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Conditional Use Authorization 
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Large Project Authorization 
HEARING DATE: MARCH 2, 2017 

 
Date: February 23, 2017 
Case No.: 2014.0011CX 
Project Address: 1298 HOWARD STREET 
Zoning: RCD (Regional Commercial) District 
 WMUG (Western SoMa Mixed Use - General) District 
 RED-MX (Residential Enclave - Mixed) District 
  Western SoMa Special Use District 
 45/55-X Height and Bulk Districts 
Block/Lots: 3728/019, 024, 025, 086 and 087 
Project Sponsor: John Kevlin, Reuben, Junius & Rose, LLP 
 One Bush Street Suite 600 
 San Francisco, CA 94104 
Staff Contact: Doug Vu – (415) 575-9120 
 Doug.Vu@sfgov.org 
Recommendation: Approval with Conditions 

 

PROJECT DESCRIPTION 
The proposed Project includes the conversion of an automotive gas station, demolition of the existing gas 
station, car wash and restaurant on the subject parcels, the merger of five lots and the new construction of 
a Planned Unit Development (PUD) with two 45- and 55-foot tall, four- and five-story mixed-use 
buildings totaling approximately 142,500 square feet that includes 13,850 square feet of ground floor 
administrative, professional and personal office and/or commercial retail space, and 128,650 square feet 
of residential use for 124 dwellings with a mix of 29 studio, 36 one-bedroom and 59 two-bedroom units. 
The Project also includes an additional 30,395 square feet underground accessory parking garage for 71 
automobiles, approximately 2,224 square feet of private open space for fourteen units, 9,050 square feet of 
common open space through an interior courtyard, fifth floor roof terrace and publicly accessible mid-
block alley, 188 Class 1 and 32 Class 2 bicycle parking spaces. 
 

SITE DESCRIPTION AND PRESENT USE 
The Project is located on five lots with a total area of approximately 37,125 sq. ft. that cumulatively have 
225 ft. of frontage along Howard Street, 165 ft. along 9th Street and 225 ft. along Natoma Street. The 
Project is located in three separate zoning districts with Lot 087 in the RCD (Regional Commercial) 
District, Lot 086 in the WMUG (WSoMa Mixed Use - General) District and Lots 019, 024 and 025 in the 
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RED-MX (Residential Enclave - Mixed) Zoning District. The Project site is currently improved with a 
5,000 sq. ft. automotive gas station and restaurant use (dba Chevron Gas, Burger King Drive-Thru and 
Starbucks Coffee) constructed in 1998 and an 800 sq. ft. drive-thru car wash constructed in 1999 that are 
all currently in operation. 
 

SURROUNDING PROPERTIES AND NEIGHBORHOOD 
The Project is located in the Western SoMa Neighborhood and within the RCD District that is located 
along the 9th Street and 10th Street corridors, generally running from Mission Street to Harrison Street. 
This district provides for a wide variety of commercial uses and services to a population greater than the 
immediate neighborhood. While providing convenience goods and services to the surrounding 
neighborhood, the RCD corridors are also heavily trafficked thoroughfares into and out of the City, 
which 9th and Howard Streets are major arterials that serve shoppers from other neighborhoods and 
cities. The immediately surrounding properties include office buildings to the north, an industrial 
building and the South of Market Library to the west, and mixed-use buildings with ground floor 
commercial and upper floor dwellings to the south and east. The east end of the Project is located in the 
RED-MX District, which is a low-scale, medium density, and predominantly residential 
neighborhood that also permits small-scale retail, restaurants, arts activities, and other commercial uses to 
create the potential for more active, mixed-use alleys. Civic Center Plaza is located three blocks north 
from the Project across Market Street, the Folsom Street NCT District and Interstate 80 are located one 
and three blocks south, respectively, and the San Francisco Hall of Justice is located three blocks to the 
southeast. The Project is also centrally located to public transportation with access to 29 MUNI, BART 
and SamTrans stops within a one-quarter mile radius.  
 

ENVIRONMENTAL REVIEW  
Pursuant to the Guidelines of the State Secretary of Resources for the implementation of the California 
Environmental Quality Act (CEQA), on February 21, 2017, the Planning Department of the City and 
County of San Francisco determined that the proposed application was exempt from further 
environmental review under Section 15183 of the CEQA Guidelines and California Public Resources 
Code Section 21083.3. The Project is consistent with the adopted zoning controls in the Western SoMA 
Community Plan and was encompassed within the analysis contained in the Western SoMA Community 
Plan Program EIR (WSOMA PEIR). Since the PEIR was adopted, there have been no substantial changes 
to the Eastern Neighborhoods Area Plan and no substantial changes in circumstances that would require 
major revisions to the WSOMA PEIR due to the involvement of new significant environmental effects or 
an increase in the severity of previously identified significant impacts, and there is no new information of 
substantial importance that would change the conclusions set forth in the PEIR. 
 

HEARING NOTIFICATION 

TYPE REQUIRED 
PERIOD 

REQUIRED 
NOTICE DATE 

ACTUAL 
NOTICE DATE 

ACTUAL 
PERIOD 

 Classified News Ad 20 days February 10, 2017 February 8, 2017 22 days 

      Posted Notice 20 days February 10, 2017 February 9, 2017 21 days 

        Mailed Notice 20 days February 10, 2017 February 10, 2017 20 days 
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The proposal requires a Section 312 neighborhood notification, which was conducted in conjunction with 
the required hearing notification for the Conditional Use and Large Project Authorizations. 
 

PUBLIC COMMENT/COMMUNITY OUTREACH 
As of February 23, 2017, the Department has received eight comment letters from neighbors that live on 
Natoma Street. Several of these letters state support for the Project, but the majority have also stated 
concerns and opposition to placing the driveway on Natoma Street. These residents believe doing so 
would significantly increase auto congestion and negatively impact the character of the alley in other 
ways. Copies of this correspondence have been included in the Commission’s packet. 
 
In addition to the required pre-application meeting that was held on March 5, 2014, the Project Sponsor 
has conducted additional public outreach through a meeting to present and discuss the proposed alley 
design on February 4, 2015 and a neighborhood project update and status meeting on April 26, 2016. The 
Sponsor has also met individually with members of the Western SoMa Citizens Task Force, United 
Playaz, business owners of Asia SF, Tank 18, 155 9th Street, and residents of 1252 Howard Street along 
with others on Natoma Street.      
 

ISSUES AND OTHER CONSIDERATIONS 
 As part of the Conditional Use Authorization for a PUD and the Large Project Authorization, the 

Commission may grant modifications from certain Planning Code requirements for projects that 
exhibit outstanding overall design and are complementary to the design and values of the 
surrounding area. The proposed project requests modifications from the rear yard, dwelling unit 
exposure and off-street loading requirements pursuant to Planning Code Sections 134, 140 and 
152.1, respectively. Department staff is generally in agreement with the proposed modifications 
given the overall project and its design. 

 The Project is located in three separate land use districts including the RCD, WMUG and RED-
MX Districts that each have different development controls, and the location of the proposed uses 
were used to determine the specific controls for this Project.     

 The RCD District permits office use on the ground or second floor of a non-historic building, and 
the specific types of office uses permitted are administrative service, philanthropic 
administrative, business or professional service, financial service, medical service and personal 
service as defined under Planning Code Sections 790.106 through 790.116.  

 The Project is located in an area identified for capital projects that are part of the SFMTA Vision 
Zero Policy to eliminate all traffic deaths in San Francisco by 2024.  

 The Project has elected to provide on-site affordable housing as identified in Planning Code 
Section 415.6, which requires 13.5 percent of the total number of units to be designated as part of 
the inclusionary affordable housing program. The Project contains 124 dwelling units and the 
Sponsor will fulfill this requirement by providing the seventeen (17) affordable rental units on-
site. 

 The Project would be subject to the following development impact fees, which are estimated as 
follows: 
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FEE TYPE PLANNING CODE 
SECTION/FEE AMOUNT 

Eastern Neighborhoods Impact Fee 
(5,800 sq. ft. – Tier 1; Change in Use from PDR to Non-
Residential)  

423 (@ $3.00) $17,400 

Eastern Neighborhoods Impact Fee 
(128,650 sq. ft. – Tier 1; New Residential) 

423 (@ $10.19) $1,310,943 

Eastern Neighborhoods Impact Fee 
(8,050 sq. ft. – Tier 1; New Non-Residential) 

423 (@ $7.65) $61,583 

Transportation Sustainability Fee (TSF) 
(5,800 sq. ft. – Change in Use from PDR to Non-Residential)  

411A (@ $10.43) $60,494 

Transportation Sustainability Fee (TSF) 
(8,050 sq. ft. – New Non-Residential)  

411A (@ $18.04)  $145,222 

Transportation Sustainability Fee (TSF) 
[EE filed on 12/3/2014 = Use TSF Rules – 50% Disc.] 
(102,713 sq. ft. – New Residential, Up to 99 DU)  

411A (@ $7.74)  
x 50% 

$397,497 

Transportation Sustainability Fee (TSF) 
[EE filed on 12/3/2014 = Use TSF Rules – 50% Disc.] 
(25,938 sq. ft. – New Residential, 99 DU to 124 DU)  

411A (@ $8.74)  
x 50% 

$113,347 

Residential Child-Care Impact Fee  
(5,800 sq. ft. – 10 Units or More; Change in Use - PDR)  

414A (@ $0.26) $1,508 

Residential Child-Care Impact Fee  
(128,650 sq. ft. – 10 Units or More; New Residential) 

414A (@ $1.83) $235,430 

 TOTAL $1,626,863 

These fees are subject to change between Planning Commission approval and approval of the associated 
Building Permit Application, as based upon the annual updates managed by the Development Impact Fee 
Unit of the Department of Building Inspection. 
 
REQUIRED COMMISSION ACTION 
In order for the Project to proceed, the Commission must grant Conditional Use Authorization, a Planned 
Unit Development and Large Project Authorization pursuant to Planning Code Sections 121.1, 121.7, 
202.5, 303, 304 and 329, respectively, to allow the conversion and demolition of an automotive gas station, 
restaurant and car wash, and the new construction of two 45- and 55-foot tall, four- and five-story mixed-
use buildings totaling approximately 142,500 square feet that includes 13,850 square feet of office and 
retail commercial space at the ground floor and 128,650 square feet of residential use for 124 dwellings, 
an additional 30,395 square feet underground vehicular parking garage for 71 automobiles, 2,224 square 
feet of private open space for fourteen units, 9,050 square feet of common open space partly through a 
publicly accessible mid-block alley, 188 Class 1 and 31 Class 2 bicycle parking spaces at 1298 Howard 
Street, and to allow modifications to the requirements for rear yard, dwelling unit exposure and off-street 
loading pursuant to Planning Code Sections 134, 140, and 152.1, respectively. 
 

BASIS FOR RECOMMENDATION   
• The Project complies with the applicable requirements of the Planning Code. 
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• The Project is, on balance, consistent with the Objectives and Policies of the General Plan and the 
Western SoMa Community Plan. 

• The Project exhibits overall quality design, which relates to the surrounding context and 
neighborhood. 

• The Project is located in zoning districts where residential, office and commercial retail uses are 
principally permitted. 

• The Project in an appropriate in-fill development that will add 124 new dwelling units to the 
City’s housing stock and 13,850 square feet of office and commercial space in an area that 
encourages the development of mixed-use buildings with housing over ground floor commercial 
and production, distribution, and repair uses. 

• The Project is consistent with and respects the varied neighborhood character, and provides an 
appropriate massing and scale for the adjacent contexts. 

• The Project complies with the First Source Hiring Program. 

• The Project is necessary and desirable, is compatible with the surrounding neighborhood, and 
would not be detrimental to persons or adjacent properties in the vicinity.  

• The Project would permanently designate seventeen dwelling units as on-site, below-market rate 
rental units under a Costa Hawkins Agreement. 

• The Project will fully utilize the Eastern Neighborhoods Area Plan controls, and will pay the 
appropriate development impact fees. 

RECOMMENDATION: Approval with Conditions 

 
Attachments: 
Draft Motion - Conditional Use Authorization 
Draft Motion - Large Project Authorization 
Parcel Map 
Sanborn Map 
Zoning Map 
Height and Bulk Map 
Aerial Photographs 
Site Photos 
Community Plan Exemption 
Entertainment Commission Recommendations 
Public Correspondence 
Project Sponsor Submittal 

• Affordable Housing Affidavit 
• Anti-Discriminatory Housing Affidavit 
• First Source Hiring Affidavit  
• Architectural Drawings 
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Attachment Checklist 
 

 Executive Summary   Project Sponsor Submittal: 

 Draft Motion    Drawings: Existing Conditions  

 Zoning District Map    Check for Legibility 

 Height & Bulk Map   Drawings: Proposed Project    

 Parcel Map     Check for Legibility 

 Sanborn Map    3-D Renderings:  

(New Construction or Significant Addition)  Aerial Photo   

 Site Photos   Wireless Telecommunications Materials 

 Environmental Determination     Health Dept. Review of RF levels 

 First Source Hiring Affidavit     RF Report 

      Community Meeting Notice 

    Housing Documents 

       Inclusionary Affordable Housing 
Program:  Affidavit for Compliance 

      Anti-Discriminatory Housing Affidavit 

 

 

Exhibits above marked with an “X” are included in this packet  DV _____ 

 Planner's Initials 

 

 
DV:  G:\Documents\X\1298 Howard Street_2014.0011X\Draft Docs\1298 Howard St_Exec Sum.doc 
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Subject to: (Select only if applicable) 

  Affordable Housing (Sec. 415) 

  Jobs Housing Linkage Program (Sec. 413) 

  Transportation Sustainability Fee (Sec. 411A) 

 

  First Source Hiring (Admin. Code) 

  Child Care Requirement (Sec. 414A) 

  Eastern Neighborhoods Impact Fee (Sec. 423) 

 
 

Planning Commission Motion No. XXXXX 
HEARING DATE: MARCH 2, 2017 

 
Case No.: 2014.0011C 
Project Address: 1298 HOWARD STREET 
Zoning: RCD (Regional Commercial) District 
 WMUG (WSoMA Mixed Use - General) District 
 RED-MX (Residential Enclave - Mixed) District 
  Western SoMa Special Use District 
 45/55-X Height and Bulk Districts 
Block/Lots: 3728/019, 024, 025, 086 and 087 
Project Sponsor: John Kevlin, Reuben, Junius & Rose, LLP 
 One Bush Street Suite 600 
 San Francisco, CA  94014 
Staff Contact: Douglas Vu – (415) 575-9120 
 doug.vu@sfgov.org 

 
ADOPTING FINDINGS RELATING TO CONDITIONAL USE AUTHORIZATION PURSUANT TO 
PLANNING CODE SECTIONS 121.1, 121.7, 202.5, 303 AND 304, TO ALLOW EXCEPTIONS TO 1) 
REAR YARD (PLANNING CODE SECTION 134); 2) DWELLING UNIT EXPOSURE (PLANNING 
CODE SECTION 140); AND OFF-STREET LOADING (PLANNING CODE SECTION 152.1) FOR 
CONVERSION OF THE EXISTING AUTOMOTIVE SERVICE STATION, DEMOLITION OF ALL 
EXISTING STRUCTURES, LOT MERGER, DEVELOPMENT ON A LARGE LOT AND 
CONSTRUCTION OF A PLANNED UNIT DEVELOPMENT WITH TWO NEW 45- AND 55-FEET 
TALL, FOUR- AND FIVE-STORY, APPROXIMATELY 142,500 GROSS SQUARE-FEET MIXED-USE 
BUILDINGS WITH UP TO 13,850 SQUARE FEET OF GROUND FLOOR OFFICE AND RETAIL 
SPACE, 124 DWELLING UNITS, AND A 30,395 SQUARE-FOOT BASEMENT LEVEL GARAGE 
WITH 71 AUTOMOBILE AND 188 CLASS 1 BICYCLE PARKING SPACES LOCATED AT 1298 
HOWARD STREET, LOTS 019, 024, 025, 086 AND 087 IN ASSESSOR’S BLOCK 3728, WITHIN THE 
RCD (REGIONAL COMMERCIAL), WMUG (WSOMA MIXED USE - GENERAL),  RED-MX 
(RESIDENTIAL ENCLAVE - MIXED) ZONING DISTRICTS, 45-X AND 55-X HEIGHT AND BULK 
DISTRICTS, AND ADOPTING FINDINGS UNDER THE CALIFORNIA ENVIRONMENTAL 
QUALITY ACT. 
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PREAMBLE 
On June 12, 2014, John Kevlin of Reuben, Junius & Rose, LLP on behalf of 1288 Howard, LP (hereinafter 
"Project Sponsor") filed an application with the Planning Department (hereinafter “Department”) for 
Conditional Use Authorization under Planning Code Sections 121.1, 121.7, 202.5, 303 and 304 to allow 
conversion of an automotive service station to other permitted land uses, demolition of an automotive 
service station, restaurant and car wash, and construction of a Planned Unit Development with two 45- 
and 55-feet tall, four- and five-story buildings with a total area of approximately 142,500 square feet that 
includes 13,850 square feet of office and retail commercial space at the ground floor, 128,650 square feet of 
residential use for 124 dwellings units, an additional 30,395 square-foot underground vehicular parking 
garage for 71 automobiles and 188 Class 1 bicycle parking spaces, approximately 2,224 square feet of 
private and 9,050 square feet of common open space partly through a publicly accessible mid-block alley 
at 1298 Howard Street (Block 3728; Lots 019, 024, 025, 086 & 087) in San Francisco, California.  
 
The environmental effects of the Project were determined by the San Francisco Planning Department to 
have been fully reviewed under the Western SoMA Plan Final Environmental Impact Report (hereinafter 
“EIR”). The EIR was prepared, circulated for public review and comment, and, at a public hearing on 
December 6, 2012, by Motion No. 18756, certified by the Commission as complying with the California 
Environmental Quality Act (Cal. Pub. Res. Code Section 21000 et seq., (hereinafter “CEQA”). The 
Commission has reviewed the Final EIR, which has been available for this Commission’s review as well 
as public review.  
 
The Western SoMA Plan PEIR is a Program EIR. Pursuant to CEQA Guideline 15168(c)(2), if the lead 
agency finds that no new effects could occur or no new mitigation measures would be required of a 
proposed project, the agency may approve the project as being within the scope of the project covered by 
the PEIR, and no additional or new environmental review is required.  In approving the Western SoMa 
Community Plan, the Commission adopted CEQA Findings in its Motion No. 18756 and hereby 
incorporates such Findings by reference. 
 
Additionally, State CEQA Guidelines Section 15183 provides a streamlined environmental review for 
projects that are consistent with the development density established by existing zoning, community plan 
or general plan policies for which an EIR was certified, except as might be necessary to examine whether  
there  are  project–specific effects  which are  peculiar  to the  project or  its  site.  Section 15183 specifies 
that examination of environmental effects shall be limited to those effects that (a) are peculiar to the 
project or parcel on which the project would be located, (b) were not analyzed as significant effects in a 
prior EIR on the zoning action, general plan or community plan with which the project is consistent, (c) 
are potentially significant off–site and cumulative impacts which were not discussed in the underlying 
EIR, or(d) are previously identified in the EIR, but which are determined to have a more severe adverse 
impact than that discussed in the underlying EIR. Section 15183(c) specifies that if an impact is not 
peculiar to the parcel or to the proposed project, then an EIR need not be prepared for that project solely 
on the basis of that impact. 
 
On February 21, 2017, the Department determined that the proposed application did not require further 
environmental review under Section 15183 of the CEQA Guidelines and Public Resources Code Section 
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21083.3. The Project is consistent with the adopted zoning controls in the Western SoMa Community Plan 
and was encompassed within the analysis contained in the Western SoMa Community Plan PEIR.  Since 
the Western SoMa Community Plan PEIR was finalized, there have been no substantial changes to the 
Western SoMa Community Plan and no substantial changes in circumstances that would require major 
revisions to the Final EIR due to the involvement of new significant environmental effects or an increase 
in the severity of previously identified significant impacts, and there is no new information of substantial 
importance that would change the conclusions set forth in the PEIR. The file for this project, including the 
Western SoMa Community Plan PEIR and the Community Plan Exemption certificate, is available for 
review at the San Francisco Planning Department, 1650 Mission Street, Suite 400, San Francisco, 
California. 
 
Planning Department staff prepared a Mitigation Monitoring and Reporting Program (MMRP) setting 
forth mitigation measures that were identified in the Western SoMa Community Plan PEIR that are 
applicable to the project. These mitigation measures are set forth in their entirety in the MMRP attached 
to the draft Motion as Exhibit C. 
 
The Planning Department, Jonas P. Ionin, is the custodian of records, located in the File for Case No. 
2014.0011C at 1650 Mission Street, 4th Floor, San Francisco, California. 
 
On December 1, 2016, the Planning Commission (”Commission”) conducted a duly noticed public 
hearing at a regularly scheduled meeting on Conditional Use Application No. 2014.0011C, and continued 
the item to January 26, 2017. 
 
On January 26, 2017, the Planning Commission (”Commission”) conducted a duly noticed public hearing 
at a regularly scheduled meeting on Conditional Use Application No. 2014.0011C, and continued the item 
to March 2, 2017. 
 
On March 2, 2017, the Commission conducted a duly noticed public hearing at a regularly scheduled 
meeting on Conditional Use Application No. 2014.0011C. 
 
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 the applicant, Department 
staff, and other interested parties. 
 
MOVED, that the Commission hereby authorizes the Conditional Use requested in Application No. 
2014.0011C, subject to the conditions contained in “EXHIBIT A” of this motion, based on the following 
findings: 
 
FINDINGS 
Having reviewed the materials identified in the preamble above, and having heard all testimony and 
arguments, this Commission finds, concludes, and determines as follows: 
 

1. The above recitals are accurate and constitute findings of this Commission. 
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2. Site Description and Present Use. The Project is located on five lots with a total area of 

approximately 37,125 sq. ft. that cumulatively have 225 ft. of frontage along Howard Street, 165 
ft. along 9th Street and 225 ft. along Natoma Street. The Project is located in three separate zoning 
districts with Lot 087 in the RCD (Regional Commercial) District, Lot 086 in the WMUG (WSoMa 
Mixed Use - General) District and Lots 019, 024 and 025 in the RED-MX (Residential Enclave - 
Mixed) Zoning District. The Project site is currently improved with a 5,000 sq. ft. automotive gas 
station and restaurant use (dba Chevron Gas, Burger King Drive-Thru and Starbucks Coffee) 
constructed in 1998 and an 800 sq. ft. drive-thru car wash constructed in 1999 that are all 
currently in operation. 

 
3. Surrounding Properties and Neighborhood. The Project is located in the Western SoMa 

Neighborhood and within the RCD District that is located along the 9th Street and 10th Street 
corridors, generally running from Mission Street to Harrison Street. This district provides for a 
wide variety of commercial uses and services to a population greater than the immediate 
neighborhood. While providing convenience goods and services to the surrounding 
neighborhood, the RCD corridors are also heavily trafficked thoroughfares into and out of the 
City, which 9th and Howard Streets are major arterials that serve shoppers from other 
neighborhoods and cities. The immediately surrounding properties include office buildings to 
the north, an industrial building and the South of Market Library to the west, and mixed-use 
buildings with ground floor commercial and upper floor dwellings to the south and east. The 
east end of the Project is located in the RED-MX District, which is a low-scale, medium density, 
and predominantly residential neighborhood that also permits small-scale retail, restaurants, arts 
activities, and other commercial uses to create the potential for more active, mixed-use alleys. 
Civic Center Plaza is located three blocks north from the Project across Market Street, the Folsom 
Street NCT District and Interstate 80 are located one and three blocks south, respectively, and the 
San Francisco Hall of Justice is located three blocks to the southeast. The Project is also centrally 
located to public transportation with access to 29 MUNI, BART and SamTrans stops within a one-
quarter mile radius.  

 
4. Project Description. The proposed Project includes the conversion of an automotive gas station, 

demolition of the existing gas station, car wash and restaurant on the subject parcels, the merger 
of five lots and the new construction of a Planned Unit Development (PUD) with two 45- and 55-
foot tall, four- and five-story mixed-use buildings totaling approximately 142,500 square feet that 
includes 13,850 square feet of ground floor administrative, professional and personal office 
and/or commercial retail space, and 128,650 square feet of residential use for 124 dwellings with a 
mix of 29 studio, 36 one-bedroom and 59 two-bedroom units. The Project also includes an 
additional 30,395 square feet underground accessory parking garage for 71 automobiles, 
approximately 2,224 square feet of private open space for fourteen units, 9,050 square feet of 
common open space through an interior courtyard, fifth floor roof terrace and publicly accessible 
mid-block alley, 188 Class 1 and 32 Class 2 bicycle parking spaces. 
 

5. Public Comment. The Department has received eight comment letters from neighbors that live 
on Natoma Street. Several of these letters state support for the Project, but the majority have also 
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stated concerns and opposition to placing the driveway on Natoma Street. These residents 
believe doing so would significantly increase auto congestion and negatively impact the 
character of the alley in other ways. 
 
In In addition to the required pre-application meeting that was held on March 5, 2014, the Project 
Sponsor has conducted additional public outreach through a meeting to present and discuss the 
proposed alley design on February 4, 2015 and a neighborhood project update and status meeting 
on April 26, 2016. The Sponsor has also met individually with members of the Western SoMa 
Citizens Task Force, United Playaz, business owners of Asia SF, Tank 18, 155 9th Street, and 
residents of 1252 Howard Street along with others on Natoma Street. 
 

6. Planning Code Compliance: The Commission finds that the Project is consistent with the 
relevant provisions of the Planning Code in the following manner: 

 
A. Permitted Uses in RCD, WMUG and RED-MX Zoning Districts. Commercial office use at 

the ground or second floor, retail sales and services (with the exception of specific uses 
identified under Planning Code Section 744), and residential uses are principally within the 
RCD Zoning District. Commercial office, retail sales and services (up to 10,000 gross square 
feet per lot), and residential uses are principally permitted in the WMUG Zoning District 
under Planning Code Section 844. Only residential and certain non-residential uses identified 
under Planning Code Section 847 are permitted in the RED-MX Zoning District Therefore, 
the Project complies with this requirement.  

 
The Project includes 12,600 square feet of office and/or retail use in the RCD District and 1,250 square 
feet of restaurant or retail sales and service use in the WMUG District. Only residential use is 
proposed within the RED-MX District and therefore, the Project complies with this requirement. 

 
B. Rear Yard.  Planning Code Section 134 requires a minimum rear yard equal to 25 percent of 

the total lot depth of the lot to be provided at the lowest level of dwelling units. The Project 
has a total area of 37,120 square feet, and would need to provide a minimum rear yard 9,280 
square feet. Section 134(f) allows for modifications to the rear yard requirements through the 
Large Project Authorization process by providing an equivalent amount of square footage on 
the project site. 

 
The Project proposes a 5,060 square feet alley that is equal to 13.6 percent of the total lot area that is 
not considered a Code complying rear yard and is seeking an exception to this requirement through the 
Large Project Authorization, as discussed in detail below. 

 
C. Residential Open Space.  Planning Code Section 135 requires a minimum of 80 square feet of 

usable private or common open space per dwelling unit that may be reduced to 54 square 
feet if the open space is public in the WMUG and RED-MX Districts. This Section also 
requires 80 square feet of usable private or 100 square feet of common open space per 
dwelling unit in the RCD District. Private usable open space shall have a minimum 
horizontal dimension of six feet and a minimum area of 36 square feet if located on a deck, 
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balcony, porch or roof, and shall have a minimum horizontal dimension of 10 feet and a 
minimum area of 100 square feet if located on open ground, a terrace or the surface of an 
inner or outer court pursuant to PC Section 145(F). Common usable open space shall be at 
least 15 feet in every horizontal dimension and shall be a minimum are of 300 sq. ft. Further, 
inner courts may be credited as common usable open space if the enclosed space is not less 
than 20 feet in every horizontal dimension and 400 sq. ft in area, and if the height of the walls 
and projections above the court on at least three sides is such that no point on any such wall 
or projection is higher than one foot for each foot that such point is horizontally distant from 
the opposite side of the clear space in the court.  
 
The Project includes 60 dwelling units that are located in the RCD District, and at least 1,900 square 
feet of private open space for nineteen units. The Project also includes 64 units located in the WMUG 
or RED-MX District, and at least 480 square feet of private open space for six units. The remaining 41 
units in the RCD District requires at least 4,100 square feet of common usable open space (calculated 
at 100 square feet per unit), and the remaining 58 units in the WMUG and RED-MX Districts 
require 3,132 square feet (calculated at 54 square feet per unit), for a combined total of 7,232 square 
feet. This common usable open space is provided through a 5,060 square feet mid-block alley and 2,520 
square feet roof terrace at the fifth floor for a combined 7,580 square feet, which exceeds the 7,232 
square feet minimum. Therefore, the Project complies with the residential open space requirement.     

 
D. Non-Residential Open Space. Planning Code Section 135.3 requires one square feet of open 

space per 250 square feet of occupied floor area for retail use in the RCD and WMUG 
Districts, and one square feet per 90 square feet of office use in the RCD District. This amount 
may be reduced by 33 percent if the open space is publicly accessible.  

 
The Project proposes 11,600 square feet of office use in the RCD, and 2,250 square feet of retail use in 
the RCD and WMUG Districts. These uses require a minimum nine square feet of open space for the 
retail use and 129 square feet for the office use that equals a total amount of 138 square feet. The 
Project proposes 220 square feet of publicly accessible open space adjacent to the 9th Street ground floor 
commercial entrance that is greater than the 92 required square feet, and therefore complies with the 
non-residential open space requirement. 

 
E. Permitted Obstructions. Planning Code Section 136(c)(2) outlines the requirements for 

features, which may project over a street, alley, setback or usable open space. Generally, 
projections over streets and alleys are limited to 3-ft deep with a maximum length of 15-ft for 
each bay window or balcony. This length shall be reduced in proportion to the distance from 
such line by means of a 45 degree angle drawn inward from the ends of the 15-ft dimension, 
thus reaching a maximum of 9-ft along a line parallel to and at a distance of 3-ft from the line 
establishing the required open area. Additionally, the minimum horizontal separation 
between bay windows, between balconies, and between bay windows and balconies (except 
where a bay window and a balcony are located immediately adjacent to one another) shall be 
two feet at the line establishing the required open area, and shall be increased in proportion 
to the distance from such line by means of 135-degree angles drawn outward from the ends 
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of such two-foot dimension, reaching a minimum of eight feet along a line parallel to and at a 
distance of three feet from the line establishing the required open area. 
 
The Project proposes a total of fourteen bay windows and balconies at the second through fifth floors of 
the building, each with a dimension of 3-feet by 6-feet and at least 75-feet apart, that project over the 
property line along all three street frontages. Therefore, these bays and balconies comply with the 
requirements of the permitted obstructions criteria.  
 

F. Streetscape and Pedestrian Improvements. Planning Code Section 138.1 requires a 
streetscape plan showing the location, design, and dimensions of all existing and proposed 
streetscape elements in the public right-of-way directly adjacent to the fronting property, 
including street trees, sidewalk landscaping, street lighting, site furnishings, utilities, 
driveways, and curb lines, and the relation of such elements to proposed new construction 
and site work on the subject property in compliance with the Better Streets Plan.  
 
The Project has a total 515-feet of frontage along Natoma, 9th and Howard Streets and includes a 
streetscape proposal that complies with the Better Streets Plan and reviewed by the Department led 
Streetscape Design Advisory Team. The approved streetscape plan includes widened sidewalks at 
Howard and 9th Streets, a curb extension and bulb-out at the Howard and 9th Street intersection, street 
trees, Class 2 bicycle racks and other improvements within the public realm. 

 
G. Dwelling Unit Exposure. Planning Code Section 140 requires that at least one room of all 

dwelling units face onto a public street, public alley at least 25-ft in width, side yard at least 
25-ft in width, or rear yard, which meets the requirements of the Planning Code. 
Alternatively, an open area (whether an inner court or a space between separate buildings on 
the same lot) which is unobstructed (except for fire escapes not projecting more than 
necessary for safety and in no case more than 4’-6”, chimneys, and those obstructions 
permitted in Sections 136(c)(14), (15), (16), (19), (20) and (29) of this Code) and is no less than 
25 feet in every horizontal dimension for the floor at which the Dwelling Unit in question is 
located and the floor immediately above it, with an increase of five feet in every horizontal 
dimension at each subsequent floor can satisfy the exposure requirement. 
 
The Project proposes eight total units that do not meet the exposure requirement which are located at 
the third and fourth floors of the building. Therefore, the Project is seeking an exception to the dwelling 
unit exposure requirement for six percent of the 124 total units through the Large Project 
Authorization, as discussed in detail below. 

 
H. Street Frontage. Planning Code Section 145.1 requires off-street parking at street grade on a 

development lot to be set back at least 25 feet on the ground floor; that no more than one-
third of the width or 20 feet, whichever is less, of any given street frontage of a new structure 
parallel to and facing a street shall be devoted to parking and loading ingress or egress; that 
space for active uses be provided within the first 25 feet of building depth on the ground 
floor; that non-residential uses have a minimum floor-to-floor height of 14 feet (measured at 
grade); that the floors of street-fronting interior spaces housing non-residential active uses 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=california(planning)$jumplink_q=%5bfield%20folio-destination-name:'136'%5d$jumplink_md=target-id=JD_136
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and lobbies be as close as possible to the level of the adjacent sidewalk at the principal 
entrance to these spaces; and that frontages with active uses that are not residential or PDR 
be fenestrated with transparent windows and doorways for no less than 60 percent of the 
street frontage at the ground level. 

 
The Project does not include any parking at street grade but proposes a basement-level parking garage 
that is accessed through one 14-feet wide garage door on Natoma Street between the commercial and 
residential uses of the Project. The Project also includes active uses including 13,850 square feet of 
office and retail space that are at least 25-feet in depth, fourteen feet in floor-to-ceiling height and have 
transparent openings for at least 60 percent of the frontage at the ground floor. The remaining active 
use includes walk-up dwelling units that provide direct, individual pedestrian access to the public 
sidewalk at Natoma Street and the mid-block alley. Therefore, the Project complies with the street 
frontage requirements of the Planning Code.         

 
I. Off-Street Parking. Planning Code Section 151.1 principally permits an accessory off-street 

parking ratio of 1:2 in the RCD, 1:4 in the WMUG and 3:4 in the RED-MX Districts for 
dwelling units. The ratio for two-bedroom units with at least 1,000 square feet is also 1:4. In 
addition, a parking ratio of 1:1,500 sq. ft. for office use in the RCD and 1:200 sq. ft. for retail 
use in the RCD and WMUG Districts are permitted. 

The Project proposes the following number of parking spaces that are principally permitted and 
complies with Planning Code Section 151.1: 
 

Use (# or sq. ft.) Zoning District (Ratio) Permitted Proposed 
Residential (60 DU) RCD (1:2) 30  30 
Residential (42 DU) WMUG (1:4) 11 11 
Residential (2 DU) WMUG (1:4) 01 01 
Residential (20 DU) RED-MX (3:4) 15 15 
Office (11,600 sq. ft.) RCD (1:1,500) 08 08 
Retail (2,250 sq. ft.) RCD & WMUG (1:200) 11 06 
 TOTAL SPACES 76 71 

   
The 71 total proposed parking spaces is less than the 76 that are principally permitted, and therefore, 
the Project complies with the off-street parking requirements. 
 

J. Loading. Planning Code Section 152.1 requires one off-street freight loading space for 
residential uses between 100,001 and 200,000 gross square feet.  

 
The Project includes 128,650 square feet of residential uses for 124 dwelling units that require one off-
street loading space but proposes an on-street loading space that requires an exception through the 
Large Project Authorization, as discussed in detail below. 

 
K. Bicycle Parking.  Planning Code Section 155.2 requires 100 Class 1 bicycle parking spaces for 

the first 100 dwelling units, one additional Class 1 space for every four dwelling units 
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exceeding 100 and one Class 2 bicycle parking space for every 20 dwelling units. This 
requirement also includes one Class 1 space per 5,000 square feet and two Class 2 spaces for 
up to 50,000 square feet of office use, and one Class 2 space per 750 square feet of occupied 
floor area for eating, drinking or personal service uses. 
 
The Project includes 124 dwelling units that require at least 106 Class 1 bicycle parking spaces and six 
Class 2 parking spaces. The Project also includes 11,600 square feet of office use and 2,250 square feet 
of retail use that require two Class 1 and five Class 2 bicycle parking spaces. The Project proposes 188 
Class 1 spaces at the basement and ground floor, and 32 Class 2 parking spaces that exceed the 
required 108 Class 1 and eleven Class 2 bicycle parking spaces. Therefore, the Project complies with 
Planning Code Section 155.2. 
 

L. Car Share Requirements. Planning Code Section 166 requires one car-share parking space 
for a project that has between 20 and 200 dwelling units. 

 
The Project includes 124 dwelling units and is required to provide a minimum of one car-share 
parking space. The Project exceeds this requirement and provides eight car-share parking spaces and 
therefore complies with Planning Code Section 166. 
 

M. Unbundled Parking.  Planning Code Section 167 requires that all off-street parking spaces 
accessory to residential uses in new structures of 10 dwelling units or more be leased or sold 
separately from the rental or purchase fees for dwelling units for the life of the dwelling 
units. 

 
The Project is providing a total 71 off-street parking spaces, of which 57 are accessory to the dwelling 
units. These spaces will be unbundled and sold or leased separately from the dwelling units. Therefore, 
the Project meets this requirement. 

 
N. Dwelling Unit Mix. Planning Code Section 207.6 requires that no less than 40 percent of the 

total number of proposed dwelling units contain at least two bedrooms, or no less than 30 
percent of the total number of proposed dwelling units contain at least three bedrooms. 
 
The Project includes 124 total dwelling units and is required to provide at least 50 (or 40%) two-
bedroom units. The Project includes 59 two-bedroom units (or 48%) and therefore complies with the 
unit mix requirement. 
 

O. Height. Planning Code Section 261.1 requires all subject frontages on the southerly side of an 
East-West Narrow Street (a public right-of-way less than or equal to 40 feet in width) to have 
upper stories that are set back at the property line more than 60 feet from an intersection such 
that they avoid penetration of a sun access plane defined by an angle of 45 degrees extending 
from the most directly opposite northerly property line. No part or feature of a building, 
including but not limited to any feature listed in Sections 260(b), may penetrate the required 
setback plane. In addition, mid-block passages between 30 and 40 feet in width must have 
building setback of at least five feet above a height of 35 feet. 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=california(planning)$jumplink_q=%5bfield%20folio-destination-name:%27260%27%5d$jumplink_md=target-id=JD_260
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The Project’s north elevation faces Natoma Street, which has a width of 35 feet and is set back at the 
fourth and fifth floors to avoid penetration of the 45-degree sun access plane beginning at a distance of 
60 feet from the intersection of 9th Street. The larger building’s east elevation and smaller building’s 
west elevation that face the mid-block alley are also set back at least five feet at the third and fourth 
floors, respectively. Therefore, the Project complies with this requirement of Planning Code Section 
261.1.    

 
P. Mid-Block Alley. Pursuant to Planning Code Section 270.2, new construction on lots with 

frontage greater than 200 linear feet but less than 300 feet shall provide a publicly-accessible 
mid-block alley for the entire depth of the property if: 1) There is an opportunity to establish 
a through-block connection between two existing alleys or streets; 2) a portion of the subject 
frontage extends over the central half of the block face; or 3) it is deemed necessary by the 
Planning Department and Commission to introduce alleys to reduce the scale of large 
development, particularly in areas with a surrounding pattern of alleys. 
 
The Project has 225 feet of frontage along Natoma and Howard Streets and includes a publicly 
accessible mid-block alley that is at least 30 feet wide, 165 feet deep to connect Natoma and Howard 
Streets and extends to the sky from grade level, which complies with this requirement of Planning 
Code. 
 

Q. Horizontal Mass Reductions. Planning Code Section 271.1 requires buildings that have street 
or alley frontage greater than 200 feet to incorporate one or more mass reduction breaks in 
the building that reduce the horizontal scale of the building into discrete sections not more 
than 200 feet in length that are at least 30 feet wide, 60 feet deep and extend up to the sky 
from a level not higher than 25 feet above grade or the third story, whichever is lower. 

 
The proposed development has 225 feet of frontage at Natoma and Howard Streets and includes two 
buildings that are separated by a mid-block alley that is at least 30 feet wide, 165 feet deep and extends 
to the sky from grade level. The two buildings have lengths of approximately 185- and 30-feet that 
comply with Planning Code Section 271.1.  

 
R. Review of Residential Projects. Planning Code Section 314 requires the Planning 

Department and Planning Commission to consider the compatibility of uses when approving 
Residential Uses adjacent to or near existing permitted Places of Entertainment and to take all 
reasonably available means through the City's design review and approval processes to 
ensure that the design of such new residential development project takes into account the 
needs and interests of both the Places of Entertainment and the future residents of the new 
development. 
 
As required by Code Section 314, the Entertainment Commission was notified of the Project because it 
is located within 300 feet of a Place of Entertainment (AsiaSF). The Entertainment Commission held a 
hearing on August 16, 2016 and made a motion to recommend the standard “Recommended Noise 
Attenuation Conditions for Chapter 116 Projects” of the Administrative Code. The Entertainment 
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Commission also recommended the Planning Department and/or Department of Building Inspection 
adopt these standard recommendations for this Project. 
 

S. Transportation Sustainability Fee. Planning Code Section 411A imposes a Transportation 
Sustainability Fee (“TSF”) that would apply to large projects including 1298 Howard Street.  
The TSF (Ordinance No. 200-15) that was adopted went into effect on December 25, 2015 and 
requires residential, non-residential and PDR uses to pay the TSF that addresses the burden 
that new development will create on the City’s transportation network, including all modes 
of transportation. The TSF will provide revenue that is significantly below the costs that 
SFMTA and other transit providers will incur to mitigate the transportation infrastructure 
and service needs resulting from the development projects. 

 
The Project includes approximately 142,500 gross square feet of new development that is subject to the 
Transportation Sustainability Fee, as outlined in Planning Code Section 411A. However, the Project 
will receive a credit for the existing 5,800 square feet of automotive service station use on the subject 
lots. These fees must be paid prior to the issuance of the building permit application. 

 
T. Residential Child Care Fee. Planning Code Section 414A requires the Department to 

determine the applicability of Section 414A to any development project requiring a First 
Construction Document and, if Section 414A is applicable, the number of gross square feet of 
space subject to its requirements, and shall impose these requirements as a condition of 
approval for issuance of the First Construction Document for the development project to 
mitigate the impact on the availability of child-care facilities that will be caused by the 
residents attracted to the proposed development project. 

 
The Project includes approximately 128,650 gross square feet of new development that is subject to the 
Residential Child Care Fee, as outlined in Planning Code Section 414A. These fees must be paid prior 
to the issuance of the building permit application. 

 
U. Inclusionary Affordable Housing Program. Planning Code Section 415 sets forth the 

requirements and procedures for the Inclusionary Affordable Housing Program. Under 
Planning Code Section 415.3, these requirements would apply to projects that consist of 10 or 
more units, where the first application (EE or BPA) was applied for on or after July 18, 2006. 
Pursuant to Planning Code Section 415.5 and 415.6, the current Inclusionary Affordable 
Housing Program requirement for the On-site Affordable Housing Alternative under 
Ordinance No. 76-16 is to provide 13.5% of the proposed dwelling units as affordable.  
 
The Project Sponsor has demonstrated that it is eligible for the On-Site Affordable Housing 
Alternative under Planning Code Section 415.5 and 415.6, and has submitted a ‘Affidavit of 
Compliance with the Inclusionary Affordable Housing Program: Planning Code Section 415,’ to 
satisfy the requirements of the Inclusionary Affordable Housing Program by providing the affordable 
housing on-site instead of through payment of the Affordable Housing Fee. Any affordable units 
designated as on-site units shall be sold as ownership units and will remain as ownership units for the 
life of the project or submit to the Department a contract demonstrating that the project's on- or off-
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site units are not subject to the Costa Hawkins Rental Housing Act, California Civil Code Section 
1954.50. Under Section 1954.52(b), the Project Sponsor has entered into an agreement with a public 
entity in consideration for a direct financial contribution or any other form of assistance specified in 
California Government Code Sections 65915 et seq. and submits an Affidavit of such to the 
Department. All such contracts entered into with the City and County of San Francisco must be 
reviewed and approved by the Mayor's Office Housing and the City Attorney's Office.  The Project 
Sponsor has entered into an agreement with the City to qualify for a waiver from the Costa-Hawkins 
Rental Housing Act based upon the proposed density bonus and concessions provided by the City and 
approved herein. The Project Sponsor submitted such Affidavit on October 10, 2016 and the Costa 
Hawkins agreement and intends to execute a Costa Hawkins Exception Agreement. The EE 
application was submitted on March 19, 2014, and pursuant to Planning Code Section 415.3 and 
415.6 the current on-site requirement is 13.5%. Seventeen (17) units [four (4) studios, five (5) one-
bedroom and eight (8) two-bedroom] of the 124 total units will be affordable rental units. If the Project 
becomes ineligible to meet its Inclusionary Affordable Housing Program obligation through the On-
site Affordable Housing Alternative, it must pay the Affordable Housing Fee with interest, if 
applicable. The Project must execute the Costa Hawkins agreement prior to Planning Commission 
approval or must revert to payment of the Affordable Housing Fee.  

V. Eastern Neighborhoods Impact Fees.  Planning Code Section 423 is applicable to any 
development project within the Western SoMa Community Plan that results in the addition 
of at least one net new residential unit.  
 
The Project includes approximately 142,500 gross square feet of new development that is subject to the 
Eastern Neighborhoods Impact Fees, as outlined in Planning Code Section 423. However, the Project 
will receive a credit for the 5,800 square feet existing automotive service station use on the subject lot. 
These fees must be paid prior to the issuance of the building permit application. 

 
7. Conditional Use Authorization for Development of Large Lots. Planning Code Section 121.1 

establishes the following additional criteria the Planning Commission shall consider for new 
construction on lots of the same size or larger than 10,000 sq. ft. in the Regional Commercial 
District: 
 
A. The mass and façade of the proposed structure are compatible with the existing scale of the 

district. 

The proposed structures include a massing and façade that takes cues from the surrounding 
neighborhood that includes a combination of mixed-use, residential, commercial and industrial 
buildings that are between one to ten stories in height. The proposed buildings conform to the 
Planning Code requirements for height and bulk and includes a 55-feet tall building adjacent to 9th 
Street that transitions to a 45-feet tall alley building in the context of existing smaller scale mixed-use 
and residential properties in the area, as well as more recently constructed developments. The Project 
also includes a publicly accessible 30-feet wide pedestrian alley between the two buildings that visually 
reduces the development’s massing while significantly improving pedestrian access on and through the 
block. The Project’s façade includes active ground floor uses that will occupy the entire street-facing 
perimeter of the buildings including commercial storefronts with 14-foot ceilings and transparent 
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glazing on Howard and 9th Streets, and walk-up dwelling units on Natoma Street that include small 
landscaped porches and other planted areas. New street trees are proposed along all frontages, public 
bicycle parking racks would be installed and all off-street parking will be located underground and 
hidden from public view to improve the visual quality of the neighborhood. 

 
B. The façade of the proposed structure is compatible with the design features of adjacent 

facades that contribute to the positive visual quality of the district.  

The Project’s design reflects the influences of the surrounding early 20th century industrial buildings. 
In particular, the larger building’s façade along 9th and Howard Streets reflects the simple massing 
and fenestration patterns of these warehouses, particularly the “Storek” building across from the 
Property on Natoma Street. The façade along Natoma Street is more residential in character and 
smaller in scale with elevated entry stoops to the street-facing dwelling units and upper floor setbacks 
to maintain the scale and articulation of the Natoma Street’s residential buildings. By breaking the 
design and massing into two distinct parts, the Project integrates well into the mixed-character 
neighborhood and creates a positive visual addition to the area. 

 
8. Conditional Use Authorization for Lot Merger. Under Planning Code Section 121.7, the 

Planning Commission may approve, as a conditional use, mergers exceeding the specified lot 
frontage restrictions only when one or more of the findings under 121.7(d) can affirmatively be 
made and the project meets the intent of this Section. 
 
A. The lot merger will facilitate development of an underutilized site historically used as a 

single use and the new project is comprised of multiple individual buildings. 

The Project supports this finding because the subject parcels are underutilized and improved with 5,800 
square feet of retail uses that include a gas station, car wash and two restaurants, of which one has a drive-
thru window. The remainder of the site is inefficiently utilized for parking and vehicular access related to 
these uses. These parcels were re-zoned as part of the Western SoMa Community Plan that was adopted in 
2013 and the existing uses are now non-conforming. The proposed Project would increase the use and 
intensity of the site by developing needed dwelling units and increasing the amount of available office, 
commercial retail and restaurant space that is more compatible with the Western SoMa neighborhood. The 
Project is composed of two individual buildings that are separated by a 30-foot wide publicly accessible 
pedestrian alley that would transform this area of the block from undesirable auto-oriented uses to a new, 
neighborhood-compatible and desirable mixed-use development with neighborhood-serving retail spaces. 
 

9. Conditional Use Authorization for Automotive Service Station Conversion. Planning Code 
Section 202.5(d)(3) establishes the criteria the Commission shall consider when authorizing the 
conversion of an automotive service station to another use in lieu of the criteria set forth in 
Section 303(c). The Planning Commission shall approve the conversion if it determines from the 
facts presented that the reduction in availability of automotive goods and services resulting from 
the gasoline service station conversion would not be unduly detrimental to the public because the 
benefits to the public of the service station conversion would outweigh any reduction in 
automotive goods and services availability because the proposed new use is more necessary or 
desirable for the neighborhood or community than continued service station use. 
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The Project fulfills the criteria of Section 202.5(d)(1)(B). In making determinations under 
Subsection (B), the Planning Commission finds that, on balance, the Project complies with said 
criteria: 

 
A. If the proposed use is a residential use, the total number of units to be provided and the 

number of those units that are affordable units; 

The Project proposes a total of 124 new residential units, with seventeen (or 13.5%) on-site below-
market-rate rental units. 
 

B. If the proposed new use is a commercial use, the types of goods and services to be 
offered and the availability of comparable products and services in the vicinity; 
 
The Project will include approximately 13,850 sq. ft. of ground floor office and/or commercial 
retail space that can be divided into the desired number and size of storefronts to flexibly fit the 
needs of the neighborhood and the prevailing market demand. 
 

C. The importance of the street on which the service station fronts to walking, cycling, and 
public transit, and the impact of automobile access and egress to the service station and 
of the proposed new uses and structures on the safety and comfort of pedestrians, 
cyclists, and transit riders; 

The Project is located on 9th Street that is a major arterial, and also on Howard Street along an 
identified Vision Zero high injury corridor. There is significant automobile traffic on 9th Street 
during the evening commute and throughout the weekend, and the Project site currently has two 
long curb cuts on Howard Street, another on 9th Street just north of the Howard Street 
intersection and a smaller curb cut on Natoma Street. These access and egress points exacerbate 
traffic and are a significant conflict with pedestrian and bicycle movement. SFMTA has identified 
several improvements as part of the Vision Zero capital projects plan that would reduce some of 
these conflicts, and the proposed Project would facilitate this by eliminating all but one 14-ft. wide 
access and egress driveway on Natoma Street for the Project.    
 
The Project would significantly improve traffic conditions around the site by removing a gas 
station and drive-thru restaurant with multiple curb cuts that create significant automobile 
conflicts at a congested intersection in a high injury corridor. In its place, a mixed-use 
development with ground floor office and commercial retail, and 124 dwelling units will be 
constructed with only one 14-ft. wide driveway to access the underground parking spaces on 
Natoma Street that has a single direction travel lane. 
 

D. The relative environmental dangers posed by the current and proposed uses, including 
but not limited to the quality and the character of waste generated, noxious or offensive 
emissions, fire and explosion hazards and noise, and whether the service station 
conversion would facilitate the cleanup of existing contamination at the property; 
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The current uses include an automotive gas station, which specifically generates automobile trips 
and requires the receipt, storage and conveyance of gasoline on site. Gasoline directly causes 
noxious and offensive emissions, and is a fire and explosion hazard. Another is a restaurant use 
with a drive-thru that also generates automobile trips. These uses are prohibited with the current 
ingress/egress points under the Project’s zoning districts, which is a burgeoning mixed-use 
residential and commercial neighborhood. The Project would remove the incompatible gas station, 
car wash and drive-thru restaurant uses, stored gasoline at the site, underground storage tanks, 
and remediate the site followed by replacement office, commercial retail and residential uses that 
would generate significantly less hazardous waste, noxious or offensive emissions, noise, fire and 
explosion hazards that are more compatible and desirable with the surrounding residential and 
commercial uses. 
 

E. The relative employment opportunities offered by the gasoline service station and the 
proposed new use; 

The Project includes 13,850 square feet of ground floor office and commercial retail space that will 
provide significantly more employment opportunities than the existing 5,800 square-foot gas 
service station, car wash and restaurant uses. In addition, the residential component of the Project 
will also create long-term employment opportunities and many building and construction jobs 
will be created for the amount of time construction occurs.  
 

F. The relative amount of taxes or other revenues to be received by the City or other 
governmental bodies from service station use and the proposed new use; 

The current use at the Property paid property taxes to the City in the amount of $13,486.03 for 
tax year 2016/2017. The Chevron Corporation operates the service station and would not provide 
information for sales and use taxes to the California State Board of Equalization. 
 
The proposed Project will generate significantly more revenue for the City than the current use by 
payment of property and documentary transfer taxes for 124 dwelling residential units. If the 
units are individually sold as condominiums, then the Project is estimated to generate 
approximately $1,100,000 annually in property taxes, and $711,270 in documentary transfer 
taxes upon the sale of the units. If the units are rented rather than sold, the Project is estimated to 
generate approximately $875,000 annually in property taxes.  Further, the Project will provide 
13,850 square feet of commercial space which will also generate revenue for the City in the form of 
sales and use taxes. 
 

G. The compatibility of the existing service station and of the proposed new use or structure 
with the General Plan and area plan urban design policies and the street frontage 
standards of this Code; 

The existing gas station and drive-thru car wash are non-conforming uses located at the corner of 
a very busy traffic corridor, adjacent to residences on Natoma Street and are not compatible with 
the surrounding commercial, residential and light industrial uses intended for the RCD, WMUG 
and RED-MX zoning districts. However, the proposed PUD is more appropriate with these 
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surrounding land uses and is compatible with the General Plan and Western SoMa Community 
Plan, as identified in Motion No. XXXXX, Case No. 2014.0011X (Large Project Authorization, 
pursuant to Planning Code Section 329) that also apply to this Motion, and are incorporated 
herein as though fully set forth below .    
 

H. Whether the service station use and the proposed use are permitted principal uses, 
conditional use or non-conforming use. 

The Project is located in the RCD, WMUG and RED-MX zoning districts and within the 
boundaries of the Western SoMa Community Plan, which principally permits residential, office 
and commercial retail uses and prohibits automobile gas station and drive-thru car wash and 
restaurant uses with ingress/egress points on alleys that are in the RED-MX zoning district. The 
Project would remove these nonconforming and incompatible land uses and replace them with 
residential and commercial uses that are more appropriate and compatible with the neighborhood. 

 
10. Conditional Use Authorization. Planning Code Section 303 establishes criteria for the 

Commission to consider when reviewing applications for Conditional Use approval.  On balance, 
the project does comply with said criteria in that: 

 
A. The proposed new uses and building, at the size and intensity contemplated and at the 

proposed location, will provide a development that is necessary or desirable, and 
compatible with, the neighborhood or the community. 

The Project would replace non-conforming gas station, car wash and drive-thru restaurant uses 
with 124 new residential units to the City’s housing stock to contribute to the growing needs of 
San Francisco residents. The Project would also include up to 12,600 square feet of office or 
commercial retail space and an additional 1,250 square feet of restaurant in the smaller alley 
building space that will provide new opportunities for neighborhood-serving businesses and 
provide area residents and new residents of the Project with neighborhood-serving retail uses and 
office space. 

 
The Project has been designed to ensure that the mixed-use development will be compatible with 
the scale and character of the surrounding area. The Project takes advantage of combining several 
smaller lots to create a Planned Unit Development that meets the goal set forth in the Western 
SoMa Community Plan to embrace new mixed-use development and the production of residential 
uses north of Harrison Street. The Project is compatible with the recently constructed mixed-use 
developments in the area and provides new dwelling units close to the burgeoning Mid-Market 
area. 
 
The Project features a new publicly accessible pedestrian alley that will be located between the two 
buildings and will increase the walkability of the area, connect surrounding streets and the 
existing residential and mixed-use developments in the vicinity, including those that are currently 
or will be under construction. The mid-block alley would successfully integrate the Project into 
the neighborhood because the majority of the dwelling units will be accessible from the public alley 
that will also have a 1,250 sq. ft. retail or restaurant space to serve nearby residents and visitors 
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from other areas. The Project’s site design will facilitate the movement of pedestrians and bicycles 
through alleys in the neighborhood and promote an active street frontage. 
 

B. The proposed project will not be detrimental to the health, safety, convenience or general 
welfare of persons residing or working in the vicinity. There are no features of the project 
that could be detrimental to the health, safety or convenience of those residing or 
working the area, in that: 

 
1. Nature of proposed site, including its size and shape, and the proposed size, shape 

and arrangement of structures; 

The Project would merge five parcels that are currently improved with a gas station, car wash 
and drive-thru restaurant to better utilize the resulting large parcel and provide the type of 
mixed-use development envisioned by the Western SoMa Community Plan. The proposed 
buildings conform to the Planning Code requirements for height and bulk and includes a 55-
feet tall building adjacent to 9th Street that transitions to a 45-feet tall alley building in the 
context of existing smaller scale mixed-use and residential properties in the area, as well as 
more recently constructed developments. The Project also includes a publicly accessible 30-
feet wide pedestrian alley between the two buildings that visually reduces the development’s 
massing while significantly improving pedestrian access on and through the block.  

 
2. The accessibility and traffic patterns for persons and vehicles, the type and volume of 

such traffic, and the adequacy of proposed off-street parking and loading; 

The Project will include up to 71 principally permitted off-street parking spaces, eight car-
share and three loading spaces in a 30,395 square-foot underground garage with a 14-foot 
wide ingress/egress driveway on Natoma Street that is approximately 43-feet east of the 9th 
Street intersection to minimize pedestrian and bicycle conflicts on 9th and Howard Streets. 
The Project is also well served by public transit with 29 stops within one-quarter mile 
including the F Streetcar and the Civic Center MUNI and BART Station. 

 
3. The safeguards afforded to prevent noxious or offensive emissions such as noise, 

glare, dust and odor; 

The Project would not create any noxious or offensive emissions such as noise, glare, dust and 
odor during construction or operation. All construction activities will comply with the San 
Francisco Building Code requirements for construction, which includes compliance with air 
quality control measures for dust and odor. The design of the façade will include non-
reflective materials and will not result in, or create glare. Operation of the Project site as a 
mixed-use office, commercial retail and residential development will not generate noxious or 
offensive emissions such as noise or odors. 

 
4. Treatment given, as appropriate, to such aspects as landscaping, screening, open 

spaces, parking and loading areas, service areas, lighting and signs; 
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The Project will improve the appearance of the site and increase its usability by complying 
with the City’s Better Streets Plan with streetscape improvements including, but not limited 
to, a bulb-out at Howard and 9th Streets, sidewalk widening at 9th Street, additional curb 
returns, a raised crosswalk at 9th and Natoma Street, landscaping and site furnishings. Active 
ground floor uses will occupy the entire street-facing perimeter of the Project including walk-
up dwelling units on Natoma Street that include small landscaped porches and other planted 
areas and all off-street parking will be located underground and hidden from public view. The 
Project also includes a combination of open spaces that includes 2,224 square feet of private 
open space for fourteen units, a 1,250 square-foot interior courtyard, a 2,520 square-foot 
terrace on the fifth floor, 220 square-feet at the 9th Street entry and the aforementioned 5,060 
square-foot publicly accessible mid-block alley.   

 
C. That the use as proposed will comply with the applicable provisions of the Planning 

Code and will not adversely affect the General Plan. 

The procedures for Planned Unit Developments under Planning Code Section 304 are intended 
for projects on sites of considerable size, developed as integrated units and designed to produce an 
environment of stable and desirable character which will benefit the occupants, the neighborhood 
and the City as a whole. In cases of outstanding overall design, complementary to the design and 
values of the surrounding area, such a project may merit a well-reasoned modification of certain 
provisions contained elsewhere in this Code. The Project requests modifications from the rear 
yard, dwelling unit exposure and off-street loading requirements of Planning Code Sections 134, 
140 and 152, respectively, that are identified in Motion No. XXXXX, Case No. 2014.0011X 
(Large Project Authorization, pursuant to Planning Code Section 329), apply to this Motion, and 
are incorporated herein as though fully set forth below. Otherwise, the Project meets all of the 
applicable provisions of the Planning Code and the General Plan. 
 

D. Such use or feature as proposed will provide development that is in conformity with the 
stated purpose of the applicable Use District; and  

The Project is located in three separate use districts including the RCD, WMUG and RED-MX 
zoning districts that encourage moderate-scale development consistent with the designated height 
and bulk controls. The Project is also located within the boundaries of the Western SoMa 
Community Plan. The Project fully conforms to the stated purposes and principally permitted 
uses in these districts, and is an appropriate in-fill development that will add 124 new dwelling 
units to the City’s housing stock and 13,850 square feet of office, restaurant and commercial retail 
space in a corridor that encourages the development of high-density, mid-rise housing and 
continuous ground floor commercial frontage with pedestrian-oriented retail activities. 

 
E. The use or feature satisfies any criteria specific to the use or feature in Subsections (g), et 

seq. of this Section. 

The Project does not include any named tenants, and does not require Conditional Use 
Authorization for any use or feature listed in Subsection (g) et seq. 
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9. Planned Unit Development. Planning Code Section 304 establishes that in addition to the criteria 
applicable to conditional uses stated in Section 303, the proposed development shall also meet the 
following criteria: 
 
A. Affirmatively promote applicable objectives and policies of the General Plan; 

The Project promotes the applicable objectives and policies of the General Plan as described below. 
 

B. Provide off-street parking adequate for the occupancy proposed; 

The Project would provide 71 accessory residential and commercial parking spaces that are the equal to 
the principally permitted number of spaces for each respective land use and zoning district under the 
Planning Code. 
 

C. Provide open space usable by the occupants and, where appropriate by the general public, at 
least equal to the open spaces required by this Code; 
 
The Project includes approximately 2,224 square feet of private open space for fourteen units, 1,250 
square feet of common open space through an interior courtyard, 2,520 square feet through a fifth floor 
roof terrace, 220 square feet of publicly accessible open space at the Project’s 9th Street entrance and 
5,060 square feet through a publicly accessible mid-block alley located between the two buildings. This 
total amount of 11,274 square feet exceeds the 8,812 square feet of required open space that is 
calculated for each use and the respective zoning district in which it is located.  
 

D. Be limited in dwelling unit density to less than the density that would be allowed by Article 2 
of the Code for a district permitting a greater density, so that the Planned Unit Development 
would not be substantially equivalent to a reclassification of property; 
 
The Project Site is located in the RCD, WMUG and RED-MX Districts where there is no defined 
limit on residential density. Rather, limits to density are restricted by physical envelope controls and 
Urban Design Guidelines of the Planning Code. In addition, density is limited by Planning Code 
Section 207.6, which requires that 40 percent of the total number of dwelling units must be two-plus 
bedroom units or 30 percent of the total number of dwelling units must be three-plus bedroom units. 
The Project proposes that 59 of the 124 dwelling units (or 48-percent) would be two bedroom units. 
Thus, the proposed PUD for the Project is not equivalent to a reclassification of the property. 
 

E. Under no circumstances be excepted from any height limit established by Article 2.5 of this 
Code; 
 
The Project does not exceed the applicable height limits in which it is located. The Project maintains a 
height of 55-feet within the 55-X portion of the site, and a height of 45-feet within the 45-X portion of 
the site. 
 

F. In NC Districts, be limited in gross floor area to that allowed under the floor area ratio limit 
permitted for the district in Section 124 and Article 7 of this Code; 
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The floor area ratio limit for the 16,500 square-foot parcel located in the RCD District is 2.5 to 1, or 
41,250 gross square feet. The Project proposes 12,600 gross square feet of non-residential use in the 
RCD District that is equal to a floor ratio of 0.14 to 1, and therefore complies with Planning Code 
Sections 124 and 744.20.  
 

G. In NC Districts, not violate the use limitations by story set forth in Article 7 of this Code; 
 
The proposed Project complies with this criterion because office, commercial retail and other residential 
accessory active uses will occupy the ground floor and residential uses will occupy the upper floors, 
consistent with the use limitations of the RCD District pursuant to Planning Code Section 744. 
 

H. In RTO and NCT Districts, include the extension of adjacent alleys or streets onto or through 
the site, and/or the creation of new publicly accessible streets or alleys through the site as 
appropriate, in order to break down the scale of the site, continue the surrounding existing 
pattern of block size, streets and alleys; 

The Project is not located in either an RTO or NCT Districts, but does include a 30-foot wide mid-
block alley that would be publicly accessible and connect Natoma and Howard Streets as a requirement 
under Planning Code Section 270.2.  
 

I. Provide street trees as per the requirement of Section 138.1 of the Code; 

The Project will comply with this criterion by providing the minimum required street trees as an 
element of the streetscape plan that is approved by Streetscape Design Advisory Team and consistent 
with the Better Streets Plan. Any required trees that cannot be planted will be subject to an in-lieu fee. 
 

J. Provide landscaping and permeable surfaces in any required setbacks in accordance with 
Section 132 (g) and (h). 

The Project will comply with this criterion by providing landscaping and permeable surfaces as part of 
the streetscape plan that the Sponsor will refine and construct in collaboration with the Streetscape 
Design Advisory Team to be consistent with the Better Streets Plan: 

 
10. General Plan Compliance.  The Project is, on balance, consistent with the following Objectives 

and Policies of the General Plan: 
 

HOUSING 
Objectives and Policies 

 
OBJECTIVE 1 
IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET THE 
CITY’S HOUSING NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING. 
 
Policy 1.1 
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Plan for the full range of housing needs in the City and County of San Francisco, especially 
affordable housing. 
 
The Project is a high density mixed-use development located in a transitioning mixed-use and residential 
neighborhood. The Project site presents an infill residential development opportunity on parcels that are 
currently used for an auto service station, car wash and drive-thru limited restaurant that was rezoned to 
RCD and WMUG Districts as part of a long range planning goal to create a cohesive, high density 
residential and mixed-use neighborhood. The Project includes seventeen on-site affordable housing units 
and 59 family-sized two-bedroom units. 
  
OBJECTIVE 11 
SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN 
FRANCISCO’S NEIGHBORHOODS. 
 
Policy 11.1 
Promote the construction and rehabilitation of well-designed housing that emphasizes beauty, 
flexibility, and innovative design, and respects existing neighborhood character. 
 
Policy 11.2 
Ensure implementation of accepted design standards in project approvals. 
 
Policy 11.3 
Ensure growth is accommodated without substantially and adversely impacting existing 
residential neighborhood character. 
 
Policy 11.4 
Continue to utilize zoning districts which conform to a generalized residential land use and 
density plan and the General Plan. 
 
Policy 11.6 
Foster a sense of community through architectural design, using features that promote 
community interaction. 
 
Policy 11.8 
Consider a neighborhood’s character when integrating new uses, and minimize disruption 
caused by expansion of institutions into residential areas. 
 
The Project merges five lots to create a Planned Unit Development that embraces new mixed-use 
development and the production of residential uses north of Harrison Street. The Project is compatible with 
recently constructed mixed-use developments in the Western SoMa neighborhood, provides new residential 
development near the developing Mid-Market area, and is within walking distance to the Transbay Transit 
Center. 
 
The architecture of this Project responds to the site’s location and provides a design that blends the historic 
light industrial and contemporary architecture of residential buildings to also be compatible with the 
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Western SoMa Light Industrial and Residential Historic District. The Project’s buildings include a 
recessed ground floor, vertical breaks and facades that include fenestration patterns and architectural 
details compatible in scale and design with the light industrial buildings found throughout the 
neighborhood. The Project provides a high quality designed exterior that features a variety of materials, 
colors and textures including a combination of cement plaster, fiber cement panel, metal and horizontal 
wood siding, aluminum clad windows and decorative metal panel trim in a color palette of white and warm 
gray, terra cotta and brown tones. Features including unique balconies with perforated metal railing and 
windows that have extruded frames provide articulation that creates a stimulating and visually interesting 
form from the public right-of-way. The various fenestration patterns, color palette, treatment of the 
building facades through materials, landscaping, and site furniture also allow the architecture to read as 
distinct pieces of a whole Planned Unit Development.  
 
The new mid-block public alley will improve the walkability of the area by helping to connect surrounding 
streets and the residential and mixed-use developments being constructed in the near future. The majority 
of the dwelling units will be accessible from this alley that will be anchored with a 1,250 square feet small 
restaurant and retail space to serve the neighborhood, which provides a strong connection between the 
Project and the neighborhood character. 

 

RECREATION AND OPEN SPACE ELEMENT 
Objectives and Policies 
 
OBJECTIVE 4: 
PROVIDE OPPORTUNITIES FOR RECREATION AND THE ENJOYMENT OF OPEN SPACE IN 
EVERY SAN FRANCISCO NEIGHBORHOOD.  
 
Policy 4.5: 
Require private usable outdoor open space in new residential development. 
 
Policy 4.6: 
Assure the provision of adequate public open space to serve new residential development. 
 
The Project will provide private and common usable open spaces in a new mixed-use development through 
private decks and balconies for certain units, an interior courtyard, a fifth floor terrace and a 30-feet wide 
publicly accessible mid-block alley that will connect Natoma and Howard Streets, which includes 
landscaping and site furniture. Additional publicly accessible open space is provided at the 9th Street 
entrance to the ground floor commercial uses, and the Project will not cast shadows over any open spaces 
under the jurisdiction of the Recreation and Park Department.  

 
TRANSPORTATION ELEMENT 
Objectives and Policies 
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OBJECTIVE 24: 
IMPROVE THE AMBIENCE OF THE PEDESTRIAN ENVIRONMENT.  
 
Policy 24.2: 
Maintain and expand the planting of street trees and the infrastructure to support them.  
 
Policy 24.3: 
Install pedestrian-serving street furniture where appropriate.  
 
Policy 24.4: 
Preserve pedestrian-oriented building frontages.  
 
The Project’s frontages are designed with active spaces oriented at the pedestrian level. The Project includes 
ground floor commercial uses, a high percentage of fenestration and transparent windows and a 
comprehensive streetscape plan that includes street trees, sidewalk widening at Howard and 9th Streets, a 
bulb-out and curb extension at this intersection, bicycle racks, outdoor seating, publicly accessible private 
open space on 9th Street and a 5,060 square feet public alley to improve the ambience of the pedestrian 
environment.  
 
OBJECTIVE 28: 
PROVIDE SECURE AND CONVENIENT PARKING FACILITIES FOR BICYCLES.  

 

Policy 28.1: 
Provide secure bicycle parking in new governmental, commercial, and residential developments.  

 
Policy 28.3: 
Provide parking facilities which are safe, secure, and convenient.  

 
The Project includes 188 Class 1 bicycle parking spaces at the basement and ground levels that are easily 
accessible near the elevators and 32 Class 2 parking spaces adjacent to the sidewalk at all three of the 
Project’s frontages.  
 
OBJECTIVE 34: 
RELATE THE AMOUNT OF PARKING IN RESIDENTIAL AREAS AND NEIGHBORHOOD 
COMMERCIAL DISTRICTS TO THE CAPACITY OF THE CITY’S STREET SYSTEM AND LAND 
USE PATTERNS.  

 

Policy 34.1: 
Regulate off-street parking in new housing so as to guarantee needed spaces without requiring 
excesses and to encourage low auto ownership in neighborhoods that are well served by transit 
and are convenient to neighborhood shopping.  

 
Policy 34.3: 
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Permit minimal or reduced off-street parking supply for new buildings in residential and 
commercial areas adjacent to transit centers and along transit preferential streets.  

 
Policy 34.5: 
Minimize the construction of new curb cuts in areas where on-street parking is in short supply 
and locate them in a manner such that they retain or minimally diminish the number of existing 
on-street parking spaces.  

 
The Project proposes the principally permitted amount of parking and one 14-foot curb cut on Natoma 
Street for access the basement level parking garage. The accessory parking will minimize the reduction of 
any existing on-street parking spaces to accommodate a project that includes 124 dwelling units, and the 
Project also contains eight dedicated car-share spaces in the garage to encourage low automobile ownership. 
 
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 1.7: 
Recognize the natural boundaries of districts, and promote connections between districts. 
 
The Project is located in the Western SoMa Neighborhood, which is transitioning into a denser mixed-use 
and residential neighborhood. The Project recognizes the natural boundaries of the neighborhood through 
compatible architecture and expressive street façades that respond to the form, scale and material palette of 
the historic industrial and new mixed-use and residential developments in Western SoMa. The Project also 
includes 13,850 square feet of ground floor active uses that will help activate this corner of Howard, 9th and 
Natoma Streets.  
 
OBJECTIVE 2: 
CONSERVATION OF RESOURCES WHICH PROVIDE A SENSE OF NATURE, CONTINUITY 
WITH THE PAST, AND FREEDOM FROM OVERCROWDING.  

 
Policy 2.6: 
Respect the character of older development nearby in the design of new buildings. 
 
The existing auto service station, car wash and limited drive-thru restaurant are not compatible with the 
visual character of the neighborhood that forms the Western SoMa Light Industrial and Residential 
Historic District. The Project is designed with two buildings separated by a public alley that will provide a 
visual and physical transition from the predominantly small-scale residential and light industrial character 
to the east, and mixed-use, taller industrial and public buildings to the west. The Project will also bring the 
subject properties into greater conformity with the existing zoning, neighborhood character, and is 
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complementary to the massing and scale of the adjacent buildings. The 124 new units of housing are 
consistent with other mixed-use residential developments in the neighborhood and will provide a greater 
choice of rental housing for San Franciscans. 
 
OBJECTIVE 4: 
IMPROVEMENT OF THE NEIGHBORHOOD ENVIRONMENT TO INCREASE PERSONAL 
SAFETY, COMFORT, PRIDE AND OPPORTUNITY.  

 
Policy 4.5: 
Design walkways and parking facilities to minimize danger to pedestrians. 

 
 
Policy 4.13: 
Improve pedestrian areas by providing human scale and interest. 

 
The Project proposes the principally permitted amount of parking and one 14-foot curb cut and driveway 
on Natoma Street for access the basement-level parking garage, which will minimize danger to pedestrians. 
The Project’s frontages are designed with active spaces oriented at the pedestrian level to provide human 
scale and visual interest, which includes ground floor commercial uses, a high percentage of fenestration 
and transparent windows. A comprehensive streetscape plan that includes street trees, sidewalk widening 
at Howard and 9th Streets, a bulb-out and curb extension at this intersection, bicycle racks, outdoor seating, 
publicly accessible private open space on 9th Street and a 5,060 square feet public alley will improve the 
ambience of the pedestrian environment.  

 

WESTERN SOMA COMMUNITY PLAN  
Objectives and Policies 
 
Land Use 

OBJECTIVE 1.1 
BUILD ON AN EXISTING MIXED-USE CHARACTER THAT ENCOURAGES PRODUCTION 
OF RESIDENTIAL USES IN AREAS MOST APPROPRIATE FOR NEW HOUSING WITH A 
PROXIMATE MIX OF USES AND SERVICES SERVING LOCAL NEEDS AQND THEREBY 
DEVELOPING A COMPLETE NEIGHBORHOOD. 
 
Policy 1.1.2 
Western SoMa land uses should progress from non-residential uses south of Harrison Street 
northward to an increasingly residential neighborhood with retention of a mix of uses and new 
mixed-use developments where appropriate. 

 
Policy 1.1.7 
Establish vertical zoning standards in locations encouraging new mixed-use development and 
preserving a mix of uses. 
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The Project provides 124 new residential units and mixed-use development in the area north of Harrison 
Street targeted for residential growth and mixed-use projects. The Project’s scale and unit types reflect the 
different characters of 9th and Howard Streets and the housing types of the Western SoMa alleys found in 
the RED-MX District. 
 
OBJECTIVE 1.3 
MINIMIZE NOISE IMPACTS AND ENSURE APPROPRIATE NOISE ORDINANCE 
REQUIREMENTS ARE MET. 
 
Policy 1.3.2 
Reduce potential land use conflicts by carefully considering the location and design of both noise-
generating and sensitive uses in the Western SoMa. 
The Project is located in the area north of Harrison Street intended for residential development, and 
provides largely residential use with up to 11,600 square feet of office and 2,250 square feet of 
restaurant/retail space that will not contain noise-generating uses to conflict with surrounding residential 
and mixed-use development. The Project also replaces a gas station, car wash and drive-thru restaurant 
that could generate more noise and fumes that would conflict with residential development. 
 
Neighborhood Economy 

OBJECTIVE 2.1 
RETAIN AND ENCOURAGE GROWTH OPPORTUNITIES FOR EXISTING 
NEIGHBORHOOD BUSINESSES. 
 
Policy 2.1.1 
Reduce the current office restrictions in the Western SoMa SUD to allow small general office uses 
north of Harrison Street on 9th, 10th and Folsom Streets and allow larger office uses in a district 
along Townsend Street. 
 
The Project includes the addition of 11,600 square feet of flexible office and retail space on 9th Street. 
 
Policy 2.1.2 
Promote a wide range of neighborhood-serving commercial uses north of Harrison Street. 
 
The Project proposes 11,600 square feet of office space and 2,250 square feet of restaurant and retail space 
that can easily be subdivided to accommodate a variety of uses. 
 
OBJECTIVE 2.2 
PROMOTE APPROPRIATE NEW NEIGHBORHOOD BUSINESS OPPORTUNITIES THAT 
CREATIVELY RESPOND TO NEIGHBORHOOD, CITYWIDE AND REGIONAL ECONOMIC 
NEEDS AND TRENDS. 
 
Policy 2.2.5 
Allow increased height limits on larger development sites in exchange for enhanced public 
benefits. 
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Policy 2.2.13 
Clearly designate and differentiate streets and their associated zoning for functional goods and 
services movement from streets with pedestrian and bicycle orientations. 
 
Housing 

OBJECTIVE 3.2 
ENCOURAGE NEW NEIGHBORHOOD RESIDENTIAL USES IN LOCATIONS THAT 
PROVIDE THE GREATEST OPPORTUNITES TO BUILD ON THE EXISTING 
NEIGHBORHOOD PATTERNS. 
 
Policy 3.2.1 
Discourage housing production that is not in scale with the existing neighborhood pattern. 
 
Policy 3.2.2 
Encourage in-fill housing production that continues the existing built housing qualities in terms 
of heights, prevailing density, yards and unit sizes. 
 
Policy 3.2.6 
Encourage creation of upper floor residential uses on major streets north of Harrison Street. 
 
Policy 3.2.7 
Create development controls on large sites that clearly direct and provide opportunities to 
replicate the scale, character and mix of existing uses. 
 
The Project proposes housing production that is between four and five stories in height that is compatible in 
scale, density and unit sizes with the pattern of development along 9th Street. Additionally, residential uses 
are included above ground floor office and retail uses on 9th and Harrison Streets. 
 
Transportation and the Street Network 

OBJECTIVE 4.1 
FACILITATE THE MOVEMENT OF PEDESTRIANS AND BICYCLES IN ALLEYS. 
 
Policy 4.1.1 
Introduce treatments that effectively improve the pedestrian experience in alleys. 
 
Policy 4.1.2 
Limit the supply of on-street parking in some alleys, in order to accommodate pedestrian and 
bicycle movement. 
 
Policy 4.1.3 
Improve street lighting in alleys. 
 
OBJECTIVE 4.21 
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PROVIDE SAFE, EFFICIENT AND PLEASEANT PEDESTRIAN CIRCULATION IN 
WESTERN SOMA. 
 
Policy 4.21.1 
Ensure convenient and safe pedestrian crossings. 
 
Policy 4.21.4 
Maintain the physical state of streets and sidewalks. 

 
The Project includes a new pedestrian alley that will facilitate the movement of pedestrians and bicycles 
throughout the neighborhood to improve the pedestrian experience. The new public alley will be well-lit and 
easy to access. No automobiles will be allowed in the alley, and the underground accessory parking will be 
accessed by a single 14-feet wide driveway to minimize user conflicts and promote pedestrian and bicycle 
movement. Streetscape improvements including the widening of sidewalks along Howard and 9th Streets 
and a bulb-out and curb extension at this intersection will improve the physical state of streets and improve 
safe pedestrian crossings. 

 
Urban Design and Built Form 

OBJECTIVE 5.1 
REINFORCE THE DIVERSITY OF THE EXISTING BUILT FORM AND THE WAREHOUSE, 
INDUSTRIAL AND ALLEY CHARACTER. 
 
Policy 5.1 
Promote, preserve and maintain the mixed use character of Western SoMa’s small scale 
commercial and residential uses. 

 
The Project includes appropriate uses encouraged by the Community Plan for this location. The Project is 
also located within the prescribed height guidelines, and includes the appropriate dwelling unit mix with 
23% studios, 30% that have one-bedroom and 47% that have two-bedrooms. The Project includes a 
contemporary architectural vocabulary that is sensitive to the prevailing scale and neighborhood fabric of 
the Western SoMa Light Industrial and Residential Historic District. The Project provides a high quality 
designed exterior that features a variety of materials, colors and textures including a combination of cement 
plaster, fiber cement panel, metal and horizontal wood siding, aluminum clad windows and decorative 
metal panel trim in a color palette of white and warm gray, terra cotta and brown tones. Off-street parking 
is limited to only the principally permitted number of parking spaces in a space-efficient underground 
garage. The Project will also pay the appropriate development impact fees, including the Transportation 
Sustainability, Childcare and Eastern Neighborhoods Fees.    
 
OBJECTIVE 5.3 
PROMOTE WALKING, BIKING AND AN ACTIVE URBAN PUBLIC REALM. 
 
Policy 5.3.2 
Require high quality design of street-facing building exteriors. 
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Policy 5.3.3 
Minimize the visual impact of parking. 
 
Policy 5.3.4 
Strengthen the relationship between a building and its fronting sidewalk. 
 
Policy 5.3.5 
Strengthen the pedestrian and bicycle network by extending all alleyways to adjacent streets or 
alleyways wherever possible, or by providing new publicly accessible mid-block rights of way. 
 
The Project contains active uses including 13,850 square feet of office and retail space that are at least 25-
feet in depth, fourteen feet in floor-to-ceiling height and have transparent openings for at least 60 percent of 
the frontage at the ground floor. The exterior of the ground floor is recessed to be differentiated from the 
upper floors, includes high quality aluminum storefront systems, is clad with metal panels and includes 
planting beds for a high quality street-facing design. The remaining active use includes walk-up dwelling 
units that provide direct, individual pedestrian access to the sidewalk on Natoma Street to strengthen the 
relationship of the building with its fronting sidewalk, and the mid-block alley. The Project does not include 
any parking at street grade but proposes a basement-level parking garage that is accessed through one 14-
feet wide garage door on Natoma Street between the commercial and residential uses of the Project to 
minimize its visual impact. 
 

11. Planning Code Section 101.1(b) establishes eight priority-planning policies and requires review 
of permits for consistency with said policies.  On balance, the project does comply with said 
policies in that:  

 
A. That existing neighborhood-serving retail uses be preserved and enhanced and future 

opportunities for resident employment in and ownership of such businesses be enhanced.  
 

The Project would replace an automotive service station, car wash and drive-thru restaurant that 
primarily serves commuters instead of the surrounding neighborhood, and cannot be intensified or 
enhanced without a conditional use authorization. The newly proposed uses include 13,850 square feet 
of office, restaurant and retail space that can be configured and subdivided to meet the needs of the 
neighborhood, and would provide opportunities for resident employment in and ownership of 
neighborhood-serving uses. The Project would also add new residents to the neighborhood that may 
patronize these businesses, resulting in a net benefit for the Western SoMa Neighborhood. 

 
B. That existing housing and neighborhood character be conserved and protected in order to 

preserve the cultural and economic diversity of our neighborhoods. 
 

There is currently no housing at 1298 Howard Street, and the Project will provide 124 new rental 
dwelling units to the neighborhood’s housing stock that includes a mix of unit types and on-site 
affordable housing to preserve the economic diversity of the neighborhood. The Project is designed with 
two buildings separated by a public alley that will provide a visual and physical transition from the 
predominantly small-scale residential and light industrial character to the east, and mixed-use, taller 
industrial and public buildings to the west. The Project will also bring the subject properties into 
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greater conformity with the existing zoning, neighborhood character, and is complementary to the 
massing and scale of the adjacent buildings. The Project has also been designed to be compatible with 
the Western SoMa Light Industrial and Residential Historic District.  

 
C. That the City's supply of affordable housing be preserved and enhanced. 

 
The Project will not displace any affordable housing and will comply with the City’s Inclusionary 
Housing Program by providing seventeen (17) new on-site affordable housing units for rent that 
increases the City’s supply of affordable housing. 

 
D. That commuter traffic not impede MUNI transit service or overburden our streets or 

neighborhood parking.  
 

The Project is well served by regional public transit with access to 29 MUNI, BART and SamTrans 
stops within a one-quarter mile radius. Traffic generated by the residential use and 71 accessory 
parking and eight car-share spaces would be intermittent and not be significant to overburden local 
streets. Traffic would not impede Muni transit service because there is only one driveway on Natoma 
Street that would provide access to the underground parking spaces. 

 
E. That a diverse economic base be maintained by protecting our industrial and service sectors 

from displacement due to commercial office development, and that future opportunities for 
resident employment and ownership in these sectors be enhanced. 

 
The Project provides a mixed-use development with 11,600 square feet of office space and 2,250 square 
feet of restaurant and retail space that is flexible to meet the needs of the neighborhood and will provide 
opportunities for service sector employment and ownership.  

 
F. That the City achieve the greatest possible preparedness to protect against injury and loss of 

life in an earthquake. 
 

The Project will be designed and constructed to conform to the structural and seismic safety 
requirements of the Building Code, and will not impact the property’s ability to withstand an 
earthquake. 

 
G. That landmarks and historic buildings be preserved.  

 
There are no landmarks or historic buildings on the site, but the Project has been sensitively designed 
in massing, scale, and contemporary architectural expression to be compatible with the Western SoMa 
Light Industrial and Residential Historic District. 

 
H. That our parks and open space and their access to sunlight and vistas be protected from 

development.  
 

The Project will not cast any net new shadow over the properties under the jurisdiction of the 
Recreation and Parks Commission.   
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12. First Source Hiring. The Project is subject to the requirements of the First Source Hiring Program 

as they apply to permits for residential development (Section 83.4(m) of the Administrative 
Code), and the Project Sponsor shall comply with the requirements of this Program as to all 
construction work and on‐going employment required for the Project. Prior to the issuance of any 
building permit to construct or a First Addendum to the Site Permit, the Project Sponsor shall 
have a First Source Hiring Construction and Employment Program approved by the First Source 
Hiring Administrator, and evidenced in writing. In the event that both the Director of Planning 
and the First Source Hiring Administrator agree, the approval of the Employment Program may 
be delayed as needed.  

 
The Project Sponsor submitted a First Source Hiring Affidavit and prior to issuance of a building permit 
will execute a First Source Hiring Memorandum of Understanding and a First Source Hiring Agreement 
with the City’s First Source Hiring Administration.   
 

13. The Project is consistent with and would promote the general and specific purposes 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.  
 

14. The Commission hereby finds that approval of the Large Project Authorization would promote 
the health, safety and welfare of the City. 
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DECISION 
That based upon the Record, the submissions by the Applicant, the staff of the Department and other 
interested parties, the oral testimony presented to this Commission at the public hearings, and all other 
written materials submitted by all parties, the Commission hereby APPROVES Conditional Use 
Application No. 2014.0011C under Planning Code Sections 121.1, 127.1, 202.5, 303 and 304 for the 
conversion of an automotive service station, demolition of all existing structures, merger of five lots and 
construction of a Planned Unit Development that includes two 45- and 55-foot tall, four- and five-story 
mixed-use buildings with a total area of approximately 142,500 square feet that includes 13,850 square 
feet of office and retail commercial space at the ground floor, 128,650 square feet of residential use for 124 
dwellings, an additional 30,395 square feet underground vehicular parking garage for 71 automobiles, 
2,224 square feet of private open space for fourteen units, 9,050 square feet of common open space partly 
through a publicly accessible mid-block alley, 188 Class 1 and 31 Class 2 bicycle parking spaces, and a 
modification to the requirements for rear yard (Planning Code Section 134); dwelling unit exposure 
(Planning Code Section 140); and off-street loading (Planning Code Section 152.1) located within the RCD 
(Regional Commercial), WMUG (WSoMa Mixed Use - General) and RED-MX (Residential Enclave - 
Mixed) Zoning Districts, and 45-X and 55-X Height and Bulk Districts. The Project is subject to the 
following conditions attached hereto as “EXHIBIT A” in general conformance with plans on file, dated 
February 13, 2017, and stamped “EXHIBIT B”, which is incorporated herein by reference as though fully 
set forth. 
 
The Planning Commission hereby adopts the MMRP attached hereto as Exhibit C and incorporated 
herein as part of this Motion by this reference thereto. All required mitigation measures identified in the 
Western SoMa Community Plan PEIR and contained in the MMRP are included as conditions of 
approval. 
 
APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Conditional 
Use Authorization to the Board of Supervisors within thirty (30) days after the date of this Motion No. 
19718. The effective date of this Motion shall be the date of this Motion if not appealed (After the 30-
day period has expired) OR the date of the decision of the Board of Supervisors if appealed to the 
Board of Supervisors.  For further information, please contact the Board of Supervisors at (415) 554-
5184, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San Francisco, CA 94102. 
 
Protest of Fee or Exaction: You may protest any fee or exaction subject to Government Code Section 
66000 that is imposed as a condition of approval by following the procedures set forth in Government 
Code Section 66020. The protest must satisfy the requirements of Government Code Section 66020(a) and 
must be filed within 90 days of the date of the first approval or conditional approval of the development 
referencing the challenged fee or exaction.  For purposes of Government Code Section 66020, the date of 
imposition of the fee shall be the date of the earliest discretionary approval by the City of the subject 
development.   
 
If the City has not previously given Notice of an earlier discretionary approval of the project, the 
Planning Commission’s adoption of this Motion, Resolution, Discretionary Review Action or the Zoning 
Administrator’s Variance Decision Letter constitutes the approval or conditional approval of the 



Motion No. XXXXX CASE NO. 2014.0011C 
March 2, 2017 1298 Howard Street 
 

 

 
 

33 

development and the City hereby gives NOTICE that the 90-day protest period under Government Code 
Section 66020 has begun. If the City has already given Notice that the 90-day approval period has begun 
for the subject development, then this document does not re-commence the 90-day approval period. 
 
I hereby certify that the Planning Commission ADOPTED the foregoing Motion on March 2, 2017. 
 
 
Jonas P. Ionin 
Commission Secretary 
 
AYES:    
 
NAYS:   
 
ABSENT:   
 
ADOPTED: March 2, 2017 
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EXHIBIT A 
AUTHORIZATION 
This is for a Conditional Use to allow the conversion of an automotive gas station use, demolition of all 
existing structures, merger of five lots and construction of a Planned Unit Development  including two 
45- and 55-foot tall, four- and five-story mixed-use buildings with a total area of approximately 142,500 
square feet that includes 13,850 square feet of office and/or commercial retail space at the ground floor, 
128,650 square feet of residential use for 124 dwellings with a mix of 29 studio, 36 one-bedroom and 59 
two-bedroom units, an additional 30,395 square feet underground vehicular parking garage for 71 
automobiles, 2,224 square feet of private open space for fourteen units, 9,050 square feet of common open 
space through an interior courtyard, fifth floor roof terrace and publicly accessible mid-block alley, 188 
Class 1 and 32 Class 2 bicycle parking spaces, pursuant to Planning Code Sections 121.1, 127.1, 202.5, 303 
and 304 in the RCD (Regional Commercial), WMUG (WSoMa Mixed Use - General) and RED-MX 
(Residential Enclave - Mixed) Zoning Districts, a 45-X and 55-X Height and Bulk Districts, and subject to 
conditions of approval reviewed and approved by the Commission on March 2, 2017, under Motion No. 
XXXXX. This authorization and the conditions contained herein run with the property and not with a 
particular Project Sponsor, business, or operator.  
 
RECORDATION OF CONDITIONS OF APPROVAL 
Prior to the issuance of the building permit or commencement of use for the Project the Zoning 
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder 
of the City and County of San Francisco for the subject property.  This Notice shall state that the project is 
subject to the conditions of approval contained herein and reviewed and approved by the Planning 
Commission on March 2, 2017 under Motion No. XXXXX. 
 
PRINTING OF CONDITIONS OF APPROVAL ON PLANS 
The conditions of approval under the 'Exhibit A' of this Planning Commission Motion No. XXXXX shall 
be reproduced on the Index Sheet of construction plans submitted with the Site or Building permit 
application for the Project. The Index Sheet of the construction plans shall reference to the Office 
Development Authorization and any subsequent amendments or modifications.    
 
SEVERABILITY 
The Project shall comply with all applicable City codes and requirements.  If any clause, sentence, section 
or any part of these conditions of approval is for any reason held to be invalid, such invalidity shall not 
affect or impair other remaining clauses, sentences, or sections of these conditions.  This decision conveys 
no right to construct, or to receive a building permit. “Project Sponsor” shall include any subsequent 
responsible party. 
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CHANGES AND MODIFICATIONS   
Changes to the approved plans may be approved administratively by the Zoning Administrator.  
Significant changes and modifications of conditions shall require Planning Commission approval of a 
new Conditional Use Authorization.  
 
Conditions of Approval, Compliance, Monitoring, and Reporting 
PERFORMANCE 
1. Validity. The authorization and right vested by virtue of this action is valid for three (3) years 

from the effective date of the Motion. The Department of Building Inspection shall have issued a 
Building Permit or Site Permit to construct the project and/or commence the approved use within 
this three-year period. For information about compliance, contact Code Enforcement, Planning 
Department at 415-575-6863, www.sf-planning.org 

 
2. Expiration and Renewal. Should a Building or Site Permit be sought after the three (3) year 

period has lapsed, the project sponsor must seek a renewal of this Authorization by filing an 
application for an amendment to the original Authorization or a new application for 
Authorization. Should the project sponsor decline to so file, and decline to withdraw the permit 
application, the Commission shall conduct a public hearing in order to consider the revocation of 
the Authorization. Should the Commission not revoke the Authorization following the closure of 
the public hearing, the Commission shall determine the extension of time for the continued 
validity of the Authorization. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
3. Diligent Pursuit. Once a site or Building Permit has been issued, construction must commence 

within the timeframe required by the Department of Building Inspection and be continued 
diligently to completion. Failure to do so shall be grounds for the Commission to consider 
revoking the approval if more than three (3) years have passed since this Authorization was 
approved. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
4. Extension. This authorization may be extended at the discretion of the Zoning Administrator 

only where failure to issue a permit by the Department of Building Inspection to perform said 
tenant improvements is caused by a delay by a local, State or Federal agency or by any appeal of 
the issuance of such permit(s). 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 

http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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5. Conformity with Current Law. No application for Building Permit, Site Permit, or other 
entitlement shall be approved unless it complies with all applicable provisions of City Codes in 
effect at the time of such approval. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
6. Mitigation Measures. Mitigation measures described in the MMRP attached as Exhibit C are 

necessary to avoid potential significant effects of the proposed project and have been agreed to 
by the project sponsor.  Their implementation is a condition of project approval 

 
7. Additional Project Authorization. The Project Sponsor must obtain a Large Project 

Authorization to allow conversion of an automotive gas station use, demolition of all existing 
structures, merger of five lots and construction of a Planned Unit Development including two 
45- and 55-foot tall, four- and five-story mixed-use buildings with a total area of approximately 
142,500 square feet that includes 13,850 square feet of office and/or commercial retail space at 
the ground floor, 128,650 square feet of residential use for 124 dwellings with a mix of 29 studio, 
36 one-bedroom and 59 two-bedroom units, an additional 30,395 square feet underground 
vehicular parking garage for 71 automobiles, 2,224 square feet of private open space for 
fourteen units, 9,050 square feet of common open space through an interior courtyard, fifth floor 
roof terrace and publicly accessible mid-block alley, 188 Class 1 and 32 Class 2 bicycle parking 
spaces. If these conditions overlap with any other requirement imposed on the Project, the more 
restrictive or protective condition or requirement, as determined by the Zoning Administrator, 
shall apply. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
ENTERTAINMENT COMMISSION – NOISE ATTENUATION CONDITIONS 
Chapter 116 Residential Projects. The Project Sponsor shall comply with the “Recommended Noise 
Attenuation Conditions for Chapter 116 Residential Projects,” which were recommended by the 
Entertainment Commission on August 16, 2016. These conditions state:  

8. Community Outreach. Project Sponsor shall include in its community outreach process any 
businesses located within 300 feet of the proposed project that operate between the hours of 9PM‐
5AM. Notice shall be made in person, written or electronic form. 
 

9. Sound Study. Project sponsor shall conduct an acoustical sound study, which shall include 
sound readings taken when performances are taking place at the proximate Places of 
Entertainment, as well as when patrons arrive and leave these locations at closing time. Readings 
should be taken at locations that most accurately capture sound from the Place of Entertainment 
to best of their ability. Any recommendation(s) in the sound study regarding window glaze 
ratings and soundproofing materials including but not limited to walls, doors, roofing, etc. shall 
be given highest consideration by the project sponsor when designing and building the project.  
 

http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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10. Design Considerations. 
a. During design phase, project sponsor shall consider the entrance and egress location and 

paths of travel at the Place(s) of Entertainment in designing the location of (a) any 
entrance/egress for the residential building and (b) any parking garage in the building. 

b. In designing doors, windows, and other openings for the residential building, project 
sponsor should consider the POE’s operations and noise during all hours of the day and 
night. 

 
11. Construction Impacts. Project sponsor shall communicate with adjacent or nearby Place(s) of 

Entertainment as to the construction schedule, daytime and nighttime, and consider how this 
schedule and any storage of construction materials may impact the POE operations.  
 

12. Communication. Project Sponsor shall make a cell phone number available to Place(s) of 
Entertainment management during all phases of development through construction. In addition, 
a line of communication should be created to ongoing building management throughout the 
occupation phase and beyond. 

 
DESIGN – COMPLIANCE AT PLAN STAGE 
13. Final Materials. Final materials, glazing, color, texture, landscaping, and detailing shall be 

subject to Department staff review and approval. The architectural addenda shall be reviewed 
and approved by the Planning Department prior to issuance.   

 For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org  

 
14. Streetscape Plan. Prior to issuance of the first certificate of occupancy, the Project Sponsor shall 

install sidewalk and streetscape improvements that are included in the approved streetscape plan 
for 1298 Howard Street subject to Department staff review and approval. 

 For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org 

15. Garbage, Composting and Recycling Storage.  Space for the collection and storage of garbage, 
composting, and recycling shall be provided within enclosed areas on the property and clearly 
labeled and illustrated on the architectural addenda.  Space for the collection and storage of 
recyclable and compostable materials that meets the size, location, accessibility and other 
standards specified by the San Francisco Recycling Program shall be provided at the ground level 
of the buildings.   

 For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org 

 
16. Open Space Plaques. Pursuant to Planning Code Section 138, the Project Sponsor shall install the 

required public open space plaques at each building entrance including the standard City logo 
identifying it; the hours open to the public and contact information for building management. 
The plaques shall be plainly visible from the public sidewalks on XXXXXX Street and shall 
indicate that the open space is accessible to the public via the elevators in the lobby. Design of the 

http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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plaques shall utilize the standard templates provided by the Planning Department, as available, 
and shall be approved by the Department staff prior to installation. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org 
 

17. Rooftop Mechanical Equipment.  Pursuant to Planning Code 141, the Project Sponsor shall 
submit a roof plan to the Planning Department prior to Planning approval of the building permit 
application. Rooftop mechanical equipment, if any is proposed as part of the Project, is required 
to be screened so as not to be visible from any point at or below the roof level of the subject 
building.  

 For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org  

 
18. Transformer Vault.  The location of individual project PG&E Transformer Vault installations has 

significant effects to San Francisco streetscapes when improperly located.  However, they may 
not have any impact if they are installed in preferred locations.  Therefore, the Planning 
Department recommends the following preference schedule in locating new transformer vaults, 
in order of most to least desirable: 
1. On-site, in a basement area accessed via a garage or other access point without use of  

  separate doors on a ground floor façade facing a public right-of-way; 
2. On-site, in a driveway, underground; 
3. On-site, above ground, screened from view, other than a ground floor façade facing a 

  public right-of-way; 
4. Public right-of-way, underground, under sidewalks with a minimum width of 12-

   feet, avoiding effects on streetscape elements, such as street trees; and based on Better 
   Streets Plan guidelines; 

5. Public right-of-way, underground; and based on Better Streets Plan guidelines; 
6. Public right-of-way, above ground, screened from view; and based on Better Streets Plan  

   guidelines; 
7. On-site, in a ground floor façade (the least desirable location). 
 
Unless otherwise specified by the Planning Department, Department of Public Work’s Bureau of 
Street Use and Mapping (DPW BSM) should use this preference schedule for all new transformer 
vault installation requests.  
For information about compliance, contact Bureau of Street Use and Mapping, Department of Public 
Works at 415-554-5810, http://sfdpw.org  

 
PARKING AND TRAFFIC 
19. Unbundled Parking.  All off-street parking spaces shall be made available to Project residents 

only as a separate “add-on” option for purchase or rent and shall not be bundled with any Project 
dwelling unit for the life of the dwelling units.  The required parking spaces may be made 
available to residents within a quarter mile of the project.  All affordable dwelling units pursuant 
to Planning Code Section 415 shall have equal access to use of the parking as the market rate 

http://www.sf-planning.org/
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units, with parking spaces priced commensurate with the affordability of the dwelling unit.  Each 
unit within the Project shall have the first right of refusal to rent or purchase a parking space until 
the number of residential parking spaces are no longer available.  No conditions may be placed 
on the purchase or rental of dwelling units, nor may homeowner’s rules be established, which 
prevent or preclude the separation of parking spaces from dwelling units.   

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
20. Parking Maximum.  Pursuant to Planning Code Section 151.1, the Project shall provide no more 

than 76 off-street parking spaces for the 124 dwelling units and 13,850 square feet of office, 
restaurant and retail space, exclusive of any designated car-share and loading spaces contained 
therein.  

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
21. Car Share.  Pursuant to Planning Code Section 166, no less than one (1) car share space shall be 

made available, at no cost, to a certified car share organization for the purposes of providing car 
share services for its service subscribers. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
22. Bicycle Parking. Pursuant to Planning Code Sections 155.1, 155.4, and 155.5, the Project shall 

provide no fewer than 108 Class 1 bicycle parking spaces and eight Class 2 bicycle parking 
spaces. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
23. Managing Traffic During Construction. The Project Sponsor and construction contractor(s) shall 

coordinate with the Traffic Engineering and Transit Divisions of the San Francisco Municipal 
Transportation Agency (SFMTA), the Police Department, the Fire Department, the Planning 
Department, and other construction contractor(s) for any concurrent nearby Projects to manage 
traffic congestion and pedestrian circulation effects during construction of the Project.   

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
PROVISIONS 
24 First Source Hiring.  The Project shall adhere to the requirements of the First Source Hiring 

Construction and End-Use Employment Program approved by the First Source Hiring 
Administrator, pursuant to Section 83.4(m) of the Administrative Code.  The Project Sponsor 
shall comply with the requirements of this Program regarding construction work and on-going 
employment required for the Project.  

 For information about compliance, contact the First Source Hiring Manager at 415-581-2335, 
 www.onestopSF.org 

http://www.sf-planning.org/
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25. Transportation Sustainability Fee. Pursuant to Planning Code Section 411A, the Project shall 

pay for the residential uses within the Project, either: i) pay $3.87 per gross square foot 
(approximately equal to 50% of the TSF applicable to residential uses); or ii) comply with the TSF, 
if applicable to the project, whichever calculation results in a higher TSF requirement.  Non-
residential or PDR uses would continue to be subject to the TIDF at the rate applicable per 
Planning Code Sections 411.3(e) and 409, as well as any other applicable fees. 

 For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org 

 
26. Residential Child Care Fee. Pursuant to Planning Code Section 414A, the Project shall pay the 

Child Care Requirement Fee, prior to issuance of the first construction document. 
 For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 

www.sf-planning.org 
 
27. Eastern Neighborhoods Infrastructure Impact Fees.  Pursuant to Planning Code Section 423 

(formerly 327), the Project Sponsor shall comply with the Eastern Neighborhoods Public Benefit 
Fund provisions through payment of an Impact Fee pursuant to Article 4 at the Tier I level.   

 For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
 www.sf-planning.org  
 
MONITORING 
28. Enforcement.  Violation of any of the Planning Department conditions of approval contained in 

this Motion or of any other provisions of Planning Code applicable to this Project shall be subject 
to the enforcement procedures and administrative penalties set forth under Planning Code 
Section 176 or Section 176.1.  The Planning Department may also refer the violation complaints to 
other city departments and agencies for appropriate enforcement action under their jurisdiction. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
29. Revocation Due to Violation of Conditions.  Should implementation of this Project result in 

complaints from interested property owners, residents, or commercial lessees which are not 
resolved by the Project Sponsor and found to be in violation of the Planning Code and/or the 
specific conditions of approval for the Project as set forth in Exhibit A of this Motion, the Zoning 
Administrator shall refer such complaints to the Commission, after which it may hold a public 
hearing on the matter to consider revocation of this authorization. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
OPERATION 
30. Garbage, Recycling, and Composting Receptacles. Garbage, recycling, and compost containers 

shall be kept within the premises and hidden from public view, and placed outside only when 

http://www.sf-planning.org/
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being serviced by the disposal company.  Trash shall be contained and disposed of pursuant to 
garbage and recycling receptacles guidelines set forth by the Department of Public Works.  

 For information about compliance, contact Bureau of Street Use and Mapping, Department of Public 
Works at 415-554-.5810, http://sfdpw.org  

 
31. Sidewalk Maintenance. The Project Sponsor shall maintain the main entrance to the building 

and all sidewalks abutting the subject property in a clean and sanitary condition in compliance 
with the Department of Public Works Streets and Sidewalk Maintenance Standards.   

 For information about compliance, contact Bureau of Street Use and Mapping, Department of Public 
Works, 415-695-2017, http://sfdpw.org    

 
32. Lighting. All Project lighting shall be directed onto the Project site and immediately 

surrounding sidewalk area only, and designed and managed so as not to be a nuisance to 
adjacent residents. Nighttime lighting shall be the minimum necessary to ensure safety, but 
shall in no case be directed so as to constitute a nuisance to any surrounding property. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
33. Office Use. The types of office use at the Project’s ground floor shall be consistent with those 

permitted under Planning Code Section 744.86a and defined under Planning Code Sections 
790.69 and 790.106 through 791.116. Office uses not consistent with these definitions under 
Section 790.106 through 791.116 shall not be permitted.  

 
34. Community Liaison.  Prior to issuance of a building permit to construct the project and 

implement the approved use, the Project Sponsor shall appoint a community liaison officer to 
deal with the issues of concern to owners and occupants of nearby properties.  The Project 
Sponsor shall provide the Zoning Administrator with written notice of the name, business 
address, and telephone number of the community liaison.  Should the contact information 
change, the Zoning Administrator shall be made aware of such change.  The community liaison 
shall report to the Zoning Administrator what issues, if any, are of concern to the community and 
what issues have not been resolved by the Project Sponsor.   

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
INCLUSIONARY HOUSING 
35. Number of Required Units.  Pursuant to Planning Code Section 415.6, the Project is required to 

provide 13.5% of the proposed dwelling units as affordable to qualifying households. The Project 
contains 124 units; therefore, seventeen (17) affordable units are required.  The Project Sponsor 
will fulfill this requirement by providing the seventeen affordable units on-site.  If the number of 
market-rate units change, the number of required affordable units shall be modified accordingly 
with written approval from Planning Department staff in consultation with the Mayor's Office of 
Housing (“MOH”). 

http://sfdpw.org/
http://sfdpw.org/
http://www.sf-planning.org/
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For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org or the Mayor’s Office of Housing and Community Development at 415-701-5500, 
www.sf-moh.org. 

 
36. Unit Mix. The Project contains 29 studios, 36 one-bedroom and 59 two-bedroom units; therefore, 

the required affordable unit mix is four (4) studios, five (5) one-bedroom and eight (8) two-
bedroom units. If the market-rate unit mix changes, the affordable unit mix will be modified 
accordingly with written approval from Planning Department staff in consultation with 
MOHCD.  
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org or the Mayor’s Office of Housing and Community Development at 415-701-5500, 
www.sf-moh.org. 

 
37. Unit Location.  The affordable units shall be designated on a reduced set of plans recorded as a 

Notice of Special Restrictions on the property prior to the issuance of the first construction 
permit. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org or the Mayor’s Office of Housing and Community Development at 415-701-5500, 
www.sf-moh.org. 

 
38. Phasing. If any building permit is issued for partial phasing of the Project, the Project Sponsor 

shall have designated not less than thirteen and one-half percent (13.5%) of the each phase's total 
number of dwelling units as on-site affordable units. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org or the Mayor’s Office of Housing and Community Development at 415-701-5500, 
www.sf-moh.org. 

 
39. Duration.  Under Planning Code Section 415.8, all units constructed pursuant to Section 415.6, 

must remain affordable to qualifying households for the life of the project. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org or the Mayor’s Office of Housing and Community Development at 415-701-5500, 
www.sf-moh.org. 

 
40. Other Conditions. The Project is subject to the requirements of the Inclusionary Affordable 

Housing Program under Section 415 et seq. of the Planning Code and City and County of San 
Francisco Inclusionary Affordable Housing Program Monitoring and Procedures Manual 
("Procedures Manual").  The Procedures Manual, as amended from time to time, is incorporated 
herein by reference, as published and adopted by the Planning Commission, and as required by 
Planning Code Section 415. Terms used in these conditions of approval and not otherwise 
defined shall have the meanings set forth in the Procedures Manual.  A copy of the Procedures 
Manual can be obtained at the MOHCD at 1 South Van Ness Avenue or on the Planning 
Department or Mayor's Office of Housing's websites, including on the internet at:  
http://sf-planning.org/Modules/ShowDocument.aspx?documentid=4451.  
 

http://www.sf-planning.org/
http://sf-moh.org/index.aspx?page=321
http://www.sf-planning.org/
http://sf-moh.org/index.aspx?page=321
http://www.sf-planning.org/
http://sf-moh.org/index.aspx?page=321
http://www.sf-planning.org/
http://sf-moh.org/index.aspx?page=321
http://www.sf-planning.org/
http://sf-moh.org/index.aspx?page=321
http://sf-planning.org/Modules/ShowDocument.aspx?documentid=4451


Motion No. XXXXX CASE NO. 2014.0011C 
March 2, 2017 1298 Howard Street 
 

 

 
 

43 

As provided in the Inclusionary Affordable Housing Program, the applicable Procedures Manual 
is the manual in effect at the time the subject units are made available for sale. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org or the Mayor’s Office of Housing and Community Development at 415-701-5500, 
www.sf-moh.org. 
 
a. The affordable unit(s) shall be designated on the building plans prior to the issuance of the 

first construction permit by the Department of Building Inspection (“DBI”).  The affordable 
unit(s) shall (1) reflect the unit size mix in number of bedrooms of the market rate units, (2) 
be constructed, completed, ready for occupancy and marketed no later than the market rate 
units, and (3) be evenly distributed throughout the building; and (4) be of comparable overall 
quality, construction and exterior appearance as the market rate units in the principal project.  
The interior features in affordable units should be generally the same as those of the market 
units in the principal project, but need not be the same make, model or type of such item as 
long they are of good and new quality and are consistent with then-current standards for 
new housing.  Other specific standards for on-site units are outlined in the Procedures 
Manual. 

 
b. If the units in the building are offered for rent, the affordable unit(s) shall be rented to 

qualifying households, as defined in the Procedures Manual, whose gross annual income, 
adjusted for household size, does not exceed an average fifty-five (55) percent of Area 
Median Income under the income table called “Maximum Income by Household Size derived 
from the Unadjusted Area Median Income for HUD Metro Fair Market Rent Area that 
contains San Francisco.” The initial and subsequent rent level of such units shall be calculated 
according to the Procedures Manual.  Limitations on (i) occupancy; (ii) lease changes; (iii) 
subleasing, and; are set forth in the Inclusionary Affordable Housing Program and the 
Procedures Manual.   

 
c. The Project Sponsor is responsible for following the marketing, reporting, and monitoring 

requirements and procedures as set forth in the Procedures Manual. MOHCD shall be 
responsible for overseeing and monitoring the marketing of affordable units. The Project 
Sponsor must contact MOHCD at least six months prior to the beginning of marketing for 
any unit in the building. 

 
d. Required parking spaces shall be made available to renters of affordable units according to 

the Procedures Manual.  
 
e. Prior to the issuance of the first construction permit by DBI for the Project, the Project 

Sponsor shall record a Notice of Special Restriction on the property that contains these 
conditions of approval and a reduced set of plans that identify the affordable units satisfying 
the requirements of this approval.  The Project Sponsor shall promptly provide a copy of the 
recorded Notice of Special Restriction to the Department and to MOHCD or its successor. 

 

http://www.sf-planning.org/
http://sf-moh.org/index.aspx?page=321


Motion No. XXXXX CASE NO. 2014.0011C 
March 2, 2017 1298 Howard Street 
 

 

 
 

44 

f. The Project Sponsor has demonstrated that it is eligible for the On-site Affordable Housing 
Alternative under Planning Code Section 415.6 instead of payment of the Affordable Housing 
Fee, and has submitted the Affidavit of Compliance with the Inclusionary Affordable Housing 
Program:  Planning Code Section 415 to the Planning Department stating the intention to enter 
into an agreement with the City to qualify for a waiver from the Costa-Hawkins Rental 
Housing Act based upon the proposed density bonus and concessions (as defined in 
California Government Code Section 65915 et seq.) provided herein.  The Project Sponsor has 
executed the Costa Hawkins agreement and will record a Memorandum of Agreement prior 
to issuance of the first construction document or must revert payment of the Affordable 
Housing Fee. 

 
g. If the Project Sponsor fails to comply with the Inclusionary Affordable Housing Program 

requirement, the Director of DBI shall deny any and all site or building permits or certificates 
of occupancy for the development project until the Planning Department notifies the Director 
of compliance. A Project Sponsor’s failure to comply with the requirements of Planning Code 
Section 415 et seq. shall constitute cause for the City to record a lien against the development 
project and to pursue any and all available remedies at law. 

 
h. If the Project becomes ineligible at any time for the On-site Affordable Housing Alternative, 

the Project Sponsor or its successor shall pay the Affordable Housing Fee prior to issuance of 
the first construction permit or may seek a fee deferral as permitted under Ordinances 0107-
10 and 0108-10.  If the Project becomes ineligible after issuance of its first construction permit, 
the Project Sponsor shall notify the Department and MOHCD and pay interest on the 
Affordable Housing Fee and penalties, if applicable. 
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EXHIBIT B 
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 EXHIBIT C 
 
 
 



 

www.sfplanning.org 

 

 

 
Subject to: (Select only if applicable) 

  Affordable Housing (Sec. 415) 

  Jobs Housing Linkage Program (Sec. 413) 

  Transportation Sustainability Fee (Sec. 411A) 

 

  First Source Hiring (Admin. Code) 

  Child Care Requirement (Sec. 414A) 

  Eastern Neighborhoods Impact Fee (Sec. 423) 

 
 

Planning Commission Motion No. XXXXX 
HEARING DATE: MARCH 2, 2017 

 
Case No.: 2014.0011X 
Project Address: 1298 HOWARD STREET 
Zoning: RCD (Regional Commercial) District 
 WMUG (Western SoMa Mixed Use - General) District 
 RED-MX (Residential Enclave - Mixed) District 
  Western SoMa Special Use District 
 45/55-X Height and Bulk Districts 
Block/Lots: 3728/019, 024, 025, 086 and 087 
Project Sponsor: John Kevlin, Reuben, Junius & Rose, LLP 
 One Bush Street Suite 600 
 San Francisco, CA  94014 
Staff Contact: Douglas Vu – (415) 575-9120 
 doug.vu@sfgov.org 

 
ADOPTING FINDINGS RELATING TO A LARGE PROJECT AUTHORIZATION PURSUANT TO 
PLANNING CODE SECTION 329, TO ALLOW EXCEPTIONS TO 1) REAR YARD (PLANNING 
CODE SECTION 134); 2) DWELLING UNIT EXPOSURE (PLANNING CODE SECTION 140); AND 
OFF-STREET LOADING (PLANNING CODE SECTION 152.1) FOR DEMOLITION OF ALL 
EXISTING STRUCTURES, LOT MERGER AND CONSTRUCTION OF A PLANNED UNIT 
DEVELOPMENT WITH TWO NEW 45- AND 55-FEET TALL, FOUR- AND FIVE-STORY, 
APPROXIMATELY 142,500 GROSS SQUARE-FEET MIXED-USE BUILDINGS WITH UP TO 13,850 
SQUARE FEET OF GROUND FLOOR OFFICE AND COMMERCIAL RETAIL SPACE, 124 
DWELLING UNITS, AND A 30,395 SQUARE-FOOT BASEMENT LEVEL GARAGE WITH 71 
AUTOMOBILE AND 188 CLASS 1 BICYCLE PARKING SPACES LOCATED AT 1298 HOWARD 
STREET, LOTS 019, 024, 025, 086 AND 087 IN ASSESSOR’S BLOCK 3728, WITHIN THE RCD 
(REGIONAL COMMERCIAL), WMUG (WSOMA MIXED USE - GENERAL),  RED-MX 
(RESIDENTIAL ENCLAVE - MIXED) ZONING DISTRICTS, 45-X AND 55-X HEIGHT AND BULK 
DISTRICTS, AND ADOPTING FINDINGS UNDER THE CALIFORNIA ENVIRONMENTAL 
QUALITY ACT. 
 

mailto:doug.vu@sfgov.org
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PREAMBLE 
On June 12, 2014, John Kevlin of Reuben, Junius & Rose, LLP on behalf of 1288 Howard, LP (hereinafter 
"Project Sponsor") filed an application with the Planning Department (hereinafter “Department”) for 
Large Project Authorization under Planning Code 329 to allow demolition of an automotive service 
station, restaurant and car wash, merger of five lots and construction of a Planned Unit Development 
with two 45- and 55-feet tall, four- and five-story buildings with a total area of approximately 142,500 
square feet that includes 13,850 square feet of office and retail commercial space at the ground floor, 
128,650 square feet of residential use for 124 dwellings units, an additional 30,395 square-foot 
underground vehicular parking garage for 71 automobiles and 188 Class 1 bicycle parking spaces, 
approximately 2,224 square feet of private and 9,050 square feet of common open space partly through a 
publicly accessible mid-block alley at 1298 Howard Street (Block 3728; Lots 019, 024, 025, 086 & 087) in 
San Francisco, California.  
 
The environmental effects of the Project were determined by the San Francisco Planning Department to 
have been fully reviewed under the Western SoMA Plan Final Environmental Impact Report (hereinafter 
“EIR”). The EIR was prepared, circulated for public review and comment, and, at a public hearing on 
December 6, 2012, by Motion No. 18756, certified by the Commission as complying with the California 
Environmental Quality Act (Cal. Pub. Res. Code Section 21000 et seq., (hereinafter “CEQA”). The 
Commission has reviewed the Final EIR, which has been available for this Commission’s review as well 
as public review.  
 
The Western SoMA Plan PEIR is a Program EIR. Pursuant to CEQA Guideline 15168(c)(2), if the lead 
agency finds that no new effects could occur or no new mitigation measures would be required of a 
proposed project, the agency may approve the project as being within the scope of the project covered by 
the PEIR, and no additional or new environmental review is required.  In approving the Western SoMa 
Community Plan, the Commission adopted CEQA Findings in its Motion No. 18756 and hereby 
incorporates such Findings by reference. 
 
Additionally, State CEQA Guidelines Section 15183 provides a streamlined environmental review for 
projects that are consistent with the development density established by existing zoning, community plan 
or general plan policies for which an EIR was certified, except as might be necessary to examine whether  
there  are  project–specific effects  which are  peculiar  to the  project or  its  site.  Section 15183 specifies 
that examination of environmental effects shall be limited to those effects that (a) are peculiar to the 
project or parcel on which the project would be located, (b) were not analyzed as significant effects in a 
prior EIR on the zoning action, general plan or community plan with which the project is consistent, (c) 
are potentially significant off–site and cumulative impacts which were not discussed in the underlying 
EIR, or(d) are previously identified in the EIR, but which are determined to have a more severe adverse 
impact than that discussed in the underlying EIR. Section 15183(c) specifies that if an impact is not 
peculiar to the parcel or to the proposed project, then an EIR need not be prepared for that project solely 
on the basis of that impact. 
 
On February 21, 2017, the Department determined that the proposed application did not require further 
environmental review under Section 15183 of the CEQA Guidelines and Public Resources Code Section 
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21083.3. The Project is consistent with the adopted zoning controls in the Western SoMa Community Plan 
and was encompassed within the analysis contained in the Western SoMa Community Plan PEIR.  Since 
the Western SoMa Community Plan PEIR was finalized, there have been no substantial changes to the 
Western SoMa Community Plan and no substantial changes in circumstances that would require major 
revisions to the Final EIR due to the involvement of new significant environmental effects or an increase 
in the severity of previously identified significant impacts, and there is no new information of substantial 
importance that would change the conclusions set forth in the PEIR. The file for this project, including the 
Western SoMa Community Plan PEIR and the Community Plan Exemption certificate, is available for 
review at the San Francisco Planning Department, 1650 Mission Street, Suite 400, San Francisco, 
California. 
 
Planning Department staff prepared a Mitigation Monitoring and Reporting Program (MMRP) setting 
forth mitigation measures that were identified in the Western SoMa Community Plan PEIR that are 
applicable to the project. These mitigation measures are set forth in their entirety in the MMRP attached 
to the draft Motion as Exhibit C. 
 
The Planning Department, Jonas P. Ionin, is the custodian of records, located in the File for Case No. 
2014.0011X at 1650 Mission Street, 4th Floor, San Francisco, California. 
 
On December 1, 2016, the Planning Commission (”Commission”) conducted a duly noticed public 
hearing at a regularly scheduled meeting on Large Project Authorization Application No. 2014.0011X, 
and continued the item to January 26, 2017. 
 
On January 26, 2017, the Planning Commission (”Commission”) conducted a duly noticed public hearing 
at a regularly scheduled meeting on Large Project Authorization Application No. 2014.0011X, and 
continued the item to March 2, 2017. 
 
On March 2, 2017, the Planning Commission (hereinafter “Commission”) adopted Motion No. XXXXX, 
approving a Conditional Use Authorization for the proposed Project (Application No. 2014.0011C). 
Findings contained within said motion are incorporated herein by this reference thereto as if fully set 
forth in this Motion. 
 
On March 2, 2017, the Planning Commission (hereinafter “Commission”) conducted a duly noticed public 
hearing at a regularly scheduled meeting on Conditional Use Application No. 2014.0011X. 
 
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 the applicant, Department 
staff, and other interested parties. 
 
MOVED, that the Commission hereby authorizes the Large Project Authorization requested in 
Application No. 2014.0011X, subject to the conditions contained in “EXHIBIT A” of this motion, based on 
the following findings: 
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FINDINGS 
Having reviewed the materials identified in the preamble above, and having heard all testimony and 
arguments, this Commission finds, concludes, and determines as follows: 
 

1. The above recitals are accurate and constitute findings of this Commission. 
 

2. Site Description and Present Use. The Project is located on five lots with a total area of 
approximately 37,125 sq. ft. that cumulatively have 225 ft. of frontage along Howard Street, 165 
ft. along 9th Street and 225 ft. along Natoma Street. The Project is located in three separate zoning 
districts with Lot 087 in the RCD (Regional Commercial) District, Lot 086 in the WMUG (WSoMa 
Mixed Use - General) District and Lots 019, 024 and 025 in the RED-MX (Residential Enclave - 
Mixed) Zoning District. The Project site is currently improved with a 5,000 sq. ft. automotive gas 
station and restaurant use (dba Chevron Gas, Burger King Drive-Thru and Starbucks Coffee) 
constructed in 1998 and an 800 sq. ft. drive-thru car wash constructed in 1999 that are all 
currently in operation. 

 
3. Surrounding Properties and Neighborhood. The Project is located in the Western SoMa 

Neighborhood and within the RCD District that is located along the 9th Street and 10th Street 
corridors, generally running from Mission Street to Harrison Street. This district provides for a 
wide variety of commercial uses and services to a population greater than the immediate 
neighborhood. While providing convenience goods and services to the surrounding 
neighborhood, the RCD corridors are also heavily trafficked thoroughfares into and out of the 
City, which 9th and Howard Streets are major arterials that serve shoppers from other 
neighborhoods and cities. The immediately surrounding properties include office buildings to 
the north, an industrial building and the South of Market Library to the west, and mixed-use 
buildings with ground floor commercial and upper floor dwellings to the south and east. The 
east end of the Project is located in the RED-MX District, which is a low-scale, medium density, 
and predominantly residential neighborhood that also permits small-scale retail, restaurants, arts 
activities, and other commercial uses to create the potential for more active, mixed-use alleys. 
Civic Center Plaza is located three blocks north from the Project across Market Street, the Folsom 
Street NCT District and Interstate 80 are located one and three blocks south, respectively, and the 
San Francisco Hall of Justice is located three blocks to the southeast. The Project is also centrally 
located to public transportation with access to 29 MUNI, BART and SamTrans stops within a one-
quarter mile radius.  

 
4. Project Description. The proposed Project includes the conversion of an automotive gas station, 

demolition of the existing gas station, car wash and restaurant on the subject parcels, the merger 
of five lots and the new construction of a Planned Unit Development (PUD) with two 45- and 55-
foot tall, four- and five-story mixed-use buildings totaling approximately 142,500 square feet that 
includes 13,850 square feet of ground floor administrative, professional and personal office 
and/or commercial retail space, and 128,650 square feet of residential use for 124 dwellings with a 
mix of 29 studio, 36 one-bedroom and 59 two-bedroom units. The Project also includes an 
additional 30,395 square feet underground accessory parking garage for 71 automobiles, 
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approximately 2,224 square feet of private open space for fourteen units, 9,050 square feet of 
common open space through an interior courtyard, fifth floor roof terrace and publicly accessible 
mid-block alley, 188 Class 1 and 32 Class 2 bicycle parking spaces. 
 

5. Public Comment. The Department has received eight comment letters from neighbors that live 
on Natoma Street. Several of these letters state support for the Project, but the majority have also 
stated concerns and opposition to placing the driveway on Natoma Street. These residents 
believe doing so would significantly increase auto congestion and negatively impact the 
character of the alley in other ways. 
 
In In addition to the required pre-application meeting that was held on March 5, 2014, the Project 
Sponsor has conducted additional public outreach through a meeting to present and discuss the 
proposed alley design on February 4, 2015 and a neighborhood project update and status meeting 
on April 26, 2016. The Sponsor has also met individually with members of the Western SoMa 
Citizens Task Force, United Playaz, business owners of Asia SF, Tank 18, 155 9th Street, and 
residents of 1252 Howard Street along with others on Natoma Street. 
 

6. Planning Code Compliance: The Planning Code Compliance Findings set forth in Motion No. 
XXXXX, Case No. 2014.0011C (Conditional Use Authorization, pursuant to Planning Code 
Sections 121.1, 121.7, 202.5 and 304) apply to this Motion, and are incorporated herein as though 
fully set forth. 

 
7. Large Project Authorization in Eastern Neighborhoods Mixed Use District.  Planning Code 

Section 329(c) lists nine aspects of design review in which a project must comply; the Planning 
Commission finds that the project is compliant with these nine aspects as follows: 
 
A. Overall building mass and scale. 

 
The Project merges five lots to create a Planned Unit Development that embraces new mixed-use 
development and the production of residential uses north of Harrison Street. The architecture responds 
to the site’s location by breaking the mass and volume into two separate structures through a publicly 
accessible mid-block alley where each responds to their adjacent context. The buildings also include a 
recessed ground floor, vertical breaks and facades that include fenestration patterns and architectural 
details compatible in scale and design with the light industrial buildings found throughout the 
neighborhood. 

 
B. Architectural treatments, facade design and building materials:  

 
The buildings are designed with a recessed ground floor, vertical breaks and facades that include 
fenestration patterns and architectural details compatible in scale and design with the light industrial 
buildings found throughout the neighborhood. The Project provides a high quality designed exterior 
that features a variety of materials, colors and textures including a combination of cement plaster, fiber 
cement panel, metal and horizontal wood siding, aluminum clad windows and decorative metal panel 
trim in a color palette of white and warm gray, terra cotta and brown tones. Features including unique 



Motion No. XXXXX CASE NO. 201.0011X 
March 2, 2017 1298 Howard Street 
 

 

 
 

6 

balconies with perforated metal railing and windows that have extruded frames provide articulation 
that creates a stimulating and visually interesting form from the public right-of-way. The various 
fenestration patterns, color palette, treatment of the building facades through materials, landscaping, 
and site furniture also allow the architecture to read as distinct pieces of a whole Planned Unit 
Development. 

 
C. The design of lower floors, including building setback areas, commercial space, townhouses, 

entries, utilities, and the design and siting of rear yards, parking and loading access; 
 

The Project does not include any parking at street grade but proposes a basement-level parking garage 
that is accessed through one 14-feet wide garage door on Natoma Street between the commercial and 
residential uses of the Project. This allows the ground floor to provide active uses including 13,850 
square feet of office and retail space that are at least 25-feet in depth, fourteen feet in floor-to-ceiling 
height and have transparent openings for at least 60 percent of the frontage at the ground floor. The 
remaining active use includes walk-up dwelling units that provide direct, individual pedestrian access 
to the public sidewalk at Natoma Street and the mid-block alley that is publicly accessible in lieu of a 
traditional rear yard. 

 
D. The provision of required open space, both on- and off-site. In the case of off-site publicly 

accessible open space, the design, location, access, size, and equivalence in quality with that 
otherwise required on-site; 
 
The Project provides a Code complying amount of open space for the 124 dwelling units. This includes 
60 dwelling units that are located in the RCD District, and at least 1,900 square feet of private open 
space for nineteen units. The Project also includes 64 units located in the WMUG or RED-MX 
District, and at least 480 square feet of private open space for six units. The remaining 41 units in the 
RCD District requires at least 4,100 square feet of common usable open space (calculated at 100 square 
feet per unit), and the remaining 58 units in the WMUG and RED-MX Districts require 3,132 square 
feet (calculated at 54 square feet per unit), for a combined total of 7,232 square feet. This common 
usable open space is provided through a 5,060 square feet mid-block alley and 2,520 square feet roof 
terrace at the fifth floor for a combined 7,580 square feet, which exceeds the 7,232 square feet 
minimum. The Project also proposes 11,600 square feet of office use in the RCD, and 2,250 square feet 
of retail use in the RCD and WMUG Districts. These uses require a minimum nine square feet of open 
space for the retail use and 129 square feet for the office use that equals a total amount of 138 square 
feet. The Project proposes 220 square feet of publicly accessible open space adjacent to the 9th Street 
ground floor commercial entrance that is greater than the 92 square feet required. 
 

E. Streetscape and other public improvements, including tree planting, street furniture, and 
lighting. 

 
The Project has a total 515-feet of frontage along Natoma, 9th and Howard Streets and includes a 
streetscape proposal that complies with the Better Streets Plan that has been reviewed by the 
Department led Streetscape Design Advisory Team. The approved streetscape plan includes widened 
sidewalks at Howard and 9th Streets, a curb extension and bulb-out at the Howard and 9th Street 
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intersection, street trees, lighting, Class 2 bicycle racks and other improvements within the public 
realm. 

 
F. Circulation, including streets, alleys and mid-block pedestrian pathways; 
 

The Project has 225 feet of frontage along Natoma and Howard Streets and includes a publicly-
accessible mid-block alley that is at least 30 feet wide, 165 feet deep and extends to the sky from grade 
level. Walk-up dwelling units front both sides of the alley, and landscaping and outdoor seating will 
ensure the alley is actively used.    

G. Bulk limits; 
 
The Project site is located in an X Bulk District that has no bulk restrictions. 
 

H. Other changes necessary to bring a project into conformance with the applicable elements 
and area plans of the General Plan. 
 
The Project does not propose any changes or legislative amendments to the Western SoMa Community 
Plan, General Plan or any other applicable plans. 

 
The Project, on balance, meets the Objectives and Policies of the General Plan. 
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DECISION 
That based upon the Record, the submissions by the Applicant, the staff of the Department and other 
interested parties, the oral testimony presented to this Commission at the public hearings, and all other 
written materials submitted by all parties, the Commission hereby APPROVES Large Project 
Authorization Application No. 2014.0011X under Planning Code Section 329 to allow demolition of the 
existing structures, merger of five parcels and the new construction of a Planned Unit Development 
(PUD) with two 45- and 55-foot tall, four- and five-story mixed-use buildings with a total area of 
approximately 142,500 square feet that includes 13,850 square feet of office and retail commercial space at 
the ground floor and 128,650 square feet of residential use for 124 dwellings with a mix of 29 studio, 36 
one-bedroom and 59 two-bedroom units. The Project also includes an additional 30,395 square feet 
underground vehicular parking garage for 71 automobiles, approximately 2,224 square feet of private 
open space for fourteen units, 9,050 square feet of common open space through a fifth floor roof terrace 
and publicly accessible mid-block alley, 188 Class 1 and 32 Class 2 bicycle parking spaces, and exceptions 
to the requirement for rear yard, dwelling unit exposure and off-street loading under Planning Code 
Sections 134, 140 and 152.1 in the RCD (Regional Commercial), WMUG (WSoMa Mixed Use - General) 
and RED-MX (Residential Enclave - Mixed) Districts, and a 45-X and 55-X Height and Bulk Districts. The 
Project is subject to the following conditions attached hereto as “EXHIBIT A” in general conformance 
with plans on file dated February 13, 2017, and stamped “EXHIBIT B”, which is incorporated herein by 
reference as though fully set forth. 
 
The Planning Commission hereby adopts the MMRP attached hereto as Exhibit C and incorporated 
herein as part of this Motion by this reference thereto. All required mitigation measures identified in the 
Western SoMa Community Plan PEIR and contained in the MMRP are included as conditions of 
approval. 
 
APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Section 309.1 
Large Project Authorization to the Board of Appeals within fifteen (15) days after the date of this 
Motion. The effective date of this Motion shall be the date of adoption of this Motion if not appealed 
(after the 15‐day period has expired) OR the date of the decision of the Board of Appeals if appealed to 
the Board of Appeals. For further information, please contact the Board of Appeals at (415) 575‐6880, 
1660 Mission, Room 3036, San Francisco, CA 94103. 
 
Protest of Fee or Exaction: You may protest any fee or exaction subject to Government Code Section 
66000 that is imposed as a condition of approval by following the procedures set forth in Government 
Code Section 66020. The protest must satisfy the requirements of Government Code Section 66020(a) and 
must be filed within 90 days of the date of the first approval or conditional approval of the development 
referencing the challenged fee or exaction.  For purposes of Government Code Section 66020, the date of 
imposition of the fee shall be the date of the earliest discretionary approval by the City of the subject 
development.   
 
If the City has not previously given Notice of an earlier discretionary approval of the project, the 
Planning Commission’s adoption of this Motion, Resolution, Discretionary Review Action or the Zoning 
Administrator’s Variance Decision Letter constitutes the approval or conditional approval of the 
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development and the City hereby gives NOTICE that the 90-day protest period under Government Code 
Section 66020 has begun. If the City has already given Notice that the 90-day approval period has begun 
for the subject development, then this document does not re-commence the 90-day approval period. 
 
I hereby certify that the Planning Commission ADOPTED the foregoing Motion on March 2, 2017. 
 
 
Jonas P. Ionin 
Commission Secretary 
 
AYES:    
 
NAYS:   
 
ABSENT:   
 
ADOPTED: March 2, 2017 
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EXHIBIT A 
AUTHORIZATION 
This authorization is for a Large Project Authorization to allow demolition of an automotive service 
station and all accessory structures, merger of five lots and construction of a Planned Unit Development  
including two 45- and 55-foot tall, four- and five-story mixed-use buildings with a total area of 
approximately 142,500 square feet that includes 13,850 square feet of office and/or commercial retail space 
at the ground floor, 128,650 square feet of residential use for 124 dwellings with a mix of 29 studio, 36 
one-bedroom and 59 two-bedroom units, an additional 30,395 square feet underground vehicular parking 
garage for 71 automobiles, 2,224 square feet of private open space for fourteen units, 9,050 square feet of 
common open space through an interior courtyard, fifth floor roof terrace and publicly accessible mid-
block alley, 188 Class 1 and 32 Class 2 bicycle parking spaces located at Lots 019, 204, 025, 086 and 087 in 
Parcel 3728, pursuant to Planning Code Section 329 in the RCD (Regional Commercial), WMUG (WSoMa 
Mixed Use - General) and RED-MX (Residential Enclave - Mixed) Zoning Districts, a 45-X and 55-X 
Height and Bulk Districts, and subject to conditions of approval reviewed and approved by the 
Commission on March 2, 2017, under Motion No. XXXXX. This authorization and the conditions 
contained herein run with the property and not with a particular Project Sponsor, business, or operator.  
 
COMPLIANCE WITH OTHER REQUIREMENTS 
The Conditions of Approval set forth in Exhibit A of Motion No. XXXXX, Case No. 2014.0011C 
(Conditional Use Authorization under Planning Code Sections 121.1, 127.1, 202.5, 303 and 304) apply to 
this approval, and are incorporated herein as though fully set forth, except as modified herein. 

 
RECORDATION OF CONDITIONS OF APPROVAL 
Prior to the issuance of the building permit or commencement of use for the Project the Zoning 
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder 
of the City and County of San Francisco for the subject property.  This Notice shall state that the project is 
subject to the conditions of approval contained herein and reviewed and approved by the Planning 
Commission on March 2, 2017 under Motion No. XXXXX. 
 
PRINTING OF CONDITIONS OF APPROVAL ON PLANS 
The conditions of approval under the 'Exhibit A' of this Planning Commission Motion No. XXXXX shall 
be reproduced on the Index Sheet of construction plans submitted with the Site or Building permit 
application for the Project. The Index Sheet of the construction plans shall reference to the Office 
Development Authorization and any subsequent amendments or modifications.    
 
SEVERABILITY 
The Project shall comply with all applicable City codes and requirements.  If any clause, sentence, section 
or any part of these conditions of approval is for any reason held to be invalid, such invalidity shall not 
affect or impair other remaining clauses, sentences, or sections of these conditions.  This decision conveys 
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no right to construct, or to receive a building permit. “Project Sponsor” shall include any subsequent 
responsible party. 
 
CHANGES AND MODIFICATIONS   
Changes to the approved plans may be approved administratively by the Zoning Administrator.  
Significant changes and modifications of conditions shall require Planning Commission approval of a 
new authorization.  
 
Conditions of Approval, Compliance, Monitoring, and Reporting 
PERFORMANCE 
1. Validity. The authorization and right vested by virtue of this action is valid for three (3) years 

from the effective date of the Motion. The Department of Building Inspection shall have issued a 
Building Permit or Site Permit to construct the project and/or commence the approved use within 
this three-year period. For information about compliance, contact Code Enforcement, Planning 
Department at 415-575-6863, www.sf-planning.org 

 
2. Expiration and Renewal. Should a Building or Site Permit be sought after the three (3) year 

period has lapsed, the project sponsor must seek a renewal of this Authorization by filing an 
application for an amendment to the original Authorization or a new application for 
Authorization. Should the project sponsor decline to so file, and decline to withdraw the permit 
application, the Commission shall conduct a public hearing in order to consider the revocation of 
the Authorization. Should the Commission not revoke the Authorization following the closure of 
the public hearing, the Commission shall determine the extension of time for the continued 
validity of the Authorization. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
3. Diligent Pursuit. Once a site or Building Permit has been issued, construction must commence 

within the timeframe required by the Department of Building Inspection and be continued 
diligently to completion. Failure to do so shall be grounds for the Commission to consider 
revoking the approval if more than three (3) years have passed since this Authorization was 
approved. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
4. Extension. This authorization may be extended at the discretion of the Zoning Administrator 

only where failure to issue a permit by the Department of Building Inspection to perform said 
tenant improvements is caused by a delay by a local, State or Federal agency or by any appeal of 
the issuance of such permit(s). 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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5. Conformity with Current Law. No application for Building Permit, Site Permit, or other 

entitlement shall be approved unless it complies with all applicable provisions of City Codes in 
effect at the time of such approval. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
6. Mitigation Measures. Mitigation measures described in the MMRP attached as Exhibit C are 

necessary to avoid potential significant effects of the proposed project and have been agreed to 
by the project sponsor.  Their implementation is a condition of project approval 

 
7. Additional Project Authorization. The Project Sponsor must obtain a Conditional Use 

Authorization under Sections 121.1, 127.1, 202.5, 303 and 304 to allow conversion of an 
automotive gas station use, demolition of all existing structures, merger of five lots and 
construction of a Planned Unit Development  including two 45- and 55-foot tall, four- and five-
story mixed-use buildings with a total area of approximately 142,500 square feet that includes 
13,850 square feet of office and/or commercial retail space at the ground floor, 128,650 square 
feet of residential use for 124 dwellings with a mix of 29 studio, 36 one-bedroom and 59 two-
bedroom units, an additional 30,395 square feet underground vehicular parking garage for 71 
automobiles, 2,224 square feet of private open space for fourteen units, 9,050 square feet of 
common open space through an interior courtyard, fifth floor roof terrace and publicly 
accessible mid-block alley, 188 Class 1 and 32 Class 2 bicycle parking spaces. If these conditions 
overlap with any other requirement imposed on the Project, the more restrictive or protective 
condition or requirement, as determined by the Zoning Administrator, shall apply. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
ENTERTAINMENT COMMISSION – NOISE ATTENUATION CONDITIONS 
Chapter 116 Residential Projects. The Project Sponsor shall comply with the “Recommended Noise 
Attenuation Conditions for Chapter 116 Residential Projects,” which were recommended by the 
Entertainment Commission on August 25, 2015. These conditions state:  

8. Community Outreach. Project Sponsor shall include in its community outreach process any 
businesses located within 300 feet of the proposed project that operate between the hours of 9PM‐
5AM. Notice shall be made in person, written or electronic form. 
 

9. Sound Study. Project sponsor shall conduct an acoustical sound study, which shall include 
sound readings taken when performances are taking place at the proximate Places of 
Entertainment, as well as when patrons arrive and leave these locations at closing time. Readings 
should be taken at locations that most accurately capture sound from the Place of Entertainment 
to best of their ability. Any recommendation(s) in the sound study regarding window glaze 
ratings and soundproofing materials including but not limited to walls, doors, roofing, etc. shall 
be given highest consideration by the project sponsor when designing and building the project.  

http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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10. Design Considerations. 
a. During design phase, project sponsor shall consider the entrance and egress location and 

paths of travel at the Place(s) of Entertainment in designing the location of (a) any 
entrance/egress for the residential building and (b) any parking garage in the building. 

b. In designing doors, windows, and other openings for the residential building, project 
sponsor should consider the POE’s operations and noise during all hours of the day and 
night. 

 

11. Construction Impacts. Project sponsor shall communicate with adjacent or nearby Place(s) of 
Entertainment as to the construction schedule, daytime and nighttime, and consider how this 
schedule and any storage of construction materials may impact the POE operations.  
 

12. Communication. Project Sponsor shall make a cell phone number available to Place(s) of 
Entertainment management during all phases of development through construction. In addition, 
a line of communication should be created to ongoing building management throughout the 
occupation phase and beyond. 

 

DESIGN – COMPLIANCE AT PLAN STAGE 
13. Final Materials. Final materials, glazing, color, texture, landscaping, and detailing shall be 

subject to Department staff review and approval. The architectural addenda shall be reviewed 
and approved by the Planning Department prior to issuance.   

 For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org  

 
14. Streetscape Plan. Prior to issuance of the first certificate of occupancy, the Project Sponsor shall 

install sidewalk and streetscape improvements that are included in the approved streetscape plan 
for 1298 Howard Street subject to Department staff review and approval. 

 For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org 

15. Garbage, Composting and Recycling Storage.  Space for the collection and storage of garbage, 
composting, and recycling shall be provided within enclosed areas on the property and clearly 
labeled and illustrated on the architectural addenda.  Space for the collection and storage of 
recyclable and compostable materials that meets the size, location, accessibility and other 
standards specified by the San Francisco Recycling Program shall be provided at the ground level 
of the buildings.   

 For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org 

 
16. Open Space Plaques. Pursuant to Planning Code Section 138, the Project Sponsor shall install the 

required public open space plaques at each building entrance including the standard City logo 

http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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identifying it; the hours open to the public and contact information for building management. 
The plaques shall be plainly visible from the public sidewalks on XXXXXX Street and shall 
indicate that the open space is accessible to the public via the elevators in the lobby. Design of the 
plaques shall utilize the standard templates provided by the Planning Department, as available, 
and shall be approved by the Department staff prior to installation. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org 
 

17. Rooftop Mechanical Equipment.  Pursuant to Planning Code 141, the Project Sponsor shall 
submit a roof plan to the Planning Department prior to Planning approval of the building permit 
application. Rooftop mechanical equipment, if any is proposed as part of the Project, is required 
to be screened so as not to be visible from any point at or below the roof level of the subject 
building.  

 For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org  

 
12. Transformer Vault.  The location of individual project PG&E Transformer Vault installations has 

significant effects to San Francisco streetscapes when improperly located.  However, they may 
not have any impact if they are installed in preferred locations.  Therefore, the Planning 
Department recommends the following preference schedule in locating new transformer vaults, 
in order of most to least desirable: 
1. On-site, in a basement area accessed via a garage or other access point without use of  

  separate doors on a ground floor façade facing a public right-of-way; 
2. On-site, in a driveway, underground; 
3. On-site, above ground, screened from view, other than a ground floor façade facing a 

  public right-of-way; 
4. Public right-of-way, underground, under sidewalks with a minimum width of 12-

   feet, avoiding effects on streetscape elements, such as street trees; and based on Better 
   Streets Plan guidelines; 

5. Public right-of-way, underground; and based on Better Streets Plan guidelines; 
6. Public right-of-way, above ground, screened from view; and based on Better Streets Plan  

   guidelines; 
7. On-site, in a ground floor façade (the least desirable location). 
 
Unless otherwise specified by the Planning Department, Department of Public Work’s Bureau of 
Street Use and Mapping (DPW BSM) should use this preference schedule for all new transformer 
vault installation requests.  
For information about compliance, contact Bureau of Street Use and Mapping, Department of Public 
Works at 415-554-5810, http://sfdpw.org  

 

PARKING AND TRAFFIC 
13. Unbundled Parking.  All off-street parking spaces shall be made available to Project residents 

only as a separate “add-on” option for purchase or rent and shall not be bundled with any Project 

http://www.sf-planning.org/
http://sfdpw.org/
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dwelling unit for the life of the dwelling units.  The required parking spaces may be made 
available to residents within a quarter mile of the project.  All affordable dwelling units pursuant 
to Planning Code Section 415 shall have equal access to use of the parking as the market rate 
units, with parking spaces priced commensurate with the affordability of the dwelling unit.  Each 
unit within the Project shall have the first right of refusal to rent or purchase a parking space until 
the number of residential parking spaces are no longer available.  No conditions may be placed 
on the purchase or rental of dwelling units, nor may homeowner’s rules be established, which 
prevent or preclude the separation of parking spaces from dwelling units.   

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
14. Parking Maximum.  Pursuant to Planning Code Section 151.1, the Project shall provide no more 

than 76 off-street parking spaces for the 124 dwelling units and 13,850 square feet of office, 
restaurant and retail space, exclusive of any designated car-share and loading spaces contained 
therein.  

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
15. Car Share.  Pursuant to Planning Code Section 166, no less than one (1) car share space shall be 

made available, at no cost, to a certified car share organization for the purposes of providing car 
share services for its service subscribers. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
16. Bicycle Parking. Pursuant to Planning Code Sections 155.1, 155.4, and 155.5, the Project shall 

provide no fewer than 108 Class 1 bicycle parking spaces and eight Class 2 bicycle parking 
spaces. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
17. Managing Traffic During Construction. The Project Sponsor and construction contractor(s) shall 

coordinate with the Traffic Engineering and Transit Divisions of the San Francisco Municipal 
Transportation Agency (SFMTA), the Police Department, the Fire Department, the Planning 
Department, and other construction contractor(s) for any concurrent nearby Projects to manage 
traffic congestion and pedestrian circulation effects during construction of the Project.   

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 

PROVISIONS 
18. First Source Hiring.  The Project shall adhere to the requirements of the First Source Hiring 

Construction and End-Use Employment Program approved by the First Source Hiring 
Administrator, pursuant to Section 83.4(m) of the Administrative Code.  The Project Sponsor 

http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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shall comply with the requirements of this Program regarding construction work and on-going 
employment required for the Project.  

 For information about compliance, contact the First Source Hiring Manager at 415-581-2335, 
 www.onestopSF.org 
 
19. Transportation Sustainability Fee. Pursuant to Planning Code Section 411A, the Project shall 

pay for the residential uses within the Project, either: i) pay $3.87 per gross square foot 
(approximately equal to 50% of the TSF applicable to residential uses); or ii) comply with the TSF, 
if applicable to the project, whichever calculation results in a higher TSF requirement.  Non-
residential or PDR uses would continue to be subject to the TIDF at the rate applicable per 
Planning Code Sections 411.3(e) and 409, as well as any other applicable fees. 

 For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org 

 
20. Residential Child Care Fee. Pursuant to Planning Code Section 414A, the Project shall pay the 

Child Care Requirement Fee, prior to issuance of the first construction document. 
 For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 

www.sf-planning.org 
 
21. Eastern Neighborhoods Infrastructure Impact Fees.  Pursuant to Planning Code Section 423 

(formerly 327), the Project Sponsor shall comply with the Eastern Neighborhoods Public Benefit 
Fund provisions through payment of an Impact Fee pursuant to Article 4 at the Tier I level.   

 For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
 www.sf-planning.org  
 

MONITORING 
22. Enforcement.  Violation of any of the Planning Department conditions of approval contained in 

this Motion or of any other provisions of Planning Code applicable to this Project shall be subject 
to the enforcement procedures and administrative penalties set forth under Planning Code 
Section 176 or Section 176.1.  The Planning Department may also refer the violation complaints to 
other city departments and agencies for appropriate enforcement action under their jurisdiction. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
24. Revocation Due to Violation of Conditions.  Should implementation of this Project result in 

complaints from interested property owners, residents, or commercial lessees which are not 
resolved by the Project Sponsor and found to be in violation of the Planning Code and/or the 
specific conditions of approval for the Project as set forth in Exhibit A of this Motion, the Zoning 
Administrator shall refer such complaints to the Commission, after which it may hold a public 
hearing on the matter to consider revocation of this authorization. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 

http://www.onestopsf.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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OPERATION 
25. Garbage, Recycling, and Composting Receptacles. Garbage, recycling, and compost containers 

shall be kept within the premises and hidden from public view, and placed outside only when 
being serviced by the disposal company.  Trash shall be contained and disposed of pursuant to 
garbage and recycling receptacles guidelines set forth by the Department of Public Works.  

 For information about compliance, contact Bureau of Street Use and Mapping, Department of Public 
Works at 415-554-.5810, http://sfdpw.org  

 
26. Sidewalk Maintenance. The Project Sponsor shall maintain the main entrance to the building 

and all sidewalks abutting the subject property in a clean and sanitary condition in compliance 
with the Department of Public Works Streets and Sidewalk Maintenance Standards.   

 For information about compliance, contact Bureau of Street Use and Mapping, Department of Public 
Works, 415-695-2017, http://sfdpw.org    

 
27. Lighting. All Project lighting shall be directed onto the Project site and immediately 

surrounding sidewalk area only, and designed and managed so as not to be a nuisance to 
adjacent residents. Nighttime lighting shall be the minimum necessary to ensure safety, but 
shall in no case be directed so as to constitute a nuisance to any surrounding property. 

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
28. Office Use. The types of office use at the Project’s ground floor shall be consistent with those 

permitted under Planning Code Section 744.86a and defined under Planning Code Sections 
790.69 and 790.106 through 791.116. Office uses not consistent with these definitions under 
Section 790.106 through 791.116 shall not be permitted.  

 
29. Community Liaison.  Prior to issuance of a building permit to construct the project and 

implement the approved use, the Project Sponsor shall appoint a community liaison officer to 
deal with the issues of concern to owners and occupants of nearby properties.  The Project 
Sponsor shall provide the Zoning Administrator with written notice of the name, business 
address, and telephone number of the community liaison.  Should the contact information 
change, the Zoning Administrator shall be made aware of such change.  The community liaison 
shall report to the Zoning Administrator what issues, if any, are of concern to the community and 
what issues have not been resolved by the Project Sponsor.   

 For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 

INCLUSIONARY HOUSING 
29. Number of Required Units.  Pursuant to Planning Code Section 415.6, the Project is required to 

provide 13.5% of the proposed dwelling units as affordable to qualifying households. The Project 
contains 124 units; therefore, seventeen (17) affordable units are required.  The Project Sponsor 
will fulfill this requirement by providing the seventeen affordable units on-site.  If the number of 

http://sfdpw.org/
http://sfdpw.org/
http://www.sf-planning.org/
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market-rate units change, the number of required affordable units shall be modified accordingly 
with written approval from Planning Department staff in consultation with the Mayor's Office of 
Housing (“MOH”). 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org or the Mayor’s Office of Housing and Community Development at 415-701-5500, 
www.sf-moh.org. 

 
30. Unit Mix. The Project contains 29 studios, 36 one-bedroom and 59 two-bedroom units; therefore, 

the required affordable unit mix is four (4) studios, five (5) one-bedroom and eight (8) two-
bedroom units. If the market-rate unit mix changes, the affordable unit mix will be modified 
accordingly with written approval from Planning Department staff in consultation with 
MOHCD.  
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org or the Mayor’s Office of Housing and Community Development at 415-701-5500, 
www.sf-moh.org. 

 
31. Unit Location.  The affordable units shall be designated on a reduced set of plans recorded as a 

Notice of Special Restrictions on the property prior to the issuance of the first construction 
permit. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org or the Mayor’s Office of Housing and Community Development at 415-701-5500, 
www.sf-moh.org. 

 
32. Phasing. If any building permit is issued for partial phasing of the Project, the Project Sponsor 

shall have designated not less than thirteen and one-half percent (13.5%) of the each phase's total 
number of dwelling units as on-site affordable units. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org or the Mayor’s Office of Housing and Community Development at 415-701-5500, 
www.sf-moh.org. 

 
33. Duration.  Under Planning Code Section 415.8, all units constructed pursuant to Section 415.6, 

must remain affordable to qualifying households for the life of the project. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org or the Mayor’s Office of Housing and Community Development at 415-701-5500, 
www.sf-moh.org. 

 
34. Other Conditions. The Project is subject to the requirements of the Inclusionary Affordable 

Housing Program under Section 415 et seq. of the Planning Code and City and County of San 
Francisco Inclusionary Affordable Housing Program Monitoring and Procedures Manual 
("Procedures Manual").  The Procedures Manual, as amended from time to time, is incorporated 
herein by reference, as published and adopted by the Planning Commission, and as required by 
Planning Code Section 415. Terms used in these conditions of approval and not otherwise 
defined shall have the meanings set forth in the Procedures Manual.  A copy of the Procedures 

http://www.sf-planning.org/
http://sf-moh.org/index.aspx?page=321
http://www.sf-planning.org/
http://sf-moh.org/index.aspx?page=321
http://www.sf-planning.org/
http://sf-moh.org/index.aspx?page=321
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Manual can be obtained at the MOHCD at 1 South Van Ness Avenue or on the Planning 
Department or Mayor's Office of Housing's websites, including on the internet at:  
http://sf-planning.org/Modules/ShowDocument.aspx?documentid=4451.  
 
As provided in the Inclusionary Affordable Housing Program, the applicable Procedures Manual 
is the manual in effect at the time the subject units are made available for sale. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org or the Mayor’s Office of Housing and Community Development at 415-701-5500, 
www.sf-moh.org. 
 
a. The affordable unit(s) shall be designated on the building plans prior to the issuance of the 

first construction permit by the Department of Building Inspection (“DBI”).  The affordable 
unit(s) shall (1) reflect the unit size mix in number of bedrooms of the market rate units, (2) 
be constructed, completed, ready for occupancy and marketed no later than the market rate 
units, and (3) be evenly distributed throughout the building; and (4) be of comparable overall 
quality, construction and exterior appearance as the market rate units in the principal project.  
The interior features in affordable units should be generally the same as those of the market 
units in the principal project, but need not be the same make, model or type of such item as 
long they are of good and new quality and are consistent with then-current standards for 
new housing.  Other specific standards for on-site units are outlined in the Procedures 
Manual. 

 
b. If the units in the building are offered for rent, the affordable unit(s) shall be rented to 

qualifying households, as defined in the Procedures Manual, whose gross annual income, 
adjusted for household size, does not exceed an average fifty-five (55) percent of Area 
Median Income under the income table called “Maximum Income by Household Size derived 
from the Unadjusted Area Median Income for HUD Metro Fair Market Rent Area that 
contains San Francisco.” The initial and subsequent rent level of such units shall be calculated 
according to the Procedures Manual.  Limitations on (i) occupancy; (ii) lease changes; (iii) 
subleasing, and; are set forth in the Inclusionary Affordable Housing Program and the 
Procedures Manual.   

 
c. The Project Sponsor is responsible for following the marketing, reporting, and monitoring 

requirements and procedures as set forth in the Procedures Manual. MOHCD shall be 
responsible for overseeing and monitoring the marketing of affordable units. The Project 
Sponsor must contact MOHCD at least six months prior to the beginning of marketing for 
any unit in the building. 

 
d. Required parking spaces shall be made available to renters of affordable units according to 

the Procedures Manual.  
 
e. Prior to the issuance of the first construction permit by DBI for the Project, the Project 

Sponsor shall record a Notice of Special Restriction on the property that contains these 
conditions of approval and a reduced set of plans that identify the affordable units satisfying 

http://sf-planning.org/Modules/ShowDocument.aspx?documentid=4451
http://www.sf-planning.org/
http://sf-moh.org/index.aspx?page=321
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the requirements of this approval.  The Project Sponsor shall promptly provide a copy of the 
recorded Notice of Special Restriction to the Department and to MOHCD or its successor. 

 
f. The Project Sponsor has demonstrated that it is eligible for the On-site Affordable Housing 

Alternative under Planning Code Section 415.6 instead of payment of the Affordable Housing 
Fee, and has submitted the Affidavit of Compliance with the Inclusionary Affordable Housing 
Program:  Planning Code Section 415 to the Planning Department stating the intention to enter 
into an agreement with the City to qualify for a waiver from the Costa-Hawkins Rental 
Housing Act based upon the proposed density bonus and concessions (as defined in 
California Government Code Section 65915 et seq.) provided herein.  The Project Sponsor has 
executed the Costa Hawkins agreement and will record a Memorandum of Agreement prior 
to issuance of the first construction document or must revert payment of the Affordable 
Housing Fee. 

 
g. If the Project Sponsor fails to comply with the Inclusionary Affordable Housing Program 

requirement, the Director of DBI shall deny any and all site or building permits or certificates 
of occupancy for the development project until the Planning Department notifies the Director 
of compliance. A Project Sponsor’s failure to comply with the requirements of Planning Code 
Section 415 et seq. shall constitute cause for the City to record a lien against the development 
project and to pursue any and all available remedies at law. 

 
h. If the Project becomes ineligible at any time for the On-site Affordable Housing Alternative, 

the Project Sponsor or its successor shall pay the Affordable Housing Fee prior to issuance of 
the first construction permit or may seek a fee deferral as permitted under Ordinances 0107-
10 and 0108-10.  If the Project becomes ineligible after issuance of its first construction permit, 
the Project Sponsor shall notify the Department and MOHCD and pay interest on the 
Affordable Housing Fee and penalties, if applicable. 
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EXHIBIT B 
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Certificate of Determination
COMMUNITY PLAN EVALUATION

Case No.: 2014.0011E

Project Title: 1298 Howard Street

ZoninglPlan Area: RCD (Regional Commercial), WMUG (WSOMA Mixed Use-General), and
RED-MX (Residential Enclave-Mixed)

55-X and 45-X Height and Bulk Districts

Western SoMa Community Plan Area
Block/Lots: 3728/019, 024, 025, 086, and 087

Lot Size: 37,125 square feet

Project Sponsor: John Kevlin, 1298 Howard LP, 415-567-9000

Staff Contact: Timothy Johnston, 415-575-9035, timoth~.johnston@sfgov.org

PROJECT DESCRIPTION

T'he project site, consisting of five parcels, is located between Howard and Natoma Streets, along Ninth

Street, in the South of Market Neighborhood. The proposed project includes the following: 1) demolition
of the existing gas station, fast food restaurant, car wash, and all other improvements onsite; 2)

construction of asix-story, 122,900-square-foot mixed use building consisting of 104 dwelling units (19
studios, 36 one-bedroom units, and 49 two-bedroom units), as well as office (12,600 square feet) and
restaurant/retail (1,250 square feet) uses; 3) construction of afour-story, 19,600—square-foot residential
building consisting of 20 dwelling units (10 studios and 10 two-bedroom townhomes); and 4)
construction of two pedestrian bridges that would connect the two buildings at the second floor. The two
buildings would be separated by a 30-foot-wide pedestrian alley that would connect with Natoma &
Howard Streets. (Continued on next page.)

EXEMPT STATUS

Exempt per Section 15183 of the California Environmental Quality Act (CEQA) Guidelines and California
Public Resources Code Section 21083.3.

DETERMINATION

I do hereby certify that the above determination has been made pursuant to State and Local requirements.

Lisa M. Gibson

Acting Envirorunental Review Officer

cc: John Kevlin, Project Sponsor

Doug Vu, Current Planner

Supervisor Jane Kim, District 6

/~.I / / ~-
Date

Virna Byrd, M.D.F.

Exclusion/Exemption Dist. List

1650 Mission St.
Suite 440
San Francisco,
GA 94103-2479

Reception:
415.558.6378

Fa~c:
415.558.6409

Planning
Formation:
415.558.6377
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PROJECT DESCRIPTION (continued) 

The 12,600 square feet of office space and 1,250 square feet of the proposed retail space would share a 
large ground floor space in the main building with frontage on both Howard Street and Ninth Street, but 
the 1,250 square feet of retail space would be located in a separate portion of the main building fronting 
Howard Street, with access provided via the pedestrian through-alley. The larger building that would 
include the ground-floor commercial space would have six stories and would be 55-feet in height at its 
tallest point, while the smaller building along the eastern boundary that would only include dwelling 
units would have four stories and would be 45-feet in height. Common area open space for residents of 
the project would total 9,520 sq. ft. The project’s residential lobby entrance would be located at the 
pedestrian alley between the two buildings that provide access to the units within the larger building and 
the upper floors of the smaller building via two bridges at the second floor. The ground floor units within 
the smaller building would have private stoop entrances that also face onto the pedestrian alley. 

The proposed project would include a basement-level parking garage with 71 vehicle parking spaces, 
eight car-share spaces, and three service vehicle spaces. The proposed project would also provide a total 
of 188 Class 1 bicycle parking spaces, 31 Class 2 bicycle parking spaces, two showers, and 14 lockers. 
Subject to review and approval by the San Francisco Municipal Transportation Agency (SFMTA), the 
proposed project would also include sidewalk widening, a bulb-out, and a raised crosswalk. 

Planning Code Section 415 sets forth the requirements and procedures for the Inclusionary Affordable 
Housing Program. Under Planning Code Section 415.3, the current percentage requirements apply to 
projects that consist of ten or more units. Pursuant to Planning Code Section 415.5, the Project must pay 
the Affordable Housing Fee (“Fee”). This Fee is made payable to the Department of Building Inspection 
(“DBI”) for use by the Mayor’s Office of Housing and Community Development for the purpose of 
increasing affordable housing citywide. The applicable percentage is dependent on the number of units in 
the project, the zoning of the property, and the date that the project submitted a complete Environmental 
Evaluation Application. A complete Environmental Evaluation Application was submitted on March 4, 
2015; therefore, pursuant to Planning Code Section 415.3 the Inclusionary Affordable Housing Program 
requirement for the Affordable Housing Fee is at a rate equivalent to an off-site requirement of 30%. 

Construction of the proposed project would occur over approximately 21 months. Construction 
equipment to be used would include backhoes, excavators, and construction cranes. The entire project 
site would be excavated to a depth of 15 feet to accommodate the foundation and the basement level. The 
total amount of excavation for the project would be approximately 20,000 cubic yards (cy) of soil.  

 

Transportation Demand Management 
 
The project also proposes the following transportation demand management (TDM) measures: 
 
Unbundle Parking 
All Accessory Parking spaces would be leased or sold separately from the rental or purchase fees for use 
for the Life of the Development Project, so that residents or tenants have the option of renting or buying a 
parking space at an additional cost, and would, thus, experience a cost savings if they opt not to rent or 
purchase parking. 
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Improve Walking Conditions 
The streetscape improvements would include, at a minimum, complete streetscape improvements 
consistent with the Better Streets Plan and any local streetscape plan so that the public right-of-way is 
safe, accessible, convenient and attractive to persons walking. 
• The recommended sidewalk width adjacent to the property, unless the recommended sidewalk width 

is determined to be infeasible or undesirable by City staff; 
• The required streetscape elements; AND one of the following: 

o Ten additional streetscape elements identified by City staff that contribute to VMT 
reduction/increased walking 1; OR 

o Five of the additional streetscape elements identified by City staff, PLUS the recommended 
sidewalk adjacent to and beyond the project site (but not to exceed 50 feet beyond the project site 
in any direction), unless the recommended sidewalk width is determined to be infeasible or 
undesirable by City staff; OR 

o Five of the additional streetscape elements identified by City staff, PLUS the project would 
provide a minimum of two Safety Tools identified in the WalkFirst toolkit if the Development 
Project is located on a High-Injury Corridor. 

 
Bicycle Parking 
The project would provide Class 1 and 2 bicycle parking spaces as required by the Planning Code for 
office land uses.  For each Dwelling Unit, one and half Class 1 Bicycle Parking spaces or one Class 1 
Bicycle Parking space for each bedroom, whichever is greater, and four Class 2 Bicycle Parking spaces for 
every 20 Dwelling Units, would be provided. 
 
Showers and Clothes Lockers  
The project would provide at least one shower and at least six clothes lockers for every 30 Class 1 Bicycle 
Parking spaces, but no fewer than the number of showers and clothes lockers that are required by the 
Planning Code, if any. 
 
Bicycle Repair Station 
The project would include a bicycle repair station consisting of a designated, secure area within the 
building, such as within a bicycle storage room or in the building garage, where bicycle maintenance 
tools and supplies are readily available on a permanent basis and offered in good condition to encourage 
bicycling. Tools and supplies should include, at a minimum, those necessary for fixing a flat tire, 
adjusting a chain, and performing other basic bicycle maintenance. Available tools should include, at a 
minimum, a bicycle pump, wrenches, a chain tool, lubricants, tire levers, hex keys/Allen wrenches, torx 
keys, screwdrivers, and spoke wrenches. 
 
Car-Share Parking and Membership 
The project would proactively offer memberships to a Certified Car-share Organization, at least once 
annually, to each Dwelling Unit and/or employee for the Life of the Project and/or provide car-share 
parking spaces as specified below. If requested by the resident and/or employee, the project would pay 
for, or otherwise provide, memberships minimally equivalent to one annual membership per Dwelling 
Unit and/or employee. Residents or employees would pay all other costs associated with the car-share 
usage, including hourly or mileage fees. Any car-share parking space(s) provided to comply with Section 
166 of the Planning Code would meet the availability and specifications required in the Planning Code. 
Any car-share parking spaces provided in excess of those required of the project by the Planning Code 
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may be occupied by car-share vehicles operated by a Certified Car-share Organization or may be 
occupied by other car-share vehicles that the property owner provides for the sole purpose of shared use 
and that are operated in compliance with Section 166 of the Planning Code, including, but not limited to 
the following standards: 
1.  All residents/tenants eligible to drive shall have access to the vehicles; the vehicles may also be made 
available to users who do not live or work on the subject property;  
2.  Users shall pay for the use of vehicles;  
3.  Vehicles shall be made available by reservation on an hourly basis, or in smaller intervals; 
4.  Vehicles must be located at on-site unstaffed, self-service locations (other than any incidental garage 
valet service), and generally be available for pick-up by eligible users 24 hours per day;  
5.  The property owner or a third party vendor shall provide automobile insurance for its users when 
using car-share vehicles and shall assume responsibility for maintaining car-share vehicles. 
6.  One car-share parking space for each 20,000 square feet of Occupied Floor Area, with a minimum of 
two car-share parking spaces. 
7.  One car-share parking space for every 80 Dwelling Units, with a minimum of two car-share parking 
spaces. 
 
Delivery Supportive Amenities 
The project would facilitate delivery services by providing an area for receipt of deliveries  that offers one 
of the following: (1) clothes lockers for delivery services, (2) temporary storage for  package deliveries, 
laundry deliveries, and other deliveries, or (3) providing temporary refrigeration  for grocery deliveries, 
and/or including other delivery supportive measures as proposed by the  property owner that may 
reduce Vehicle Miles Traveled by reducing the number of trips that may  otherwise have been by single 
occupancy vehicle. 
 
Multimodal Wayfinding Signage 
The project would provide multimodal wayfinding signage that can withstand weather elements (e.g., 
wind, rain) in key locations. That is, the signs would be located in externally and/or internally so that the 
residents, tenants, employees and visitors are directed to transportation services and infrastructure, 
including: 
• transit  
• bike share 
• car-share parking 
• bicycle parking and amenities (including repair stations and fleets)  
• showers and lockers 
• taxi stands 
• shuttle/carpool/Vanpool pick-up/drop-off locations 
Wayfinding signage would meet City standards for any on-street wayfinding signage, in particular for 
bicycle and car-share parking, and shall meet best practices for any interior wayfinding. 
 
Real Time Transportation Information Displays 
The project would provide real time transportation information on displays (e.g., large television screens 
or computer monitors) in prominent locations (e.g., entry/ exit areas, lobbies, elevator bays) on the project 
site to highlight sustainable transportation options and support informed trip-making. At minimum, the 
project would include such screens at each major entry/exit. 
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The displays would include real time information on sustainable transportation options in the vicinity of 
the project site, which may include, but are not limited to, transit arrivals and departures for nearby 
transit routes, walking times to these locations, and the availability of car-share vehicles (within or 
adjacent to the building), shared bicycles, and shared scooters. 
 
Tailored Transportation Marketing Services 
The project would provide individualized, tailored marketing and communication campaigns, including 
incentives to encourage the use of sustainable transportation modes. Marketing services shall either be 
provided by the TDM coordinator or a communications professional. 
Marketing services would include, at a minimum, the following activities:  
(1) Promotions. The TDM coordinator would develop and deploy promotions to encourage use of 
sustainable transportation modes. This includes targeted messaging and communications campaigns, 
incentives and contests, and other creative strategies. These campaigns may target existing and/or new 
residents/employees/ tenants. 
(2) Welcome Packets. New residents and employees would be provided with tailored marketing 
information about sustainable transportation options associated with accessing the project site (e.g., 
specific transit routes and schedules; bicycle routes; carpooling programs, etc.) as part of a welcome 
packet. For employees, the packet would reflect options for major commute origins. New residents and 
employees would also be offered the opportunity for a one-on-one consultation about their transportation 
options. 
 
On-site Childcare 
The project would include an on-site childcare facility to reduce commuting distances between 
households, places of employment, and childcare. The on-site childcare facility would comply with all 
state and City requirements, including provisions within the San Francisco Planning Code. The childcare 
facility may be a stand-alone facility, or it may be a Designated Child Care Unit that meets all the 
provisions of Planning Code Section 414A.6(a). If a Designated Child Care Unit is provided, that unit 
would provide child care for the Life of the Project. 
 
On-site Affordable Housing 
The project would include on-site Affordable Housing, as defined in Planning Code Section 415, and as 
follows:  

• the project would provide greater than or equal to five percent and less than or equal to 10 
percent on-site Affordable Housing where total household income does not exceed 80 percent of 
Area Median Income; OR 

• the project would provide greater than or equal to three percent and less than or equal  to seven 
percent on-site Affordable Housing where total household income does not exceed 55 percent of 
Area Median Income. 

 

PROJECT APPROVALS 

The proposed project would require the following approvals: 

• Large Project Authorization (Planning Commission) 

• Conditional Use Authorization (Planning Commission) 
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• Building Permit (Department of Building Inspection) 

The Conditional Use Authorization from the Planning Commission is the Approval Action for the 
project. The Approval Action date establishes the start of the 30-day appeal period for this CEQA 
exemption determination pursuant to Section 31.04(h) of the San Francisco Administrative Code. 

COMMUNITY PLAN EVALUATION OVERVIEW 

California Public Resources Code Section 21083.3 and CEQA Guidelines Section 15183 provide that 
projects that are consistent with the development density established by existing zoning, community plan 
or general plan policies for which an Environmental Impact Report (EIR) was certified, shall not be 
subject to additional environmental review except as might be necessary to examine whether there are 
project-specific significant effects which are peculiar to the project or its site. Section 15183 specifies that 
examination of environmental effects shall be limited to those effects that: a) are peculiar to the project or 
parcel on which the project would be located; b) were not analyzed as significant effects in a prior EIR on 
the zoning action, general plan or community plan with which the project is consistent; c) are potentially 
significant off-site and cumulative impacts that were not discussed in the underlying EIR; or d) are 
previously identified in the EIR, but which, as a result of substantial new information that was not known 
at the time that the EIR was certified, are determined to have a more severe adverse impact than that 
discussed in the underlying EIR. Section 15183(c) specifies that if an impact is not peculiar to the parcel or 
to the proposed project, then an EIR need not be prepared for the project solely on the basis of that 
impact. 

This determination evaluates the potential project-specific environmental effects of the 1298 Howard 
Street project described above, and incorporates by reference information contained in the Programmatic 
EIR for the Western SoMa Community Plan, Rezoning of Adjacent Parcels, and 350 Eight Street Project 
(Western SoMa Community Plan PEIR).1 Project-specific studies were prepared for the proposed project 
to determine if the project would result in any significant environmental impacts that were not identified 
in the Western SoMa PEIR. 

The Western SoMa PEIR included analyses of the following environmental issues: land use; aesthetics; 
population and housing; cultural and paleontological resources; transportation and circulation; noise and 
vibration; air quality; greenhouse gas emissions; wind and shadow; recreation; public services, utilities, 
and service systems; biological resources; geology and soils; hydrology and water quality; hazards and 
hazardous materials; mineral and energy resources; and agricultural and forest resources. 

The 1298 Howard Street site is located in the Western SoMa Community Plan Area. As a result of the 
Western SoMa rezoning process, the project site was rezoned to a 55-X and 45-X Height and Bulk District.  

Individual projects that could occur in the future under the Western SoMa Community Plan will undergo 
project-level environmental evaluation to determine if they would result in further impacts specific to the 
development proposal, the site, and the time of development, and to assess whether additional 
environmental review would be required. This determination concludes that the proposed project at 1298 
Howard Street is consistent with and was encompassed within the analysis in the Western SoMa PEIR. 
This determination also finds that the Western SoMa PEIR adequately anticipated and described the 

                                                           
1  Planning Department Case Nos. 2008.0877E and 2007.1035E, State Clearinghouse No. 2009082031. Available: <http://www.sf-

planning.org/index.aspx?page=1893>. 
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impacts of the proposed 1298 Howard Street project, and identified the mitigation measures applicable to 
the project. The proposed project is also consistent with the zoning controls and the provisions of the 
Planning Code applicable to the project site.2,3 Therefore, no further CEQA evaluation for the 1298 
Howard Street project is required. In sum, the Western SoMa PEIR, this Certificate of Determination, and 
the accompanying project-specific initial study comprise the full and complete CEQA evaluation 
necessary for the proposed project. 

PROJECT SETTING 

The project site is located in the South of Market neighborhood on the block bounded by Howard Street, 
Eight Street, Natoma Street, and Ninth Street. Surrounding properties along Ninth Street are also zoned 
Regional Commercial District (RCD), while properties directly across Natoma and Howard Streets from 
the project site are also zoned WSOMA Mixed Use-General (WMUG), and properties adjacent to the 
project site to the northeast are also zoned Residential Enclave-Mixed (RED-MX). Two of the parcels 
within the project site that are closest to Ninth Street are within a 55-X height and bulk district, as are the 
neighboring parcels along Ninth Street, while three of the parcels within the project site, as well as 
adjacent properties to the northeast are within a 45-X height and bulk district. Building heights in the 
project area range from about one to five stories.   

Land uses adjacent to the project site include residential and 
management/information/professional/services to the northeast; production/distribution/repair (PDR), 
residential, and mixed-use residential across Howard Street to the southeast; 
cultural/institutional/educational and PDR across Ninth Street to the southwest; and mixed use with no 
residential, PDR, residential, and visitor uses across Natoma Street to the northwest. 

The project vicinity is an area of transition. Development projects within three blocks of the project site 
include the conversion of 24,009 sf of existing industrial/retail space to office space (149 Ninth Street); the 
construction of six new residential units (727 Natoma Street); construction of a five-story-over-basement 
building with 19 single-room-occupancy units and two commercial units (244 Ninth Street); construction 
of a mixed use project including nine new residential units, office space, and ground floor commercial on 
a vacant lot on Tehama and Ninth Streets (239 9th Street); the construction of a five-story, 45-foot tall 
residential building on an approximately 2,831 square-foot lot (17 Grace Street); adjacent to the project 
site at 17 Grace Street is a proposed project to construct a 10,463 gross-square-foot, 13-unit residential 
building.  

                                                           
2  Adam Varat, San Francisco Planning Department, Community Plan Evaluation Eligibility Determination, Citywide Planning and 

Policy Analysis, 1298 Howard St., April 3, 2015. This document and all other documents referenced herein unless otherwise 
noted are available for review at the San Francisco Planning Department, 1650 Mission Street, Suite 400, as part of Case File No. 
2014.0011E. 

3  Jeff Joshlin, San Francisco Planning Department, Community Plan Evaluation Eligibility Determination, Current Planning 
Analysis, 1298 Howard St, June 7, 2016.  
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POTENTIAL ENVIRONMENTAL EFFECTS 

The proposed 1298 Howard Street project is in conformance with the height, use, and density for the site 
described in the Western SoMa PEIR and would represent a small portion of the growth that was forecast 
for the Western SoMa Community Plan. Thus, the project analyzed in the Western SoMa PEIR considered 
the incremental impacts of the proposed 1298 Howard Street project. As a result, the proposed project 
would not result in any new or substantially more severe impacts than were identified in the Western 
SoMa PEIR. 

Significant and unavoidable impacts were identified in the Western SoMa PEIR for the following topics: 
historic resources, transportation and circulation, noise, air quality, and shadow. The Western SoMa PEIR 
identified feasible mitigation measures to address significant impacts related to cultural and 
paleontological resources, transportation and circulation, noise and vibration, air quality, wind, biological 
resources, and hazards and hazardous materials. Table 1 (page 9) lists the mitigation measures identified 
in the Western SoMa PEIR and states whether each measure would apply to the proposed project. 

  



Certificate of Determination  1298 Howard Street 
  Case No. 2014.0011E 
 

  9 
 

 
 

Table 1 – Western SoMa PEIR Mitigation Measures 

Mitigation Measure Applicability Compliance 

D. Cultural and Paleontological Resources 

M-CP-1a: Documentation of 
a Historical Resource 

Not applicable: site is not a historic 
resource 

Not applicable 

M-CP-1b: Oral Histories Not applicable: site is not a historic 
resource 

Not applicable 

M-CP-1c: Interpretive 
Program 

Not applicable: site is not a historic 
resource 

Not applicable 

M-CP-4a: Project-Specific 
Preliminary Archeological 
Assessment 

Applicable: soil disturbing activities 
proposed 

The project sponsor shall retain an 
archeological consultant, submit an 
Archeological Testing Plan (ATP) for 
review by the Planning Department, 
implement the ATP prior to soil 
disturbance, and, as needed, 
implement an Archeological 
Monitoring Program (AMP) with all 
soil-disturbing activities. Project 
sponsor and archeologist shall notify 
and mitigate the finding of any 
archeological resource in 
coordination with the Environmental 
Review Officer (ERO). 

M-CP-4b: Procedures for 
Accidental Discovery of 
Archeological Resources 

Applicable: project proposes 
excavation more than 5 feet below 
grade (down to 15 feet deep).  

The project sponsor shall alert the 
ERO of any accidental discoveries of 
archeological resources, who will 
then determine how any such 
resources shall be protected or 
preserved.  

M-CP-7a: Protect Historical 
Resources from Adjacent 
Construction Activities 

Applicable: adjacent historic 
resources present 

The project sponsor of a 
development project in the Draft 
Plan Area and on the Adjacent 
Parcels shall consult with Planning 
Department environmental 
planning/preservation staff to 
determine whether adjacent or 
nearby buildings constitute historical 
resources that could be adversely 
affected by construction‐generated 
vibration. 
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Mitigation Measure Applicability Compliance 

M-CP-7b: Construction 
Monitoring Program for 
Historical Resources 

Applicable: adjacent historic 
resources present 

For those historical resources 
identified in Mitigation Measure M‐
CP‐7a, and where heavy equipment 
would be used on a subsequent 
development project, the project 
sponsor of such a project shall 
undertake a monitoring program to 
minimize damage to adjacent 
historic buildings and to ensure that 
any such damage is documented and 
repaired. 

E. Transportation and Circulation 

M-TR-1c: Traffic Signal 
Optimization (8th/Harrison/I-
80 WB off-ramp) 

Not applicable: automobile delay 
removed from CEQA analysis 

Not applicable 

M-TR-4: Provision of New 
Loading Spaces on Folsom 
Street 

Not applicable: project would not 
remove loading spaces along Folsom 
Street 

Not applicable 

M-C-TR-2: Impose 
Development Impact Fees to 
Offset Transit Impacts 

Not applicable: transit ridership 
generated by project would not 
considerably contribute to impact 

Not applicable 

F. Noise and Vibration 

M-NO-1a: Interior Noise 
Levels for Residential Uses 

Not applicable: impacts of the 
environment on the project no 
longer a CEQA topic  

Not applicable 

M-NO-1b: Siting of Noise-
Sensitive Uses 

Not applicable: impacts of the 
environment on the project no 
longer a CEQA topic 

Not applicable 

M-NO-1c: Siting of Noise-
Generating Uses 

Not applicable: project is not 
proposing a noise-generating use 

Not applicable 

M-NO-1d: Open Space in 
Noisy Environments 

Not applicable: impacts of the 
environment on the project no 
longer a CEQA topic 

Not applicable 
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Mitigation Measure Applicability Compliance 

M-NO-2a: General 
Construction Noise Control 
Measures 

Applicable: project includes 
construction activities 

The project sponsor shall require the 
general contractor to ensure that 
equipment and trucks used for 
project construction use the best 
available noise control techniques; 
locate stationary noise sources as far 
from adjacent or nearby sensitive 
receptors as possible; use 
hydraulically or electrically powered 
impact tools; and include noise 
control requirements to construction 
contractors. The project sponsor 
shall submit to the San Francisco 
Planning Department and 
Department of Building Inspection 
(DBI) a list of measures to respond to 
and track complaints pertaining to 
construction noise. 

M-NO-2b: Noise Control 
Measures During Pile 
Driving 

Applicable: project could potentially 
include pile-driving activities 

A set of site‐specific noise 
attenuation measures shall be 
completed under the supervision of 
a qualified acoustical consultant. The 
project sponsor shall require the 
construction contractor to erect 
temporary plywood noise barriers 
along the project boundaries, 
implement “quiet” pile-driving 
technology, monitor the 
effectiveness of noise attenuation 
measures by taking noise 
measurements, and limit pile-
driving activity to result in the least 
disturbance to neighboring uses. 

G. Air Quality 

M-AQ-2: Transportation 
Demand Management 
Strategies for Future 
Development Projects 

Not applicable: project would not 
generate more than 3,500 daily 
vehicle trips 

Not applicable, but project could be 
subject to the Transportation 
Demand Management Ordinance, if 
effective at the time of project 
approval. 

M-AQ-3: Reduction in 
Exposure to Toxic Air 
Contaminants for New 
Sensitive Receptors 

Not applicable: superseded by 
Health Code Article 38 

Not applicable 

M-AQ-4: Siting of Uses that 
Emit PM2.5 or other DPM 
and Other TACs 

Not applicable: project-related 
construction and operation would 
not introduce substantial emissions 

Not applicable 
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Mitigation Measure Applicability Compliance 

M-AQ-6: Construction 
Emissions Minimization 
Plan for Criteria Air 
Pollutants 

Not applicable: project does not 
exceed the BAAQMD screening 
criteria 

Not applicable 

M-AQ-7: Construction 
Emissions Minimization 
Plan for Health Risks and 
Hazards 

Applicable: project does include 
construction in an area of poor air 
quality  

Prior to issuance of a construction 
permit, the project sponsor shall 
submit a Construction Emissions 
Minimization Plan (Plan) to the 
Environmental Review Officer 
(ERO) for review and approval by an 
Environmental Planning Air Quality 
Specialist 

I. Wind and Shadow 

M-WS-1: Screening-Level 
Wind Analysis and Wind 
Testing 

Not applicable: project would not 
exceed 80 feet in height 

Not applicable 

L. Biological Resources 

M-BI-1a: Pre-Construction 
Special-Status Bird Surveys 

Applicable: project includes removal 
of street trees 

Pre-construction special-status bird 
surveys shall be conducted by a 
qualified biologist between February 
1 and August 15 if tree removal or 
building demolition is scheduled to 
take place during that period. 

M-BI-1b: Pre-Construction 
Special-Status Bat Surveys 

Applicable: project includes removal 
of buildings or other habitat for 
roosting bats 

Pre-construction special-status bat 
surveys by a qualified bat biologist 
when large trees (those with trunks 
over 12 inches in diameter) are to be 
removed, or vacant buildings or 
buildings used seasonally or not 
occupied, especially in the upper 
stories, are to be demolished. 

O. Hazards and Hazardous Materials 

M-HZ-2: Hazardous 
Building Materials 
Abatement 

Not applicable: project does not 
include demolition of a pre-1970s 
building 

Not applicable 

M-HZ-3: Site Assessment 
and Corrective Action 

Not applicable: superseded by 
Health Code Article 22A (Maher 
Ordinance) 

Not applicable 
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Please see the attached Mitigation Monitoring and Reporting Program (MMRP) for the complete text of 
the applicable mitigation measures. With implementation of these mitigation measures the proposed 
project would not result in significant impacts beyond those analyzed in the Western SoMa PEIR. 

PUBLIC NOTICE AND COMMENT 

A “Notification of Project Receiving Environmental Review” was mailed on July 31, 2015 to adjacent 
occupants and owners of properties within 300 feet of the project site and to community groups and other 
interested parties. One comment was received asking for notification when the CPE is released. No other 
comments were received.  

CONCLUSION 

As summarized above and further discussed in the CPE Checklist:4  

1. The proposed project is consistent with the development density established for the project site in the 
Western SoMa Community Plan; 

2. The proposed project would not result in effects on the environment that are peculiar to the project or 
the project site that were not identified as significant effects in the Western SoMa PEIR; 

3. The proposed project would not result in potentially significant off-site or cumulative impacts that 
were not identified in the Western SoMa PEIR; 

4. The proposed project would not result in significant effects, which, as a result of substantial new 
information that was not known at the time the Western SoMa PEIR was certified, would be more 
severe than were already analyzed and disclosed in the PEIR; and 

5. The project sponsor will undertake feasible mitigation measures specified in the Western SoMa PEIR 
to mitigate project-related significant impacts. 

Therefore, no further environmental review shall be required for the proposed project pursuant to Public 
Resources Code Section 21083.3 and CEQA Guidelines Section 15183. 

 

                                                           
4  The CPE Checklist is available for review at the Planning Department, 1650 Mission Street, Suite 400, San Francisco, in Case File 

No. 2014.0011E. 



 

 

 

 

 

Community Plan Evaluation Checklist 
 
Case No.: 2014.0011E 
Project Address: 1298 Howard St. 
Zoning: RCD (Regional Commercial), WMUG (WSOMA Mixed Use-General), and 

RED-MX (Residential Enclave-Mixed) 
 55-X and 45-X Height and Bulk Districts 
Block/Lots: 3728/019, 024, 025, 086, and 087 
Total Size of Lots: 37,125 square feet 
Plan Area: Western SoMa Community Plan 
Project Sponsor: John Kevlin, 1298 Howard LP, 415-567-9000 
Staff Contact: Timothy Johnston, 415-575-9035, timothy.johnston@sfgov.org  

PROJECT DESCRIPTION 

The project site consists of five parcels that form a 37,125 square foot (sq. ft.) rectangle at Ninth Street 
between Howard and Natoma streets in the South of Market neighborhood. The corner parcels 086 and 
087 are currently improved with a 5,000 sq. ft. automotive gas station (dba Chevron) and limited 
restaurant (dba Burger King) that were built in 1998. Adjacent to the east are the interior parcels 019, 024 
and 025 that are improved with an 800 sq. ft. car wash with a queuing lane that was constructed in 1999. 

The project sponsor proposes to demolish the existing gas station, restaurant, car wash, and all other 
improvements currently on the project site, and construct two buildings consisting of 124 dwelling units 
(100,419 square feet), 12,600 square feet of office space, and 1,250 square feet of retail (restaurant) space. A 
new 30-ft. wide pedestrian through-alley connecting Howard Street and Natoma Street would physically 
separate the Project into two discrete buildings (main building and alley building), with ingress and 
egress either from Natoma Street or Howard Street. The buildings would be physically separated at 
ground level, but would be connected at the second floor by two pedestrian bridges. The main building 
would consist of 104 dwelling units (19 studios, 36 one-bedroom units, and 49 two-bedroom units), and 
would include the proposed office and restaurant space. The 12,600 square feet of office space and 1,250 
square feet of the proposed retail space would share a large ground floor space in the main building with 
frontage on both Howard Street and Ninth Street, but the 1,250 square feet of retail space would be 
located in a separate portion of the main building fronting Howard Street, with access provided via the 
pedestrian through-alley. The alley building would consist of 20 dwelling units (10 studios and 10 two-
bedroom townhomes).  The larger building that includes the ground-floor commercial space would have 
six stories and be 55-feet in height at its tallest point, while the smaller building along the eastern 
boundary that only includes dwelling units would have four stories and be 45-feet in height. Common 
area open space for residents of the project would total 9,520 sq. ft. The project’s residential lobby 
entrance would be located at the pedestrian alley between the two buildings that provide access to the 
units within the larger building and the upper floors of the smaller building via two bridges at the second 
floor. The ground floor units within the smaller building would have private stoop entrances that also 
face onto the pedestrian alley.   

 

mailto:timothy.johnston@sfgov.org
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 Figure 1 – Project Location 
 

The Project would include a basement-level parking garage with 71 vehicle parking spaces, eight car-
share spaces, and three service vehicle spaces. The Project would also provide a total of 188 Class 1bicycle 
parking spaces, 31 Class 2 bicycle parking spaces, two showers, and 14 lockers. Subject to review and 
approval by the San Francisco Municipal Transportation Agency (SFMTA), the Project would also include 
sidewalk widening, a bulb-out, and a raised crosswalk. 

Planning Code Section 415 sets forth the requirements and procedures for the Inclusionary Affordable 
Housing Program. Under Planning Code Section 415.3, the current percentage requirements apply to 
projects that consist of ten or more units. Pursuant to Planning Code Section 415.5, the Project must pay 
the Affordable Housing Fee (“Fee”). This Fee is made payable to the Department of Building Inspection 
(“DBI”) for use by the Mayor’s Office of Housing and Community Development for the purpose of 
increasing affordable housing citywide. The applicable percentage is dependent on the number of units in 
the project, the zoning of the property, and the date that the project submitted a complete Environmental 
Evaluation Application. A complete Environmental Evaluation Application was submitted on March 4, 
2015; therefore, pursuant to Planning Code Section 415.3 the Inclusionary Affordable Housing Program 
requirement for the Affordable Housing Fee is at a rate equivalent to an off-site requirement of 30%. 

Construction of the proposed project would occur over approximately 21 months. Construction 
equipment to be used would include backhoes, excavators, and construction cranes. The entire project 
site would be excavated to a depth of 15 feet to accommodate the foundation and the basement level. The 
total amount of excavation for the project would be approximately 20,000 cubic yards (cy) of soil.  
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Figures 2 and 3 (pages 3 and 4) show two different site plan options for the proposed project (one with 
the driveway to the underground garage on Howard Street, and one with the driveway on Natoma 
Street), and Figures 4 through 15 (pages 5 through 15) show the floor plans, building elevations, and 
building sections. 

 
Figure 2 – Howard Street Driveway Option 
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Figure 2 – Natoma Street Driveway Option 
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Figure 3 – Basement Plan (Natoma Street Driveway Option) 
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Figure 4 – Floor Plan, Floor 1 (Natoma Street Driveway Option) 
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Figure 5 – Floor Plan, Floor 1.5 (Natoma Street Driveway Option) 
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Figure 6 – Floor Plan, Floor 2 
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Figure 7 – Floor Plan, Floor 3 
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Figure 8 – Floor Plan, Floor 4 
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Figure 9 – Floor Plan, Floor 5 
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Figure 10 – 9th Street Elevation (top) & 

Howard Street Elevation (bottom, showing Natoma Street Driveway Option) 
 

 
Figure 11 – Natoma Street Elevation (depicting Natoma Street Driveway Option)  
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Figure 12 – Northeast Elevations of both buildings 
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Figure 13 - Building Sections 

 

 
Figure 14 – Schematic Rendering, looking north 
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Figure 15 – Schematic Rendering, Howard Street view with Natoma Street Driveway Option 

 
Transportation Demand Management 
 
The project also proposes the following transportation demand management (TDM) measures: 
 
Unbundle Parking 
All Accessory Parking spaces would be leased or sold separately from the rental or purchase fees for use 
for the Life of the Development Project, so that residents or tenants have the option of renting or buying a 
parking space at an additional cost, and would, thus, experience a cost savings if they opt not to rent or 
purchase parking. 
 
Improve Walking Conditions 
The streetscape improvements would include, at a minimum, complete streetscape improvements 
consistent with the Better Streets Plan and any local streetscape plan so that the public right-of-way is 
safe, accessible, convenient and attractive to persons walking. 
• The recommended sidewalk width adjacent to the property, unless the recommended sidewalk width 

is determined to be infeasible or undesirable by City staff; 
• The required streetscape elements; AND one of the following: 

o Ten additional streetscape elements identified by City staff that contribute to VMT 
reduction/increased walking 1; OR 

o Five of the additional streetscape elements identified by City staff, PLUS the recommended 
sidewalk adjacent to and beyond the project site (but not to exceed 50 feet beyond the project site 
in any direction), unless the recommended sidewalk width is determined to be infeasible or 
undesirable by City staff; OR 
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o Five of the additional streetscape elements identified by City staff, PLUS the project would 
provide a minimum of two Safety Tools identified in the WalkFirst toolkit if the Development 
Project is located on a High-Injury Corridor. 

 
Bicycle Parking 
The project would provide Class 1 and 2 bicycle parking spaces as required by the Planning Code for 
office land uses.  For each Dwelling Unit, one and half Class 1 Bicycle Parking spaces or one Class 1 
Bicycle Parking space for each bedroom, whichever is greater, and four Class 2 Bicycle Parking spaces for 
every 20 Dwelling Units, would be provided. 
 
Showers and Clothes Lockers  
The project would provide at least one shower and at least six clothes lockers for every 30 Class 1 Bicycle 
Parking spaces, but no fewer than the number of showers and clothes lockers that are required by the 
Planning Code, if any. 
 
Bicycle Repair Station 
The project would include a bicycle repair station consisting of a designated, secure area within the 
building, such as within a bicycle storage room or in the building garage, where bicycle maintenance 
tools and supplies are readily available on a permanent basis and offered in good condition to encourage 
bicycling. Tools and supplies should include, at a minimum, those necessary for fixing a flat tire, 
adjusting a chain, and performing other basic bicycle maintenance. Available tools should include, at a 
minimum, a bicycle pump, wrenches, a chain tool, lubricants, tire levers, hex keys/Allen wrenches, torx 
keys, screwdrivers, and spoke wrenches. 
 
Car-Share Parking and Membership 
The project would proactively offer memberships to a Certified Car-share Organization, at least once 
annually, to each Dwelling Unit and/or employee for the Life of the Project and/or provide car-share 
parking spaces as specified below. If requested by the resident and/or employee, the project would pay 
for, or otherwise provide, memberships minimally equivalent to one annual membership per Dwelling 
Unit and/or employee. Residents or employees would pay all other costs associated with the car-share 
usage, including hourly or mileage fees. Any car-share parking space(s) provided to comply with Section 
166 of the Planning Code would meet the availability and specifications required in the Planning Code. 
Any car-share parking spaces provided in excess of those required of the project by the Planning Code 
may be occupied by car-share vehicles operated by a Certified Car-share Organization or may be 
occupied by other car-share vehicles that the property owner provides for the sole purpose of shared use 
and that are operated in compliance with Section 166 of the Planning Code, including, but not limited to 
the following standards: 
1.  All residents/tenants eligible to drive shall have access to the vehicles; the vehicles may also be made 
available to users who do not live or work on the subject property;  
2.  Users shall pay for the use of vehicles;  
3.  Vehicles shall be made available by reservation on an hourly basis, or in smaller intervals; 
4.  Vehicles must be located at on-site unstaffed, self-service locations (other than any incidental garage 
valet service), and generally be available for pick-up by eligible users 24 hours per day;  
5.  The property owner or a third party vendor shall provide automobile insurance for its users when 
using car-share vehicles and shall assume responsibility for maintaining car-share vehicles. 
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6.  One car-share parking space for each 20,000 square feet of Occupied Floor Area, with a minimum of 
two car-share parking spaces. 
7.  One car-share parking space for every 80 Dwelling Units, with a minimum of two car-share parking 
spaces. 
 
Delivery Supportive Amenities 
The project would facilitate delivery services by providing an area for receipt of deliveries  that offers one 
of the following: (1) clothes lockers for delivery services, (2) temporary storage for  package deliveries, 
laundry deliveries, and other deliveries, or (3) providing temporary refrigeration  for grocery deliveries, 
and/or including other delivery supportive measures as proposed by the  property owner that may 
reduce Vehicle Miles Traveled by reducing the number of trips that may  otherwise have been by single 
occupancy vehicle. 
 
Multimodal Wayfinding Signage 
The project would provide multimodal wayfinding signage that can withstand weather elements (e.g., 
wind, rain) in key locations. That is, the signs would be located in externally and/or internally so that the 
residents, tenants, employees and visitors are directed to transportation services and infrastructure, 
including: 
• transit  
• bike share 
• car-share parking 
• bicycle parking and amenities (including repair stations and fleets)  
• showers and lockers 
• taxi stands 
• shuttle/carpool/Vanpool pick-up/drop-off locations 
Wayfinding signage would meet City standards for any on-street wayfinding signage, in particular for 
bicycle and car-share parking, and shall meet best practices for any interior wayfinding. 
 
Real Time Transportation Information Displays 
The project would provide real time transportation information on displays (e.g., large television screens 
or computer monitors) in prominent locations (e.g., entry/ exit areas, lobbies, elevator bays) on the project 
site to highlight sustainable transportation options and support informed trip-making. At minimum, the 
project would include such screens at each major entry/exit. 
The displays would include real time information on sustainable transportation options in the vicinity of 
the project site, which may include, but are not limited to, transit arrivals and departures for nearby 
transit routes, walking times to these locations, and the availability of car-share vehicles (within or 
adjacent to the building), shared bicycles, and shared scooters. 
 
Tailored Transportation Marketing Services 
The project would provide individualized, tailored marketing and communication campaigns, including 
incentives to encourage the use of sustainable transportation modes. Marketing services shall either be 
provided by the TDM coordinator or a communications professional. 
Marketing services would include, at a minimum, the following activities:  
(1) Promotions. The TDM coordinator would develop and deploy promotions to encourage use of 
sustainable transportation modes. This includes targeted messaging and communications campaigns, 
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incentives and contests, and other creative strategies. These campaigns may target existing and/or new 
residents/employees/ tenants. 
(2) Welcome Packets. New residents and employees would be provided with tailored marketing 
information about sustainable transportation options associated with accessing the project site (e.g., 
specific transit routes and schedules; bicycle routes; carpooling programs, etc.) as part of a welcome 
packet. For employees, the packet would reflect options for major commute origins. New residents and 
employees would also be offered the opportunity for a one-on-one consultation about their transportation 
options. 
 
On-site Childcare 
The project would include an on-site childcare facility to reduce commuting distances between 
households, places of employment, and childcare. The on-site childcare facility would comply with all 
state and City requirements, including provisions within the San Francisco Planning Code. The childcare 
facility may be a stand-alone facility, or it may be a Designated Child Care Unit that meets all the 
provisions of Planning Code Section 414A.6(a). If a Designated Child Care Unit is provided, that unit 
would provide child care for the Life of the Project. 
 
On-site Affordable Housing 
The project would include on-site Affordable Housing, as defined in Planning Code Section 415, and as 
follows:  

• the project would provide greater than or equal to five percent and less than or equal to 10 
percent on-site Affordable Housing where total household income does not exceed 80 percent of 
Area Median Income; OR 

• the project would provide greater than or equal to three percent and less than or equal  to seven 
percent on-site Affordable Housing where total household income does not exceed 55 percent of 
Area Median Income. 

PROJECT APPROVAL 

The proposed 1298 Howard St. project would require the following approvals: 

• Large Project Authorization (Planning Commission) 
• Conditional Use Authorization (Planning Commission) 
• Building Permit (Department of Building Inspection) 

The proposed project is subject to Large Project Authorization and a Conditional Use Authorization from 
the Planning Commission. The Conditional Use Authorization is the Approval Action for the project. The 
Approval Action date establishes the start of the 30-day appeal period for this CEQA exemption 
determination pursuant to Section 31.04(h) of the San Francisco Administrative Code. 

EVALUATION OF ENVIRONMENTAL EFFECTS 

This Community Plan Evaluation (CPE) Checklist evaluates whether the environmental impacts of the 
proposed project are addressed in the Programmatic Environmental Impact Report for the Western SoMa 
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Community Plan, Rezoning of Adjacent Parcels, and 350 Eighth Street Project (WSOMA PEIR).1 The CPE 
Checklist indicates whether the proposed project would result in significant impacts that: (1) are peculiar 
to the project or project site; (2) were not identified as significant project-level, cumulative, or off-site 
effects in the PEIR; or (3) are previously identified significant effects, which as a result of substantial new 
information that was not known at the time that the WSOMA PEIR was certified, are determined to have 
a substantially more severe adverse impact than discussed in the PEIR. Such impacts, if any, will be 
evaluated in a project-specific mitigated negative declaration or environmental impact report. If no such 
topics are identified, the proposed project is exempt from further environmental review in accordance 
with Public Resources Code Section 21083.3 and CEQA Guidelines Section 15183. 

Mitigation measures identified in the PEIR are discussed under each topic area, and measures that are 
applicable to the proposed project are listed at the end of this document. 

The WSOMA PEIR identified significant impacts related to transportation and circulation, cultural and 
paleontological resources, wind and shadow, noise and vibration, air quality, biological resources, and 
hazards and hazardous materials. Additionally, the PEIR identified significant cumulative impacts 
related to shadow, transportation and circulation, cultural and paleontological resources, air quality, and 
noise. Aside from shadow, mitigation measures were identified for the above impacts and reduced these 
impacts to less than significant except for those related to transportation (program-level and cumulative 
traffic impacts at three intersections; and cumulative transit impacts on several San Francisco Municipal 
Transportation Agency (Muni) lines), cultural and paleontological resources (cumulative impacts from 
demolition of historic resources), noise (cumulative noise impacts), air quality (program-level toxic air 
contaminants (TACs) and fine particulate matter (PM2.5) pollutant impacts, program-level and cumulative 
criteria air pollutant impacts). 

CHANGES IN THE REGULATORY ENVIRONMENT 

Since the certification of the WSOMA PEIR in 2012, several new policies, regulations, statutes, and 
funding measures have been adopted, passed, or are underway that affect the physical environment 
and/or environmental review methodology for projects in the Western SoMa Plan Area. As discussed in 
each topic area referenced below, these policies, regulations, statutes, and funding measures have 
implemented or will implement mitigation measures or further reduce less-than-significant impacts 
identified in the PEIR:  
 
• State statute regarding aesthetics and parking impacts, effective January 2014, and state statute and 

Planning Commission resolution regarding automobile delay, and vehicle miles traveled, (VMT), 
effective March 2016 (see “Senate Bill 743” and “Transportation” below); 

                                                           
1  San Francisco Planning Department. 2012. Western SoMa Community Plan, Rezoning of Adjacent Parcels, and 350 Eighth Street 

Project Final Environmental Impact Report. Planning Department Case Nos. 2008.0877E and 2007.1035E, State Clearinghouse 
No. 2009082031. Certified December 6, 2012. Available: <http://www.sf-planning.org/index.aspx?page=1893>. 
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• Transit Effectiveness Project (aka “Muni Forward”) adopted in March 2014, increased transportation 
and transit funding through passage of Propositions A and B in November 2014, and the 
Transportation Sustainability Program2 (see “Transportation” below); 

• San Francisco ordinance establishing Enhanced Ventilation Required for Urban Infill Sensitive Use 
Developments, Health Code Section 38 amended December 2014 (see “Air Quality” below); and 

• San Francisco Recreation and Open Space Element of the General Plan, adopted April 2014 (see 
“Recreation” below); and  

• Health Code Article 22A, amended August 2013 (see “Hazardous Materials” below). 

The proposed project would include, (1) the demolition and removal of the existing gas station, car wash, 
retail, and parking uses; (2) the merger of the five subject lots; and (3) the construction of a two-building, 
mixed-use development with 124 dwelling units, 71 parking spaces in a below-grade garage, and 13,500 
sq. ft. of office/retail space on the ground floor along Ninth Street. The two buildings would be separated 
by a 30-foot wide pedestrian alley, stretching from Howard Street to Natoma Street, but the two buildings 
would be connected at the second floor with two pedestrian bridges. As discussed in this checklist below, 
the proposed project would not result in new, significant environmental effects, or effects of greater 
severity than were already analyzed and disclosed in the WSOMA PEIR. 

SENATE BILL 743 

Aesthetics and Parking 
In accordance with CEQA Section 21099 – Modernization of Transportation Analysis for Transit Oriented 
Projects – aesthetics and parking shall not be considered in determining if a project has the potential to 
result in significant environmental effects, provided the project meets all of the following three criteria: 

a) The project is in a transit priority area;  

b) The project is on an infill site; and 

c) The project is residential, mixed‐use residential, or an employment center.  

The proposed project meets each of the above three criteria and thus, this checklist does not consider 
aesthetics or parking in determining the significance of project impacts under CEQA.3 Project elevations 
are included in the project description. 

Automobile Delay and Vehicle Miles Traveled 
CEQA Section 21099(b)(1) requires that the State Office of Planning and Research (OPR) develop 
revisions to the CEQA Guidelines establishing criteria for determining the significance of transportation 
impacts of projects that “promote the reduction of greenhouse gas emissions, the development of 
multimodal transportation networks, and a diversity of land uses.” CEQA Section 21099(b)(2) states that 
upon certification of the revised guidelines for determining transportation impacts pursuant to Section 
21099(b)(1), automobile delay, as described solely by level of service or similar measures of vehicular 

                                                           
2  San Francisco Planning Department. “Transportation Sustainability Program.” Available: <http://tsp.sfplanning.org>. 
3 San Francisco Planning Department. Eligibility Checklist: CEQA Section 21099 – Modernization of Transportation Analysis for 

1298 Howard St., July 14, 2016. This document (and all other documents cited in this report, unless otherwise noted), is available 
for review at the San Francisco Planning Department, 1650 Mission Street, Suite 400 as part of Case File No. 2014.0011E. 
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capacity or traffic congestion shall not be considered a significant impact on the environment under 
CEQA.  
 
In January 2016, OPR published for public review and comment a Revised Proposal on Updates to the CEQA 
Guidelines on Evaluating Transportation Impacts in CEQA4 recommending that transportation impacts for 
projects be measured using a vehicle miles traveled (VMT) metric. On March 3, 2016, in anticipation of 
the future certification of the revised CEQA Guidelines, the San Francisco Planning Commission adopted 
OPR’s recommendation to use the VMT metric instead of automobile delay to evaluate the transportation 
impacts of projects (Resolution 19579). (Note: the VMT metric does not apply to the analysis of project 
impacts on non-automobile modes of travel such as riding transit, walking, and bicycling.) Therefore, 
impacts and mitigation measures from the WSOMA PEIR associated with automobile delay are not 
discussed in this checklist, including PEIR Mitigation Measures E-1: Traffic Signal Installation, E-2: 
Intelligent Traffic Management, E-3: Enhanced Funding, and E-4: Intelligent Traffic Management. 
Instead, a VMT and induced automobile travel impact analysis is provided in the Transportation section.  
 

Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

1. LAND USE AND LAND USE PLANNING—
Would the project: 

    

a) Physically divide an established community? ☐ ☐ ☐ ☒ 
b) Conflict with any applicable land use plan, policy, 

or regulation of an agency with jurisdiction over 
the project (including, but not limited to the 
general plan, specific plan, local coastal 
program, or zoning ordinance) adopted for the 
purpose of avoiding or mitigating an 
environmental effect? 

☐ ☐ ☐ ☒ 

     
The WSOMA PEIR determined that adoption of the Western SoMa Community Plan would not result in 
a significant impact related to land use. The WSOMA PEIR anticipated that future development under 
the Community Plan would result in more cohesive neighborhoods and would include more clearly 
defined residential, commercial, and industrial areas. No land-use mitigation measures were identified in 
the PEIR. 

The WSOMA PEIR determined that implementation of the Community Plan would not create any new 
physical barriers because the rezoning and Community Plan do not provide for any new major roadways, 
such as freeways that would disrupt or divide the project area or individual neighborhoods or subareas. 

Furthermore, the Citywide Planning and Current Planning Divisions of the Planning Department have 
determined that the proposed project is permitted in the RCD (Regional Commercial), WMUG (WSOMA 
Mixed Use-General), and RED-MX (Residential Enclave-Mixed) Districts and is consistent with the 
Regional Commercial District (RCD) for lot 087, the WSoMa Mixed Use - General District (WMUG) for lot 
086, and with the Residential Enclave - Mixed District (RED-MX) for lots 19, 24 and 25, with a split height 
and bulk district designation of 55-X for lots 086 & 087 and 45-X for lots 19, 24 and 25. These height and 

                                                           
4 This document is available online at: https://www.opr.ca.gov/s_sb743.php.  

https://www.opr.ca.gov/docs/Revised_VMT_CEQA_Guidelines_Proposal_January_20_2016.pdf
https://www.opr.ca.gov/docs/Revised_VMT_CEQA_Guidelines_Proposal_January_20_2016.pdf
https://www.opr.ca.gov/s_sb743.php
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bulk districts permit buildings up to 55 feet and 45 feet in height, respectively, with no bulk restrictions.  
The RCD District permits non-residential development at a floor area ratio of 2.5:1 and principally 
permitted individual commercial uses up to 10,000 sq. ft., with uses greater than this area requiring a 
Conditional Use Authorization. Office uses are permitted on the first or second floor of a building, but 
not both. The RCD District also principally permits residential dwelling units without specific density 
limitations, allowing physical controls such as height, bulk, and setbacks to control dwelling unit density. 
At least 40% of all dwelling units must contain two or more bedrooms or 30% of all dwelling units must 
contain three or more bedrooms in this district.  The WMUG District permits non-residential 
development at a floor area ratio of 4.0:1 and commercial uses up to 10,000 sq. ft. are permitted per lot. 
Office uses that do not provide professional, financial or medical services that are primarily open to the 
general public on a client-oriented basis are not permitted. The WMUG District also principally permits 
residential dwelling units without specific density limitations, allowing physical controls such as height, 
bulk, and setbacks to control dwelling unit density. At least 40% of all dwelling units must contain two or 
more bedrooms or 30% of all dwelling units must contain three or more bedrooms in this district.  The 
RED-MX District limits non-residential development to a floor area ratio of 1:1 and permits only 
restaurant, personal service and other retail uses to no more than 1,250 sq. ft. per lot at the ground floor, 
and requires a Conditional Use Authorization for any floors above. Office uses of any type are not 
permitted within this district. Similar to the other districts described above, the RED-MX District 
principally permits residential dwelling units without specific density limitations, allowing physical 
controls such as height, bulk, and setbacks to control dwelling unit density. At least 40% of all dwelling 
units must contain two or more bedrooms or 30% of all dwelling units must contain three or more 
bedrooms in this district.  As proposed, the project is permitted in the RCD, WMUG and RED-MX 
Districts and is consistent with the development density as envisioned in the Western SoMa Community 
Plan.5,6 

Because the proposed project is consistent with the development density established in the WSOMA 
Community Plan, implementation of the proposed project would not result in significant impacts that 
were not identified in the WSOMA PEIR related to land use and land use planning, and no mitigation 
measures are necessary. 

  

Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

2. POPULATION AND HOUSING— 
Would the project: 

    

a) Induce substantial population growth in an area, 
either directly (for example, by proposing new 
homes and businesses) or indirectly (for 
example, through extension of roads or other 
infrastructure)? 

☐ ☐ ☐ ☒ 

                                                           
5 Adam Varat, San Francisco Planning Department, Community Plan Evaluation Eligibility Determination, Citywide Planning and 

Policy Analysis, 1298 Howard St., April 3, 2015. This document is available for review at the San Francisco Planning 
Department, 1650 Mission Street, Suite 400, as part of Case File No. 2014.0011E. 

6 Jeff Joshlin, San Francisco Planning Department, Community Plan Evaluation Eligibility Determination, Current Planning 
Analysis, 1298 Howard St, June 7, 2016. This document is available for review at the San Francisco Planning Department, 1650 
Mission Street, Suite 400, as part of Case File No. 2014.0011E. 
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Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

b) Displace substantial numbers of existing housing 
units or create demand for additional housing, 
necessitating the construction of replacement 
housing? 

☐ ☐ ☐ ☒ 

c) Displace substantial numbers of people, 
necessitating the construction of replacement 
housing elsewhere? 

☐ ☐ ☐ ☒ 

 

One of the objectives of the Western SoMa Community Plan is to identify appropriate locations for 
housing to meet the citywide demand for additional housing. The WSOMA PEIR concluded that the 
growth in population, housing, and jobs that would result with the implementation of the Western SoMa 
Community Plan is anticipated and accommodated by local and regional plans for the Project Area and 
would be considered appropriate in this part of the city. The WSOMA PEIR determined that the 
anticipated increase in population and density that would occur as a result of Plan implementation 
would not result in significant adverse physical effects on the environment. No mitigation measures 
related to population and housing issues were identified in the PEIR. 

The proposed project’s residential and retail uses are expected to add approximately 186 residents and 47 
employees to the site. These direct effects of the proposed project on population and housing would be 
within the scope of the population growth anticipated under the Western SoMa Community Plan and 
evaluated in the WSOMA PEIR. 

For the above reasons, the proposed project would not result in significant impacts on population and 
housing that were not identified in the WSOMA PEIR. 

  

Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

3. CULTURAL AND PALEONTOLOGICAL 
RESOURCES—Would the project: 

    

a) Cause a substantial adverse change in the 
significance of a historical resource as defined in 
§15064.5, including those resources listed in 
Article 10 or Article 11 of the San Francisco 
Planning Code? 

☐ ☐ ☐ ☒ 

b) Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to §15064.5? 

☐ ☐ ☐ ☒ 

c) Directly or indirectly destroy a unique 
paleontological resource or site or unique 
geologic feature? 

☐ ☐ ☐ ☒ 

d) Disturb any human remains, including those 
interred outside of formal cemeteries? 

☐ ☐ ☐ ☒ 
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Archeological Resources 

The WSOMA PEIR determined that implementation of the Community Plan could result in significant 
impacts on archeological resources and identified two mitigation measures that would reduce these 
potential impacts to a less than-significant-level. WSOMA PEIR Mitigation Measure M-CP-4a (Project-
Specific Preliminary Archeological Assessment) and M-CP-4b (Procedures for Accidental Discovery of 
Archeological Resources) apply to projects involving any soils-disturbing or soils-improving activities 
including excavation to a depth of 5 or more feet below grade. Given that the proposed project would 
involve excavation down to approximately 15 feet below ground surface, over approximately 37,120 sq. 
ft., and generating approximately 20,000 cubic yards of soil to construct an underground parking garage, 
Mitigation Measures M-CP-4a and M-CP-4b apply to the project.  

As part of project implementation of Mitigation Measure M-CP-4a, the Planning Department’s 
archeologist conducted a Preliminary Archeology Review (PAR) of the project site and the proposed 
project. The PAR determined that the project would have the potential to adversely affect an 
archeological resource. Therefore, in accordance with Mitigation Measure M-CP-4a, the project sponsor 
would be required to prepare an Archeological Testing Program to more definitively identify the 
potential for California Register‐eligible archeological resources to be present within the project site and 
determine the appropriate action necessary to reduce the potential effect of the project on archeological 
resources to a less-than-significant level.  In addition, the project would be subject to Mitigation Measure 
M-CP-4b to reduce potential impacts from accidental discovery of buried archeological resources during 
project construction to a less than significant level. Mitigation Measures M-CP-4a and M-CP-4b are 
described on pages 48-52 as Project Mitigation Measures 1 and 2, respectively. The project would not 
result in significant impacts related to archeological resources with implementation of these mitigation 
measures. 

Historic Architectural Resources 

Pursuant to CEQA Guidelines Sections 15064.5(a)(1) and 15064.5(a)(2), historical resources are buildings 
or structures that are listed, or are eligible for listing, in the California Register of Historical Resources or 
are identified in a local register of historical resources, such as Articles 10 and 11 of the San Francisco 
Planning Code. The WSOMA PEIR identified significant and unavoidable impacts related to causing a 
substantial adverse change in the significance of a historic resource through demolition. 

The subject property contains a service station constructed in between 1998 and 1999 which is a non-
contributor to the Western SOMA Light Industrial and Residential Historic District due to it being 
constructed outside of the period of significance as well as being not age eligible for listing in the 
California Register. The composition and style of the project’s proposed façade, its massing, materials, 
and scale would all be compatible with the Western SoMa Light Industrial Residential Historic District.7, 8 
However, because historical resources are located on both the northeast and northwest sides of the 
project site, Mitigation Measures M-CP-7a and M-CP-7b apply to the project, which are aimed at 
protecting adjacent historical resources within the Western SoMa Light Industrial Residential Historic 
District.  These are listed below on page 53 as Project Mitigation Measures 3 and 4, respectively.  As a 
result, the proposed project would not contribute to the significant historic resource impact identified in 
the WSOMA PEIR, and no historic resource mitigation measures would apply to the proposed project. 

                                                           
7 Justin Greving, Preservation Planner, San Francisco Planning Department, Preservation Team Review Form (August 8, 2016). 
8 Richard Brandi, Architectural Historian, Historic Resource Evaluation 1298 Howard Street Project (March 6, 2015). 
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For the reasons above, the proposed project would not result in significant impacts on cultural and 
paleontological resources that were not already identified in the WSOMA PEIR. 

  

Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

4. TRANSPORTATION AND CIRCULATION—
Would the project: 

    

a) Conflict with an applicable plan, ordinance or 
policy establishing measures of effectiveness for 
the performance of the circulation system, taking 
into account all modes of transportation including 
mass transit and non-motorized travel and 
relevant components of the circulation system, 
including but not limited to intersections, streets, 
highways and freeways, pedestrian and bicycle 
paths, and mass transit? 

☐ ☐ ☐ ☒ 

b) Conflict with an applicable congestion 
management program, including but not limited 
to level of service standards and travel demand 
measures, or other standards established by the 
county congestion management agency for 
designated roads or highways? 

☐ ☐ ☐ ☒ 

c) Result in a change in air traffic patterns, 
including either an increase in traffic levels, 
obstructions to flight, or a change in location, 
that results in substantial safety risks? 

☐ ☐ ☐ ☒ 

d) Substantially increase hazards due to a design 
feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses? 

☐ ☐ ☐ ☒ 

e) Result in inadequate emergency access? ☐ ☐ ☐ ☒ 
f) Conflict with adopted policies, plans, or 

programs regarding public transit, bicycle, or 
pedestrian facilities, or otherwise decrease the 
performance or safety of such facilities? 

☐ ☐ ☐ ☒ 

 
The project site is not located within an airport land use plan area, or in the vicinity of a private airstrip. 
Therefore, the Community Plan Evaluation Checklist topic 4c is not applicable. 

The WSOMA PEIR anticipated that growth resulting from the zoning changes would not result in 
significant impacts related to pedestrians, bicyclists, emergency access, or construction. Transportation 
system improvements included as part of the Western SoMa Community Plan were identified to have 
significant impacts related to commercial loading, but the impact was reduced to less-than-significant 
with mitigation. 

The WSOMA PEIR anticipated that adoption of the Western SoMa Community Plan could result in 
significant impacts on traffic, transit, and loading, and identified four transportation mitigation measures. 
One mitigation measure reduced loading impacts to less-than-significant. Even with mitigation, however, 
it was anticipated that the significant adverse traffic impacts and the cumulative impacts on transit lines 
could not be fully mitigated. Thus, these impacts were found to be significant and unavoidable. As 
discussed above under “SB 743”, in response to state legislation that called for removing automobile 
delay from CEQA analysis, the Planning Commission adopted resolution 19579 replacing automobile 
delay with a VMT metric for analyzing transportation impacts of a project. Therefore, impacts and 
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mitigation measures from the WSOMA PEIR associated with automobile delay are not discussed in this 
checklist. 

The WSOMA PEIR did not evaluate vehicle miles traveled or the potential for induced automobile travel. 
The VMT analysis and induced automobile travel analysis presented below evaluate the project’s 
transportation effects using the VMT metric.  

To examine the potential for significant new or more severe transportation impacts associated with the 
proposed project that were not identified in the WSOMA PEIR, a Transportation Impact Study (TIS) was 
completed for the proposed project in May 2016.9 The results of this study are summarized below. 

Vehicle Miles Traveled (VMT) Analysis 

Many factors affect travel behavior. These factors include density, diversity of land uses, design of the 
transportation network, access to regional destinations, distance to high-quality transit, development 
scale, demographics, and transportation demand management. Typically, low-density development at 
great distance from other land uses, located in areas with poor access to non-private vehicular modes of 
travel, generate more automobile travel compared to development located in urban areas, where a higher 
density, mix of land uses, and travel options other than private vehicles are available.  

Given these travel behavior factors, San Francisco has a lower VMT ratio than the nine-county San 
Francisco Bay Area region. In addition, some areas of the city have lower VMT ratios than other areas of 
the city. These areas of the city can be expressed geographically through transportation analysis zones. 
Transportation analysis zones are used in transportation planning models for transportation analysis and 
other planning purposes. The zones vary in size from single city blocks in the downtown core, multiple 
blocks in outer neighborhoods, to even larger zones in historically industrial areas like the Hunters Point 
Shipyard.  

The San Francisco County Transportation Authority (Transportation Authority) uses the San Francisco 
Chained Activity Model Process (SF-CHAMP) to estimate VMT by private automobiles and taxis for 
different land use types. Travel behavior in SF-CHAMP is calibrated based on observed behavior from 
the California Household Travel Survey 2010-2012, Census data regarding automobile ownership rates 
and county-to-county worker flows, and observed vehicle counts and transit boardings. SF-CHAMP uses 
a synthetic population, which is a set of individual actors that represents the Bay Area’s actual 
population, who make simulated travel decisions for a complete day. The Transportation Authority uses 
tour-based analysis for office and residential uses, which examines the entire chain of trips over the 
course of a day, not just trips to and from the project. For retail uses, the Transportation Authority uses 
trip-based analysis, which counts VMT from individual trips to and from the project (as opposed to entire 
chain of trips). A trip-based approach, as opposed to a tour-based approach, is necessary for retail 
projects because a tour is likely to consist of trips stopping in multiple locations, and the summarizing of 
tour VMT to each location would over-estimate VMT. 10,11  

                                                           
9 AECOM, 1298 Howard Street Transportation Impact Study (May 23, 2016).  
10 To state another way: a tour-based assessment of VMT at a retail site would consider the VMT for all trips in the tour, for any tour 

with a stop at the retail site. If a single tour stops at two retail locations, for example, a coffee shop on the way to work and a 
restaurant on the way back home, then both retail locations would be allotted the total tour VMT. A trip-based approach allows 
us to apportion all retail-related VMT to retail sites without double-counting. 

11 San Francisco Planning Department, Executive Summary: Resolution Modifying Transportation Impact Analysis, Appendix F, 
Attachment A, March 3, 2016. 
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For residential development, the existing regional average daily VMT per capita is 17.2.12 For office 
development, regional average daily work-related VMT per employee is 19.1. For retail development, 
regional average daily retail VMT per employee is 14.9.13 Average daily VMT for all three land uses is 
projected to decrease in future 2040 cumulative conditions. Refer to Table 1 - Daily Vehicle Miles 
Traveled, which includes the transportation analysis zone in which the project site is located, 622. 

Table 1 - Daily Vehicle Miles Traveled 

Land Use 

Existing Cumulative 2040 

Bay Area 
Regional 
Average 

Bay Area 
Regional 
Average 
minus 
15% 

TAZ 622 
Bay Area 
Regional 
Average 

Bay Area 
Regional 
Average 
minus 
15% 

TAZ 622 

Households 
(Residential) 

17.2 14.6 2.2 16.1 13.7 1.9 

Employment 
(Office) 19.1 16.2 7.9 17.0 14.5 6.8 

Employment 
(Retail) 14.9 12.6 8.4 14.6 12.4 8.3 

 
A project would have a significant effect on the environment if it would cause substantial additional 
VMT. The State Office of Planning and Research’s (OPR) Revised Proposal on Updates to the CEQA 
Guidelines on Evaluating Transportation Impacts in CEQA (“proposed transportation impact guidelines”) 
recommends screening criteria to identify types, characteristics, or locations of projects that would not 
result in significant impacts to VMT. If a project meets one of the three screening criteria provided (Map-
Based Screening, Small Projects, and Proximity to Transit Stations), then it is presumed that VMT impacts 
would be less than significant for the project and a detailed VMT analysis is not required. Map-Based 
Screening is used to determine if a project site is located within a transportation analysis zone that 
exhibits low levels of VMT; Small Projects are projects that would generate fewer than 100 vehicle trips 
per day; and the Proximity to Transit Stations criterion includes projects that are within a half mile of an 
existing major transit stop, have a floor area ratio of greater than or equal to 0.75, vehicle parking that is 
less than or equal to that required or allowed by the Planning Code without conditional use 
authorization, and are consistent with the applicable Sustainable Communities Strategy.  

Vehicle Miles Traveled Analysis – Residential, Office, and Retail 

As noted above, existing average daily VMT per capita for residential uses is 2.2 for the transportation 
analysis zone (TAZ) in which the project site is located (622). This is more than 87 percent below the 

                                                           
12 Includes the VMT generated by the households in the development and averaged across the household population to determine 

VMT per capita.  
13 Retail travel is not explicitly captured in SF-CHAMP, rather, there is a generic "Other" purpose which includes retail shopping, 

medical appointments, visiting friends or family, and all other non-work, non-school tours.  The retail efficiency metric captures 
all of the "Other" purpose travel generated by Bay Area households.  The denominator of employment (including retail; cultural, 
institutional, and educational; and medical employment; school enrollment, and number of households) represents the size, or 
attraction, of the zone for this type of “Other” purpose travel.  

 
 

https://www.opr.ca.gov/docs/Revised_VMT_CEQA_Guidelines_Proposal_January_20_2016.pdf
https://www.opr.ca.gov/docs/Revised_VMT_CEQA_Guidelines_Proposal_January_20_2016.pdf


Community Plan Evaluation Checklist  1298 Howard Street 
  2014.0011E 
 

  28 

existing regional average daily VMT per capita of 17.2. Given the project site is located in an area where 
existing VMT is more than 15 percent below the existing regional average, the proposed project’s 
residential uses would not result in substantial additional VMT and impacts would be less-than-
significant. For office employment, the existing average daily VMT per capita is 7.9 for TAZ 622.  This is 
over 58 percent below the existing regional average daily VMT per capita of 19.1 for office employment. 
For retail employment, the existing average daily VMT per capita is 8.4 for TAZ 622.  This is over 43 
percent below the existing regional average daily VMT per capita of 19.1 for retail employment.  
Cumulatively, these percentages would be 88.2, 60, and 43.2 percent lower than the regional averages, 
respectively. Furthermore, the project site meets the Proximity to Transit Stations screening criterion, 
which also indicates the proposed project’s residential and employment uses would not cause substantial 
additional VMT.14 Therefore, the proposed project would not cause substantial additional VMT and 
impacts would be less-than-significant. 

Trip Generation 

The proposed project would demolish all the existing uses on the Project site and construct two buildings 
consisting of 124 dwelling units (100,419 square feet), 12,600 square feet of office space, and 1,250 square 
feet of retail (restaurant) space. A new pedestrian through-alley connecting Howard Street and Natoma 
Street would physically separate the Project into two discrete buildings (main building and alley 
building). The buildings would be physically separated at ground level, but would be connected at the 
second floor by two pedestrian bridges. The main building would consist of 104 dwelling units (19 
studios, 35 one-bedroom units, and 49 two-bedroom units), and would include the proposed office and 
restaurant space. The 12,600 square feet of office space and 1,250 square feet of the proposed retail space 
would share a large ground-floor space in the main building with frontage on both Howard Street and 
Ninth Street, but the 1,250 square feet of retail space would be located in a separate portion of the main 
building fronting Howard Street, with access provided via the pedestrian through-alley. The alley 
building would consist of 20 dwelling units (10 studios and 10 two-bedroom townhomes). 

Localized trip generation of the proposed project was calculated using information in the 2002 
Transportation Impacts Analysis Guidelines for Environmental Review (SF Guidelines) developed by the San 
Francisco Planning Department.15 The proposed project would generate an estimated 445 person trips 
(inbound and outbound) on a weekday daily basis, consisting of 136 person trips by auto, 153 transit 
trips, 123 walk trips and 33 trips by other modes. During the p.m. peak hour, the proposed project would 
generate an estimated 260 person trips, consisting of 81 person trips by auto (652 vehicle trips accounting 
for vehicle occupancy data for this Census Tract), 90 transit trips, 71 walk trips and 19 trips by other 
modes. 

Transit 

Western SoMa Mitigation Measure M-C-TR-2: Impose Development Impact Fees to Offset Transit 
Impacts was adopted to address significant transit impacts. Subsequently, as part of the Transportation 
Sustainability Program the San Francisco Board of Supervisors approved amendments to the San 

                                                           
14 San Francisco Planning Department. Eligibility Checklist: CEQA Section 21099 – Modernization of Transportation Analysis for 

1298 Howard Street, July 14,2016. This document is available for review at the San Francisco Planning Department, 1650 Mission 
Street, Suite 400, as part of Case File No. 2014.0011E . 

15 San Francisco Planning Department, Transportation Calculations for 1298 Howard Street, May 23, 2016. These calculations are 
available for review at the San Francisco Planning Department, 1650 Mission Street, Suite 400, as part of Case File No. 
2014.0011E. 
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Francisco Planning Code, referred to as the Transportation Sustainability Fee (Ordinance 200-154, 
effective December 25, 2015).  The Transportation Sustainability Fee updated, expanded, and replaced the 
prior Transit Impact Development Fee.  

The SFMTA is implementing the Transit Effectiveness Project (TEP), which was approved by the SFMTA 
Board of Directors in March 2014. The TEP (now called Muni Forward) involved system-wide review and 
evaluation, and made recommendations to improve service and increase transportation efficiency. 
Service improvements have been made along several routes with the Western SoMa Plan Area, including 
the 14 and 14R transit lines.  

San Francisco Transportation and Road Improvement Bond, Proposition A, approved in November 2014, 
authorized the city to borrow $500 million through issuing general obligation bonds in order to meet 
transportation infrastructure needs of the city. The projects to be funded include Muni Forward projects; 
pedestrian, bicycle, and vehicle, safety programs; transit vehicle maintenance. San Francisco Adjusting 
Transportation Funding for Population Growth, Proposition B, also approved in November 2014, 
increases the base contribution to SFMTA by a percentage equal to the city's annual population increase. 

The project site is located within a quarter mile of several local transit lines including Muni lines 12, 14, 
14R, 19, and 83X. The proposed project would be expected to generate 153 daily transit trips, including 90 
during the p.m. peak hour. Given the wide availability of nearby transit, the addition of 90 p.m. peak 
hour transit trips would be accommodated by existing capacity. As such, the proposed project would not 
result in unacceptable levels of transit service or cause a substantial increase in delays or operating costs 
such that significant adverse impacts in transit service could result. 

The WSOMA PEIR identified less-than-significant impacts relating to exceedance of the capacity 
utilization standards for Muni lines or regional transit providers, or a substantial increase in delays or 
operating costs. However, the PEIR identified significant cumulative (2030) transit impacts for the “Other 
Lines” corridor, which includes the J Church, 10 Townsend, 12 Folsom-Pacific, 19 Polk, and 27 Bryant 
routes within the Southeast Screenline related to additional programmatic growth. The WSOMA PEIR 
identified Mitigation Measure M-C-TR-2 to impose development impact fees. Even with this mitigation, 
however, the cumulative transit impact of the Western SoMa Plan Area development was found to be 
significant and unavoidable and a Statement of Overriding Considerations related to this impact was 
adopted as part of the PEIR Certification and Plan approval. The proposed project’s 90 p.m. peak hour 
transit trips would represent a less than one percent contribution to both the “Other Lines” corridor and 
the Southeast Screenline. As such, the proposed project would not make a cumulatively considerable 
contribution to the unacceptable levels of cumulative transit service identified in the WSOMA PEIR. 
Mitigation Measure M-C-TR-2 is, therefore, not applicable to the proposed project. However, as discussed 
above, the proposed project would be subject to the Transportation Sustainability Fee. 

Traffic Circulation 

The project sponsor originally proposed a design with a driveway along Howard Street (“Howard Street 
Driveway Option”), which was analyzed in the 1298 Howard Street Transportation Impact Study (Final 
Report) submitted on May 23, 2016 (“1298 Howard Street TIS”). Subsequently, a Natoma Street Driveway 
Option was suggested in response to potential concerns raised by the Planning Department that the 
Howard Street Driveway Option could create potential conflicts between bicyclists traveling along 
Howard Street and Project-generated vehicle traffic entering and exiting the Project’s garage. The 
proximity of the Howard Street driveway to the downstream intersection at Ninth Street / Howard Street 
was also a concern.  As a result, a subsequent transportation impact memorandum was prepared to 
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analyze any potential differences in transportation related impacts, comparing and contrasting a Natoma 
Street Driveway Option versus a Howard Street Driveway Option.16 

This additional analysis concluded that under the Natoma Street Driveway Option, potential 
transportation-related impacts of the Project would be similar in significance to those under the Howard 
Street Driveway Option. However, the Natoma Street Driveway Option appears to offer substantial 
benefits over the Howard Street Driveway Option in terms of minimizing potential conflicts between 
bicycles and Project-generated vehicle traffic (and, to a lesser extent, between pedestrians and Project 
generated vehicle traffic) at the Project’s driveway. By relocating the Project’s driveway to Natoma Street, 
the Natoma Street Driveway Option would also substantially reduce the complexity of potential conflicts 
along vehicle– vehicle and vehicle–bicycle conflicts along Howard Street compared to the Howard Street 
Driveway Option.  Regardless, potential impacts to the physical environment are found to be less than 
significant under either driveway option. 
 
One project improvement measure has been identified for the Howard Street Driveway Option only, and 
would not apply if the Natoma Street Driveway Option is ultimately approved and construction (pages 
57-59). 

Conclusion 

For the above reasons, the proposed project would not result in significant impacts that were not 
identified in the WSOMA PEIR related to transportation and circulation and would not contribute 
considerably to cumulative transportation and circulation impacts that were identified in the WSOMA 
PEIR. 

  

Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

5. NOISE—Would the project:     

a) Result in exposure of persons to or generation of 
noise levels in excess of standards established 
in the local general plan or noise ordinance, or 
applicable standards of other agencies? 

☐ ☐ ☐ ☒ 

b) Result in exposure of persons to or generation of 
excessive groundborne vibration or groundborne 
noise levels? 

☐ ☐ ☐ ☒ 

c) Result in a substantial permanent increase in 
ambient noise levels in the project vicinity above 
levels existing without the project? 

☐ ☐ ☐ ☒ 

d) Result in a substantial temporary or periodic 
increase in ambient noise levels in the project 
vicinity above levels existing without the project? 

☐ ☐ ☐ ☒ 

                                                           
16 AECOM, 1298 Howard Street Transportation Impact Study, Supplemental Analysis of Natoma Street Driveway Option (May 31, 2016). 

This document is on file and available for review as part of Case File No. 2014.0011E at the San Francisco Planning Department, 
1650 Mission Street, Suite 400, San Francisco, CA 94103. 
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Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

e) For a project located within an airport land use 
plan area, or, where such a plan has not been 
adopted, in an area within two miles of a public 
airport or public use airport, would the project 
expose people residing or working in the area to 
excessive noise levels? 

☐ ☐ ☐ ☒ 

f) For a project located in the vicinity of a private 
airstrip, would the project expose people residing 
or working in the project area to excessive noise 
levels? 

☐ ☐ ☐ ☒ 

g) Be substantially affected by existing noise 
levels? 

☐ ☐ ☐ ☒ 

 

The WSOMA PEIR determined that implementation of the Western SoMa Area Plan would result in 
significant noise impacts during construction activities and due to conflicts between noise-sensitive uses 
in proximity to traffic‐generated noise levels along major streets throughout the plan area. The WSOMA 
PEIR identified six noise mitigation measures, three of which may be applicable to subsequent 
development projects.17 These mitigation measures would reduce noise impacts from construction and 
noisy land uses to less-than-significant levels. 
 
The proposed project would be subject to the following interior noise standards, which are described for 
informational purposes. The California Building Standards Code (Title 24) establishes uniform noise 
insulation standards. The Title 24 acoustical requirement for residential structures is incorporated into 
Section 1207 of the San Francisco Building Code and requires these structures be designed to prevent the 
intrusion of exterior noise so that the noise level with windows closed, attributable to exterior sources, 
shall not exceed 45 dBA in any habitable room. Title 24 allows the project sponsor to choose between a 
prescriptive or performance-based acoustical requirement for non-residential uses. Both compliance 
methods require wall, floor/ceiling, and window assemblies to meet certain sound transmission class or 
outdoor-indoor sound transmission class ratings to ensure that adequate interior noise standards are 
achieved. In compliance with Title 24, DBI would review the final building plans to ensure that the 
building wall, floor/ceiling, and window assemblies meet Title 24 acoustical requirements. If determined 
necessary by DBI, a detailed acoustical analysis of the exterior wall and window assemblies may be 
required.  

Mitigation Measure M-NO-1c: Siting of Noise-Generating Uses requires a noise analysis for new 
development including commercial, industrial, or other uses that would be expected to generate noise 

                                                           
17 Western SoMa FEIR Mitigation Measures M-NO-1a, M-NO-1b, and M-NO-1d address the siting of sensitive land uses in noisy 

environments. In a decision issued on December 17, 2015, the California Supreme Court held that CEQA does not generally 
require an agency to consider the effects of existing environmental conditions on a proposed project’s future users or residents 
except where a project or its residents may exacerbate existing environmental hazards (California Building Industry Association 
v. Bay Area Air Quality Management District, December 17, 2015, Case No. S213478. Available at: 
<http://www.courts.ca.gov/opinions/documents/S213478.PDF>). As noted above, the Western SoMa FEIR determined that 
incremental increases in traffic-related noise attributable to implementation of the Western SoMa Area Plan would be less than 
significant, and thus would not exacerbate the existing noise environment. Therefore, Western SoMa FEIR Mitigation Measures 
M-NO-1a, M-NO-1b, and M-NO-1d are not applicable. Nonetheless, for all noise sensitive uses, the general requirements for 
adequate interior noise levels of Mitigation Measures M-NO-1a, M-NO-1b are met by compliance with the acoustical standards 
required under the California Building Standards Code (California Code of Regulations Title 24). 
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levels in excess of ambient noise in the project vicinity in order to reduce potential conflicts between 
existing sensitive receptors and new noise-generating uses. The proposed project includes retail use on 
the ground floor that could potentially become a noise-generating use. However, any retail use would 
have to comply with the land use noise compatibility requirements in the San Francisco General Plan and 
Police Code Section 2909, and would therefore not adversely affect nearby noise-sensitive uses.  As a 
result, there would be no particular circumstances about the project site that would appear to warrant 
heightened concern about noise levels that could be generated by the proposed retail use. Therefore, 
Mitigation Measure M-NO-1c would not apply to the proposed project.  
 
Mitigation Measures M-NO-2a: General Construction Noise Control Measures and M-NO-2b: Noise 
Control Measures during Pile Driving require implementation of noise controls during construction in 
order to reduce construction-related noise impacts. The proposed project would involve construction of a 
five-story mixed-use building along with a four-story residential building and, therefore, would 
contribute to construction-related noise impacts. The project would be subject to Mitigation Measures M-
NO-2a—detailed under Project Mitigation Measure 5 on pages 53-54—in order to reduce these impacts to 
a less-than-significant level. The foundation may require pile driving, although if needed, the project 
sponsor would utilize pre-drilled piers to reduce the resulting noise and groundborne vibration created 
by this construction activity. Therefore, since the foundation may require pile driving and could 
potentially result in vibration effects typically generated by pile-driving activities, Mitigation Measure M-
NO-2b would apply to the proposed project and is included as Project Mitigation Measure 6 on pages 54-
55, and would reduce the construction noise and vibration impacts to less-than-significant levels. 
 
In addition, all construction activities for the proposed project (occurring over the course of 
approximately 21 months) would be subject to and would comply with the San Francisco Noise 
Ordinance (Article 29 of the San Francisco Police Code) (Noise Ordinance). The Noise Ordinance requires 
that construction work be conducted in the following manner: (1) noise levels of construction equipment, 
other than impact tools, must not exceed 80 dBA18 (Ldn19) at a distance of 100 feet from the source (the 
equipment generating the noise); (2) impact tools must have intake and exhaust mufflers that are 
approved by the Director of the Department of Public Works (DPW) or the Director of the Department of 
Building Inspection (DBI) to best accomplish maximum noise reduction; and (3) if the noise from the 
construction work would exceed the ambient noise levels at the site property line by 5 dBA, the work 
must not be conducted between 8:00 p.m. and 7:00 a.m. unless the Director of San Francisco Public Works 
authorizes a special permit for conducting the work during that period. 
 
DBI is responsible for enforcing the Noise Ordinance for private construction projects during normal 
business hours (8:00 a.m. to 5:00 p.m.). The Police Department is responsible for enforcing the Noise 
Ordinance during all other hours. Nonetheless, during the construction period for the proposed project, 
occupants of the nearby properties could be disturbed by construction noise. Times may occur when 
noise could interfere with indoor activities in nearby residences and other businesses near the project site 
and may be considered an annoyance by occupants of nearby properties. The increase in noise in the 
project area during project construction would not be considered a significant impact of the proposed 

                                                           
18 The dBA, or A-weighted decibel, refers to a scale of noise measurement that approximates the range of sensitivity of the human 

ear to sounds of different frequencies. On this scale, the normal range of human hearing extends from about 0 dBA to about 140 
dBA. A 10-dBA increase in the level of a continuous noise represents a perceived doubling of loudness. 

19 The Ldn is the Leq, or Energy Equivalent Level, of the A-weighted noise level over a 24-hour period with a 10 dB penalty applied 
to noise levels between 10:00 p.m. to 7:00 a.m. The Leq is the level of a steady noise which would have the same energy as the 
fluctuating noise level integrated over the time period of interest.   
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project, because the construction noise would be temporary (approximately 21 months), intermittent, and 
restricted in occurrence and level, because the contractor would be subject to and would comply with the 
Noise Ordinance. Compliance with the Noise Ordinance would reduce any construction-related noise 
effects on nearby residences to the greatest extent feasible.  
 
The project site is not located within an airport land use plan area, within two miles of a public airport, or 
in the vicinity of a private airstrip. Therefore, the Community Plan Evaluation Checklist topics 5e and 5f 
are not applicable.  
 
For the above reasons, the proposed project would not result in significant noise impacts that were not 
identified in the WSOMA PEIR. 
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Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

6. AIR QUALITY—Would the project:     

a) Conflict with or obstruct implementation of the 
applicable air quality plan? 

☐ ☐ ☐ ☒ 

b) Violate any air quality standard or contribute 
substantially to an existing or projected air 
quality violation? 

☐ ☐ ☐ ☒ 

c) Result in a cumulatively considerable net 
increase of any criteria pollutant for which the 
project region is non-attainment under an 
applicable federal, state, or regional ambient air 
quality standard (including releasing emissions 
which exceed quantitative thresholds for ozone 
precursors)? 

☐ ☐ ☐ ☒ 

d) Expose sensitive receptors to substantial 
pollutant concentrations? 

☐ ☐ ☐ ☒ 
e) Create objectionable odors affecting a 

substantial number of people? ☐ ☐ ☐ ☒ 
 

The WSOMA PEIR identified significant and unavoidable impacts related to violation of an air quality 
standard, uses that emit Diesel Particulate Matter (DPM), exposure of sensitive land uses to substantial 
pollutant concentrations, and construction emissions. The WSOMA PEIR identified five mitigation 
measures that would help reduce air quality impacts; however, due to the uncertain nature of future 
development proposals that would result from adoption of the Western SoMa Community Plan, it could 
not be determined whether implementation of these mitigation measures would reduce impacts to a less-
than-significant level. 

Construction Dust Control 

To reduce construction dust impacts, the San Francisco Board of Supervisors approved a series of 
amendments to the San Francisco Building and Health Codes, generally referred to as the Construction 
Dust Control Ordinance (Ordinance 176-08, effective July 30, 2008). The intent of the Construction Dust 
Control Ordinance is to reduce the quantity of dust generated during site preparation, demolition, and 
construction work in order to protect the health of the general public and of on-site workers, minimize 
public nuisance complaints, and to avoid orders to stop work by DBI. Construction activities from the 
proposed project would result in dust, primarily from ground-disturbing activities. 
 
For projects over one half-acre, such as the proposed project, the Dust Control Ordinance requires that 
the project sponsor submit a Dust Control Plan for approval by the San Francisco Department of Public 
Health. DBI will not issue a building permit without written notification from the Director of Public 
Health that the applicant has a site-specific Dust Control Plan, unless the Director waives the 
requirement. The site-specific Dust Control Plan would require the project sponsor to implement 
additional dust control measures such as installation of dust curtains and windbreaks and to provide 
independent third-party inspections and monitoring, provide a public complaint hotline, and suspend 
construction during high wind conditions. The proposed project would be subject to and would comply 
with the Construction Dust Control Ordinance, which would ensure that these impacts would remain 
less than significant. 
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Criteria Air Pollutants 

The Bay Area Air Quality Management District (BAAQMD), the regional agency with jurisdiction over 
the nine-county San Francisco Bay Area Air Basin (SFBAAB) 2011 BAAQMD CEQA Air Quality Guidelines 
(Air Quality Guidelines)20 provide screening criteria for determining whether a project’s criteria air 
pollutant emissions may violate an air quality standard, contribute to an existing or projected air quality 
violation, or result in a cumulatively considerable net increase in criteria air pollutants. If a project meets 
the screening criteria, then the lead agency or applicant does not need to perform a detailed air quality 
assessment of the proposed project’s air pollutant emissions and construction or operation of the 
proposed project would result in a less-than-significant air quality impact. The proposed project would 
meet the screening criteria provided in the BAAQMD Air Quality Guidelines for construction and 
operational criteria air pollutants. Therefore, Mitigation Measure M-AQ-6 does not apply. 
 
Mitigation Measure M-AQ-2 (Transportation Demand Management Strategies for Future Development 
Projects) is required for projects generating more than 3,500 vehicle trips resulting in excessive criteria 
pollutant emissions. The proposed project would generate approximately 136 daily vehicle trips.  
Therefore, Mitigation Measure M-AQ-2 would not apply to the proposed project. 

Health Risk 

Subsequent to certification of the WSOMA PEIR, San Francisco Board of Supervisors approved a series of 
amendments to the San Francisco Building and Health Codes, generally referred to as the Enhanced 
Ventilation Required for Urban Infill Sensitive Use Developments or Health Code, Article 38 (Ordinance 
224-14, effective December 8, 2014)(Article 38). The purpose of Article 38 is to protect the public health 
and welfare by establishing an Air Pollutant Exposure Zone and imposing an enhanced ventilation 
requirement for all urban infill sensitive use development within the Air Pollutant Exposure Zone. The 
Air Pollutant Exposure Zone as defined in Article 38 are areas that, based on modeling of all known air 
pollutant sources, exceed health protective standards for cumulative PM2.5 concentration, cumulative 
excess cancer risk, and incorporates health vulnerability factors and proximity to freeways.  Projects 
within the Air Pollutant Exposure Zone require special consideration to determine whether the project’s 
activities would expose sensitive receptors to substantial air pollutant concentrations or add emissions to 
areas already adversely affected by poor air quality. 

Construction 

The project site is located within an identified Air Pollutant Exposure Zone; therefore, the ambient health 
risk to sensitive receptors from air pollutants is considered substantial. The proposed project would 
require heavy-duty off-road diesel vehicles and equipment during 15 months of the anticipated 21-month 
construction period. Therefore, the proposed project’s temporary and variable construction activities 
would result in short-term emissions of DPM and other TACs that would add emissions to areas already 
adversely affected by poor air quality. As a result, WSOMA PEIR Mitigation Measure M-AQ-7 
(Construction Emissions Minimization Plan for Health Risks and Hazards) has been identified as 
applicable to the project, and is detailed under Project Mitigation Measure 7 (see pages 55-57). Mitigation 
Measure M-AQ-7 requires, among other things, diesel equipment to meet a minimum performance 
standard (all engines greater than 25 horsepower must meet Tier 2 emissions standards and be equipped 

                                                           
20 Bay Area Air Quality Management District (BAAQMD), California Environmental Quality Act Air Quality Guidelines, updated May 

2011.  
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with a Level 3-verified diesel emissions control strategy. Compliance with this mitigation measure would 
result in less-than-significant air quality impacts from construction vehicles and equipment. The project 
sponsor has agreed to implement Project Mitigation Measure 5. 

Siting Sensitive Land Uses 

For land use projects within the Air Pollutant Exposure Zone, as defined by Article 38, that are sensitive 
to air quality, such as the proposed project, the Ordinance requires that the project sponsor submit an 
Enhanced Ventilation Proposal for approval by the Department of Public Health (DPH) that achieves 
protection from PM2.5 (fine particulate matter) equivalent to that associated with a Minimum Efficiency 
Reporting Value 13 filtration. DBI will not issue a building permit without written notification from the 
Director of Public Health that the applicant has an approved Enhanced Ventilation Proposal. 

In compliance with Article 38, the project sponsor has submitted an initial application to DPH.21 The 
regulations and procedures set forth by Article 38 would ensure that exposure to sensitive receptors 
would not be significant. These requirements supersede the provisions of WSOMA PEIR Mitigation 
Measure M-AQ-3 (Reduction in Exposure to Toxic Air Contaminants for New Sensitive Receptors). 
Therefore, this measure is no longer applicable to the proposed project, and impacts related to siting new 
sensitive land uses would be less than significant through compliance with Article 38. 
 
Siting New Sources 

Mitigation Measure M-AQ-4: Siting of Uses that Emit PM2.5 or DPM and Other TACs involves the siting 
of commercial, industrial, or other uses that emit TACs as part of everyday operations. The proposed 
project involves construction of a five-story, mixed-use building and a four-story residential building 
containing 124 dwelling units, 13,850 sf of retail space, and a basement parking garage, and would not 
generate more than 10,000 vehicle trips per day, 1,000 truck trips per day, or include a new stationary 
source, such as a diesel emergency generator, that would emit TACs as part of everyday operations. The 
project site is located within an identified Air Pollutant Exposure Zone and would result in an increase in 
construction- and operational-related criteria air pollutants including those from the generation of daily 
vehicle trips and energy demand. The proposed project is below the screening criteria provided in the Air 
Quality Guidelines for construction- and operational-related criteria air pollutants. Thus, the ambient 
health risk to sensitive receptors from air pollutants is not considered substantial. Therefore, Mitigation 
Measure M-AQ-4 is not applicable to the proposed project. 

Conclusion 

For the above reasons, the proposed project would not result in significant impacts on air quality that 
were not identified in the WSOMA PEIR. 

 

  

                                                           
21 Maher Ordinance Application, February 4, 2014  
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Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

7. GREENHOUSE GAS EMISSIONS—Would the 
project: 

    

a) Generate greenhouse gas emissions, either 
directly or indirectly, that may have a significant 
impact on the environment? 

☐ ☐ ☐ ☒ 

b) Conflict with any applicable plan, policy, or 
regulation of an agency adopted for the purpose 
of reducing the emissions of greenhouse gases? 

☐ ☐ ☐ ☒ 

 
The WSOMA PEIR assessed the Greenhouse Gas (GHG) emissions that could result from implementation 
of the Western SoMa Community Plan. The PEIR concluded that the resulting GHG emissions from plan 
implementation would be less than significant. No mitigation measures were identified in the PEIR. 

Regulations outlined in San Francisco’s Strategies to Address Greenhouse Gas Emissions have proven 
effective as San Francisco’s GHG emissions have measurably reduced when compared to 1990 emissions 
levels, demonstrating that the City has met and exceeded EO S-3-05, AB 32, and the Bay Area 2010 Clean 
Air Plan GHG reduction goals for the year 2020. The proposed project was determined to be consistent 
with San Francisco’s GHG Reduction Strategy.22 Other existing regulations, such as those implemented 
through AB 32, will continue to reduce a proposed project’s contribution to climate change. Therefore, the 
proposed project’s GHG emissions would not conflict with state, regional, and local GHG reduction plans 
and regulations. Thus, the proposed project’s contribution to GHG emissions would not be cumulatively 
considerable or generate GHG emissions, either directly or indirectly, that would have a significant 
impact on the environment. 

As the proposed project is within the development projected under the Western SoMa Community Plan, 
there would be no additional impacts on greenhouse gas emissions beyond those analyzed in the 
WSOMA PEIR. 

  

Topics: 

Significant Impact 
Peculiar to Project 

or Project Site 

Significant 
Impact not 
Identified in 

PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

8. WIND AND SHADOW—Would the project:     

a) Alter wind in a manner that substantially affects 
public areas? 

☐ ☐ ☐ ☒ 

b) Create new shadow in a manner that 
substantially affects outdoor recreation facilities 
or other public areas? 

☐ ☐ ☐ ☒ 

 

Wind 

The WSOMA PEIR determined that implementation of the Western SoMa Community Plan would have a 
potentially significant impact related to the alteration of wind in a manner that would substantially affect 
public areas.  However, the PEIR determined that this impact could be reduced to a less-than-significant 

                                                           
22 Compliance Checklist Greenhouse Gas Analysis (December 17, 2014), for case no. 2014.0011E. 
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level with implementation of Mitigation Measure M-WS-1 (Screening-Level Wind Analysis and Wind 
Testing), which would require a wind analysis for any new structures within the Community Plan area 
that have a proposed height of 80 feet or taller. 

Based upon experience of the Planning Department in reviewing wind analyses and expert opinion on 
other projects, it is generally the case that projects less than 80 feet in height would not have the potential 
to generate significant wind impacts.  The proposed 55- and 45-foot-tall mixed-use residential buildings 
would be similar in height to existing buildings in the area.  The project would not contribute to the 
significant wind impact identified in the WSOMA PEIR because the proposed structure would not exceed 
80 feet in height.  Therefore, Mitigation Measure M-WS-1 would not apply to the proposed project. 

For the above reasons, the proposed project is not anticipated to cause significant impacts that were not 
identified in the WSOMA PEIR related to wind. 

Shadow 

Planning Code Section 295 generally prohibits new structures above 40 feet in height that would cast 
additional shadows on open space that is under the jurisdiction of the San Francisco Recreation and Park 
Commission between one hour after sunrise and one hour before sunset, at any time of the year, unless 
that shadow would not result in a significant adverse effect on the use of the open space. The WSOMA 
PEIR determined that implementation of the Western SoMa Community Plan would have a significant 
and unavoidable impact related to the creation of new shadows in a manner that would substantially 
affect outdoor recreation facilities or other public areas.  No mitigation measures were identified in the 
PEIR. 

The proposed project would construct a mixed-use development consisting of two buildings 55- and 45-
feet tall; therefore, the Planning Department prepared a preliminary shadow fan analysis to determine 
whether the project would have the potential to cast new shadow on nearby parks23 which demonstrates 
shadow effects in the absence of intervening buildings on the block. The shadow fan analysis determined 
that the project would not cast shadows on property owned by the San Francisco Recreation & Parks 
Department.  

The proposed project would shade portions of nearby streets and sidewalks and private property within 
the project vicinity at times. However, the shadows that would be cast upon adjacent streets and 
sidewalks would not exceed levels commonly expected in urban areas and would be considered a less-
than-significant effect under CEQA. Although occupants of nearby properties may regard the increase in 
shadow as undesirable, the limited increase in shading of private properties as a result of the proposed 
project would also not be considered a significant impact under CEQA. 

In light of the above, the project would not contribute to the significant shadow impact identified in the 
WSOMA PEIR. 

 

  

                                                           
23 San Francisco Planning Department, Preliminary Shadow Fan Analysis: 1298 Howard Street (3728/019, 024, 025, 086, and 087). 

November 16, 2016.  
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Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

9. RECREATION—Would the project:     

a) Increase the use of existing neighborhood and 
regional parks or other recreational facilities such 
that substantial physical deterioration of the 
facilities would occur or be accelerated? 

☐ ☐ ☐ ☒ 

b) Include recreational facilities or require the 
construction or expansion of recreational 
facilities that might have an adverse physical 
effect on the environment? 

☐ ☐ ☐ ☒ 

c) Physically degrade existing recreational 
resources? 

☐ ☐ ☐ ☒ 

 

The WSOMA PEIR determined that implementation of the Western SoMa Community Plan would not 
result in substantial or accelerated deterioration of existing recreational resources or require the 
construction or expansion of recreational facilities that may have an adverse effect on the environment.  
No mitigation measures were identified in the PEIR. 

Consistent with the findings of the WSOMA PEIR, this analysis presumes that occupants of the proposed 
project would only marginally increase the use of existing recreational facilities in the study area. 
Therefore, as the proposed project would not substantially degrade recreational facilities and is within 
the development projected under the Western SoMa Community Plan, there would be no additional 
impacts on recreation beyond those analyzed in the WSOMA PEIR. 

  

Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

10. UTILITIES AND SERVICE SYSTEMS—Would 
the project: 

    

a) Exceed wastewater treatment requirements of 
the applicable Regional Water Quality Control 
Board? 

☐ ☐ ☐ ☒ 

b) Require or result in the construction of new 
water or wastewater treatment facilities or 
expansion of existing facilities, the construction 
of which could cause significant environmental 
effects? 

☐ ☐ ☐ ☒ 

c) Require or result in the construction of new 
storm water drainage facilities or expansion of 
existing facilities, the construction of which could 
cause significant environmental effects? 

☐ ☐ ☐ ☒ 

d) Have sufficient water supply available to serve 
the project from existing entitlements and 
resources, or require new or expanded water 
supply resources or entitlements? 

☐ ☐ ☐ ☒ 

e) Result in a determination by the wastewater 
treatment provider that would serve the project 
that it has inadequate capacity to serve the 
project’s projected demand in addition to the 
provider’s existing commitments? 

☐ ☐ ☐ ☒ 
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Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

f) Be served by a landfill with sufficient permitted 
capacity to accommodate the project’s solid 
waste disposal needs? 

☐ ☐ ☐ ☒ 

g) Comply with federal, state, and local statutes 
and regulations related to solid waste? 

☐ ☐ ☐ ☒ 

 

The WSOMA PEIR determined that the anticipated increase in population resulting from implementation 
of the Plan would not result in a significant impact to the provision of water, wastewater collection and 
treatment, and solid waste collection and disposal.  No mitigation measures were identified in the PEIR. 

As the proposed project is within the development projected under the Western SoMa Community Plan, 
there would be no additional impacts on utilities and service systems beyond those analyzed in the 
WSOMA PEIR. 

  

Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

11. PUBLIC SERVICES—Would the project:     

a) Result in substantial adverse physical impacts 
associated with the provision of, or the need for, 
new or physically altered governmental facilities, 
the construction of which could cause significant 
environmental impacts, in order to maintain 
acceptable service ratios, response times, or 
other performance objectives for any public 
services such as fire protection, police 
protection, schools, parks, or other services? 

☐ ☐ ☐ ☒ 

 

The WSOMA PEIR determined that the anticipated increase in population resulting from plan 
implementation of the Plan would not result in a significant impact to public services, including fire 
protection, police protection, and public schools.  No mitigation measures were identified in the PEIR.  

As the proposed project is within the development projected under the Western SoMa Community Plan, 
there would be no additional impacts on public services beyond those analyzed in the WSOMA PEIR. 

  

Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

12. BIOLOGICAL RESOURCES—Would the 
project: 

    

a) Have a substantial adverse effect, either directly 
or through habitat modifications, on any species 
identified as a candidate, sensitive, or special-
status species in local or regional plans, policies, 
or regulations, or by the California Department of 
Fish and Game or U.S. Fish and Wildlife 
Service? 

☐ ☐ ☐ ☒ 
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Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

b) Have a substantial adverse effect on any riparian 
habitat or other sensitive natural community 
identified in local or regional plans, policies, 
regulations or by the California Department of 
Fish and Game or U.S. Fish and Wildlife 
Service? 

☐ ☐ ☐ ☒ 

c) Have a substantial adverse effect on federally 
protected wetlands as defined by Section 404 of 
the Clean Water Act (including, but not limited to, 
marsh, vernal pool, coastal, etc.) through direct 
removal, filling, hydrological interruption, or other 
means? 

☐ ☐ ☐ ☒ 

d) Interfere substantially with the movement of any 
native resident or migratory fish or wildlife 
species or with established native resident or 
migratory wildlife corridors, or impede the use of 
native wildlife nursery sites? 

☐ ☐ ☐ ☒ 

e) Conflict with any local policies or ordinances 
protecting biological resources, such as a tree 
preservation policy or ordinance? 

☐ ☐ ☐ ☒ 

f) Conflict with the provisions of an adopted Habitat 
Conservation Plan, Natural Community 
Conservation Plan, or other approved local, 
regional, or state habitat conservation plan? 

☐ ☐ ☐ ☒ 

 

As discussed in the WSOMA PEIR, the Western SoMa Community Plan Area is almost fully developed 
with buildings and other improvements such as streets and parking lots.  Most of the project area consists 
of structures that have been in industrial use for many years.  As a result, landscaping and other 
vegetation is sparse, except for a few parks.  Because future development projects in the Western SoMa 
Community Plan would largely consist of new construction of mixed-uses in these heavily built-out 
former industrial neighborhoods, vegetation loss or disturbance of wildlife other than common urban 
species would be minimal.  Therefore, the WSOMA PEIR concluded that implementation of the Plan 
would not result in any significant effects related to riparian habitat, wetlands, movement of migratory 
species, local policies or ordinances protecting biological resources, or habitat conservation plans.   

The WSOMA PEIR determined that the Western SoMa Community Plan would result in significant but 
mitigable impacts on special-status birds and bats that may be nesting in trees or roosting in buildings 
that are proposed for removal/demolition as part of an individual project. As identified in the PEIR, 
Mitigation Measures M-BI-1a (Pre-Construction Special-Status Bird Surveys) and M-BI-1b (Pre-
Construction Special-Status Bat Surveys) would reduce these impacts to a less-than-significant level. 
Mitigation Measure M-BI-1a requires that conditions of approval for building permits issued for 
construction of projects within the Western SoMa Community Plan area include a requirement for pre-
construction special-status bird surveys when trees would be removed or buildings demolished as part of 
an individual project. Pre-construction special-status bird surveys shall be conducted by a qualified 
biologist between February 1 and August 15 if tree removal or building demolition is scheduled to take 
place during that period. Mitigation Measure M-BI-1b requires pre-construction special-status bat 
surveys by a qualified bat biologist when large trees (those with trunks over 12 inches in diameter) are to 
be removed, or vacant buildings or buildings used seasonally or not occupied, especially in the upper 
stories, are to be demolished. The proposed project would involve demolition of an existing gas station, 
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car wash, and convenience store, and therefore could contribute to this significant impact. However, the 
project would be subject to Mitigation Measures M-BI-1a and M-BI-1b will reduce these impacts to a less-
than-significant level. Mitigation Measures M-BI-1a and M-BI-1b are detailed on page 57 as Project 
Mitigation Measures 8 and 9, respectively. 

As the proposed project includes the above mitigation measures and is within the development projected 
under the Western SoMa Community Plan, there would be no additional impacts on biological resources 
beyond those analyzed in the WSOMA PEIR. 

  

Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

13. GEOLOGY AND SOILS—Would the project:     

a) Expose people or structures to potential 
substantial adverse effects, including the risk of 
loss, injury, or death involving: 

☐ ☐ ☐ ☒ 

i) Rupture of a known earthquake fault, as 
delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map issued by the 
State Geologist for the area or based on 
other substantial evidence of a known 
fault? (Refer to Division of Mines and 
Geology Special Publication 42.) 

☐ ☐ ☐ ☒ 

ii) Strong seismic ground shaking? ☐ ☐ ☐ ☒ 
iii) Seismic-related ground failure, including 

liquefaction? 
☐ ☐ ☐  

iv) Landslides? ☐ ☐ ☐ ☒ 
b) Result in substantial soil erosion or the loss of 

topsoil? 
☐ ☐ ☐ ☒ 

c) Be located on geologic unit or soil that is 
unstable, or that would become unstable as a 
result of the project, and potentially result in on- 
or off-site landslide, lateral spreading, 
subsidence, liquefaction, or collapse? 

☐ ☐ ☐ ☒ 

d) Be located on expansive soil, as defined in 
Table 18-1-B of the Uniform Building Code, 
creating substantial risks to life or property? 

☐ ☐ ☐ ☒ 

e) Have soils incapable of adequately supporting 
the use of septic tanks or alternative wastewater 
disposal systems where sewers are not available 
for the disposal of wastewater? 

☐ ☐ ☐ ☒ 

f) Change substantially the topography or any 
unique geologic or physical features of the site? 

☐ ☐ ☐ ☒ 

 

The WSOMA PEIR concluded that the Western SoMa Community Plan would indirectly increase the 
population that would be subject to an earthquake, including seismically induced groundshaking, 
liquefaction, and landslides.  The PEIR also noted that new development is generally safer than 
comparable older development due to improvements in building codes and construction techniques.  
Compliance with applicable codes and recommendations made in project-specific geotechnical analyses 
would not eliminate earthquake risk, but would reduce them to an acceptable level, given the seismically 
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active characteristics of the Bay Area.  Therefore, the PEIR concluded that the project would not result in 
significant impacts related to geological hazards.  No mitigation measures were identified in the PEIR.  

The proposed project would involve excavation to a depth of approximately 15 feet in an area of 
liquefaction potential—designated as a Seismic Hazards Study Zone (SHSZ) by the California Division of 
Mines and Geology. For any development proposal in an area of liquefaction potential, the Department of 
Building Inspection (DBI) will, in its review of the building permit application, require the project 
sponsor to prepare a geotechnical report. As such, a geotechnical report was prepared for the project.24 
The project sponsor has agreed to adhere to the recommendations contained in the report, which relate to 
foundations, temporary shoring, underpinning, and seismic design. 

The project would be required to conform to the San Francisco Building Code, which ensures the safety of 
all new construction in the City. Therefore, potential damage to structures from geologic hazards such as 
landslide hazards and seismic stability of the project site would be addressed through the DBI 
requirement for a geotechnical or other subsurface report and review of the building permit application 
pursuant to its implementation of the Building Code.  

In light of the above, the proposed project would not result in a significant effect related to seismic and 
geologic hazards. Therefore, the proposed project would not result in significant impacts related to 
geology and soils that were not identified in the WSOMA PEIR, and no mitigation measures are 
necessary. 

  

Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

14. HYDROLOGY AND WATER QUALITY—Would 
the project: 

    

a) Violate any water quality standards or waste 
discharge requirements? 

☐ ☐ ☐ ☒ 

b) Substantially deplete groundwater supplies or 
interfere substantially with groundwater recharge 
such that there would be a net deficit in aquifer 
volume or a lowering of the local groundwater 
table level (e.g., the production rate of pre-
existing nearby wells would drop to a level which 
would not support existing land uses or planned 
uses for which permits have been granted)? 

☐ ☐ ☐ ☒ 

c) Substantially alter the existing drainage pattern 
of the site or area, including through the 
alteration of the course of a stream or river, in a 
manner that would result in substantial erosion 
or siltation on- or off-site? 

☐ ☐ ☐ ☒ 

d) Substantially alter the existing drainage pattern of 
the site or area, including through the alteration of 
the course of a stream or river, or substantially 
increase the rate or amount of surface runoff in a 
manner that would result in flooding on- or off-
site? 

☐ ☐ ☐ ☒ 

                                                           
24 Rockridge Geotechnical, Inc. Preliminary Geotechnical Investigation Proposed Mixed-Use Building at 1298 Howard Street San Francisco, 

California. Geotechnical Report. September 22, 2013. This report is available for review as part of Case No. 2014.0011E. 
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Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

e) Create or contribute runoff water which would 
exceed the capacity of existing or planned 
stormwater drainage systems or provide 
substantial additional sources of polluted runoff? 

☐ ☐ ☐ ☒ 

f) Otherwise substantially degrade water quality? ☐ ☐ ☐ ☒ 
g) Place housing within a 100-year flood hazard 

area as mapped on a federal Flood Hazard 
Boundary or Flood Insurance Rate Map or other 
authoritative flood hazard delineation map? 

☐ ☐ ☐ ☒ 

h) Place within a 100-year flood hazard area 
structures that would impede or redirect flood 
flows? 

☐ ☐ ☐ ☒ 

i) Expose people or structures to a significant risk 
of loss, injury or death involving flooding, 
including flooding as a result of the failure of a 
levee or dam? 

☐ ☐ ☐ ☒ 

j) Expose people or structures to a significant risk 
of loss, injury or death involving inundation by 
seiche, tsunami, or mudflow? 

☐ ☐ ☐ ☒ 

 

The WSOMA PEIR determined that the anticipated increase in population resulting from implementation 
of the Western SoMa Community Plan would not result in a significant impact to hydrology and water 
quality, including the combined sewer system and the potential for combined sewer outflows.  No 
mitigation measures were identified in the PEIR.   

The project site is entirely covered by impervious surfaces and the proposed project would continue to 
fully cover the project site with impervious surfaces. As a result, the proposed project would not result in 
an increase in the amount of that runoff or drainage from the site. In accordance with the Stormwater 
Management Ordinance (Ordinance No. 83-10), the proposed project would be subject to and would 
comply with the Stormwater Design Guidelines, incorporating Low Impact Design (LID) approaches and 
stormwater management systems into the project.  Therefore, the proposed project would not adversely 
affect runoff and drainage.   

For the above reasons, the proposed project would not result in any significant impacts related to 
hydrology and water quality that were not identified in the WSOMA PEIR. 

  

Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

15. HAZARDS AND HAZARDOUS MATERIALS—
Would the project: 

    

a) Create a significant hazard to the public or the 
environment through the routine transport, use, 
or disposal of hazardous materials? 

☐ ☐ ☐ ☒ 
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Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

b) Create a significant hazard to the public or the 
environment through reasonably foreseeable 
upset and accident conditions involving the 
release of hazardous materials into the 
environment? 

☐ ☐ ☐ ☒ 

c) Emit hazardous emissions or handle hazardous 
or acutely hazardous materials, substances, or 
waste within one-quarter mile of an existing or 
proposed school? 

☐ ☐ ☐ ☒ 

d) Be located on a site which is included on a list of 
hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a 
result, would it create a significant hazard to the 
public or the environment? 

☐ ☐ ☐ ☒ 

e) For a project located within an airport land use 
plan or, where such a plan has not been 
adopted, within two miles of a public airport or 
public use airport, would the project result in a 
safety hazard for people residing or working in 
the project area? 

☐ ☐ ☐ ☒ 

f) For a project within the vicinity of a private 
airstrip, would the project result in a safety 
hazard for people residing or working in the 
project area? 

☐ ☐ ☐ ☒ 

g) Impair implementation of or physically interfere 
with an adopted emergency response plan or 
emergency evacuation plan? 

☐ ☐ ☐ ☒ 

h) Expose people or structures to a significant risk 
of loss, injury, or death involving fires? 

☐ ☐ ☐ ☒ 

 

The WSOMA PEIR identified less-than-significant impacts related to the routine transport, use, or 
disposal of hazardous materials, the potential for the Plan or subsequent development projects within the 
Plan area to interfere with an adopted emergency response plan, and the potential for subsequent 
projects to expose people or structures to a significant risk with respect to fires. 

Hazardous Building Materials 

The proposed project would involve demolition of the existing gas station, car wash, and limited 
restaurant that were built in 1998. Because this structure was built after the 1970s, hazardous building 
materials such as polychlorinated biphenyls (PCBs), mercury, asbestos and lead-based paint are not likely 
to be present in these structures. Further, the project sponsor is required to comply with existing 
regulations for hazardous materials. Therefore, demolishing of the existing structures on the project site 
would not expose workers or the community to hazardous building materials.   
 
For the above reasons, the proposed project would not result in significant impacts that were not 
identified in the WSOMA PEIR related to hazardous building materials. 

 

Soil and Groundwater Contamination 

The WSOMA PEIR identified potentially significant impacts related to exposing the public or the 
environment to unacceptable levels of hazardous materials as a result of subsequent projects within the 
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Plan Area. The PEIR determined that Mitigation Measure M-HZ-3 (Site Assessment and Corrective 
Action) would reduce these impacts to a less-than-significant level. 

Subsequently, the San Francisco Board of Supervisors amended Health Code Article 22A, which is 
administered and overseen by the Department of Public Health (DPH) and is also known as the Maher 
Ordinance. Amendments to the Maher Ordinance became effective August 24, 2013, and require that 
sponsors for projects that disturb more than 50 cubic yards of soil to retain the services of a qualified 
professional to prepare a Phase I Environmental Site Assessment (ESA) that meets the requirements of 
Health Code Section 22.A.6. Mitigation Measure M-HZ-3 of the WSOMA PEIR related to contaminated 
soil and groundwater is therefore superseded by the Maher Ordinance. 

The proposed project is located on the Maher Map25 and would excavate up to 15 feet below grade and 
disturb approximately 20,000 cubic yards of soil. Therefore, the project is subject to Article 22A of the 
Health Code, also known as the Maher Ordinance, which is administered and overseen by the 
Department of Public Health (DPH). The Maher Ordinance requires the project sponsor to retain the 
services of a qualified professional to prepare a Phase I Environmental Site Assessment (ESA) that meets 
the requirements of Health Code Section 22.A.6. 

The Phase I ESA would determine the potential for site contamination and level of exposure risk 
associated with the project. Based on that information, the project sponsor may be required to conduct 
soil and/or groundwater sampling and analysis. Where such analysis reveals the presence of hazardous 
substances in excess of state or federal standards, the project sponsor is required to submit a site 
mitigation plan (SMP) to the DPH or other appropriate state or federal agency(ies), and to remediate any 
site contamination in accordance with an approved SMP prior to the issuance of any building permit. 

In compliance with the Maher Ordinance, the project sponsor has submitted a Maher Application to DPH 
and a Phase I ESA has been prepared to assess the potential for site contamination.26 The Phase I found 
that the underlying fill material within the project site generally contained elevated levels of lead in 
concentrations that exceeded the California and the federal hazardous waste criteria in two boring 
locations extending to a depth of 6 feet below ground surface. Elevated concentrations of motor oil in the 
groundwater and chloroform in the soil vapor were detected at the southwestern portion of the project 
site. In February 2014, the San Francisco Department of Public Health required that a Site Mitigation Plan 
be prepared to address the elevated lead found within the surficial sediments at the site prior to 
redevelopment of the site. In addition, the Phase I notes that the three existing underground storage tanks 
and five existing fuel dispenser islands associated with the existing gas station should be removed under 
the oversight of local regulatory agencies prior to redevelopment of the site.  

Pursuant to compliance with Article 22A of the Health Code, the proposed project would not result in 
significant impacts that were not identified in the WSOMA PEIR related to hazardous soil and/or 
groundwater. 
 
Therefore, the proposed project would not result in significant impacts related to hazards or hazardous 
materials that were not identified in the WSOMA PEIR. 

  
                                                           
25 The Maher Map identifies sites that are known or suspected to contain contaminated soil and/or groundwater. 
26 Innovative & Creative Environmental Solutions. Phase I Environmental Site Assessment: 1298 Howard Street, San Francisco, CA. Phase 

I Environmental Site Assessment. March 27, 2014.  
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Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

16. MINERAL AND ENERGY RESOURCES—
Would the project: 

    

a) Result in the loss of availability of a known 
mineral resource that would be of value to the 
region and the residents of the state? 

☐ ☐ ☐ ☒ 

b) Result in the loss of availability of a locally 
important mineral resource recovery site 
delineated on a local general plan, specific plan 
or other land use plan? 

☐ ☐ ☐ ☒ 

c) Encourage activities which result in the use of 
large amounts of fuel, water, or energy, or use 
these in a wasteful manner? 

☐ ☐ ☐ ☒ 

 

The WSOMA PEIR determined that the Community Plan would facilitate the construction of both new 
residential units and commercial buildings. Development of these land uses would not result in use of 
large amounts of fuel, water, or energy in a wasteful manner or in the context of energy use throughout 
the City and region. The energy demand for individual buildings would be typical for such projects and 
would meet, or exceed, current state and local codes and standards concerning energy consumption, 
including Title 24 of the California Code of Regulations enforced by DBI. The Plan Area does not include 
any natural resources routinely extracted and the rezoning does not result in any natural resource 
extraction programs. Therefore, the WSOMA PEIR concluded that implementation of the Community 
Plan would not result in a significant impact on mineral and energy resources. No mitigation measures 
were identified in the PEIR.  

As the proposed project is within the development projected under the Western SoMa Community Plan, 
there would be no additional impacts on mineral and energy resources beyond those analyzed in the 
WSOMA PEIR. 

  

Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

17. AGRICULTURE AND FOREST 
RESOURCES:—Would the project: 

    

a) Convert Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance, as shown on 
the maps prepared pursuant to the Farmland 
Mapping and Monitoring Program of the 
California Resources Agency, to non-agricultural 
use? 

☐ ☐ ☐ ☒ 

b) Conflict with existing zoning for agricultural use, 
or a Williamson Act contract? 

☐ ☐ ☐ ☒ 

c) Conflict with existing zoning for, or cause 
rezoning of, forest land (as defined in Public 
Resources Code Section 12220(g)) or 
timberland (as defined by Public Resources 
Code Section 4526)? 

☐ ☐ ☐ ☒ 

d) Result in the loss of forest land or conversion of 
forest land to non-forest use? 

☐ ☐ ☐ ☒ 
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Topics: 

Significant 
Impact Peculiar 

to Project or 
Project Site 

Significant 
Impact not 

Identified in PEIR 

Significant 
Impact due to 

Substantial New 
Information 

No Significant 
Impact not 
Previously 

Identified in PEIR 

e) Involve other changes in the existing 
environment which, due to their location or 
nature, could result in conversion of Farmland to 
non-agricultural use or forest land to non-forest 
use? 

☐ ☐ ☐ ☒ 

 

The Western SoMa PEIR determined that no agricultural or forest resources exist in the Plan Area; 
therefore the Western SoMa Community Plan would have no effect on agricultural and forest resources. 
No mitigation measures were identified in the PEIR.  

As the proposed project is within the development projected under the Western SoMa Community Plan, 
there would be no additional impacts on agriculture and forest resources beyond those analyzed in the 
WSOMA PEIR. 

  

MITIGATION MEASURES 

Project Mitigation Measure 1 – Archeological Testing Program 
Project sponsors wishing to obtain building permits from the City are required to undergo environmental 
review pursuant to CEQA. The San Francisco Planning Department, as the Lead Agency, requires an 
evaluation of the potential archeological effects of a proposed individual project. Pursuant to this 
evaluation, the San Francisco Planning Department has established a review procedure that may include 
the following actions, carried out by the Department archeologist or by a qualified archeological 
consultant, as retained by the project sponsor. 
 
This archeological mitigation measure shall apply to any project involving any soils-disturbing or soils‐
improving activities including excavation, utilities installation, grading, soils remediation, 
compaction/chemical grouting to a depth of five feet or greater below ground surface and located within 
properties within the Draft Plan Area or on the Adjacent Parcels for which no archeological assessment 
report has been prepared. 
 
Projects to which this mitigation measure applies shall be subject to Preliminary Archeology Review 
(PAR) by the San Francisco Planning Department archeologist. As the PAR determined that the project 
has the potential to adversely affect archeological resources, an Archeological Testing Program is 
required. The Program would more definitively identify the potential for California Register‐eligible 
archeological resources to be present within the project site and determine the appropriate action 
necessary to reduce the potential effect of the project on archeological resources to a less‐than-significant 
level. The Archeological Testing Program is detailed below. 
 

A. Consultation with Descendant Communities. On discovery of an archeological site27 associated with 
descendant Native Americans, the Overseas Chinese, or other descendant group an appropriate 

                                                           
27  The term “archeological site” is intended here to minimally include any archeological deposit, feature, burial, or evidence of 

burial. 
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representative28 of the descendant group and the Environmental Review Officer (ERO) shall be 
contacted.  The representative of the descendant group shall be given the opportunity to monitor 
archeological field investigations of the site and to consult with ERO regarding appropriate 
archeological treatment of the site, of recovered data from the site, and, if applicable, any 
interpretative treatment of the associated archeological site. A copy of the Final Archaeological 
Resources Report shall be provided to the representative of the descendant group. 

 
B. Archeological Testing Program. The archeological consultant shall prepare and submit to the ERO 

for review and approval an archeological testing plan (ATP).  The archeological testing program 
shall be conducted in accordance with the approved ATP. The ATP shall identify the property 
types of the expected archeological resource(s) that potentially could be adversely affected by the 
proposed project, the testing method to be used, and the locations recommended for testing.  The 
purpose of the archeological testing program will be to determine to the extent possible the 
presence or absence of archeological resources and to identify and to evaluate whether any 
archeological resource encountered on the site constitutes an historical resource under CEQA. 
 
At the completion of the archeological testing program, the archeological consultant shall submit 
a written report of the findings to the ERO.  If based on the archeological testing program the 
archeological consultant finds that significant archeological resources may be present, the ERO in 
consultation with the archeological consultant shall determine if additional measures are 
warranted.  Additional measures that may be undertaken include additional archeological 
testing, archeological monitoring, and/or an archeological data recovery program. No 
archeological data recovery shall be undertaken without the prior approval of the ERO or the 
Planning Department archeologist.  If the ERO determines that a significant archeological resource 
is present and that the resource could be adversely affected by the proposed project, at the 
discretion of the project sponsor either: 

a) The proposed project shall be re-designed so as to avoid any adverse effect on the 
significant archeological resource; or 

b) A data recovery program shall be implemented, unless the ERO determines that the 
archeological resource is of greater interpretive than research significance and that 
interpretive use of the resource is feasible. 
 

C. Archeological Monitoring Program.  If the ERO in consultation with the archeological consultant 
determines that an archeological monitoring program shall be implemented the archeological 
monitoring program (AMP) shall minimally include the following provisions: 

 The archeological consultant, project sponsor, and ERO shall meet and consult on the 
scope of the AMP reasonably prior to any project-related soils disturbing activities 
commencing. The ERO in consultation with the archeological consultant shall determine 
what project activities shall be archeologically monitored.  In most cases, any soils- 
disturbing activities, such as demolition, foundation removal, excavation, grading, 

                                                           
28  An “appropriate representative” of the descendant group is here defined to mean, in the case of Native Americans, any 

individual listed in the current Native American Contact List for the City and County of San Francisco maintained by the 
California Native American Heritage Commission and in the case of the Overseas Chinese, the Chinese Historical Society of 
America. An appropriate representative of other descendant groups should be determined in consultation with the Department 
archeologist. 
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utilities installation, foundation work, driving of piles (foundation, shoring, etc.), site 
remediation, etc., shall require archeological monitoring because of the risk these 
activities pose to potential archaeological resources and to their depositional context;  

 The archeological consultant shall advise all project contractors to be on the alert for evidence 
of the presence of the expected resource(s), of how to identify the evidence of the 
expected resource(s), and of the appropriate protocol in the event of apparent discovery 
of an archeological resource; 

 The archeological monitor(s) shall be present on the project site according to a schedule 
agreed upon by the archeological consultant and the ERO until the ERO has, in 
consultation with project archeological consultant, determined that project construction 
activities could have no effects on significant archeological deposits; 

 The archeological monitor shall record and be authorized to collect soil samples and 
artifactual/ecofactual material as warranted for analysis; 

 If an intact archeological deposit is encountered, all soils-disturbing activities in the 
vicinity of the deposit shall cease.  The archeological monitor shall be empowered to 
temporarily redirect demolition/excavation/pile driving/construction activities and 
equipment until the deposit is evaluated.  If, in the case of pile driving activity 
(foundation, shoring, etc.), the archeological monitor has cause to believe that the pile-
driving activity may affect an archeological resource, the pile-driving activity shall be 
terminated until an appropriate evaluation of the resource has been made in consultation 
with the ERO.  The archeological consultant shall immediately notify the ERO of the 
encountered archeological deposit.  The archeological consultant shall make a reasonable 
effort to assess the identity, integrity, and significance of the encountered archeological 
deposit, and present the findings of this assessment to the ERO. 

 
Whether or not significant archeological resources are encountered, the archeological consultant shall 
submit a written report of the findings of the monitoring program to the ERO.   
 

D. Archeological Data Recovery Program.  The archeological data recovery program shall be conducted in 
accord with an archeological data recovery plan (ADRP).  The archeological consultant, project sponsor, 
and ERO shall meet and consult on the scope of the ADRP prior to preparation of a draft ADRP.  The 
archeological consultant shall submit a draft ADRP to the ERO.  The ADRP shall identify how the 
proposed data recovery program will preserve the significant information the archeological resource 
is expected to contain.  That is, the ADRP will identify what scientific/historical research questions 
are applicable to the expected resource, what data classes the resource is expected to possess, and 
how the expected data classes would address the applicable research questions.  Data recovery, in 
general, should be limited to the portions of the historical property that could be adversely affected 
by the proposed project.  Destructive data recovery methods shall not be applied to portions of the 
archeological resources if nondestructive methods are practical. 
 
The scope of the ADRP shall include the following elements: 
 Field Methods and Procedures.  Descriptions of proposed field strategies, procedures, and 

operations. 

 Cataloguing and Laboratory Analysis.  Description of selected cataloguing system and artifact 
analysis procedures. 
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 Discard and Deaccession Policy.  Description of and rationale for field and post-field discard 
and deaccession policies.   

 Interpretive Program.  Consideration of an on-site/off-site public interpretive program during 
the course of the archeological data recovery program. 

 Security Measures.  Recommended security measures to protect the archeological resource 
from vandalism, looting, and non-intentionally damaging activities. 

 Final Report.  Description of proposed report format and distribution of results. 

 Curation.  Description of the procedures and recommendations for the curation of any 
recovered data having potential research value, identification of appropriate curation 
facilities, and a summary of the accession policies of the curation facilities. 

 
E. Human Remains and Associated or Unassociated Funerary Objects.  The treatment of human remains and of 

associated or unassociated funerary objects discovered during any soils disturbing activity shall comply 
with applicable State and Federal laws.  This shall include immediate notification of the Coroner of the 
City and County of San Francisco and in the event of the Coroner’s determination that the human 
remains are Native American remains, notification of the California State Native American Heritage 
Commission (NAHC) who shall appoint a Most Likely Descendant (MLD) (Pub. Res. Code Sec. 
5097.98).  The archeological consultant, project sponsor, ERO, and MLD shall make all reasonable 
efforts to develop an agreement for the treatment of, with appropriate dignity, human remains and 
associated or unassociated funerary objects (CEQA Guidelines. Sec. 15064.5(d)).  The agreement should 
take into consideration the appropriate excavation, removal, recordation, analysis, custodianship, 
curation, and final disposition of the human remains and associated or unassociated funerary objects. 
 

F. Final Archeological Resources Report. The archeological consultant shall submit a Draft Final 
Archeological Resources Report (FARR) to the ERO that evaluates the historical significance of any 
discovered archeological resource and describes the archeological and historical research methods 
employed in the archeological testing/monitoring/data recovery program(s) undertaken.  Information 
that may put at risk any archeological resource shall be provided in a separate removable insert 
within the final report.   

 
Once approved by the ERO, copies of the FARR shall be distributed as follows: California 
Archaeological Site Survey Northwest Information Center (NWIC) shall receive one (1) copy and the 
ERO shall receive a copy of the transmittal of the FARR to the NWIC. The Environmental Planning 
division of the Planning Department shall receive one bound, one unbound and one unlocked, 
searchable PDF copy on CD of the FARR along with copies of any formal site recordation forms (CA 
DPR 523 series) and/or documentation for nomination to the National Register of Historic 
Places/California Register of Historical Resources.  In instances of high public interest in or the high 
interpretive value of the resource, the ERO may require a different final report content, format, and 
distribution than that presented above.   

   
Project Mitigation Measure 2 – Procedures for Accidental Discovery of Archeological Resources 
This mitigation measure is required to avoid any potential adverse effect on accidentally discovered 
buried or submerged historical resources as defined in CEQA Guidelines Section 15064.5(a)(c). 
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The project sponsor shall distribute the San Francisco Planning Department archeological resource 
“ALERT” sheet to the project prime contractor; to any project subcontractor (including demolition, 
excavation, grading, foundation, pile driving, etc. firms); and to utilities firms involved in soils‐disturbing 
activities within the project site. Prior to any soils‐disturbing activities being undertaken, each contractor 
is responsible for ensuring that the “ALERT” sheet is circulated to all field personnel, including machine 
operators, field crew, pile drivers, and supervisory personnel. The project sponsor shall provide the ERO 
with a signed affidavit from the responsible parties (prime contractor, subcontractor(s), and utilities 
firms) to the ERO confirming that all field personnel have received copies of the “ALERT” sheet. 
 
Should any indication of an archeological resource be encountered during any soils-disturbing activity of 
the project, the project head foreman and/or project sponsor shall immediately notify the ERO and shall 
immediately suspend any soils‐disturbing activities in the vicinity of the discovery until the ERO has 
determined what additional measures should be undertaken. 
 
If the ERO determines that an archeological resource may be present within the project site, the project 
sponsor shall retain the services of an archeological consultant from the pool of qualified archeological 
consultants maintained by the San Francisco Planning Department archeologist. The archeological 
consultant shall advise the ERO as to whether the discovery is an archeological resource, retains sufficient 
integrity, and is of potential scientific/historical/cultural significance. If an archeological resource is 
present, the archeological consultant shall identify and evaluate the archeological resource. The 
archeological consultant shall make a recommendation as to what action, if any, is warranted. Based on 
this information, the ERO may require, if warranted, specific additional measures to be implemented by 
the project sponsor. 
 
Measures might include preservation in situ of the archeological resource, an archeological monitoring 
program, or an archeological testing program. If an archeological monitoring program or archeological 
testing program is required, it shall be consistent with the Environmental Planning (EP) division 
guidelines for such programs. The ERO may also require that the project sponsor immediately implement 
a site security program if the archeological resource is at risk from vandalism, looting, or other damaging 
actions. 
 
The project archeological consultant shall submit a Final Archeological Resources Report (FARR) to the 
ERO that evaluates the historical significance of any discovered archeological resource and describes the 
archeological and historical research methods employed in the archeological monitoring/data recovery 
program(s) undertaken. Information that may put at risk any archeological resource shall be provided in 
a separate removable insert within the final report. 
 
Copies of the Draft FARR shall be sent to the ERO for review and approval. Once approved by the ERO, 
copies of the FARR shall be distributed as follows: California Archaeological Site Survey Northwest 
Information Center (NWIC) shall receive one copy and the ERO shall receive a copy of the transmittal of 
the FARR to the NWIC. The Environmental Planning Division of the San Francisco Planning Department 
shall receive one bound copy, one unbound copy, and one unlocked, searchable PDF copy on a CD of the 
FARR along with copies of any formal site recordation forms (CA DPR 523 series) and/or documentation 
for nomination to the National Register of Historic Places/California Register of Historical Resources. In 
instances of high public interest or interpretive value, the ERO may require a different final report 
content, format, and distribution from that presented above. 



Community Plan Evaluation Checklist  1298 Howard Street 
  2014.0011E 
 

  53 

 
Project Mitigation Measure 3 – Protect Historical Resources from Adjacent Construction Activities. 
The project sponsor of a development project in the Draft Plan Area and on the Adjacent Parcels shall 
consult with Planning Department environmental planning/preservation staff to determine whether 
adjacent or nearby buildings constitute historical resources that could be adversely affected by 
construction‐generated vibration. For purposes of this measure, nearby historic buildings shall include 
those within 100 feet of a construction site if pile driving would be used in a subsequent development 
project; otherwise, it shall include historic buildings within 25 feet if heavy equipment would be used on 
the subsequent development project. (No measures need be applied if no heavy equipment would be 
employed.) If one or more historical resources is identified that could be adversely affected, the project 
sponsor shall incorporate into construction specifications for the proposed project a requirement that the 
construction contractor(s) use all feasible means to avoid damage to adjacent and nearby historic 
buildings. Such methods may include maintaining a safe distance between the construction site and the 
historic buildings (as identified by the Planning Department preservation staff), using construction 
techniques that reduce vibration, appropriate excavation shoring methods to prevent movement of 
adjacent structures, and providing adequate security to minimize risks of vandalism and fire. 
 
Project Mitigation Measure 4 – Construction Monitoring Program for Historical Resources. For those 
historical resources identified in Mitigation Measure M‐CP‐7a, and where heavy equipment would be 
used on a subsequent development project, the project sponsor of such a project shall undertake a 
monitoring program to minimize damage to adjacent historic buildings and to ensure that any such 
damage is documented and repaired. The monitoring program, which shall apply within 100 feet where 
pile driving would be used and within 25 feet otherwise, shall include the following components. Prior to 
the start of any ground-disturbing activity, the project sponsor shall engage a historic architect or 
qualified historic preservation professional to undertake a pre‐construction survey of historical 
resource(s) identified by the San Francisco Planning Department within 125 feet of planned construction 
to document and photograph the buildings’ existing conditions. Based on the construction and condition 
of the resource(s), the consultant shall also establish a maximum vibration level that shall not be exceeded 
at each building, based on existing condition, character-defining features, soils conditions, and 
anticipated construction practices (a common standard is 0.2 inch per second, peak particle velocity). To 
ensure that vibration levels do not exceed the established standard, the project sponsor shall monitor 
vibration levels at each structure and shall prohibit vibratory construction activities that generate 
vibration levels in excess of the standard. 
 
Should vibration levels be observed in excess of the standard, construction shall be halted and alternative 
construction techniques put in practice, to the extent feasible. (For example, pre‐drilled piles could be 
substituted for driven piles, if feasible based on soils conditions; smaller, lighter equipment might be able 
to be used in some cases.) The consultant shall conduct regular periodic inspections of each building 
during ground‐disturbing activity on the project site. Should damage to either building occur, the 
building(s) shall be remediated to its pre‐construction condition at the conclusion of ground‐disturbing 
activity on the site. 
 
Project Mitigation Measure 5 – General Construction Noise Control Measures. To ensure that project 
noise from construction activities is minimized to the maximum extent feasible, the sponsor of a 
subsequent development project shall undertake the following: 
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• The sponsor of a subsequent development project shall require the general contractor to ensure 
that equipment and trucks used for project construction use the best available noise control 
techniques (e.g., improved mufflers, equipment redesign, use of intake silencers, ducts, engine 
enclosures and acoustically attenuating shields or shrouds, wherever feasible). 

 
• The sponsor of a subsequent development project shall require the general contractor to locate 

stationary noise sources (such as compressors) as far from adjacent or nearby sensitive receptors 
as possible, to muffle such noise sources, and to construct barriers around such sources and/or 
the construction site, which could reduce construction noise by as much as 5 dBA. To further 
reduce noise, the contractor shall locate stationary equipment in pit areas or excavated areas, if 
feasible. 

 
• The sponsor of a subsequent development project shall require the general contractor to use 

impact tools (e.g., jack hammers, pavement breakers, and rock drills) that are hydraulically or 
electrically powered wherever possible to avoid noise associated with compressed air exhaust 
from pneumatically powered tools. Where use of pneumatic tools is unavoidable, an exhaust 
muffler on the compressed air exhaust shall be used, along with external noise jackets on the 
tools, which could reduce noise levels by as much as 10 dBA. 

 
• The sponsor of a subsequent development project shall include noise control requirements in 

specifications provided to construction contractors. Such requirements could include, but not be 
limited to: performing all work in a manner that minimizes noise to the extent feasible; 
undertaking the most noisy activities during times of least disturbance to surrounding residents 
and occupants, as feasible; and selecting haul routes that avoid residential buildings inasmuch as 
such routes are otherwise feasible. 

 
• Prior to the issuance of each building permit, along with the submission of construction 

documents, the sponsor of a subsequent development project shall submit to the San Francisco 
Planning Department and Department of Building Inspection (DBI) a list of measures to respond 
to and track complaints pertaining to construction noise. These measures shall include: (1) a 
procedure and phone numbers for notifying DBI, the Department of Public Health, and the Police 
Department (during regular construction hours and off‐hours); (2) a sign posted on‐site 
describing noise complaint procedures and a complaint hotline number that shall be answered at 
all times during construction; (3) designation of an on‐site construction complaint and 
enforcement manager for the project; and (4) notification of neighboring residents and non‐
residential building managers within 300 feet of the project construction area at least 30 days in 
advance of extreme noise‐generating activities (defined as activities generating noise levels of 90 
dBA or greater) about the estimated duration of the activity. 

 
Project Mitigation Measure 6 – Noise Control Measures During Pile Driving  

For individual projects within the Draft Plan Area and Adjacent Parcels that require pile driving, a set of 
site‐specific noise attenuation measures shall be completed under the supervision of a qualified acoustical 
consultant. These attenuation measures shall include as many of the following control strategies as 
feasible: 
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• The sponsor of a subsequent development project shall require the construction contractor to 
erect temporary plywood noise barriers along the boundaries of the project site to shield potential 
sensitive receptors and reduce noise levels by 5 to 10 dBA, although the precise reduction is a 
function of the height and distance of the barrier relative to receptors and noise source(s); 

• The sponsor of a subsequent development project shall require the construction contractor to 
implement “quiet” pile‐driving technology (such as pre‐drilling of piles, sonic pile drivers, and 
the use of more than one pile driver to shorten the total pile driving duration), where feasible, in 
consideration of geotechnical and structural requirements and conditions; 

• The sponsor of a subsequent development project shall require the construction contractor to 
monitor the effectiveness of noise attenuation measures by taking noise measurements; and 

• The sponsor of a subsequent development project shall require that the construction contractor 
limit pile‐driving activity to result in the least disturbance to neighboring uses. 

 
Project Mitigation Measure 7 – Construction Emissions Minimization Plan for Health Risks and 
Hazards.  
Construction Emissions Minimization Plan. Prior to issuance of a construction permit, the project sponsor 
shall submit a Construction Emissions Minimization Plan (Plan) to the Environmental Review Officer 
(ERO) for review and approval by an Environmental Planning Air Quality Specialist. The Plan shall 
detail project compliance with the following requirements: 

1. All off-road equipment greater than 25 horsepower (hp) and operating for more than 20 total 
hours over the entire duration of construction activities shall meet the following 
requirements: 

a) Where access to alternative sources of power are available, portable diesel engines shall be 
prohibited; 

b) All off-road equipment shall have: 
i. Engines that meet or exceed either United States Environmental Protection Agency or 

California Air Resources Board (ARB) Tier 2 off-road emission standards, and 
ii. Engines that are retrofitted with an ARB Level 3 Verified Diesel Emissions Control 

Strategy (VDECS).29 
c) Exceptions:  

i. Exceptions to A(1)(a) may be granted if the project sponsor has submitted information 
providing evidence to the satisfaction of the ERO that an alternative source of power is 
limited or infeasible at the project site and that the requirements of this exception 
provision apply. Under this circumstance, the sponsor shall submit documentation of 
compliance with A(1)(b) for onsite power generation.  

ii. Exceptions to A(1)(b)(ii) may be granted if the project sponsor has submitted 
information providing evidence to the satisfaction of the ERO that a particular piece of 
off-road equipment with an ARB Level 3 VDECS is: (1) technically not feasible, (2) 
would not produce desired emissions reductions due to expected operating modes, (3) 
installing the control device would create a safety hazard or impaired visibility for the 
operator, or (4) there is a compelling emergency need to use off-road equipment that 
are not retrofitted with an ARB Level 3 VDECS and the sponsor has submitted 

                                                           
29 Equipment with engines meeting Tier 4 Interim or Tier 4 Final emission standards automatically meet this requirement, 

therefore a VDECS would not be required. 
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documentation to the ERO that the requirements of this exception provision apply. If 
granted an exception to A(1)(b)(ii), the project sponsor must comply with the 
requirements of A(1)(c)(iii).  

iii. If an exception is granted pursuant to A(1)(c)(ii), the project sponsor shall provide the 
next cleanest piece of off-road equipment as provided by the step down schedules in 
Table A1 below. 

 
TABLE A1 

OFF-ROAD EQUIPMENT COMPLIANCE STEP DOWN SCHEDULE* 

Compliance 
Alternative 

Engine 
Emission 
Standard 

Emissions 
Control 

1 Tier 2 
ARB Level 2 

VDECS 

2 Tier 2 
ARB Level 1 

VDECS 

3 Tier 2 
Alternative 

Fuel* 

*How to use the table. If the requirements of 
(A)(1)(b) cannot be met, then the project sponsor 
would need to meet Compliance Alternative 1. 
Should the project sponsor not be able to supply 
off-road equipment meeting Compliance 
Alternative 1, then Compliance Alternative 2 
would need to be met. Should the project 
sponsor not be able to supply off-road 
equipment meeting Compliance Alternative 2, 
then Compliance Alternative 3 would need to 
be met. 
**Alternative fuels are not a VDECS 

 
2. The project sponsor shall require the idling time for off-road and on-road equipment be 

limited to no more than two minutes, except as provided in exceptions to the applicable state 
regulations regarding idling for off-road and on-road equipment. Legible and visible signs 
shall be posted in multiple languages (English, Spanish, Chinese) in designated queuing areas 
and at the construction site to remind operators of the two minute idling limit.  

3. The project sponsor shall require that construction operators properly maintain and tune 
equipment in accordance with manufacturer specifications.  

4. The Plan shall include estimates of the construction timeline by phase with a description of 
each piece of off-road equipment required for every construction phase. Off-road equipment 
descriptions and information may include, but is not limited to: equipment type, equipment 
manufacturer, equipment identification number, engine model year, engine certification (Tier 
rating), horsepower, engine serial number, and expected fuel usage and hours of operation. 
For VDECS installed: technology type, serial number, make, model, manufacturer, ARB 
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verification number level, and installation date and hour meter reading on installation date. 
For off-road equipment using alternative fuels, reporting shall indicate the type of alternative 
fuel being used. 

The Plan shall be kept on-site and available for review by any persons requesting it and a legible sign 
shall be posted at the perimeter of the construction site indicating to the public the basic requirements of 
the Plan and a way to request a copy of the Plan. The project sponsor shall provide copies of Plan to 
members of the public as requested. 
 
Project Mitigation Measure 8 – Pre-Construction Special-Status Bird Surveys. Conditions of approval 
for building permits issued for construction within the Draft Plan Area or on the Adjacent Parcels shall 
include a requirement for pre-construction special-status bird surveys when trees would be removed or 
buildings demolished as part of an individual project. Pre-construction special-status bird surveys shall 
be conducted by a qualified biologist between February 1 and August 15 if tree removal or building 
demolition is scheduled to take place during that period. If bird species protected under the Migratory 
Bird Treaty Act or the California Fish and Game Code are found to be nesting in or near any work area, 
an appropriate no-work buffer zone (e.g., 100 feet for songbirds) shall be designated by the biologist. 
Depending on the species involved, input from the California Department of Fish and Game (CDFG) 
and/or United States Fish and Wildlife Service (USFWS) may be warranted. As recommended by the 
biologist, no activities shall be conducted within the no-work buffer zone that could disrupt bird 
breeding. Outside of the breeding season (August 16 – January 31), or after young birds have fledged, as 
determined by the biologist, work activities may proceed. Special-status birds that establish nests during 
the construction period are considered habituated to such activity and no buffer shall be required, except 
as needed to avoid direct destruction of the nest, which would still be prohibited. 

Project Mitigation Measure 9 – Pre-Construction Special-Status Bat Surveys. Conditions of approval for 
building permits issued for construction within the Draft Plan Area or on the Adjacent Parcels shall 
include a requirement for pre-construction special-status bat surveys by a qualified bat biologist when 
large trees (those with trunks over 12 inches in diameter) are to be removed, or vacant buildings or 
buildings used seasonally or not occupied, especially in the upper stories, are to be demolished. If active 
day or night roosts are found, the bat biologist shall take actions to make such roosts unsuitable habitat 
prior to tree removal or building demolition. A no disturbance buffer shall be created around active bat 
roosts being used for maternity or hibernation purposes at a distance to be determined in consultation 
with the CDFG. Bat roosts initiated during construction are presumed to be unaffected, and no buffer 
would be necessary. 

  

IMPROVEMENT MEASURE 
Project Improvement Measure 1 - Vehicle Parking for Howard Street Driveway Option 
If the Howard Street Driveway Option is approved and constructed instead of the Natoma Street 
Driveway Option, it should be the responsibility of the Project Sponsor to ensure that vehicle queues do 
not block any portion of the sidewalk or roadway of Howard Street, including any portion of any travel 
lanes or bike lanes, except for curbside on-street parking as described below. The owner / operator should 
also ensure that no pedestrian conflict as defined below is created at the Project driveway.  
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A vehicle queue is defined as one or more stopped vehicles destined to the Project garage blocking any 
portion of the Howard Street sidewalk or roadway (except for curbside on-street parking) for a 
consecutive period of three minutes or longer on a daily or weekly basis, or for more than five percent of 
any 60-minute period. Queues could be caused by unconstrained parking demand exceeding parking 
space or valet capacity; vehicles waiting for safe gaps in high volumes of pedestrian traffic; car or truck 
congestion within the parking garage; or a combination of these or other factors. 

A pedestrian conflict is defined as a condition where drivers of inbound and / or outbound vehicles, 
frustrated by the lack of safe gaps in pedestrian traffic, unsafely merge their vehicle across the sidewalk 
while pedestrians are present and force pedestrians to stop or change direction to avoid contact with the 
vehicle, and / or contact between pedestrians and the vehicle would occur. 

There is one exception to the definition of a conflict. Sometimes, outbound vehicles departing from the 
Project driveway would be able to cross the sidewalk without conflicting with pedestrians, but then 
would have to stop and wait in order to safely merge into the Howard Street roadway (due to a lack of 
gaps in Howard Street traffic and / or a red signal at the Ninth Street / Howard Street intersection). While 
waiting to merge, the rear of the vehicle could protrude into the southern half of the sidewalk. This 
protrusion should not be considered a pedestrian conflict. This is because the obstruction would be along 
the southern edge of the sidewalk, while the pedestrian path of travel would be along the north side of 
the sidewalk; street trees and other streetscape elements would already impede pedestrian flow along the 
south side of the sidewalk. Any pedestrians that would be walking along the south side of the sidewalk 
would be able to divert to the north and maneuver behind the stopped car. This exception only applies to 
outbound vehicles, and only if pedestrians are observed to walk behind the stopped vehicle. This 
exception does not apply to any inbound vehicles, and does not apply to outbound vehicles if pedestrians 
are observed to walk in front of the stopped outbound vehicle. 

If vehicle queues or conflicts occur, the Project Sponsor should employ abatement methods as needed to 
abate the queue and / or conflict. Appropriate abatement methods would vary depending on the 
characteristics and causes of the queue and conflict. Suggested abatement methods include but are not 
limited to the following: redesign of facility to improve vehicle circulation and / or on-site queue capacity; 
employment of additional valet attendants; use of off-site parking facilities or shared parking with nearby 
uses; travel demand management strategies such as additional bicycle parking or employee shuttles; 
parking demand management strategies such as time-of-day parking surcharges; expanded hours of 
truck access limitations; and / or limiting hours of access to the Project driveway during periods of peak 
pedestrian traffic. Any new abatement measures should be reviewed and approved by the Planning 
Department. 

If the Planning Director, or his or her designee, suspects that vehicle queues or a conflict are present, the 
Department should notify the property owner in writing. The facility owner / operator should hire a 
qualified transportation consultant to evaluate the conditions at the site for no less than seven days. The 
consultant should submit a report to the Department documenting conditions. Upon review of the report, 
the Department should determine whether or not queues and / or a conflict exists, and should notify the 
garage owner / operator of the determination in writing. 

If the Department determines that queues or a conflict do exist, upon notification, the facility owner / 
operator should have 90 days from the date of the written determination to carry out abatement 
measures. If after 90 days the Department determines that vehicle queues and / or a conflict are still 
present or that the facility owner / operator has been unsuccessful at abating the identified vehicle queues 
or conflicts, the hours of inbound and / or outbound access of the Project driveway should be limited 
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during peak hours. The hours and directionality of the access limitations should be determined by the 
Planning Department, communicated to the facility owner / operator in writing. The facility owner / 
operator should be responsible for limiting the hours of Project driveway access as specified by the 
Department.  This measure would not apply if the Natoma Street Driveway Option is approved and 
constructed. 



Mitigation Monitoring and Reporting Program Project Title: 1298 Howard Street 
File No.: 2014.0011E 

Motion No:_________ 
   

  1 

 

EXHIBIT C: 

MITIGATION MONITORING AND REPORTING PROGRAM –  
MITIGATION AND IMPROVEMENT MEASURES FOR 1298 HOWARD STREET PROJECT 

Mitigation or Improvement Measure 
Responsibility for 
Implementation Mitigation Schedule 

Monitoring/ 
Reporting 

Responsibility 
Monitoring  

Schedule 

Cultural and Paleontological Resources  

Project Mitigation Measure 1: Archeological Testing Program (Mitigation Measure M-
CP-4a of the WSOMA PEIR)  

Project sponsors wishing to obtain building permits from the City are required to undergo 
environmental review pursuant to CEQA. The San Francisco Planning Department, as the 
Lead Agency, requires an evaluation of the potential archeological effects of a proposed 
individual project. Pursuant to this evaluation, the San Francisco Planning Department has 
established a review procedure that may include the following actions, carried out by the 
Department archeologist or by a qualified archeological consultant, as retained by the 
project sponsor. 

This archeological mitigation measure shall apply to any project involving any soils-
disturbing or soils‐improving activities including excavation, utilities installation, grading, 
soils remediation, compaction/chemical grouting to a depth of five (5) feet or greater below 
ground surface and located within properties within the Draft Plan Area or on the Adjacent 
Parcels for which no archeological assessment report has been prepared. 

Projects to which this mitigation measure applies shall be subject to Preliminary 
Archeology Review (PAR) by the San Francisco Planning Department archeologist. As the 
PAR determined that the project has the potential to adversely affect archeological 
resources, an Archeological Testing Program is required. The Program would more 
definitively identify the potential for California Register‐eligible archeological resources to 
be present within the project site and determine the appropriate action necessary to reduce 
the potential effect of the project on archeological resources to a less‐than-significant level. 
The Archeological Testing Program is detailed below. 

A. Consultation with Descendant Communities. On discovery of an archeological site1 
associated with descendant Native Americans, the Overseas Chinese, or other 

Project sponsor, Planning 
Department’s 
archeologist, or qualified 
consultant. 

Prior to issuance of 
building permit and 
during construction. 

Planning Department’s 
ERO or archeologist or 
qualified archeological 
consultant. 

Considered complete 
upon submittal of PAR 
or PASS to Planning 
Department’s ERO or 
archeologist. 

                                                      
1  The term “archeological site” is intended here to minimally include any archeological deposit, feature, burial, or evidence of burial. 
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Mitigation or Improvement Measure 
Responsibility for 
Implementation Mitigation Schedule 

Monitoring/ 
Reporting 

Responsibility 
Monitoring  

Schedule 

descendant group an appropriate representative2 of the descendant group and 
the Environmental Review Officer (ERO) shall be contacted.  The representative 
of the descendant group shall be given the opportunity to monitor archeological 
field investigations of the site and to consult with ERO regarding appropriate 
archeological treatment of the site, of recovered data from the site, and, if 
applicable, any interpretative treatment of the associated archeological site. A 
copy of the Final Archaeological Resources Report shall be provided to the 
representative of the descendant group. 

B. Archeological Testing Program. The archeological consultant shall prepare and 
submit to the ERO for review and approval an archeological testing plan (ATP).  
The archeological testing program shall be conducted in accordance with the 
approved ATP. The ATP shall identify the property types of the expected 
archeological resource(s) that potentially could be adversely affected by the 
proposed project, the testing method to be used, and the locations recommended 
for testing.  The purpose of the archeological testing program will be to determine 
to the extent possible the presence or absence of archeological resources and to 
identify and to evaluate whether any archeological resource encountered on the 
site constitutes an historical resource under CEQA. 

At the completion of the archeological testing program, the archeological 
consultant shall submit a written report of the findings to the ERO.  If based on 
the archeological testing program the archeological consultant finds that 
significant archeological resources may be present, the ERO in consultation with 
the archeological consultant shall determine if additional measures are 
warranted.  Additional measures that may be undertaken include additional 
archeological testing, archeological monitoring, and/or an archeological data 
recovery program. No archeological data recovery shall be undertaken without 
the prior approval of the ERO or the Planning Department archeologist.  If the 
ERO determines that a significant archeological resource is present and that the 
resource could be adversely affected by the proposed project, at the discretion of 
the project sponsor either: 

a) The proposed project shall be re-designed so as to avoid any adverse effect 
on the significant archeological resource; or 

                                                      
2  An “appropriate representative” of the descendant group is here defined to mean, in the case of Native Americans, any individual listed in the current Native American Contact List for the City and 

County of San Francisco maintained by the California Native American Heritage Commission and in the case of the Overseas Chinese, the Chinese Historical Society of America. An appropriate 
representative of other descendant groups should be determined in consultation with the Department archeologist. 
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Mitigation or Improvement Measure 
Responsibility for 
Implementation Mitigation Schedule 

Monitoring/ 
Reporting 

Responsibility 
Monitoring  

Schedule 

b) A data recovery program shall be implemented, unless the ERO determines 
that the archeological resource is of greater interpretive than research 
significance and that interpretive use of the resource is feasible. 

C. Archeological Monitoring Program.  If the ERO in consultation with the 
archeological consultant determines that an archeological monitoring program 
shall be implemented the archeological monitoring program (AMP) shall 
minimally include the following provisions: 

 The archeological consultant, project sponsor, and ERO shall meet and 
consult on the scope of the AMP reasonably prior to any project-related soils 
disturbing activities commencing. The ERO in consultation with the 
archeological consultant shall determine what project activities shall be 
archeologically monitored.  In most cases, any soils- disturbing activities, 
such as demolition, foundation removal, excavation, grading, utilities 
installation, foundation work, driving of piles (foundation, shoring, etc.), 
site remediation, etc., shall require archeological monitoring because of the 
risk these activities pose to potential archaeological resources and to their 
depositional context;  

 The archeological consultant shall advise all project contractors to be on the 
alert for evidence of the presence of the expected resource(s), of how to 
identify the evidence of the expected resource(s), and of the appropriate 
protocol in the event of apparent discovery of an archeological resource; 

 The archeological monitor(s) shall be present on the project site according to 
a schedule agreed upon by the archeological consultant and the ERO until 
the ERO has, in consultation with project archeological consultant, 
determined that project construction activities could have no effects on 
significant archeological deposits; 

 The archeological monitor shall record and be authorized to collect soil 
samples and artifactual/ecofactual material as warranted for analysis; 

 If an intact archeological deposit is encountered, all soils-disturbing 
activities in the vicinity of the deposit shall cease.  The archeological 
monitor shall be empowered to temporarily redirect 
demolition/excavation/pile driving/construction activities and equipment 
until the deposit is evaluated.  If, in the case of pile driving activity 
(foundation, shoring, etc.), the archeological monitor has cause to believe 
that the pile-driving activity may affect an archeological resource, the pile-
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driving activity shall be terminated until an appropriate evaluation of the 
resource has been made in consultation with the ERO.  The archeological 
consultant shall immediately notify the ERO of the encountered 
archeological deposit.  The archeological consultant shall make a reasonable 
effort to assess the identity, integrity, and significance of the encountered 
archeological deposit, and present the findings of this assessment to the 
ERO. 

Whether or not significant archeological resources are encountered, the 
archeological consultant shall submit a written report of the findings of the 
monitoring program to the ERO.   

D. Archeological Data Recovery Program.  The archeological data recovery program 
shall be conducted in accord with an archeological data recovery plan (ADRP).  
The archeological consultant, project sponsor, and ERO shall meet and consult on 
the scope of the ADRP prior to preparation of a draft ADRP.  The archeological 
consultant shall submit a draft ADRP to the ERO.  The ADRP shall identify how 
the proposed data recovery program will preserve the significant information the 
archeological resource is expected to contain.  That is, the ADRP will identify 
what scientific/historical research questions are applicable to the expected 
resource, what data classes the resource is expected to possess, and how the 
expected data classes would address the applicable research questions.  Data 
recovery, in general, should be limited to the portions of the historical property 
that could be adversely affected by the proposed project.  Destructive data 
recovery methods shall not be applied to portions of the archeological resources if 
nondestructive methods are practical. 

The scope of the ADRP shall include the following elements: 

 Field Methods and Procedures.  Descriptions of proposed field strategies, 
procedures, and operations. 

 Cataloguing and Laboratory Analysis.  Description of selected cataloguing 
system and artifact analysis procedures. 

 Discard and Deaccession Policy.  Description of and rationale for field and 
post-field discard and deaccession policies.   

 Interpretive Program.  Consideration of an on-site/off-site public interpretive 
program during the course of the archeological data recovery program. 

 Security Measures.  Recommended security measures to protect the 
archeological resource from vandalism, looting, and non-intentionally 
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damaging activities. 

 Final Report.  Description of proposed report format and distribution of 
results. 

 Curation.  Description of the procedures and recommendations for the 
curation of any recovered data having potential research value, 
identification of appropriate curation facilities, and a summary of the 
accession policies of the curation facilities. 

E. Human Remains and Associated or Unassociated Funerary Objects.  The treatment of 
human remains and of associated or unassociated funerary objects discovered 
during any soils disturbing activity shall comply with applicable State and 
Federal laws.  This shall include immediate notification of the Coroner of the City 
and County of San Francisco and in the event of the Coroner’s determination that 
the human remains are Native American remains, notification of the California 
State Native American Heritage Commission (NAHC) who shall appoint a Most 
Likely Descendant (MLD) (Pub. Res. Code Sec. 5097.98).  The archeological 
consultant, project sponsor, ERO, and MLD shall make all reasonable efforts to 
develop an agreement for the treatment of, with appropriate dignity, human 
remains and associated or unassociated funerary objects (CEQA Guidelines. Sec. 
15064.5(d)).  The agreement should take into consideration the appropriate 
excavation, removal, recordation, analysis, custodianship, curation, and final 
disposition of the human remains and associated or unassociated funerary 
objects. 

F. Final Archeological Resources Report. The archeological consultant shall submit a 
Draft Final Archeological Resources Report (FARR) to the ERO that evaluates the 
historical significance of any discovered archeological resource and describes the 
archeological and historical research methods employed in the archeological 
testing/monitoring/data recovery program(s) undertaken.  Information that may 
put at risk any archeological resource shall be provided in a separate removable 
insert within the final report.   

Once approved by the ERO, copies of the FARR shall be distributed as follows: 
California Archaeological Site Survey Northwest Information Center (NWIC) 
shall receive one (1) copy and the ERO shall receive a copy of the transmittal of 
the FARR to the NWIC. The Environmental Planning division of the Planning 
Department shall receive one bound, one unbound and one unlocked, searchable 
PDF copy on CD of the FARR along with copies of any formal site recordation 
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forms (CA DPR 523 series) and/or documentation for nomination to the National 
Register of Historic Places/California Register of Historical Resources.  In 
instances of high public interest in or the high interpretive value of the resource, 
the ERO may require a different final report content, format, and distribution 
than that presented above.   

Project Mitigation Measure 2 – Procedures for Accidental Discovery of Archeological 
Resources (Mitigation Measure M-CP-4b of the WSOMA PEIR) 
This mitigation measure is required to avoid any potential adverse effect on accidentally 
discovered buried or submerged historical resources as defined in CEQA Guidelines Section 
15064.5(a)(c). 
 
The project sponsor shall distribute the San Francisco Planning Department archeological 
resource “ALERT” sheet to the project prime contractor; to any project subcontractor 
(including demolition, excavation, grading, foundation, pile driving, etc. firms); and to 
utilities firms involved in soils‐disturbing activities within the project site. Prior to any 
soils‐disturbing activities being undertaken, each contractor is responsible for ensuring that 
the “ALERT” sheet is circulated to all field personnel, including machine operators, field 
crew, pile drivers, and supervisory personnel. The project sponsor shall provide the ERO 
with a signed affidavit from the responsible parties (prime contractor, subcontractor(s), and 
utilities firms) to the ERO confirming that all field personnel have received copies of the 
“ALERT” sheet. 
 
Should any indication of an archeological resource be encountered during any soils-
disturbing activity of the project, the project head foreman and/or project sponsor shall 
immediately notify the ERO and shall immediately suspend any soils‐disturbing activities 
in the vicinity of the discovery until the ERO has determined what additional measures 
should be undertaken. 
 
If the ERO determines that an archeological resource may be present within the project site, 
the project sponsor shall retain the services of an archeological consultant from the pool of 
qualified archeological consultants maintained by the San Francisco Planning Department 
archeologist. The archeological consultant shall advise the ERO as to whether the discovery 
is an archeological resource, retains sufficient integrity, and is of potential 
scientific/historical/cultural significance. If an archeological resource is present, the 
archeological consultant shall identify and evaluate the archeological resource. The 
archeological consultant shall make a recommendation as to what action, if any, is 
warranted. Based on this information, the ERO may require, if warranted, specific 
additional measures to be implemented by the project sponsor. 
 

Project sponsor, Planning 
Department’s 
archeologist, or qualified 
consultant.  

Prior to issuance of 
building permit and 
during construction. 

Planning Department’s 
ERO or archeologist or 
qualified archeological 
consultant. 

Considered complete 
upon submittal of PAR 
or PASS to Planning 
Department’s ERO or 
archeologist. 
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Measures might include preservation in situ of the archeological resource, an archeological 
monitoring program, or an archeological testing program. If an archeological monitoring 
program or archeological testing program is required, it shall be consistent with the 
Environmental Planning (EP) division guidelines for such programs. The ERO may also 
require that the project sponsor immediately implement a site security program if the 
archeological resource is at risk from vandalism, looting, or other damaging actions. 
 
The project archeological consultant shall submit a Final Archeological Resources Report 
(FARR) to the ERO that evaluates the historical significance of any discovered archeological 
resource and describes the archeological and historical research methods employed in the 
archeological monitoring/data recovery program(s) undertaken. Information that may put 
at risk any archeological resource shall be provided in a separate removable insert within 
the final report. 
 
Copies of the Draft FARR shall be sent to the ERO for review and approval. Once approved 
by the ERO, copies of the FARR shall be distributed as follows: California Archaeological 
Site Survey Northwest Information Center (NWIC) shall receive one copy and the ERO 
shall receive a copy of the transmittal of the FARR to the NWIC. The Environmental 
Planning Division of the San Francisco Planning Department shall receive one bound copy, 
one unbound copy, and one unlocked, searchable PDF copy on a CD of the FARR along 
with copies of any formal site recordation forms (CA DPR 523 series) and/or documentation 
for nomination to the National Register of Historic Places/California Register of Historical 
Resources. In instances of high public interest or interpretive value, the ERO may require a 
different final report content, format, and distribution from that presented above. 
Project Mitigation Measure 3 – Protect Historical Resources from Adjacent Construction 
Activities (Mitigation Measure M-CP-7a of the WSOMA PEIR) 
The project sponsor of a development project in the Draft Plan Area and on the Adjacent 
Parcels shall consult with Planning Department environmental planning/preservation staff 
to determine whether adjacent or nearby buildings constitute historical resources that could 
be adversely affected by construction‐generated vibration. For purposes of this measure, 
nearby historic buildings shall include those within 100 feet of a construction site if pile 
driving would be used in a subsequent development project; otherwise, it shall include 
historic buildings within 25 feet if heavy equipment would be used on the subsequent 
development project. (No measures need be applied if no heavy equipment would be 
employed.) If one or more historical resources is identified that could be adversely affected, 
the project sponsor shall incorporate into construction specifications for the proposed 
project a requirement that the construction contractor(s) use all feasible means to avoid 
damage to adjacent and nearby historic buildings. Such methods may include maintaining 
a safe distance between the construction site and the historic buildings (as identified by the 
Planning Department preservation staff), using construction techniques that reduce 

Project sponsor, Planning 
Department’s 
preservation staff 

Prior to issuance of 
building permit and 
during construction. 

Planning Department’s 
preservation staff 

Considered complete 
upon completion of 
construction. 
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vibration, appropriate excavation shoring methods to prevent movement of adjacent 
structures, and providing adequate security to minimize risks of vandalism and fire. 
Project Mitigation Measure 4 – Construction Monitoring Program for Historical 
Resources (Mitigation Measure M-CP-7b of the WSOMA PEIR) 
For those historical resources identified in Mitigation Measure M‐CP‐7a, and where heavy 
equipment would be used on a subsequent development project, the project sponsor of such 
a project shall undertake a monitoring program to minimize damage to adjacent historic 
buildings and to ensure that any such damage is documented and repaired. The monitoring 
program, which shall apply within 100 feet where pile driving would be used and within 
25 feet otherwise, shall include the following components. Prior to the start of any ground-
disturbing activity, the project sponsor shall engage a historic architect or qualified historic 
preservation professional to undertake a pre‐construction survey of historical resource(s) 
identified by the San Francisco Planning Department within 125 feet of planned 
construction to document and photograph the buildings’ existing conditions. Based on the 
construction and condition of the resource(s), the consultant shall also establish a maximum 
vibration level that shall not be exceeded at each building, based on existing condition, 
character-defining features, soils conditions, and anticipated construction practices (a 
common standard is 0.2 inch per second, peak particle velocity). To ensure that vibration 
levels do not exceed the established standard, the project sponsor shall monitor vibration 
levels at each structure and shall prohibit vibratory construction activities that generate 
vibration levels in excess of the standard. 
 
Should vibration levels be observed in excess of the standard, construction shall be halted 
and alternative construction techniques put in practice, to the extent feasible. (For example, 
pre‐drilled piles could be substituted for driven piles, if feasible based on soils conditions; 
smaller, lighter equipment might be able to be used in some cases.) The consultant shall 
conduct regular periodic inspections of each building during ground‐disturbing activity on 
the project site. Should damage to either building occur, the building(s) shall be remediated 
to its pre‐construction condition at the conclusion of ground‐disturbing activity on the site. 

Project sponsor, Planning 
Department’s 
preservation staff 

Prior to issuance of 
building permit and 
during construction. 

Planning Department’s 
preservation staff 

Considered complete 
upon completion of 
construction. 

Noise 

Project Mitigation Measure 5 – General Construction Noise Control Measures 
(Mitigation Measure M-NO-2a of the WSOMA PEIR) 

To ensure that project noise from construction activities is minimized to the maximum 
extent feasible, the sponsor of a subsequent development project shall undertake the 
following: 

• The sponsor of a subsequent development project shall require the general contractor to 
ensure that equipment and trucks used for project construction use the best available 
noise control techniques (e.g., improved mufflers, equipment redesign, use of intake 

Project sponsor and 
construction contractor. 

During construction 
period. 

Planning Department 
and DBI. 

Considered complete 
upon completion of 
construction. 
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silencers, ducts, engine enclosures, and acoustically attenuating shields or shrouds, 
wherever feasible). 

• The sponsor of a subsequent development project shall require the general contractor to 
locate stationary noise sources (such as compressors) as far from adjacent or nearby 
sensitive receptors as possible, to muffle such noise sources, and to construct barriers 
around such sources and/or the construction site, which could reduce construction noise 
by as much as 5 dBA. To further reduce noise, the contractor shall locate stationary 
equipment in pit areas or excavated areas, if feasible. 

• The sponsor of a subsequent development project shall require the general contractor to 
use impact tools (e.g., jack hammers, pavement breakers, and rock drills) that are 
hydraulically or electrically powered wherever possible to avoid noise associated with 
compressed air exhaust from pneumatically powered tools. Where use of pneumatic 
tools is unavoidable, an exhaust muffler on the compressed air exhaust shall be used, 
along with external noise jackets on the tools, which could reduce noise levels by as 
much as 10 dBA. 

• The sponsor of a subsequent development project shall include noise control 
requirements in specifications provided to construction contractors. Such requirements 
could include, but not be limited to: performing all work in a manner that minimizes 
noise to the extent feasible; undertaking the noisiest activities during times of least 
disturbance to surrounding residents and occupants, as feasible; and selecting haul 
routes that avoid residential buildings inasmuch as such routes are otherwise feasible. 

• Prior to the issuance of each building permit, along with the submission of construction 
documents, the sponsor of a subsequent development project shall submit to the San 
Francisco Planning Department and Department of Building Inspection (DBI) a list of 
measures to respond to and track complaints pertaining to construction noise. These 
measures shall include: (1) a procedure and phone numbers for notifying DBI, the 
Department of Public Health, and the Police Department (during regular construction 
hours and off‐hours); (2) a sign posted on‐site describing noise complaint procedures and 
a complaint hotline number that shall be answered at all times during construction; (3) 
designation of an on‐site construction complaint and enforcement manager for the 
project; and (4) notification of neighboring residents and non‐residential building 
managers within 300 feet of the project construction area at least 30 days in advance of 
extreme noise‐generating activities (defined as activities generating noise levels of 90 
dBA or greater) about the estimated duration of the activity. 

Project Mitigation Measure 6 – Noise Control Measures During Pile Driving (Mitigation 
Measure M-NO-2b of the WSOMA PEIR) 

For individual projects within the Draft Plan Area and Adjacent Parcels that require pile 
driving, a set of site‐specific noise attenuation measures shall be completed under the 

Project sponsor and 
construction contractor. 

Prior to issuance of 
building permit/ during 
construction. 

Planning Department 
and DBI. 

Considered complete 
upon completion of pile 
driving. 
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supervision of a qualified acoustical consultant. These attenuation measures shall include 
as many of the following control strategies as feasible: 
• The sponsor of a subsequent development project shall require the construction 

contractor to erect temporary plywood noise barriers along the boundaries of the project 
site to shield potential sensitive receptors and reduce noise levels by 5 to 10 dBA, 
although the precise reduction is a function of the height and distance of the barrier 
relative to receptors and noise source(s); 

• The sponsor of a subsequent development project shall require the construction 
contractor to implement “quiet” pile‐driving technology (such as pre‐drilling of piles, 
sonic pile drivers, and the use of more than one pile driver to shorten the total pile 
driving duration), where feasible, in consideration of geotechnical and structural 
requirements and conditions; 

• The sponsor of a subsequent development project shall require the construction 
contractor to monitor the effectiveness of noise attenuation measures by taking noise 
measurements; and 

• The sponsor of a subsequent development project shall require that the construction 
contractor limit pile‐driving activity to result in the least disturbance to neighboring 
uses. 

Additionally, if pile driving would occur within proximity to historical resources, project 
sponsors would be required to incorporate Mitigation Measures M-CP-7a, Protect Historical 
Resources from Adjacent Construction Activities, (Project Mitigation Measure 1, above) 
and Mitigation Measure M-CP-7b, Construction Monitoring Program for Historical 
Resources (Project Mitigation Measure 2, above). 

Air Quality  

Project Mitigation Measure 7 – Construction Emissions Minimization Plan for Health 
Risks and Hazards (Mitigation Measure M-AQ-7 of the WSOMA PEIR)  

Construction Emissions Minimization Plan. Prior to issuance of a construction permit, the 
project sponsor shall submit a Construction Emissions Minimization Plan (Plan) to the 
Environmental Review Officer (ERO) for review and approval by an Environmental 
Planning Air Quality Specialist. The Plan shall detail project compliance with the following 
requirements: 

1. All off-road equipment greater than 25 horsepower (hp) and operating for more than 
20 total hours over the entire duration of construction activities shall meet the 
following requirements: 

a) Where access to alternative sources of power are available, portable diesel 

Project sponsor and 
construction contractor. 

Prior to issuance of 
building permit for any 
demolition or 
construction activities. 

Planning Department. Considered complete 
upon submittal of 
Construction Emissions 
Minimization Plan 
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engines shall be prohibited; 

b) All off-road equipment shall have: 

i. Engines that meet or exceed either United States Environmental Protection 
Agency or California Air Resources Board (ARB) Tier 2 off-road emission 
standards, and 

ii. Engines that are retrofitted with an ARB Level 3 Verified Diesel Emissions 
Control Strategy (VDECS).3 

c) Exceptions:  

i. Exceptions to A(1)(a) may be granted if the project sponsor has submitted 
information providing evidence to the satisfaction of the ERO that an 
alternative source of power is limited or infeasible at the project site and that 
the requirements of this exception provision apply. Under this circumstance, 
the sponsor shall submit documentation of compliance with A(1)(b) for onsite 
power generation.  

ii. Exceptions to A(1)(b)(ii) may be granted if the project sponsor has submitted 
information providing evidence to the satisfaction of the ERO that a particular 
piece of off-road equipment with an ARB Level 3 VDECS is: (1) technically not 
feasible, (2) would not produce desired emissions reductions due to expected 
operating modes, (3) installing the control device would create a safety hazard 
or impaired visibility for the operator, or (4) there is a compelling emergency 
need to use off-road equipment that are not retrofitted with an ARB Level 3 
VDECS and the sponsor has submitted documentation to the ERO that the 
requirements of this exception provision apply. If granted an exception to 
A(1)(b)(ii), the project sponsor must comply with the requirements of 
A(1)(c)(iii).  

iii. If an exception is granted pursuant to A(1)(c)(ii), the project sponsor shall 
provide the next cleanest piece of off-road equipment as provided by the step 
down schedules in Table A1 below. 

Table A1 
Off-Road Equipment Compliance Step down schedule* 

                                                      
3 Equipment with engines meeting Tier 4 Interim or Tier 4 Final emission standards automatically meet this requirement, therefore a VDECS would not be required. 
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Compliance 
Alternative 

Engine Emission 
Standard Emissions Control 

1 Tier 2 
ARB Level 2 
VDECS 

2 Tier 2 
ARB Level 1 
VDECS 

3 Tier 2 Alternative Fuel* 

*How to use the table. If the requirements of (A)(1)(b) cannot 
be met, then the project sponsor would need to meet 
Compliance Alternative 1. Should the project sponsor not be 
able to supply off-road equipment meeting Compliance 
Alternative 1, then Compliance Alternative 2 would need to 
be met. Should the project sponsor not be able to supply off-
road equipment meeting Compliance Alternative 2, then 
Compliance Alternative 3 would need to be met. 

**Alternative fuels are not a VDECS 

 

d) The project sponsor shall require the idling time for off-road and on-road 
equipment be limited to no more than two minutes, except as provided in 
exceptions to the applicable state regulations regarding idling for off-road and 
on-road equipment. Legible and visible signs shall be posted in multiple 
languages (English, Spanish, Chinese) in designated queuing areas and at the 
construction site to remind operators of the two minute idling limit.  

e) The project sponsor shall require that construction operators properly maintain 
and tune equipment in accordance with manufacturer specifications.  

f) The Plan shall include estimates of the construction timeline by phase with a 
description of each piece of off-road equipment required for every construction 
phase. Off-road equipment descriptions and information may include, but is not 
limited to: equipment type, equipment manufacturer, equipment identification 
number, engine model year, engine certification (Tier rating), horsepower, engine 
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serial number, and expected fuel usage and hours of operation. For VDECS 
installed: technology type, serial number, make, model, manufacturer, ARB 
verification number level, and installation date and hour meter reading on 
installation date. For off-road equipment using alternative fuels, reporting shall 
indicate the type of alternative fuel being used. 

The Plan shall be kept on-site and available for review by any persons requesting it and a 
legible sign shall be posted at the perimeter of the construction site indicating to the public 
the basic requirements of the Plan and a way to request a copy of the Plan. The project 
sponsor shall provide copies of Plan to members of the public as requested. 

Biological Resources  

Project Mitigation Measure 8 –Pre-Construction Special-Status Bird Surveys (M-BI-1a of 
the WSOMA PEIR) 

Conditions of approval for building permits issued for construction within the Draft Plan 
Area or on the Adjacent Parcels shall include a requirement for pre-construction special-
status bird surveys when trees would be removed or buildings demolished as part of an 
individual project. Pre-construction special-status bird surveys shall be conducted by a 
qualified biologist between February 1 and August 15 if tree removal or building 
demolition is scheduled to take place during that period. If bird species protected under the 
Migratory Bird Treaty Act or the California Fish and Game Code are found to be nesting in 
or near any work area, an appropriate no-work buffer zone (e.g., 100 feet for songbirds) 
shall be designated by the biologist. Depending on the species involved, input from the 
California Department of Fish and Game (CDFG) and/or United States Fish and Wildlife 
Service (USFWS) may be warranted. As recommended by the biologist, no activities shall 
be conducted within the no-work buffer zone that could disrupt bird breeding. Outside of 
the breeding season (August 16 – January 31), or after young birds have fledged, as 
determined by the biologist, work activities may proceed. Special-status birds that establish 
nests during the construction period are considered habituated to such activity and no 
buffer shall be required, except as needed to avoid direct destruction of the nest, which 
would still be prohibited. 

Project sponsor and 
quailed biologist 

Prior to issuance of 
demolition or building 
permits when trees or 
shrubs would be 
removed between 
February 1 and August 
15. 

Planning Department. Prior to issuance of 
demolition or building 
permits. 

Project Mitigation Measure 9 – Pre-Construction Special-Status Bat Surveys. Conditions 
of approval for building permits issued for construction within the Draft Plan Area or on 
the Adjacent Parcels shall include a requirement for pre-construction special-status bat 
surveys by a qualified bat biologist when large trees (those with trunks over 12 inches in 
diameter) are to be removed, or vacant buildings or buildings used seasonally or not 
occupied, especially in the upper stories, are to be demolished. If active day or night roosts 
are found, the bat biologist shall take actions to make such roosts unsuitable habitat prior to 
tree removal or building demolition. A no disturbance buffer shall be created around active 

Project sponsor and 
quailed biologist 

Prior to issuance of 
demolition or building 
permits when large trees 
(those with trunks over 
12 inches in diameter) are 
to be removed, or vacant 
buildings or buildings 
used seasonally or not 

Planning Department. Prior to issuance of 
demolition or building 
permits. 
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bat roosts being used for maternity or hibernation purposes at a distance to be determined 
in consultation with the CDFG. Bat roosts initiated during construction are presumed to be 
unaffected, and no buffer would be necessary. 

occupied, especially in 
the upper stories, are to 
be demolished. 

Project Improvement Measure 

Project Improvement Measure 1 - Vehicle Parking for Howard Street Driveway Option 
If the Howard Street Driveway Option is approved and constructed instead of the Natoma 
Street Driveway Option, it should be the responsibility of the Project Sponsor to ensure that 
vehicle queues do not block any portion of the sidewalk or roadway of Howard Street, 
including any portion of any travel lanes or bike lanes, except for curbside on-street parking 
as described below. The owner / operator should also ensure that no pedestrian conflict as 
defined below is created at the Project driveway.  

A vehicle queue is defined as one or more stopped vehicles destined to the Project garage 
blocking any portion of the Howard Street sidewalk or roadway (except for curbside on-
street parking) for a consecutive period of three minutes or longer on a daily or weekly 
basis, or for more than five percent of any 60-minute period. Queues could be caused by 
unconstrained parking demand exceeding parking space or valet capacity; vehicles waiting 
for safe gaps in high volumes of pedestrian traffic; car or truck congestion within the 
parking garage; or a combination of these or other factors. 

A pedestrian conflict is defined as a condition where drivers of inbound and / or outbound 
vehicles, frustrated by the lack of safe gaps in pedestrian traffic, unsafely merge their 
vehicle across the sidewalk while pedestrians are present and force pedestrians to stop or 
change direction to avoid contact with the vehicle, and / or contact between pedestrians 
and the vehicle would occur. 

There is one exception to the definition of a conflict. Sometimes, outbound vehicles 
departing from the Project driveway would be able to cross the sidewalk without 
conflicting with pedestrians, but then would have to stop and wait in order to safely merge 
into the Howard Street roadway (due to a lack of gaps in Howard Street traffic and / or a 
red signal at the Ninth Street / Howard Street intersection). While waiting to merge, the 
rear of the vehicle could protrude into the southern half of the sidewalk. This protrusion 
should not be considered a pedestrian conflict. This is because the obstruction would be 
along the southern edge of the sidewalk, while the pedestrian path of travel would be along 
the north side of the sidewalk; street trees and other streetscape elements would already 
impede pedestrian flow along the south side of the sidewalk. Any pedestrians that would 
be walking along the south side of the sidewalk would be able to divert to the north and 
maneuver behind the stopped car. This exception only applies to outbound vehicles, and 
only if pedestrians are observed to walk behind the stopped vehicle. This exception does 
not apply to any inbound vehicles, and does not apply to outbound vehicles if pedestrians 

Project sponsor Implement only if 
Howard Street Driveway 
Option is approved and 
constructed. 

Project sponsor For the Life of the 
Project only if Howard 
Street Driveway Option 
is approved and 
constructed. 
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Mitigation or Improvement Measure 
Responsibility for 
Implementation Mitigation Schedule 

Monitoring/ 
Reporting 

Responsibility 
Monitoring  

Schedule 

are observed to walk in front of the stopped outbound vehicle. 

If vehicle queues or conflicts occur, the Project Sponsor should employ abatement methods 
as needed to abate the queue and / or conflict. Appropriate abatement methods would vary 
depending on the characteristics and causes of the queue and conflict. Suggested abatement 
methods include but are not limited to the following: redesign of facility to improve vehicle 
circulation and / or on-site queue capacity; employment of additional valet attendants; use 
of off-site parking facilities or shared parking with nearby uses; travel demand 
management strategies such as additional bicycle parking or employee shuttles; parking 
demand management strategies such as time-of-day parking surcharges; expanded hours of 
truck access limitations; and / or limiting hours of access to the Project driveway during 
periods of peak pedestrian traffic. Any new abatement measures should be reviewed and 
approved by the Planning Department. 

If the Planning Director, or his or her designee, suspects that vehicle queues or a conflict are 
present, the Department should notify the property owner in writing. The facility owner / 
operator should hire a qualified transportation consultant to evaluate the conditions at the 
site for no less than seven days. The consultant should submit a report to the Department 
documenting conditions. Upon review of the report, the Department should determine 
whether or not queues and / or a conflict exists, and should notify the garage owner / 
operator of the determination in writing. 

If the Department determines that queues or a conflict do exist, upon notification, the 
facility owner / operator should have 90 days from the date of the written determination to 
carry out abatement measures. If after 90 days the Department determines that vehicle 
queues and / or a conflict are still present or that the facility owner / operator has been 
unsuccessful at abating the identified vehicle queues or conflicts, the hours of inbound and 
/ or outbound access of the Project driveway should be limited during peak hours. The 
hours and directionality of the access limitations should be determined by the Planning 
Department, communicated to the facility owner / operator in writing. The facility owner / 
operator should be responsible for limiting the hours of Project driveway access as specified 
by the Department.  This measure would not apply if the Natoma Street Driveway Option 
is approved and constructed. 
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RECOMMENDED	NOISE	ATTENUATION	CONDITIONS	FOR		

CHAPTER	116	RESIDENTIAL	PROJECTS:	
	

 Community	Outreach:		Project	sponsor	shall	include	in	its	community	outreach	
process	any	businesses	located	within	300	feet	of	the	proposed	project	that	operate	
between	the	hours	of	9PM‐5AM.	Notice	shall	be	made	in	person,	written	or	
electronic	form.		

	
 Sound	Study:	Project	sponsor	shall	conduct	an	acoustical	sound	study,	which	shall	

include	sound	readings	taken	when	performances	are	taking	place	at	the	proximate	
Places	of	Entertainment,	as	well	as	when	patrons	arrive	and	leave	these	locations	at	
closing	time.		Readings	should	be	taken	at	locations	that	most	accurately	capture	
sound	from	the	Place	of	Entertainment	to	best	of	their	ability.		Any	
recommendation(s)	in	the	sound	study	regarding	window	glaze	ratings	and	
soundproofing	materials	including	but	not	limited	to	walls,	doors,	roofing,	etc.		shall	
be	given	highest	consideration	by	the	project	sponsor	when	designing	and	building	
the	project.		

	
 Design	Considerations:	

(1)	During	design	phase,	project	sponsor	shall	consider	the	entrance	and	egress	
location	and	paths	of	travel	at	the	Place(s)	of	Entertainment	in	designing	the	
location	of	(a)	any	entrance/egress	for	the	residential	building	and	(b)	any	parking	
garage	in	the	building.	
	
(2)	In	designing	doors,	windows,	and	other	openings	for	the	residential	building,	
project	sponsor	should	consider	the	POE’s	operations	and	noise	during	all	hours	of	
the	day	and	night.		

	
 Construction	Impacts:	Project	sponsor	shall	communicate	with	adjacent	or	nearby	

Place(s)	of	Entertainment	as	to	the	construction	schedule,	daytime	and	nighttime,	
and	consider	how	this	schedule	and	any	storage	of	construction	materials	may	
impact	the	POE	operations.	

	
 Communication:	Project	Sponsor	shall	make	a	cell	phone	number	available	to	

Place(s)	of	Entertainment	management	during	all	phases	of	development	through	
construction.	In	addition,	a	line	of	communication	should	be	created	to	ongoing	
building	management	throughout	the	occupation	phase	and	beyond.	

 



From: Gini Santos
To: Vu, Doug (CPC); Jones, Heather (CPC)
Subject: 1298 Howard St. Project
Date: Friday, October 23, 2015 11:31:22 AM

Re: 1298 Howard St. (Chevron Gas Station

Hello,

As a resident of Natoma, and of the few remaining homes that are below 3 floors in height. I urge that you not use
Natoma as the garage entry point for the 1298 Howard Project.  Natoma St. is already very small and many cars
access this. It would be great to maintain the volume we already get now. Natoma St. will become congested. It
already happens now at peak times because of it being used as an access way.

Thank you,

Sincerely,

Virginia Santos
774 Natoma st.
San Francisco, CA 94103

mailto:doug.vu@sfgov.org
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=7e0d1f9cbe9246519f8ed40f2c5a81c1-Heather Jon


From: Brandon McGanty
To: Vu, Doug (CPC); Jones, Heather (CPC)
Subject: 1298 Howard st/ Chevron
Date: Tuesday, October 20, 2015 6:40:30 PM

Hi, 
For Years…..   I’ve been waiting for the day that the Chevron station goes away from the 
corner of Howard and 9th.   
I’ve been to every meeting, even gathered people from my building to go with me.   Our 
building goes from Howard through 
to the Natoma st, my units are on this side.  One of the things I liked most about the proposed 
new building at 1298 Howard, 
is that the Garage will be on Howard st, not Natoma.  This will reduce the overall traffic flow 
and speeds down Natoma.  I’ve seen cars going over 
50mph down this little street, last thing we need is to add more cars to the mix.  Our garage is 
on Howard st, It’s much easier than going
around the block and down a small SF alley way.   I’ve heard that the city wants 1298’s garage 
to be on Natoma.  Please don’t make 
this mistake, Howard can handle it, Natoma cannot.  Please do not delay this project, this area 
needs help from a new building ASAP.

Brandon McGanty
415-297-9700
Owner at 1234 Howard

mailto:doug.vu@sfgov.org
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=7e0d1f9cbe9246519f8ed40f2c5a81c1-Heather Jon


From: Andreas Bunjamin
To: Vu, Doug (CPC); Jones, Heather (CPC)
Subject: Re: 1298 Howard St
Date: Tuesday, October 20, 2015 9:24:35 PM

Dear City Planners,

I'm writing to you regarding the proposed project at 1298 Howard Street. I'm the owner of
770 Natoma Street, which is located right across the existing Chevron side/Natoma exit
driveway. After having attended several Community meetings regarding this project, I have
recently been informed that the Planning Department is recommending/requiring that the
parking garage entrance & exit for this project shall be located on Natoma Street, instead of
the originally proposed Howard Street facing entrance/exit. 

I strongly disagree with this recommendation, as do many community members and fellow
members that have attended previous community meetings. As you are probably aware,
Natoma Street is a very narrow, one-way alleyway. So narrow in fact that currently parking is
only allowed on one side of the street. The other side is a "No Stopping" side, which on it's
own is already makes it difficult for all residents to load & unload either themselves, or any
heavy items that they might need to carry into or out of their home. The problem is obviously
exacerbated for the elderly & disabled neighbors. Even in the current situation, I can attest
that many vehicles exiting the Chevron station on Natoma Street can barely make the right
turn onto Natoma Street. Many drivers end up driving onto the sidewalk right in front of my
building! Someone actually installed iron barricades & a concrete planter in front of my
neighbor's building (768 Natoma Street) in order to protect the sidewalk and the pedestrians
using it from vehicles. It certainly happened more than once that vehicles, especially late at
night, almost hit the front of my building. 

Directing additional in & out traffic for all these future residents/customers of this proposed
project onto Natoma Street is an absolutely bad idea. Even having a single temporarily
obstructions, like a USPS Mail truck, UPS truck, FedEx truck, Amazon truck, construction
truck, Recology truck, or other delivery vehicle causes an absolute gridlock. I can only
imagine how bad the traffic will be if the project's garage entrance/exit will be located on
Natoma Street. It is not uncommon for vehicles to go travel against the one-way flow when
there is a vehicle blocking the road. In addition to the many residential building on our
alleyway, we do have a fair share of office/commercial businesses here as well and their
associated traffic with it. To make matters worse, there is a large Senior Care/Housing
building at the corner of 8th Street & Natoma, which has significant traffic on its own
(Kitchen/Food delivery trucks, Cleaners, additional Recology pick ups (kitchen is facing
Natoma St),  occasional Ambulance/Emergency responders, etc) and has a very large amount
of foot traffic crossing Natoma Street, which makes exiting Natoma Street onto 8th Street or
going across 8th Street very difficult.

mailto:doug.vu@sfgov.org
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=7e0d1f9cbe9246519f8ed40f2c5a81c1-Heather Jon


In addition, Natoma Street, like many alleyway in SoMa, get more than their fair share of
Police activity. In many cases these, these police vehicles will simply block the road since
there is no place to park/pull-over, again causing a complete stand still. 

Having the proposed project's garage entrance/exit facing Howard Street makes so much
more sense, since Howard Street is already a large thoroughfare and can easily
accommodate this additional traffic (which will likely already transverses here anyway) and is
less likely to be grid-locked due to a parked vehicle, and that . It will keep most of the traffic
out of the narrow alleyways. One alternative option that I could think of would be to have
the garage entrance on 9th Street (catching any coming from freeways), and having the
garage exit on Howard Street (easy access towards freeways as well as any other parts of the
city). This would partially alleviate any concerns that you might have about garage traffic
interfering with the bicycle traffic on Howard Street.

I strongly urge you to reconsider this matter, which would adversely affect residents of
Natoma Street. If you have any other questions or want further input regarding this matter,
feel free to contact me. I look forward to hearing from you.

Sincerely yours,

Andreas Bunjamin
Natoma, LLC
P.O. Box 225313
San Francisco, CA 94122
Cell: (415)568-5197



From: Steven Cismowski
To: Vu, Doug (CPC); Jones, Heather (CPC); Alvin Chan
Subject: 1298 Howard Street Development
Date: Monday, October 26, 2015 8:05:03 AM

To Whom It May Concern (and I believe this concerns us all),

I am writing to express major concerns and opposition for SF Planning desire to change the
proposed project's traffic plan from Howard St to Natoma St.  The move to Natoma St, I am
convinced will have disastrous impacts to the alley and surrounding blocks.  Here is why I
believe this:
1) Natoma St is a relatively quiet street surrounded by major thoroughfares - Moving the
garage access here will irrevocably change that by requiring all residents of this new dense
building to use Natoma.  
2) The sensitive design presented by the Developers would help secure Natoma St as a quiet,
residential street by adding essential green space fronting Natoma, NOT cars and urban blight.
3) Natoma St (and every other street/alley in the area) suffers from the same issues of
"attractive nuisance" when inset areas are allowed to develop adjacent these relatively quieter
street edges -- in other words, chronic coves on quieter streets inevitably become havens for
miscreant activities such as toilets, drug dens, encampments and brothels.  Placing these
essential alcoves on busier streets deters this negative behavior.
4) The Community is clearly NOT being heard by our planners as every community meeting
the developer has held to date, the community has clearly given the direction to the developer
that this vehicle access MUST not be on Natoma.
5) The additional traffic on Natoma would not just impact Natoma St but also, 8th, 9th and
Howard.  Requiring entry on Natoma will force residents accessing their garage to circle the
block before and after entry and exit wasting fuel and increasing the number of times the
public faces a potential car/pedestrian/bike impact.  Traffic on Natoma already backs up
during peak commute times waiting for a chance to exit onto 8th St.  This would add several
more cars, honking, idling vehicles, etc.  While it is probable that residents from 1298 Natoma
may experience some delay before they can safely exit onto Howard St during peak times, at
least they would be stacked within their property, not on the public right of way.  Once they
are able to exit, the path is direct to any destination without adding to the traffic issues we
already experience on Natoma, 8th and Howard.  8th/Natoma and 8th/Howard intersections
already experience extensive stacking putting pedestrians and bikes at risk of collision. 
Adding this development's traffic will not help.  The traffic at 9th and Howard is impacted but
only due to cars waiting for pedestrians to cross 9th.  Adding a dedicated right turn signal
could easily alleviate that and keep pedestrians safe.
6) The change in design will delay this project further and keep this incredibly sensitive
development from reality another year+ and keep Natoma St neighborhood blighted another
year.  Please do not do that to us.  The residents who have lived here for many years NEED
this current awful business to go away in order to further the advances toward a more livable
SoMa.

I hope you will seriously consider the negative impacts of your decisions and APPROVE the
proposed development as-is with the vehicle access on Howard St.

Sincerely, 
Steven Cismowski
741 Natoma St #1

mailto:doug.vu@sfgov.org
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=7e0d1f9cbe9246519f8ed40f2c5a81c1-Heather Jon
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From: jessica spurling
To: Vu, Doug (CPC); Jones, Heather (CPC)
Subject: Regarding the proposed development at 1298 Howard Street
Date: Tuesday, October 20, 2015 7:19:38 PM

I live at 36 Rausch St. I deeply value the small neighborhood feel of the little alleys in this part
of SOMA. 
I think it would be terrible for the 1298 Howard development to put its garage on Natoma. I
would like to see Natoma have a peaceful neighborhood feel, and would prefer to see the
garage for this new development be on Howard St.

I'm still very unhappy about the decision that was made to put the garage for the new
development on Rausch/Folsom onto Rausch instead of Folsom. Rausch has a significant
traffic problem already and I believe the city should have helped us to protect this
neighborhood and regain sanity on our block. Rausch needs more than just that development's
driveway on Folsom, but just because Rausch needs additional work to address the traffic
issues it has now doesn't mean we should just thrown *more* traffic at it. 

I hope the same will not happen to that block of Natoma between 9th and 8th. Please put the
garage entrance to the new development on Howard!
-jessica

mailto:doug.vu@sfgov.org
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=7e0d1f9cbe9246519f8ed40f2c5a81c1-Heather Jon


From: Steve Rockwell
To: Vu, Doug (CPC)
Cc: Jones, Heather (CPC); alvin@worldco.com
Subject: 1298 Howard traffic study approval
Date: Monday, October 26, 2015 8:37:01 AM

As a nearly 20-year resident of Natoma Street, I cannot tell you how excited I am about the
prospects of the 1298 Howard project and the residents who will soon join our neighborhood. 
Our street has been blighted by the current gas station and associated business since they were
first constructed.  The lack of frontage along Natoma, the lack of activation, and poor
maintenance practices, have encouraged rather than abated social problems on our street and
in our neighborhood and made us one of the dirtiest and least easily travelled roads in the city.

The new housing project has listened very carefully to the concerns of Natoma residents and
has attempted to meet these issues head on with a sensitive and brilliant design.  Key to our
belief that this project will add value to the neighborhood is the fact that it is proposing
residential access and plantings along Natoma.  To date, every single instance where a garage
entrance was installed along Natoma has resulted in expanded the overnight (and daytime)
occupation of our sidewalks by campers.  We have worked very hard as a neighborhood to
minimize these impacts and to reconfigure driveways so that they do not provide dead zones
or hiding places.  Planning's attempts to undo the current 1298 design and force such a dead
zone on our street with have significant negative impacts.

Further, the negative impact of a Natoma driveway will not provide any positive gain for the
neighborhood.  Nearly every day Natoma Street already has standing lines of traffic on it,
already we have the down sides of too many cars and visitors, and not enough means to meet
each other and form a community of neighbors.

I strongly urge you to adopt the 1298 Howard plan as it stands to day and to forward this
beneficial project that our neighborhood has longed for.  Automobile access should remain on
Howard where it already is, rather than moved to our struggling street.

Steve Rockwell, owner
741 Natoma Street #1 

mailto:doug.vu@sfgov.org
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January 18, 2016 

 
 
President Rodney Fong 
San Francisco Planning Commission 
1650 Mission Street, Suite 400 
San Francisco, CA 94103 
 
 Re:   1298 Howard Street 
  Planning Case No. 2014.0011 
  Hearing Date: January 26, 2016 
  Our File No.: 5418.05 
 
Dear President Fong and Commissioners, 
 
 This office represents Tony and Alvin Chan, the Project Sponsors of a new residential 
project at 1298 Howard Street (the “Property”).  The Property is on the east side of 9th 
Street, spanning between Natoma Street and Howard Street and is currently occupied by a 
gas station and two fast food restaurants.  The Project Sponsor is proposing the construction 
of two new buildings at the Property:  (1) a five-story residential building with ground floor 
commercial uses and a below grade parking garage at the intersection and (2) a four-story 
residential building at the boundary of the Property, with both buildings being separated by a 
new public, mid-block alley connecting Howard and Natoma Streets, featuring:  
 

 124 new rental dwelling units, including 17 below-market rate units; 
 

 12,600 square feet of office/retail flex space on the ground floor of the larger 
building; 
 

 A 1,250 square foot cafe directly opening onto the mid-block alley; 
 

 Removal of a large, auto-intensive gas station, and the elimination of four curb cuts 
equal to 145 linear feet in total. 

 
Project Benefits 
 
 The Project will transform a large, auto-oriented gas station site to a high-density 
mixed use project that will reduce traffic and create a new mid-block alley not accessible to 
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automobiles.  We respectfully request the Planning Commission approve the Project for the 
following reasons: 
 

 The Project will significantly improve the pedestrian experience. The Project 
eliminates a major auto-intensive use and replaces it with a new mixed-use 
development.  A mid-block alley creates a new, safe connection between Howard 
Street and Natoma Street.  Numerous new "eyes on the street" along the alley and 
Natoma Street will naturally maintain security in the area.  A cafe will increase public 
use of the alley, and ground floor commercial space along Howard, 9th and Natoma 
Streets will provide an interesting pedestrian experience along those facades.  
Pedestrian safety will be greatly improved by the elimination of 145 linear feet of 
curb cuts. 
 

 The design is compatible with the historic warehouse district.  The proposed 
project has embraced the architecture of the Western SoMa Light Industrial and 
Residential Historic District and reinterpreting it in a modern expression.  With so 
many styles in our immediate neighborhood, from deco, to classical and Spanish 
revival, a modern building with less adornment and more conscious of its scale and 
massing is appropriate.  In the larger overall simple, unadorned square mass recalls 
has a pattern of simple windows in an implied grid.  There are no bays that would 
suggest a residential building.  The proposed exterior cement plaster material, is the 
same that would typically adorn a concrete warehouse.  Like many of the warehouses, 
it adopts a classical tripartite approach with a base, middle and implied cornice.  The 
base is largely glass that has been raised above the ground, alluding to a plinth and 
concrete foundations. At the street corners as an expression of entry, which reads as 
two stories, is similar to neighboring warehouses 132 9th Street and 1490 Howard 
Street.  The window patterns are assembled into horizontal expression, to emphasize 
the mass and recall ribbon windows.   
 

 The Project will provide 17 below-market-rate rental units.  The Project is subject 
to a 13.5% on-site BMR rate, which the Project Sponsor will provide as rental units. 

 
Project Outreach 
 

The Project Sponsor has conducted significant community outreach, summarized as 
follows: 

 
 Four community meetings with invites mailed to notification area; 
 Individual meetings with: 

o United Playaz,  
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o Asia SF,  
o Tank18,  
o 1252 Howard Street owners,  
o 155 9th Street owners,  
o and numerous residents on Natoma Street. 

 
We have heard near unanimous support for the Project and are unaware of any 

opposition. 
 

 In sum, the Project will transform this Property from a auto-intensive gas station use 
with a high-density residential project with on-site BMR units.  A new mid-block alley will 
create a significant new pedestrian and bicycle through connection.  It has been thoughtfully 
designed and is will contribute and enhance the existing warehouse historic district.  For 
these reasons, we urge you to support this project.  
 

 
Very truly yours, 
 
REUBEN, JUNIUS & ROSE, LLP 

 
John Kevlin 

 
cc: Vice-President Dennis Richards 
 Commissioner Rich Hillis 
 Commissioner Christine Johnson 
 Commissioner Joel Koppel 
 Commissioner Myrna Melgar 
 Commissioner Kathrin Moore 
 Doug Vu – Project Planner 
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From: Goldsmith, Ronnyjane
To: Vu, Doug (CPC)
Subject: chevron 1298 howard
Date: Tuesday, October 27, 2015 11:35:02 AM

1) As previously stated, our wish is to make Natoma a quieter alley with more quaint feel that
includes additional landscaping and residential entrances.  This is based on the overwhelming
feedback we got from you at our neighborhood meetings and is consistent with the Western
SOMA plan.  Putting a garage entrance on Natoma would take away from this.
 
2) A garage entrance on Natoma would not only increase traffic on Natoma, but also increase
traffic on all the surrounding streets as motorists circle the the one-way streets to get to and
from Natoma.  This will create unsafe conditions, particularly for pedestrians on Natoma and
8th Streets, where the current intersection is already a challenge.
 
3) This change will significantly delay the development.  We've spent the last year working on a
transportation study evaluating the traffic impacts of a garage entrance on Howard.  This study
is on its third draft and has already been reviewed by the Planning Department two times. 
Moving the garage entrance to Natoma will require us to redo almost the entire study and delay
the project an additional year.
 
 
                                                                                                                                                                
 
                                                 
                                                                                                                                                                                                             
Ronnyjane Goldsmith
Senior Vice President-Wealth Management
Senior Portfolio Management Director
Financial Advisor
 
Morgan Stanley Wealth Management
555 California Street

35th Floor
San Francisco, CA 94104
 
T: 415.984.6855
F: 415.984.6596
E: ronny.goldsmith@morganstanley.com
 
Morgan Stanley Wealth Management
1850 K Street NW
Suite 900
Washington, DC 20006
 
T: 202.862.2843
E: ronny.goldsmith@morganstanley.com

 
The above summary/prices/statistics contained herein have been obtained from sources believed reliable but are not necessarily
complete and cannot be guaranteed. Errors and omissions excepted. Neither the information nor any opinion expressed constitutes a
solicitation for the purchase or sale of any security. Morgan Stanley Smith Barney, including its parent, subsidiaries and/or affiliates ("the
Firm"), may from time to time perform investment banking or other services for, or solicit investment banking or other business from,
any company mentioned in this report. For over-the-counter securities recommended in this report, the Firm usually makes a market and
may sell to or buy from customers on a principal basis. The Firm, or any individuals preparing this report, may at any time have a position
in any securities or options of any of the issuers in this report. An employee of the Firm may be a director of a company mentioned in this
report. This information is being provided at your request and does not replace or supersede your monthly Morgan Stanley Smith Barney

mailto:doug.vu@sfgov.org


customer statement

 
 

Important Notice to Recipients:
 
Please do not use e-mail to request, authorize or effect the purchase or sale of any security or commodity.
Unfortunately, we cannot execute such instructions provided in e-mail. Thank you.
 
The sender of this e-mail is an employee of Morgan Stanley Smith Barney LLC  ("Morgan Stanley"). If you
have received this communication in error, please destroy all electronic and paper copies and notify the
sender immediately. Erroneous transmission is not intended to waive confidentiality or privilege.  Morgan
Stanley reserves the right, to the extent permitted under applicable law, to monitor electronic
communications. This message is subject to terms available at the following link:
http://www.morganstanley.com/disclaimers/mssbemail.html.  If you cannot access this link, please notify us
by reply message and we will send the contents to you.  By messaging with Morgan Stanley you consent to
the foregoing.



From: Susanna Singer
To: Vu, Doug (CPC); Jones, Heather (CPC)
Subject: Howard and 9th Development
Date: Tuesday, October 20, 2015 7:16:43 PM

Dear Mr Vu and Ms Jones,

I am writing to you about the application currently before you to build a large condominium 
development on the site of the Chevron station at the corner of Howard and 9th Streets.  I live 
at 1233 Howard, within a block of the proposed development.  The developer, Alvin Chan, 
has been exemplary in consulting and involving the neighborhood in the design process for 
this development, which will have much-needed below market rate housing included on site.  
He has held meetings and kept us all informed.

His plans include a garage entrance on Howard Street.  I understand that you are considering 
requiring him to move the entrance to Natoma Street.  This is a terrible idea, in my opinion, 
for a number of reasons:

Natoma is already a "circle round" street for drivers trying to negotiate the SOMA one-
way system, and a garage entrance to a project of this size on Natoma would greatly 
increase traffic and pose a threat to public safety.  People already get impatient with cars 
trying to exit from the gas station there, and there are frequent near-misses, not to 
mention the extreme difficulty of negotiating the right turn from Natoma onto 8th Street.  
We do not need even more drivers trying to do that..  
The current gas station has used entrances on Howard Street safely and effectively, with 
minimal impact on traffic, for years, even though there is a bike lane and a right turn 
lane involved in the configuration.  A single garage entrance there would in fact 
represent an improvement in driver and pedestrian safety on Howard Street. 
The necessary studies for changing the position of the garage entrance, which has 
already been agreed upon in numerous meetings with your office, will set the timing of 
the project back significantly.  Our neighborhood and our city need this kind of housing 
as soon as possible. 
Finally, Mr Chan's development seeks to preserve the character of Natoma as one of the 
quaint alleys in the neighrborhod.  Increasing the traffic flow on that small street would 
do great harm to the quiet character it currently struggles to maintain as a largely 
residential street.  My own home faces the Tehama Street alley, and I know exactly 
what kind of impact a substantial increase in traffic would have on a residential street of 
this kind – it's not pretty.

Please allow this project to move forward with the garage entrance as planned, on Howard 
Street.  This neighborhood needs the housing it will provide, and the design is sensitive and 
well-conceived.

Thank you for your attention.

Susanna Singer, PhD
Associate Professor of Ministry Development,
Director, Doctor of Ministry Programs
Church Divinity School of the Pacific

mailto:doug.vu@sfgov.org
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=7e0d1f9cbe9246519f8ed40f2c5a81c1-Heather Jon


Berkeley, CA
sjsinger@mac.com

mailto:sjsinger@mac.com


 
  
 
 

 
 
 
 
 
 
 
 
 
 
 
 

 
January 18, 2016 

 
 
President Rodney Fong 
San Francisco Planning Commission 
1650 Mission Street, Suite 400 
San Francisco, CA 94103 
 
 Re:   1298 Howard Street 
  Planning Case No. 2014.0011 
  Hearing Date: January 26, 2016 
  Our File No.: 5418.05 
 
Dear President Fong and Commissioners, 
 
 This office represents Tony and Alvin Chan, the Project Sponsors of a new residential 
project at 1298 Howard Street (the “Property”).  The Property is on the east side of 9th 
Street, spanning between Natoma Street and Howard Street and is currently occupied by a 
gas station and two fast food restaurants.  The Project Sponsor is proposing the construction 
of two new buildings at the Property:  (1) a five-story residential building with ground floor 
commercial uses and a below grade parking garage at the intersection and (2) a four-story 
residential building at the boundary of the Property, with both buildings being separated by a 
new public, mid-block alley connecting Howard and Natoma Streets, featuring:  
 

 124 new rental dwelling units, including 17 below-market rate units; 
 

 12,600 square feet of office/retail flex space on the ground floor of the larger 
building; 
 

 A 1,250 square foot cafe directly opening onto the mid-block alley; 
 

 Removal of a large, auto-intensive gas station, and the elimination of four curb cuts 
equal to 145 linear feet in total. 

 
Project Benefits 
 
 The Project will transform a large, auto-oriented gas station site to a high-density 
mixed use project that will reduce traffic and create a new mid-block alley not accessible to 
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automobiles.  We respectfully request the Planning Commission approve the Project for the 
following reasons: 
 

 The Project will significantly improve the pedestrian experience. The Project 
eliminates a major auto-intensive use and replaces it with a new mixed-use 
development.  A mid-block alley creates a new, safe connection between Howard 
Street and Natoma Street.  Numerous new "eyes on the street" along the alley and 
Natoma Street will naturally maintain security in the area.  A cafe will increase public 
use of the alley, and ground floor commercial space along Howard, 9th and Natoma 
Streets will provide an interesting pedestrian experience along those facades.  
Pedestrian safety will be greatly improved by the elimination of 145 linear feet of 
curb cuts. 
 

 The design is compatible with the historic warehouse district.  The proposed 
project has embraced the architecture of the Western SoMa Light Industrial and 
Residential Historic District and reinterpreting it in a modern expression.  With so 
many styles in our immediate neighborhood, from deco, to classical and Spanish 
revival, a modern building with less adornment and more conscious of its scale and 
massing is appropriate.  In the larger overall simple, unadorned square mass recalls 
has a pattern of simple windows in an implied grid.  There are no bays that would 
suggest a residential building.  The proposed exterior cement plaster material, is the 
same that would typically adorn a concrete warehouse.  Like many of the warehouses, 
it adopts a classical tripartite approach with a base, middle and implied cornice.  The 
base is largely glass that has been raised above the ground, alluding to a plinth and 
concrete foundations. At the street corners as an expression of entry, which reads as 
two stories, is similar to neighboring warehouses 132 9th Street and 1490 Howard 
Street.  The window patterns are assembled into horizontal expression, to emphasize 
the mass and recall ribbon windows.   
 

 The Project will provide 17 below-market-rate rental units.  The Project is subject 
to a 13.5% on-site BMR rate, which the Project Sponsor will provide as rental units. 

 
Project Outreach 
 

The Project Sponsor has conducted significant community outreach, summarized as 
follows: 

 
 Four community meetings with invites mailed to notification area; 
 Individual meetings with: 

o United Playaz,  
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o Asia SF,  
o Tank18,  
o 1252 Howard Street owners,  
o 155 9th Street owners,  
o and numerous residents on Natoma Street. 

 
We have heard near unanimous support for the Project and are unaware of any 

opposition. 
 

 In sum, the Project will transform this Property from a auto-intensive gas station use 
with a high-density residential project with on-site BMR units.  A new mid-block alley will 
create a significant new pedestrian and bicycle through connection.  It has been thoughtfully 
designed and is will contribute and enhance the existing warehouse historic district.  For 
these reasons, we urge you to support this project.  
 

 
Very truly yours, 
 
REUBEN, JUNIUS & ROSE, LLP 

 
John Kevlin 

 
cc: Vice-President Dennis Richards 
 Commissioner Rich Hillis 
 Commissioner Christine Johnson 
 Commissioner Joel Koppel 
 Commissioner Myrna Melgar 
 Commissioner Kathrin Moore 
 Doug Vu – Project Planner 
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