424:3;

" For mformatmn about compﬁance, contact tke Case Planner, P[anmng Deparﬂﬂent at 415-568-6378,

wwi, sf planning.org:

11 Impr‘ovement and Mitigation Measures. Tmprovemert and Mitigation meastres. described i

the MIMRP attached as Aftachment B of the CEQA: Findirigs contairied in Motion No. [ -
associated with the. Sitbjeck Projéct aré mecessary o avoid potential significant impacts and
further reduce fess-than-significant impacts of the Project and have been agteed to by the Project
Sponstr. Implementation of the Improvement and Mitigation measures Is a conditior et Project
approval,

For mﬁmmftzon about campliance, éontact Gode. Enﬂrx:emmt Planning Diegartment gk 415+ 575 6863,

ENTERTAINMENT COMMISSION - NOISE ATTENUATION COND!TIONS-

Chapter 116 Residential ".Ero]ecfsﬁ The Project Sponsor shall comply with the ’Recommended Noise

Aftenaation, Conditionis for Chapfex 116 Residenfial Projects,” which were recammiended: by the
Enfertaingrient Commission ont August 25; 2015: These conditions stater

12+

Comitiinify Q‘uﬁeach. Pioject Sponsor shall include in its commumity. dutréach provess any
biasiriesses located within 300 feet of the proposed projéct that operate betweer the Hours.of 9PM
and SAML Notice'shall be shade in petson; written or electronic forr,

§84 FRANDISTO . 31
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13,

14,

15,

16,

‘1

Sound Study. Pm]ect sponser shall .conduct an acoustical sound study, which shall include
sourid reddings faken When performances are taking place at the, proximgte Places of
Entertainment, &s well a§ when patrons arrive and leave these locations at dlosing time Readings
should be taken at Jocations that most accarately capture sound from, the Place of Entertainment
“fo best of their ability. Any recommendation(s) in the sound study regarding window glaze
ratings and soundproofing materials including but not limited to- walls, doors, reofing etc, shall
b given hxchest consideration by the project sponsor when demgmngand bmlding the pr()]ect

Design Cotisiderations.

‘a.. During design phase, pm;ectsponsor shall considet the entrance and. egress Jocation and.
paihs of travel at thé Place(s) of Enfertaitiment in designing' the location of (g ary
enfratice/egress for the residential building and (b} any parking garage in the building.

B, I designing doors, windows, agd othér openings {6t the tesidential buxilding, project
sponsor should cotisider the POs Dperaﬁons and noise during all hours of the day and.
night.

Construction Tmpacts. Project spongor, shall commumicate with adjacerit or fiearby Place(s) of

Entertainment 4 to the cohstroction schedule, daytime and, nighttime, and consides how this
schiadale and arny stordge of construction materfals may impatct the’POE operations..

Comiirgnication. Project Sponsor ghall make 4. dell phioive guiriber available 1o ‘Place(s) of
Fnfertainment manzigemen’t during all phases 6f development throngh construction. In addition,
a line of commuinication should be created: 1b. ongoing building management throughout the
occupation phase and beyond..

DESIGN -~ COMPLIANCE AT PLAN STAGE

18,

18.

7. Final Materials, The Project Sponsor shall contitiue fo. work witti Plarining Department on the
buﬂdmg design. Final materials, glazing,. colof, texture, landstaping (including rodf deck
landscaping], and defailing shall be: subject Yo Department staff review: and approval, The
architectural addenda shall be reviewed and approved by the Planning Departent prior fo
isgaance.

For inforation about carmpliance, contict the Ciise Plignmer, Piu:tmmg Department-at 415-558-6378,

Garbage, tomposting and recycling storage. Space for the collection anid storage of garbage,
composting, and zecycling shall be provided within ericldsed areas on, the property and dlealy
Iabeled and {llystrated on the Site Peirift plais:, Spacé for the eolléction and storage of recyelable
and. compostable materials fhaf meets the size, location, accessibility and other sfandards
«speeiﬁéd by the San Francisco Recycling Program shall be provided at the ground: level of the
builditigs: '

For information about complionce, vontact fhiz Case Plapner, Planning Department at 4154558-6378,
wuiw.sFplanning.orgy

Rooftop Mechanical Equipment. Puxsnémt td. Planning Code 141, the Project Sponsor shalt
submit a roof plan to-the Planning Depattment prior to. Planning approval of the architéctural

SAN FRANGISTO . . e
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addendum to the Site Permit application. Rogftop mechanical equipmient; if any is proposed as
partof the Project; is requiired to be screerted 50 as of fo be visible from any point at or below the
roof level of the subject building,

Por mfzmnatim about compliaric, coritact the Casé Planner, Plannmg Depm;mnt at 415»558—6378,

20. Lighfing Plan. ' The Project Sponsor shall subimit anr extérior lighting plari fo the Planning
" Departmerit prior to Planmng Departtnent approval of the architectutal addendum fo the site
permit application.

Tor information whout comiplinice, coritact the Case Planner. Plinning Depmment at 415-558-6378,
www.sFplaing.org

21, Streetscape Plan. Pursuant to Planning Code Section 138.1, the Project Sponsor shall continue to
wark with Planning Deparhnent staff, irv constiltation with other City agenaes, to refine the
desigh.and programmiing of the Streetscape Plari so that-the plan gerierally meefs the standards
of thie Better Streets Plan, and all applicable City standards, The Project Sponser shall complete
final design of all required street improvements, including procurement of relevand City peradts,

prior to issuance of first axchitectural addenda, and shall complete congtruction of all required
street fivipiovements prior 10 issuance of first temporary certificaté of octupancy,

For information. about compliance, cortuct the Case Planner, PTamzmg Department at 415«558—6373

. sfplanning.org

»

22. Open Space Provision ~ (3 Districts. Pursuant to 'I?lanni‘ttg ..... odg Bection 138;. the Project
Sponsor shall continug to work with Planning Deparbinent staff fo refine the design and.
jrogramming of thie priblic opert spiice s¢ that the opér space generally mriegts the statidards of
the Downtown Qpen Space Guidelines in the Downtown Plani of the General Plan.

Por mﬁmnutzcm about compliguce, contact the Cuse Planner, Planning Department it 415-558-6378,

23. ‘Open Space Plaques - C-3 Districts. Pursuant to Planning Cade Section 138, the Profect Sponsor
shiall install the required publicopen space plaques at each office Iuilding enttarice including the
statidard City logo identifying it; the hairs open t& the publi¢ and contact Information for
‘building management. The plaques shall be plainly: visible from the public sidewalks on Mission,
Bouth Van Ness and 11% Streets and shall indicate that fhe open space is accessible to Hie public.

' Désfgn of the plaquies shall iutilize the sfaridard templafes provided by the Planning Departimierit,
as available, and shall be approved by the Departadent staff priot-to installation.

For mﬁwmiwn whout vompliance, contact, the Cuse: Planiner, Pfaﬂnnzg Department: af 415-558-6378,
70t .

24. Signage. The Project Sponsor shall develop s signage program for the Project which shall be
subject to review and approval by Planning Department staff before submitting any* building
perinits for cinstruction of the Project. All subseqient sign permits shall cotiform to the
approved signage: program; Onee approved by the Department; the signage program/plan
information shall be submitted and approved, as part of the site permit for the Project. All
exterior signdge shall be designed to comipEment; nof compete with, Hie existing architectural
chidractér and architertiial features of the building.

SAN FRANGISE .
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25,‘4

26.

27

28.

Lor mﬁmnaiwn about. compliaiace, contact-tHe Case Plminer, Plaiming Departiuerit at £15- 558—6378

Transformer Vault. The location of individual projéct PG&E Trarisformier Vault installations hads
significant effects to' San Francisco streetscapes when fmproperly located. Howevet; they may
not have any impact if they are installed in preferred locaions, Therefore, the. Planuing
Depattment recormends the following preference schedule in Jocating hew fransformier vaults,
‘in ordex of most fo Jeast desirable: :
a. Ori-site, in.a basemert ared actessed: vid & gatage o other access. Pomt mthout use of
separaté¢ doors on a ground floor fagade facing a public right-cf-way;
b, On-site, in a driveway, underground;
¢. Onsite, above ground, screened from view, other thaw a grotmd floor fagade facing a
~ public right-of-way;
d. Public right-of-way, underground, under sidewalks w1th 2 Tiindidurm width of 12 fest,
avoiding effects on s’h:eetscape elements, such ag étreet {rees; and based on Betiex Streets
Plan guidelinies;
g. Publiciight-of-way, uhderground; and based ¢n Beitér Streets Plan guidslines; '
f. Public right-of-way, above ground screened, from, view; and based on Betfer Streets Plan
guidelines;
g, “Onvsite, ini a gréund floor fagade (the least desirable location).
h. Unless otherwise specified by the Planning Departmént; Department of Public Work’s
Bureaut of Street Use and Mapping, (DPW BSM) should use this preference schedule for
all new transformer vault installation requests,

For fnformation; abant compliance, contact Buteau of Stret. Hse and. Mapping, Department of Public

Waorks ot 415:554-5810, jutp.fisfdpw.org

Overliéad Wiring,. The Property owner will allow MUNI 1o ingtall eye'EoPt's' ity the- building

adjaceht fo its electric streetear line to suppoxt 1ts overhead wire system if requested by MUNI ox
MTA.

For infopmation ubout camplinuce, pontnck San "Prangise thampul Kailway {Mmu) San Lrancisco
Municipal Trapsts Agency (SFMTA), at 415-701- 4500, wunp.s

Noise, Ambient. Interor occupiable spaces shall be insulated from ambient nofse levels.
Specifically, in areas identified by the Environmeittal Protectiori Elemtent, Mapi, “Background
Noige Levels” of the ‘General Plan that exceed the theesholds of Axticls 29 in the Polire Code,
mew developments shall install and maintain glazing rated 10 a level that: insulate interior
odcnpiable areas frommn Backgroimd Noise and vonply with Title Z4.

Foj information dbout compliance, contact the Environmental Heilth Setlon, Depariment 1gf PubHe
Health ut (415) 252-3800, www.stdph.org

Noise. Planis- submiitted with the building prrmit applicatfon for thie approved project shall

* fricorporate acgustical frisvlatich and other soiidd proofing iheagintes toeontrol noise.

BAN FRANCISCD

For informuation about compliance, contack the Case Plannet, Planuing Depurz,mmﬁ at 415-558-6378,
www.sfplanning.org :
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29. Odor Control Unit. -In order § ensire any significant noxidus. or offénsive odors are prevented
from. escaping the premises once the ‘project is operational, the bmldmg permif application fo
implemeént the project shall include dir cleaning or odor cantrol eqiipment -details and
marmfactirer specifications on, the plans. Odor coritrol ducting shall not be applied to the
primary fagade of the bmldmg
FPor information absut coviplumce contuct the Case Planyer, Planning Depariment a 415-558-6378,
weomd.sfpleniing.org

PARKING AND TRAFFIC - - - - !

30. Parking for Afforddble Units. All off-street parking spaces shall be made available to Project
sesideints only as aseparaté “add-pn” option, for'puréhasé or fent atid shall not be bundled with
any Project dwelling unit for th life of the dwelling units. The required parking spaces may be
* made avajlable to residents within 4 ‘quarter mile of the project. All affordable dwelling tmits
‘pursuant to Planning Code Sectioni 415 shall have equal access 1o use of the parking ag the market
rate units, with parking spaces priced commensurate with the affordability: of the dwellirig unit.
Each unit within the’ Project shiall have the first right of refusal fo rent or purchase a parking -
space uiiti] the nimber of fesidential parking spéces are no longer available: No ¢onditioris midy
be placed on the purchase or rentaf of dwelling units, normay homeowner’s rules e established,
whiich prevent or preclude the separation of parking spaces from dwelling units.

For information. dbout: vompliance, contact Codd Fnforcerent, Plutminy szurimmf at 4155756863,
www.sfplanning.org

31 Parking Madmum. Pursuant to Planning Code Section 1511, theProject shall provide no more
than one parking space per two dwelling units as of right. Wittt 550 dwelling units, 38,000, square
feet of retail and appromately 464,000 square feet Of office uges, & maxinyuit of 430 spades and.
2,660 square feet devoted to off-street parking spaces (approxlmateiy 14 stallsy is pringipally
permitted’ pet Plaraing Code Section 151 and the prcposed 1500 Mission Street. Special Use
Dijstrict. "The Pioject Sponsot will provide 409 off-stréet parking spaces plus & car-share spaces.
The Project must alsg comply with Building Code tpqiiirements with, respéct to parking spaces
for. persons with disabilities.

For informatiors about complinnce; contact Code Enforcemnent, Plarniteg: Department. ut 415—575—6863
wonnd. sEplaviting.ors

32. OfEstreet Loading. Pursuant fo Planning Code Section. 152.1, the Project shall. provide 8 off-
strect loading space, three (of the 5 reqirired spaces) of which will be provided at grade sccessible :
" fromi thé rid-block allejr along Mission Stieet for the Residentidl anid Retail Uses arid an
equivalent of five below grade spaves for the Office Use. An exception pursuant to Pfann‘i'ng
Codé Section 309 was attamed for twa requited off-street Joading space that are not provided on-
sﬁe
For information about coiplitned, contact Cede Enforcement, Plannitng Departpamt a 415-575-6863,
wiwwsf-planning.org

3%, Car Share, Pursudnt tg Plannityg Code Settion 166, no. less thah, siX car $hate spaces shall be

made available, at no cost; 1o a ertified car share organization for the purposes of providing car
shiare seryices for its gervice subscribers.

SEN FRARCISCO . ’ _ :
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For tnformution ahout complinnce, contact Code, Enforcement; Planmng Departmmt at 415-5/5-6863,
wwazsf planning.org .

34, Bicyde Parﬁﬁg {Mixed-Use: New Commefcial[Meijor Renovation and Residenfial). Prirsusnt
to Planning Code Sections ‘155.1, 155:4, and 155.5, the Project shall provide no fewer than 310
Class 1 spaces {213 stalls for Residential Use, 92 stalls for Office Use and 5 stalls for Retail Use)
and 54 Class 2 spaces (28 stalls for Residéntial Use, 11 stelfs for Office Usé, and 15 sfalls for Retail
Uses).

For infortation. about. complinnce, contact Code Enforcement, lemmg Deparhﬂent at 415:575-6863,
wwas sEplunning.ors

35. Showers arid Clothes Logkers. Porsuant fo Planning Code Sectxon 155.3, the Project shall
prcmde no fewer thart four showers. and, 24 lodkers for the Office Use and oré shower and six
Tockeys for the Retail Hse.

For information about compliarite, rontack Code Enforcement, Plunmng Department af. 415-575- 6863
WL, s_f planning org .

36. Managing Traffic Duting ‘Construcfion.. The Project Sponsor and construction cortractor(s) -
shall coordinste with the Traffic Enginéerinig and - Transit, Divisions of flie Ban Frarncisco
Municipal Trarsportation Agéney (SFMTA), the Police Department, thie Fire Department, the
Planning Diepattment, and other constriction confractor(s) for any concurrent searby Projfects to
manage fraffiecongestion and pedesirian circulation effects: during consfruction of the Project.
For mﬁmmztwn abouf compliance, contack Code Enforcement, Plunping Deparfment ak 415-575-6863,

37. Transporfation Demand Management. (IDM). Puisuant to Planning Code Section 169, the
Project shall finalize a TOM Plan prior to the Issuance of the first Building Perinit px Site Petinit to
construct the project andfor commmence the approved uses. The Property Ciwner, and all
successors;, shall ensure ongoing compliance with the TDM Program for the life. of the. Project,
which may include providing a. TDM Coerdirtstor, providing access to City sfaff for site
inspections,, submitting appropriate decumentatiori; payxnor application fees assomated with
required monitoring and reporting, and other achon&

Prior 1o the issuance of the' first Building Permif or Site Permif, the Zoning Administrator shall
approve and order the recordation of a Notice in the, Official Records of the Recorder of the City
and County of San Francisca for the. subject property to dorument compliance with the TDM,
" Program. This Noticeshall provide the finalized TDM Plan for the Project, includin, g the relevant
details associated with each;: TDM measitre included in the Plam, as well as assogiated momtormg, .
reporting; and compliance requirerients.
For mﬁmﬂahazt about compliance, cantach. the Case Pluuner, Planning Depariment af £15-558-6378
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 PROVISIONS
38. Anti-Discriminatory Housing. The Project shall adhére to the requirements of the Anti-

Discriminafory Housing policy, putsuant to Administeative Code Section 1.61.

For information. dbout complinnce, cortuct the Cuse Pluiner; Planmng Deparintent o 415-558-6378,
g sEplansting.org -

39. First Source Hixing, The Profect shall adlier¢ o the requirethents of the Fitst Source Hiring
Construction and. Ernd-Use Employment Prograii approved by the First Source Hiring
Administrator, pursuant to Section 834(m) of the Admirndstrative Code. The Project Sponsor
shall comply with fhe requirements of this-Program xegatding ceitstruction work aiid onegoing
employment réquired fof the Pidjéct:

For information about tomtpliance, z:onfact the First Source Hiring Manuger at 415-581-2335,
wrd.ongstopSE.ore.

40. Transportation Sustainability Fee. The Project is subject to the Tranisportation Sustainability Fee
(TSF), as applicable, pursuant ko Planning Code Section 411A.
For mfunnatwn ubuut compbqnce, contact the Case: Planner, Planning Depzzrbnmt at 4155586378,

41 Child Care Fee - Residenfial. The Project is subjéct. to the: Residential ‘Child Cate Fee, as
applicable, pursitant to Planning Code Section 414A.
For tuformution abot complisnce, contack the Cuse Planner, Plarnming Departmint ut 4155585878,
Jwww.sfplanming.org
Affordable Units. The followmg’lnmusxonary Affordable Housing Requirements.are thosein effect at thes
tirrie of Plannirig Commission action. In the event £hat the tequirements change, the Project Sponsor-shall
comply with the reqivirements in place af thi time of issuance of first construction dotument,

42, Nuinber of Required Units. Pursuant to Plapning Code Section 415.3, the Project is required to i
provide 13.5% of fhie propased dwelling tits as affordable to qualifying households. The Profect - .
contains 550 vinits; therefore, 74 affordable units are cutrently required: TheProject Sporisor will,
Tulfll this requirement by providing, the 110 affordable units onsite, exceeding Planninig Code
requiirements. If the number of market-rate units change,. the number of required affordable units
shall be modified accordingly withi ‘writien #pproval fromr Plamping Départment Staff in
consultation with the Mayor's Cfficéd of Hénsing and Community Development (“MOHCD").

For nformation whouk compliance, contact, the Cese Planwer, Planning, Department ut 415-558-6378,
wiwir.sf-planning.org of the Mayor's Office of Housing ind Commuzity Development at 4157015500,
www.sfmoh.org, -

43, Unit Mix. The Project contains 197 studios, 146 ane-bedroom, 195 two-bedroom, and. 12 three-

" bedrootn iinits; thetefore, the required affotdablé ynit wix is 40 studics, 29 one-bedrogmy, 39 two-

bedroom, and 1 -three-bedroom umits. If the'market-rate unif mix changes, the affordable unit mix

will ‘be modified accordingly with writfen approval from Planning Department staff fn
cotisultation with MOHCD,

s*ﬂ FRANGISCO'
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44,

43,

46.

47.

For infumtiom about complinnce; comtact the Case Mnﬂ, Planning Depariment at £15-558-6378,

wwwsf Dlazimrtsf org. ar- the: Muyor's Office of Houszng and Cormmunity Development at-415-701-5500,

Unit Location. The affordable units shall be designated 'oni a reduced sef of plans recorded as a
Nofice: of Special Restrictons on the pmperi:y prior to the issuance of the fitst construction
permik:

For information wbout compliance, contack he Case Planner, lemmg Depurtment at 415-558-6378,
wwa.sfplanning.org or the Mayor's Office of Housing and Conmmunity Development ut £15-201-5500,
www.sf-moh.org,

Phasing. If any building permit Is issued for partial phasing of the Project, the Project Sponsor
shiall have designated riot less than 13.5 percent (13.5%), or the applicable pexcentage asdlscnsse&
above, of the each-phase’s total number of dwelling units as on-sife affordable units,

For mfonnahan about complinney, contact the Case Planmer, Plapning Department ut 415-558-6378,
waww.sfplannirg.org or the Mayor’s Office of Housmg and Community Development at 415-701-5500,
werp.sfmoh.org.

Duration. Under Planning Code Section 415.8, 4ll tifs consteuctéd pursuant to Section 4156,
must remain affordablé to qualifying houséholds for the life f the project.
For inforivption: aboyt zompliamce, contack the Case Planner, Planning Deprirtment af 415-558-6378,

trun, sf' planning.org or ‘the Mayor's Office of Housing and Community Developient ot 415-701 55()0 A

Othier Conditions. The Project is subject to the. requirements of the Indlusionary Affordable
Hoitsing Progiarit under Section: 415 &t sty of the Planning’ Code arid City anid County of Safi
Rrancisco- Inélusionary Affordable Hoising Program Monitoring and Procedures Manual
{"Procedures Manual”). The Procedures Manual, as aimended from time to time, is incorporated
herein by referexice, a5 published and adopted by the Planning Commission, and as required. by
Planning Code: Sections 415, Tetms uiséd i these conditions of approval and riot otherwise
defined shall have the medanings set forth iti the Procedures Marual. A copy of the Procedutes
Maniual cant be- obtained 4t the MOHCD: at 1 South Var Ness Avenue or on the Planning'
DePartment o:r MOHCD websxfes mcludmg ori'the internetat:

: ' spx?docuimeritid=4451. As prowded in ﬂle
Tnclusionary Afforda’bie Housing Program, the applicable Procedures Manual is the manual it
effect at fhe time the subject units are made available forsale.

For fuforration about complignice, vontact the: Case Playner, Plardring Departinent at 415-558-6378,
. 3F vlanmnq org br the-Mayor's Office of Hovsing and Cammurzﬂy Depelpprient at 415-701-5500,

a. The affordable 1init(s) shall be desigriated on the buildinig plaris priof to the jssuaries of fhe
first consiruction: petmif by the Departinent of Building Inspection ("DBY?), The affordable
tumit(s) shall {1) xeflect the unit size mix In number of bedrooms of the market rate units, {2)
b canstructed, completed, ready for ocaupancy and marketed ro later than the ket rate
tits, and (3) be eyenly distiibuted throughiyat the lower 2/3 of the building, ag measnted by
the number of foors per Planning Code. Bection 415, 6(c); and {4) be of comparable; overall
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quality, construction and exterior appearance as the ma:ket rate tmits in the principal pro;ect
'Ifhe iaterior features iti affordable units should be generally the satme as those' of the market

uits iri the principal profect; but ne¢d fiot be the same make, mddel of type of such itém as
Ion_'g they are of good and new quality and are consistent with then-ctrent standards for
new housing, Other spicifie standards for on-site 1nifs: are optlined in the Procedures
Meainyal.

¥ the units in the building are offered for rent, fhe affordable umiit(sy shall be xented to Tow-

income househelds, as defined in the Planning Code and Procedtites Maniial. The initial and

subsequent rent level of such units shall be calealaited according ko the Protedures Manual..

Limitations on (i) gccuparnicy; (i) Jease changes; {iii) subleasing, and; are set forth im the

 Inclusionary Affordableousing Program and thie Procedures Manual.

The Project Sponsor is respnns;ble for followmg the marketing, Ieportmg, and. momtonng
Tequirements and, procédures as set forth in fhe Procedirfes Manial. MOECD shall be
responsible for overseeing and moniforing: the marketing of affordable wnits. The, Project
Sporgor tyist contdet MOHCD 4t least six midgnths prior to the beginning of marketing for.
any-unit i the bodlding.

Required parking spaces shall be made availabile to Initial buyers ot renters of affordable
ukits acdording fo the Proceduives Marial.

Prior to'the issaance of the ﬁrst cans‘tmcﬁon pamﬁt Ey DBI for th'e Projeét Ehé Pxoj'ec‘t

condrh,onsv of ,approval ax,ld a Ieduced set iof plans ‘that lde.nhfy the affordable umts sahsfymg
the requirements of this appreval. The Project Sponsoi shall promptly provide-a copy of the
reicorded Notice of Special Restriction to the Depattment and to MOHCD .ot ifs stecessor,

The Project Sponsor has demmonstrated that it is. eligible for fhe On-site Affordable Tousing
Alternative under Planning CodeSection 415.6 irisiead of payment:of the Affordable Eousing
Fes, anid hay submitted the Affidavit of Commpligitce with the Trictusioriary Affordable Housing
Program: Planning Code. Seckon 415 to the Planning Department stating: the intention o enter
into-an agreement with the City to qualify for a waiven from the Cosia-Flawking Rental
Housing ‘Act based upon the propesed derisity bonus. anid concessions (as defined in
California Govérniment CodeSection 65915 et seq.) provided herein. The Project Sponsor has
execnted the Costa Hawkins agreement and will record & Memorandim of Agreemerit prior

1o issuante.of the first comstuction docoment or riust revert payment of the Affordable

Hositig, Fee.

It the: Project Sponsot: fails to corfiply with the Industonary Affordable Housing Program
requiremnerit, the Director of DBI shall deny any and all site or building permits or certificates
of oecupancy for the development pojéct until the Plannig Departmenit notifies.the Director
of compliane. A Project Sporisor’s failure fo comply with the tequirements of Planninig Code:
Se;ction.@l}:i et seq. shiall conistitute cayse for the City to record a lien-against fhe deyelopment
project and to pursue any and all available remedies at law.. -
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h. If the Pioject becomes ineligible at any time for the On-site Affordable Housing Alternative,
‘the Project Spornisor or its.suiccessor shiall pay the Affoxdable Housing Fee priox to issuance of
the first construction permit, If the Project becomes ineligible after issuance of fts first
construction permit, fhe Project Sponsor shall notify the Department and MOHCD and pay :
interest on the Affoxdable Housing Fee and penaltles if applicable, :

OPERATION

48,

49,

50.

Garbage, Recyclirig, and Composfing Keceptacles. Garbuge, recycling, and tompost conaihers
shall be kept within the premises and hidden from public view, and placed outside only when
heing serviced by the disposal cotnipanty. Trash shall be contained and. disposed of pursuant to
farbige and recycling receptatles gﬁideliries set forth by the Departmenit-of Public Works.

For informntion about compliance; vontact Bureau of Street 1se and Mapping, Department of Public
Wotks at 415-554-5810, http:/lsfdpw.org

Sidewalk Maintenance. The Project Sporisor shall daintairt the main entrance ta the building
and all sidewalks abutting the sub]ect property in a clean and sanitary’ cendition it compliance
with the Departriient of Public Works Streets and Sidewalk Mairitenance Staridards.

For information: about. corpliance, contact Burest of ’Street Lse aud Mapping, Department of Public
Works, 415-695-2017, ti/_ﬁy{dgug_g

Noisé Confrol. The premises stiall be adequately soungiproofed or ifisulated for noise and
operated so that:incidental noise shall not be dudible beyond; the prédiiges or in Sfhei sections of

- the building and fixed-source equipment nioise shall nof exceed the decibel levels, specified in.the -

San Francisog Nofse Control Ordinance,
For. information abbut complfanice with the fived mechinica] objects such 4s rooftop air eonditioning, - '
reskanrant; ventilation systems, and motors and campressors with acceptabile woise lpvels, contack the
Ersoitotinental Health Section, Depurtment of Public Health af (415) 252-3800; 1 www.sfdph.ory

For -information. whout compliance wifh. the: construction: #nise, cgntact the Departinent of Buzldmg
Inspection; 415-558-6570, wurne, sfdbi.org.

For information. about complignce with. the muplified sound ineluding music and elevision contact the
Police Department ut 415-553-0123, wuiisf police.dry

. Odor Confrol. While ik is inevitablé that some. low level of odor may be detecta’ble to fiearby

residents and passersby, appropriate odoy tontral equipinent ghall be installed in conformance
with. the approVed plans and miaifitained to prevent any significant noxious 01‘ offensive odors
from escaping the preinises.

For fformation ghout complinnce. with ozioz* or other chemical aiy: pollutants standards vonfact the Bay
Agen Air Qiiglity Mawngemerit District, {BAAQMD); 1-800-334-ODCR (6367), @b, badgmd you and

: CodeEnﬁrcenzmlt Planmng Deparhnent ut 415-575-6863, twiro.sf-plamitng. org

52

Nofices Posted at Bars and Entertainment Venues. Notices urging patrons to leave the
establishment and tisighborhood in a guiet, peacetnl, and nrderly faghion and to: nof litter or
block drtveways in the neighborhood; shall be well-it and prommently displayed at-all entrafices
fo and exits from the establishment, :
For: driformution about cowipliance, vontact the ﬁiertainmaﬁt Cotmission, at 418 554—6‘678

waww.gfgov.orglentertiinment
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53,

Lighting. AllProjectlighting shall be directed onto the Project site and jmimediately sutrounding

sidewalk area only, dnd desigried and Jx'tana'ged 56 ds not fo Be a hudsarice f adjdcent residénts.
Nighttime lighting shall be the. minimum necessary to ensure safety, but shall in no case be

- divected g0 as.to conistitutes a nuisarice o any surrotinding property.

54.

B5..

For mﬁrrmahon about wmpiwuce contact Code Enforcement, Planning Department ut 415-575-6863,

Commnunify Liafson. Prior to issuance of a building pérmit to construct the Project and
implersient the xpproved use, the Project Sponsor shall appoirita comintmity liaison to deal with
the dssues of ‘concarn fo owners and occupanits of mearby properties, The Project Sponsor shall
provide the Zorning Administrator with wiitten notice of fie pame, business address, and
telephone niumber of the commumity Kaison. Shonld the contact information change, the Zoning
Aduinistrator shall be mrade aware of such change. The community Haison shall report-td. the
Zoning Administrator what issues, if any, are of concern to the cormmunity and What issues have
not beert resolved by the Project Sponsor.
For znfarmatzon abpnt compliance, contgct Code Enfarcemeni Plantiing Department at 415-575-6863,
NGOy, .

Streetscape Maintenance. The Praject Sponsor shall majnfain the main entrance to the building
all sidewalks abuttinig the subject property and shisived stret that will be proyided as part of the
project In: a clean and sanitary condition. in tompliance with the Departmentt. of Public Wotks
Streets and Sidewalk Maintenance Standards.

For information aboisk conepliance, caidiact Buveay of Strezk Use and: Mapping,. Depittiient of Puilie
Works, 415-695-2017, www.sf glgnmng,org

MONITORING - AFTER ENTITLEMENT

586,

57,

Revocation. due to Violation of Conditions. Should fm?lexﬁeﬁtﬁﬁbn of this Project result in
complaints from fntetested property ownets, Tesidents, «or cogtimercial lessees which are iot
resolved by the Project Sponsor and. found fo be in vielation of the Plarming, Code and/ox the
specific-conditions of approval for-the Project as set forth: in: Fxhibit & of this Motior;, the Zoning
Admiinistrator shall refer such tomplaints fo the Commission; after which i may hold a pubhc
hearing ofy the mattér fa conisider fefotation of hi$ abithorizationi.

For information about compliance; confacb Code. Enforcement, Planning Deparbuent at 415-575-6863,

wuww.sfplanning.org

‘Enfotcement. Violation of any of the Planning Dei)arhnen't conditions of approval contained in

this Motion or of any ofhier provisions.of Planning Code applicable to this Project shall be subject
fo. the: enforcemient procedures and, administrafive peralties set. forth undei Planting Code

Section 176 or Bection 176,1. The Planning Depaﬁment may also refer the violafion complaints to

other tity departments and agencies for appropriate enforcement action under theft jurisdiction.
For inforintion about contpliance, cortart Code Enforcement, Planning Department at 4155756863,

+ wuww, sfplanning org
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58. Monitoring. The Froject requires monitoring of the eonditions of approval in this Motion. The
Pxoject Sponsor or the subsequent resporisible parties for the Project shall pay fees as established
urider Plarming: Code Sectiont 851 (e} (1) and work with the Planning Départment for information
about compliance.

For information about complzmzce contuct: Code E}y‘orcement Planniing Depariment at 415-575-6863,
wew. sfplaihiing.irg
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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 SUPERVISORS OF THE CITY AND COUNTY OF SAN FRANCISCO

LAND USE AND TRANSPORTATION COMMITTEE

NOTICE IS HEREBY GIVEN THAT the Land Use and Transportation Committee 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: Monday, May 8, 2017
Time: 1:30 p.m.

Location: 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 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, fo 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 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, 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.
35086, 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. Cariton
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1500 Mission Street Project & SUD (10-Day Notice)

May 8, 2017 : Page 2

B. Goodlett Place, Room 244, San Frahcisco, CA 94102. Information relating to this matter is
available in the Office of the Clerk of the Board. Agenda information relating to 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

Mailing Address : 915 E FIRST ST, LOS ANGELES, CA 90012
Telephone (800) 788-7840/ Fax (800) 464-2839

Visit us @ www.LegalAdstore.com

Alisa Somera

CCSF BD OF SUPERVISORS (OFFICIAL NOTICES)
1 DR CARLTON B GOODLETT PL #244

SAN FRANCISCO, CA, 94102

COPY OF NOTICE

GPN GOVT PUBLIC NOTICE

AS - 05.08.17 Land Use - 1500 Mission (170348 &
170408)

Notice Type:
Ad Description

Ta the right is a copy of the notice 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 cotrections. The Proof of Publication
will be filed with the County Clerk, if required, and malled to you after the last

date below. Publication date(s) for this nofice is (are):

04/28/2017

The charge(s) for this order Is as follows. An involce will be sent after the last
date of publication. If you prepaid this order in full, you will not receive an

IR AR
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EXMi# 3004850
NOTICE QF PUBLIC

HEARING
BOARD OF SUPERVISORS
OF THE CITY AND
COUNTY OF SAN FRAN-
CISCO
LAND USE AND TRANS-

PORTATION COMMITTEE
MONDAY, MAY 8, 2017 -
‘ 1:30 Pi

CITY HALL, LEGISLATIVE
B

THAT the tand Use and
Transportation  Committes
will hold a public hearing to
consider the following
Empyssl and sald public

garing will bs held as
follows, at which time all
interasted parfies may attend
and be heard: (1500
Misslon Street Project and
Special Use District) File
No. 170348, Ordinance
amending the Planning Code
fo create the 1500 Mission
Straet Spacial Use District to
facililate development of the
1600 Mission Street
Assessar's Parcel Block No,
506, Lot Nos. 006 and 007)
project, to rmegulate bulk
controls in the Speclal Use
District, to modify Zoning
Map SUG7 to place the
rolect site Into this Special

se District, and Zoning Map
HTO7 lo establish the height
and bufk district designations
for the project slte; adopting
findings under the Califomia
Environmental Quality Act;
making findings of consis-
tency with the General Plan,
and the elght priority Eulicles
of Planning Code, Section
101.1; and edopting findings
of public necessity, conven-
lence, and welfars under
Planning Code, Section 302,
Flie Na. 170408, Ordinance
amending the General Plan
by revising the height and
bulk dasignations for the
1500 Misslon 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 6 of the Downtown: Area
Plan; adopting findings under
the California Environmental
Quallty Act; making findings
of . consistency wilth the
General Plan as proposed
for amendment, and the
eight priorily policles of
Code, Section
101.1; and adopting findings
of publlc necassity, conven-
lence, and welfare under
Planning Code, Section 340,
In accordance with Adminis-
trative Code, Section 67.7-1,
persons wha are unable to
alttend the heafing on this
malter may submit written

compnents to the Clty gn‘or to
the time the hearing begins.
Thesa comments will be
made part of the official
public record in this matler,
and shall be brought to the-
attention of the members of
the Committes. Wiitten
comments shotid be
addressed fo Angela Calvillo,
Clerk of the Board, City Hall,
1 Dr. Carton B, Goodlett
Place, Room 244, Sen
Franasco, CA 94102,
information relating to this
matter is avallable in the
Office of the Clerk of the
Board. Agenda information
ralating fo this matter wilt be
avaifable for public review an
Friday, May 5 2017. -
Angela 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

Legislative File Nos. 170348 & 170408 (1500 Mission Street Project & SUD)

1 Dr. Carlton B. Goodlett Place, Room 244

Deséription 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 SUQ7 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, convenience, and welfare under Planning Code, Section 302.

File No. 170408. Ordinance amending fhe 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.

I, Alisa Somera , an employee of the City and
County of San Francisco, mailed the above described document(s) by depositing the
sealed items with the United States Postal Service (USPS) with the postage fully
_prepaid as follows:

Date: . April 28, 2017
. Time: 9:35 a.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: Q”W
. V N
(Instructions: Upon completion, original must be filed in the above referenced file.)
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L.SISLATION RECEIVED CHECKLI. .

Date 44 7% File Number (if applicable) ' s
F SUPERYISORS
[V( Legislation for Introduction (NEW) b b p Legislative éle;ks; FR AN rg‘fcg )
[ 1 Legislation Pending in Committee (AMENDED) =~ »bp Committee Clerk
[ 1 Legislation for Board Agenda (AMENDED) » b b Deputy Cletid | APR -1 P14 2: 22

Supervisor, Mayor, and Departmental Submittals: v —%#&
Grant Ordinance )
Legislation: Original, 1 hard copy, and 1 electronic copy in Word format
I\ ignature: Department Head, Mayor or the Mayor's designee, plus the Centroller
AL T upporting documents: 1 full set, and separate pdf copies of each in email
[ 1 Cover letter (original)
[ 1 Grant budget/application
[ 1 Grant information form, including signed disability checklist
[ ] Letter of Intent or grant award letter from funding agency
[ 1 Contract, Leases/Agreements (if applicable)
[ 1 Ethics Form 128 (if applicable) in Word format
[ 1 Other support documents as identified in the cover letter and legislation :
[ 1 E-Copy of legislation/supporting documents: Sent to BOS.Legislation@sfgov.org

Ordinance
lé?‘Leglslatlon Original,1 hard copy, and 1 electronic copy in Word format -
Signature:  City Attorney (For Settlement of Lawsuits - City Attorney, Department
Head, Controller, Commission Secretary)
[\/{ porting documents: 1 full set, and sgparate pdf copies of each in emall
[‘f‘p Cover letter (original)
[ 1 Settlement Report/Agreement (for settlements)
Other support documents as identified in the cover letter and Ieglslatlon
[ 1 E-Copy of legislation/supporfing documents Sent to BOS.Legislation@sfgov.org

Grant Resolution
[ 1 Legislation: Original, 1 hard copy, and 1 electronic copy in Word format
[ 1 Signature: Department Head, Mayor or the Mayor's designee, plus the Controller
[ 1 Supporting documents: 1 full set, and separate pdf copies of each in email
[ 1 Cover letter (original) '
[ 1 Grant budget/application
[ -1 Grant information form, including signed disability checklist
[ ] Letter of Intent or grant award letter from funding agency
[ ] Contract, Leases/Agreements (if applicable)
" [ 1 Ethics Form 126 (if applicable) in Word format
[ 1 Other support documents as identified in the cover lefter and legisiation
[ 1 E-Copy of leglslatlonlsupportmg documents: Sent to BOS. Legislation@sfgov.org

Resolution
[ 1 Legislation: Original, 1 hard copy, and 1 electronic copy in Word format
[ ] Signature: None (Note: Required for Settlement of Claims - City Aftorney,
Department Head, Controller, Commission Secretary)

[ 1 Supporting documents: 1 full set, and separate pdf copies of each-in-email

[ ] Cover letter (original)
[ 1 Settlement Report/Agreement (for settlements)
Other support documents as identified in the cover letter and legisiation
E-Copy of legislation/supporting documents: Sent to BOS. Leglslatlon@sfgov org
Td Obe s s ad% PLANNING

Name and Telephone Number " Department
Clerk's Ofﬁée/Fonnleegislaﬁon Received Checklist (1/2015) for more help go to: sfbos.org/about the board/generalfiegisiative process handbook
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