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PROJECT DESCRIPTION

Commonly referred to as the “2nd and Harrison” or "One Vassar" (identified as Key Site No. 3 in the Central
SoMa Area Plan), the One Vassar project (the "Project") will create an approximately 1.5 million-square foot
mixed-use development located in close proximity to the 4th Street Central Corridor Muni, Transbay
Terminal and Moscone Center. The proposed project will include approximately 42,013 gross square feet
of production, distribution and repair (PDR) use, approximately 489 residential units, a hotel with 468
guestrooms, approximately 493,115 gross square feet (gsf) of office (consisting of approximately 430,000
new gsf at 400 2nd Street, and approximately 63,115 gsf of existing legal office use at 645 Harrison Street).
The Project will also provide an approximately 14,000-gsf on-site child-care facility (exclusive of a 4,200
square foot outdoor open space), indoor and outdoor privately-owned public open space (POPOS), and
approximately 37,551 gsf of neighborhood-serving retail space, including hotel restaurant/bars. The Project
Sponsor also proposes a variety of street connection and pedestrian improvements, including a new mid-
block pedestrian alley and POPOS plaza (Hawthorne Street Plaza) and the extension of Perry Street to 2nd
Street. Projecting art screens are proposed on Hawthorne Street Plaza to help screen pedestrian views of
Interstate 80 from the Project Site. All off-street parking for the Project would be located below grade in a
shared garage at 400 24 Street, and would include 309 off-street parking spaces, plus 13 car share spaces.
The Project also accommodates three drop-off parking spaces for the childcare use at street level.
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In detail, the Project includes:

400 2nd Street (hereinafter "Building 1"): This building consists of new construction of a 350-foot tall (or
385-feet tall with the rooftop mechanical equipment), 27-story office building consisting of approximately:

e 430,000 gsf of office

e 1,000 gsf of micro-retail

e 6,295 sf of indoor and outdoor POPOS (indoor POPOS excluded from gsf)

e 33,335 sf of subterranean accessory parking (excluded from gsf) (16,835 sf of which will
be for 645 Harrison)

e 181 accessory off-street parking spaces plus 6 car share spaces (about half of which will be
for 645 Harrison)

e 104 Class 1, & 45 Class 2 bicycle parking spaces (including 35 Class 1, & 34 Class 2 bicycle
parking spaces for 645 Harrison)

e 2loading spaces (at grade) and 3 subterranean service vehicle loading spaces (one of which
will be for 645 Harrison)

645 Harrison (hereinafter "Building 2"): This building would retain the historic building and construct a
15-story vertical addition for a total height of 200-ft (or 220-ft with rooftop mechanical equipment)
containing approximately 468 guestrooms. Details of Building 2 include:

e 221,965 gsf of hotel

e 63,115 gsf of office (existing)1

e 42,013 gross square feet of PDR (existing and new)
e 31,101 gsf of retail

e 2loading spaces (at grade)

¢ 3 service vehicle loading spaces (at grade)

657 Harrison (hereinafter "Building 3"): This building includes new construction of a 350-foot tall (or 385
feet with the rooftop mechanical equipment), 35-story residential building consisting of up to 489 dwelling
units, which includes:

o 461,228 gsf of residential

e 14,000 gsf of childcare (not including designated open space)

e 1,450 gsf of retail

e 8,360 sf of outdoor POPOS (Hawthorne Street Plaza)

e 11,970 sf of outdoor residential usable open space (terraces)

e 61,512 sf of subterranean accessory parking

o 128 off-street accessory parking spaces plus 7 car-share parking spaces

e 204 Class 1 & 33 Class 2 bicycle parking spaces plus 25 cargo bicycle parking spaces (for
longer bikes with incorporated child carriers or a storage space)

¢ 1loading space (at grade) and 2 service vehicle spaces (at grade)

1 As noted above, there is 113,484 gross square feet of existing legal office space at 645 Harrison, 63,115 gross square feet of which
would be retained at 645 Harrison.
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REQUIRED COMMISSION ACTION

In order for the Project to proceed, the Commission must grant a Large Project Authorization, pursuant to
Planning Code Section 329, for the construction of new buildings greater than 85 feet in height and more
than 50,000 gross square feet within the Central SoMa Special Use District, with exceptions to the following
Planning Code Sections:

Building Setbacks, Street Wall Articulation, and Tower Separation (Section 132.4);
Usable Open Space (Section 135 (h) and 135.3);

Street Frontage Active Use and Transparency (Section 145.1 and 249.78 (c)(4);
Ground Floor Commercial along 274 Street (Section 145.4);

Narrow and Mid-Block Alley Controls (Section 261.1);

Horizontal Mass Reduction (Section 270.1);

Micro-Retail (Section 249.78 (c)(4)(B);

Childcare (Section 249.78(e)(4);

. Lot Coverage (Section 249.78(d)(6)(11); and

10. Wind (Section 249.78(d)(9).

© ® N oA W N e

The Commission must also authorize an Office Development Authorization of approximately 430,000 gsf
of new office space, pursuant to Planning Code Sections 321, 322 and 848.

In addition, the Commission must also authorize a Conditional Use Authorization to establish a hotel use
at 645 Harrison (Building 2) within the CMUO Zoning District, pursuant to Planning Code Sections 303
and 848.

ISSUES AND OTHER CONSIDERATIONS

Public Comment & Outreach. To date, the Department has received comments in support of regarding the

Project. Since 2012, the Project Sponsor has conducted extensive neighborhood outreach, including more
than twenty (20) community presentations with stakeholders, including two open houses and direct group
meetings with individual stakeholders and separate workshops and community outreach forums. The
stakeholders the Project Team met with in no particular order include: South Beach/South Park, SOMBA,
Clock Tower, SFHAC, YIMBY, SF Chambers, YBCBD, YBA, TODCO, SOMCAN, SoMa Pilipinas, United
Playaz, SOMACC, Hotel Council, SPUR, SFBLU HOA and Residents, West Bay, Good Jobs for All, Local 2,
Mission Housing, 88 Perry Street-SRO and Veterans Building, Bike Coalition, Chinatown CDC, Early Care
Educators San Francisco, MEPFS, and Carpenters Union.

Large Project Authorization within the Central SoMa Special Use District (SUD). The Commission must
grant Large Project Authorization (LPA) pursuant to Planning Code Section 329 to allow construction of a
new building greater than 85 feet in height or for new construction of more than over 50,000 gross square
feet in the Central SoMa Special Use District (SUD). As part of the LPA, the Commission may grant
exceptions from certain Planning Code requirements for projects that exhibit a unique and superior
architectural design; provide qualified amenities in excess of what is required by the Code; and for Key Site
development projects. As listed above, the Project is seeking numerous exceptions, which are supported
by Department staff given the qualified amenities and overall design of the Project.

Variances. The Project is requesting variances from the Zoning Administrator from the Planning Code
requirements for street frontage requirements including ground floor ceiling height, parking setbacks and
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off-street parking and loading entrances (Planning Code Section 145.1), required enclosure of a private
service driveway (Section 155(d)) and curb cut prohibition on 2nd Street (Section 155(r)). The Project
Sponsor must also obtain an Administrative Waiver and Modification from the Zoning Administrator for
the location of required Class 1 bicycle parking (Section 155.2) and the location of required off-street loading
(Sections 155 and 161) and the location of required shower and lockers (Section 155.4).

Qualified Amenities — Key Sites. The Project will provide various qualified amenities, including but not

limited to streetscape and pedestrian network improvements, a large POPOS plaza and mid-block
pedestrian alley (Hawthorne Street Plaza), which will exceed minimum alley dimensions, a Child Care
Facility, which will be larger than specified under Section 414.5 for hotel and office uses (by approximately
7,480 square feet), and 110 percent of the otherwise applicable affordable housing requirement under
Section 415.

Office Development Allocation. The Project would construct a total of approximately 430,000 gsf of office
space. Within the CMUO (Central SoMa Mixed Use Office) Zoning District, office use is permitted as of
right, pursuant to Planning Code Section 848. As of February 6, 2020, there was approximately 511,247
square feet of “Large” Cap Office Development available under the Section 321 office allocation program.

The Department recommends that the Commission grant an Office Development Authorization for the
Project, which would amount to 430,000 square feet of office use.

Development Impact Fees. The Project will be subject to development impact fees, including the Central
SoMa Community Services Facility Fee, Central SoMa Infrastructure and Impact Fee, Eastern
Neighborhoods Impact Fees, Eastern Neighborhoods Affordable Housing Fee, Transportation
Sustainability Fee, and Jobs-Housing Linkage Fee.

Open Space/Recreation and Parks Commission. The Project does not cast new shadow upon any existing
property owned and operated by the Recreation and Parks Commission. Therefore, Planning Code Section
295 (Height Restrictions on Structures Shadowing Property under the Jurisdiction of the Recreation and
Park Commission) is not applicable to the project site.

Affordable Housing. The Project Sponsor must pay an Affordable Housing Fee at a rate equivalent to
thirty-three percent (33%) because it is a rental project that is providing one hundred and ten percent (110%)
of the otherwise required amount of thirty percent (30%) pursuant to Planning Code Section 263.33.

ENVIRONMENTAL REVIEW

Pursuant to the Guidelines of the State Secretary of Resources for the implementation of the California
Environmental Quality Act (CEQA), on February 5, 2020, 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 Central SoMa Area Plan and was encompassed
within the analysis contained in the EIR. Since the EIR was finalized, there have been no substantive
changes to the Central SoMa Area Plan and no substantive changes in circumstances that would require
major revisions to the 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 Final EIR.
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BASIS FOR RECOMMENDATION

The Department believes this project is necessary and desirable, and is approvable for the following
reasons:

e The Department finds that the Project is, on balance, consistent with the Central SoMa Plan and
the relevant Objectives and Policies of the General Plan.

e The Project produces new mixed-use developments including: residential (489 dwelling units),
hotel (468 guestrooms), and office with ground floor Childcare, Retail, PDR, and significant site
updates, including landscaping, and common open space. Per the Central SoMa Plan, these
elements will substantially improve the surrounding neighborhood.

e Thesite is currently underutilized, and the addition of new ground-floor retail spaces and publicly-
accessible open spaces will enliven the streetscape.

e The Project will provide a new residential building that will satisfy its inclusionary housing
requirement with 110% of what would otherwise be required.

e The Project will provide a new hotel that was envisioned in the Central SoMa Plan that will
complement the Moscone Center Expansion.

e The Project is desirable for, and compatible with the vision for the neighborhood.

ATTACHMENTS:

Draft Motion — Large Project Authorization with Conditions of Approval
Draft Motion — Conditional Use Authorization with Conditions of Approval
Draft Motion — Office Allocation with Conditions of Approval

Exhibit B — Land Use Data

Exhibit C — Plans and Renderings

Exhibit D — Maps and Context Photos

Exhibit E — Inclusionary Affordable Housing Affidavit

Exhibit F — Anti-Discriminatory Housing Affidavit

Exhibit G - First Source Hiring Affidavit

Exhibit H- Hotel Demand Study prepared by HVS

Exhibit I- Public Correspondence

Exhibit ] — Environmental Determination
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Planning Commission Draft Motion
HEARING DATE: FEBRUARY 20, 2020

Record No.: 2012.1384ENX

Project Name: One Vassar

Project Address: 657 Harrison, 645 Harrison and 400 2nd Streets

Zoning: CMUO (Central SoMa Mixed Use Office) Zoning District
130-CS-200-CS; 130-CS-350-CS; and 350-CS Height and Bulk Districts
Central SoMa Special Use District

Block/Lots: 3763/001, 078, 079, 080, 080A, 081, 099, 100, 101, 105, 112, and 113

Project Sponsor: Caroline Guibert Chase, Coblentz Patch Duffy & Bass, LLP
One Montgomery Street, Suite 3000

San Francisco, CA 94104

Property Owner: ~ One Vassar
433 California Street, 7t Floor
San Francisco, CA 94104
Staff Contact: Esmeralda Jardines — (415) 575-9144

esmeralda.jardines@sfgov.org

ADOPTING FINDINGS RELATING TO A LARGE PROJECT AUTHORIZATION PURSUANT TO
PLANNING CODE SECTION 329, TO ALLOW EXCEPTIONS FROM THE 1) SETBACKS,
STREETWALL ARTICULATION & TOWER SEPARATION, PURSUANT TO PLANNING CODE
SECTION 132.4; 2) USABLE OPEN SPACE PURSUANT TO PLANNING CODE SECTION 135(h) AND
135.3; 3) STREET FRONTAGE: ACTIVE USE AND TRANSPARENCY, PURSUANT TO PLANNING
CODE SECTION 145.1 AND 249.78(c)(1); 49 GROUND FLOOR COMMERCIAL, PURSUANT TO
PLANNING CODE SECTION 145.4; 5 NARROW AND MID-BLOCK ALLEY CONTROLS,
PURSUANT TO PLANNING CODE SECTION 261.1;, 6) CENTRAL SOMA BULK CONTROLS,
PURSUANT TO PLANNING CODE SECTION 270(h); 7) HORIZONTAL MASS REDUCTION,
PURSUANT TO PLANNING CODE SECTION 270.1; AND 8) MICRO-RETAIL, PURSUANT TO
PLANNING CODE SECTION 249.78(c)(4)(B); 9) CHILDCARE, PURSUANT TO PLANNING CODE
SECTION 249.78(e)(4); 10) LOT COVERAGE, PURSUANT TO PLANNING CODE SECTION
249.78(d)(6); 11) WIND, PURSUANT TO PLANNING CODE SECTION 249.78(d)(9), FOR THE
PROJECT CONSISTING OF DEMOLITION OF FOUR EXISTING BUILDINGS AND NEW
CONSTRUCTION OF THREE MIXED-USE BUILDINGS MEASURING APPROXIMATELY 1.5
MILLION GROSS SQUARE FEET, INCLUDING NEW CONSTRUCTION OF A 35-STORY, 350-FT
TALL RESIDENTIAL BUILDING WITH 489 DWELLING UNITS, CHILDCARE AND GROUND-
FLOOR RETAIL AT 657 HARRISON WITH APPROXIMATELY 476,678 GROSS SQUARE FEET, A 15-
STORY HOTEL ADDITION ABOVE THE EXISTING FOUR-STORY PRODUCTION, DISTRIBUTION
AND REPAIR (PDR) AND OFFICE BUILDING (TOTAL HEIGHT OF 200-FEET (FT) AT 645
HARRISON WITH NEW RETAIL USES WITH APPROXIMATELY 358,194 GROSS SQUARE FEET,
AND NEW CONSTRUCTION OF A 27-STORY, 350-FOOT TALL OFFICE BUILDING WITH
GROUND-FLOOR RETAIL AND A 14,655 SQUARE FEET INDOOR PRIVATELY-OWNED PUBLIC
OPEN SPACE (POPOS) AT 400 2ND STREET WITH APPROXIMATELY 433,684 GROSS SQUARE
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FEET, 306 OFF-STREET BELOW-GRADE ACCESSORY PARKING SPACES, 13 CAR SHARE SPACES,
3 OFF-STREET AT-GRADE ACCESSORY PARKING SPACES (FOR THE CHILD CARE FACILITY),
386 BICYCLE PARKING SPACES (308 CLASS I, 78 CLASS 1I), AND VARIOUS STREETSCAPE AND
PEDESTRIAN NETWORK IMPROVEMENTS, LOCATED AT ONE VASSAR PLACE, LOTS 001, 078,
079, 080, 080A, 081, 099, 100, 101, 105, 112, AND 113 IN ASSESSOR’S BLOCK 3763 (400 2ND STREET
BUILDING), WITHIN THE CMUO (CENTRAL SOMA MIXED USE OFFICE) ZONING DISTRICT,
CENTRAL SOMA SPECIAL USE DISTRICT AND 130-CS-200-CS; 130-CS-350-CS; and 350-CS HEIGHT
AND BULK DISTRICTS, AND ADOPTING FINDINGS UNDER THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT.

PREAMBLE

On June 4, 2019, of Caroline Chase, Coblentz Patch Duffy & Bass, LLP (hereinafter "Project Sponsor") filed
a Large Project Authorization Application No. 2012.1384ENX (hereinafter “Application”) with the
Planning Department (hereinafter “Department”) pursuant to Planning Code Section 329 to demolish the
four existing buildings on the project site, merge twelve lots, and construct a new 27-story, 350-ft tall, office
building with 430,000 gross square feet (gsf) of office use, and 1,000 square feet of micro-retail use; construct
a 15-story vertical addition to an existing four-story building (measuring 200-ft tall) for use as a mixed-use
hotel with 468 guestrooms, 42,013 square feet of production, distribution, and repair (PDR) use, 63,115 gsf
of office use, and 31,101 square feet of ground floor retail; and, construct a new 35-story, 350-ft tall
residential building with a 14,000-square foot of child care facility, and 1,450 square feet of ground floor
retail. Across the entire project site, the proposed project (Project) is proposing 322 off-street below-grade
parking spaces (inclusive of 13 car share spaces), 5 off-street freight loading spaces plus eight service
vehicles, 386 bicycle parking spaces (308 Class I, 78 Class II), 14,655 square feet of on-site open space
(consisting of 3,220 square feet of indoor POPOS and 11,440 square feet of exterior POPOS, including a
mid-block alley), and various streetscape improvements collectively at One Vassar on Assessor’s Block
3763, Lots 001, 078, 079, 080, 080A, 081, 099, 100, 101, 105, 112, and 113 (hereinafter “Project Site”).

The environmental effects of the Project were fully reviewed under the Final Environmental Impact Report
for the Central SoMa Plan (hereinafter “EIR”). The EIR was prepared, circulated for public review and
comment, and, at a public hearing on May 10, 2018, by Motion No. 20182, certified by the Commission as
complying with the California Environmental Quality Act (Cal. Pub. Res. Code Section 21000 ef. seq.,
(hereinafter “CEQA”) the State CEQA Guidelines (Cal. Admin. Code Title 14, section 15000 et seq.,
(hereinafter "CEQA Guidelines') and Chapter 31 of the San Francisco Administrative Code (hereinafter
"Chapter 31"). The Commission has reviewed the EIR, which has been available for this Commission’s
review as well as public review.

The Central SoMa Plan EIR 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 program
EIR, and no additional or new environmental review is required. In approving the Central SoMa Plan, the
Commission adopted CEQA findings in its Resolution No. 20183 and hereby incorporates such Findings
by reference.
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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 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 5, 2020, the Department determined that the Project did not require further environmental
review under Section 15183 of the CEQA Guidelines and Public Resources Code Section 21083.3. The
Project is consistent with the adopted zoning controls in the Central SoMa Area Plan and was encompassed
within the analysis contained in the EIR. Since the EIR was finalized, there have been no substantive
changes to the Central SoMa Area Plan and no substantive changes in circumstances that would require
major revisions to the 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 Final EIR. The file for this project, including
the Central Soma Area Plan EIR 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 Central SoMa Plan EIR that are applicable to the
Project. These mitigation measures are set forth in their entirety in the MMRP attached to the Motion as
EXHIBIT J.

On February 20, 2020, the San Francisco Planning Commission (hereinafter “Commission”) conducted a
duly noticed public hearing at a regularly scheduled meeting on Large Project Authorization (LPA)
Application No. 2012.1384ENX.

On February 20, 2020, the Commission adopted Motion No. XXXXX approving an Conditional Use
Authorization for the Project (Conditional Use Authorization Application No. 2012.1384CUA). Findings
contained within that motion are incorporated herein by this reference thereto as if fully set forth in this
Motion.

On February 20, 2020, the Commission adopted Motion No. XXXXX approving an Office Development
Authorization for the Project (Office Development Authorization Application No. 2012.13840FA).
Findings contained within that motion are incorporated herein by this reference thereto as if fully set forth
in this Motion.

On February 20, 2020, the Zoning Administrator conducted a duly noticed public hearing on Variance
Application No. 2012.1384VAR, approving the requested variances for the Project. Findings contained
within this approval are incorporated herein by this reference thereto as if fully set forth in this Motion.
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The Planning Department Commission Secretary is the Custodian of Records; the File for Record No.
2012.1384ENX is located at 1650 Mission Street, Suite 400, San Francisco, California.

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 as requested in
Application No. 2012.1384ENX, 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.

Project Description. Commonly referred to as the “2nd and Harrison” or "One Vassar" (identified
as Key Site No. 3 in the Central SoMa Area Plan), the One Vassar project (the "Project") will create
an approximately 1.5 million-square foot mixed-use development located in close proximity to the
4th Street Central Corridor Muni, Transbay Terminal and Moscone Center. The proposed project
will include approximately 42,013 gross square feet of production, distribution and repair (PDR)
use, approximately 489 residential units, a hotel with 468 guestrooms, approximately 493,115 gross
square feet (gsf) of office (consisting of approximately 430,000 new gsf at 400 2nd Street, and
approximately 63,115 gsf of existing legal office use at 645 Harrison Street). The Project will also
provide an approximately 14,000-gsf on-site child-care facility (exclusive of a 4,200 square foot
outdoor open space), indoor and outdoor privately-owned public open space (POPOS), and
approximately 37,551 gsf of neighborhood-serving retail space, including hotel restaurant/bars.
The Project Sponsor also proposes a variety of street connection and pedestrian improvements,
including a new mid-block pedestrian alley and POPOS plaza (Hawthorne Street Plaza) and the
extension of Perry Street to 2nd Street. Projecting art screens are proposed on Hawthorne Street
Plaza to help screen pedestrian views of Interstate 80 from the Project Site. All off-street parking
for the Project would be located below grade in a shared garage at 400 2"d Street, and would include
309 off-street parking spaces, plus 13 car share spaces. The Project also accommodates three drop-
off parking spaces for the childcare use at street level.

In detail, the Project includes:
400 2nd Street (hereinafter "Building 1"): This building consists of new construction of a 350-foot

tall (or 385-feet tall with the rooftop mechanical equipment), 27-story office building consisting of
approximately:

SAN FRANCISCO
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e 430,000 gsf of office

e 1,000 gsf of micro-retail

e 6,295 sf of indoor and outdoor POPOS (indoor POPOS excluded from gsf)

e 33,335 sf of subterranean accessory parking (excluded from gsf) (16,835 sf of which will
be for 645 Harrison)

e 181 accessory off-street parking spaces plus 6 car share spaces (about half of which will be
for 645 Harrison)

e 104 Class 1, & 45 Class 2 bicycle parking spaces (including 35 Class 1, & 34 Class 2 bicycle
parking spaces for 645 Harrison)

¢ 2loading spaces (at grade) and 3 subterranean service vehicle loading spaces (one of which
will be for 645 Harrison)

645 Harrison (hereinafter "Building 2"): This building would retain the historic building and
construct a 15-story vertical addition for a total height of 200-ft (or 220-ft with rooftop mechanical
equipment) containing approximately 468 guestrooms. Details of Building 2 include:

e 221,965 gsf of hotel

e 63,115 gsf of office (existing)1

e 42,013 gross square feet of PDR (existing and new)
e 31,101 gsf of retail

¢ 2loading spaces (at grade)

e 3 service vehicle loading spaces (at grade)

657 Harrison (hereinafter "Building 3"): This building includes new construction of a 350-foot tall
(or 385 feet with the rooftop mechanical equipment), 35-story residential building consisting of up
to 489 dwelling units, which includes:

e 461,228 gsf of residential

e 14,000 gsf of childcare (not including designated open space)

e 1,450 gsf of retail

e 8,360 sf of outdoor POPOS (Hawthorne Street Plaza)

e 11,970 sf of outdoor residential usable open space (terraces)

e 61,512 sf of subterranean accessory parking

e 128 off-street accessory parking spaces plus 7 car-share parking spaces

e 204 Class 1 & 33 Class 2 bicycle parking spaces plus 25 cargo bicycle parking spaces (for
longer bikes with incorporated child carriers or a storage space)

¢ 1loading space (at grade) and 2 service vehicle spaces (at grade)

3. Site Description and Present Use. The Project site (Assessor’s Block 3763, Lots: 001, 078, 079, 080,
080A, 081, 099, 100, 101, 105, 112, and 113) are located on the south side of Harrison Street, west
side of 2nd Street, east and west of Vassar Place, and north side of Perry Street in San Francisco’s

" As noted above, there is 113,484 gross square feet of existing legal office space at 645 Harrison, 63,115 gross square feet of which
would be retained at 645 Harrison.
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SoMa neighborhood. Cumulatively, the 12 lots have a lot area of approximately 102,694 square
feet (2.36 acres), with approximately 606-ft of frontage along Harrison Street, 200-ft of frontage
along 2nd Street, 175-ft of front along Vassar Place (east and west frontages), and 333-ft of frontage
along Perry Street. The Perry Street frontage of the project site is adjacent to a recently built elevated
bus ramp located below Interstate 80, which connects to the Bay Bridge.

The Project Site contains five existing buildings totaling approximately 239,000 square feet, which
include 400 2nd Street, 645 Harrison Street, 653 Harrison Street, 657 Harrison Street and 665
Harrison Street. At 400 2nd Street, the existing building is a five-story, approximately 65,100 square
foot office building constructed in 1917. Directly south of 400 24 Street is an existing approximately
surface parking lot with 90 off-street parking spaces. 645 Harrison Street (also known as Building
2) consists of a four-story, approximately 148,000 square foot mixed-use building constructed in
1948. This building contains 113,484 gsf of legal office space and 32,988 square feet of PDR use.?
653 Harrison Street is a vacant two-story mixed-use building containing approximately 8,500
square feet and a four-space surface parking lot. 657 Harrison Street is a vacant two-story mixed-
use building containing approximately 9,900 square feet with a vacant surface parking lot. 665
Harrison Street is a vacant mixed-use two-story building containing approximately 7,500 square
feet.

4. Surrounding Properties and Neighborhood. The Project Site is located in the Central SoMa Plan
Area and Central SoMa Special Use District (SUD) and is located immediately adjacent to the
Transit Center District Plan to the east. The immediate context is mixed in character with
residential, ground floor commercial and industrial uses. The immediate neighborhood along
Harrison Street includes two-to-eight story mixed-use buildings. The Project Site is located at the
intersection of Harrison, 2nd Street, Vassar Place, and Perry Streets. Directly to the south and across
Perry Street is the elevated Interstate 80 overpass; underneath the overpass are a bus ramp and AC
Transit bus parking lots. To the west is a residential development and retail, to the north are office
and residential developments, and to the east across 2d Street is a surface parking lot. Other zoning
districts in the vicinity of the project site include: P (Public), MUR (Mixed-Use Residential), and
MUO (Mixed-Use Office), and C-3-O (Downtown Office) Zoning Districts. To the west of the
project site across 34 Street is another Central SoMa key site, 725 Harrison Street.

5. Public Outreach and Comments. To date, the Department has received comments in support of
regarding the Project. Since 2012, the Project Sponsor has conducted extensive neighborhood
outreach, including more than twenty (20) community presentations with stakeholders, including
two open houses and direct group meetings with individual stakeholders and separate workshops
and community outreach forums. The stakeholders the Project Team met with in no particular
order include: South Beach/South Park, SOMBA, Clock Tower, SFHAC, YIMBY, SF Chambers,
YBCBD, YBA, TODCO, SOMCAN, SoMa Pilipinas, United Playaz, SOMACC, Hotel Council,
SPUR, SFBLU HOA and Residents, West Bay, Good Jobs for All, Local 2, Mission Housing, 88 Perry

2 See Case No. 2013.1545BV. At that time, the Zoning Administrator determined that there was 14,520 gross square feet of pre-existing
legal office space in the building and an office allocation for an additional 98,964 gross square feet was granted by Planning
Commission Motion No. 19524 in 2015.
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Street-SRO and Veterans Building, Bike Coalition, Chinatown CDC, Early Care Educators San
Francisco, MEPEFS, and Carpenters Union.

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 the CMUO Zoning District. Planning Code Section 848 states that office;

SAN FRANCISCO

most retail; institutional (except for hospital and medical cannabis dispensary); residential; and
certain production, distribution, and repair uses are principally permitted within the CMUO
Zoning District. In this zoning district, hotel use requires a Conditional Use Authorization.

The Project would construct new general office, retain existing office and PDR at Building 2, as well as
provide new PDR, retail, residential, and a child care facility (institutional) use. Office, retail, PDR,
childcare, and residential uses are all principally permitted within the CMUO Zoning District;
therefore, the Project complies with permitted uses in Planning Code Section 848.

In addition to the uses above, the Project also proposes a new hotel. The Project Sponsor is requesting
Conditional Use Authorization (CUA) to establish a new hotel in Building 2 (See Record No.
2012.1384CUA).

Lot Coverage. Planning Code Section 249.78 states that lot coverage is limited to 80 percent at
all residential levels, except that on levels in which all residential units face onto a public right-
of-way, 100 percent lot coverage may occur. The unbuilt portion of the lot shall be open to the
sky except for those obstructions permitted in yards pursuant to Section 136(c) of the Planning
Code. Where there is pattern of mid-block open space for adjacent buildings, the unbuilt area
of the new project shall be designed to adjoin that mid-block open space.

The lot coverage requirements only apply to the residential portion of the Project at 657 Harrison Street
(also known as Building 3). At this location, the Project is proposing a lot coverage of 70.8 percent.
Therefore, the Project complies with the 80 percent lot coverage limitation.

Floor Area Ratio and Transferrable Development Rights (TDR). Planning Code Section 124
establishes basic floor area ratios (FAR) for all zoning districts. However, the CMUO Zoning
District has no maximum FAR limit. Rather, Section 249.78(e)(3) requires ‘Tier C" projects in
the Central SoMa SUD that contains new construction or an addition of 50,000 square feet or
more of non-residential development and has an FAR of a 3 to 1 or greater, to acquire TDR
from a Transfer Lot in order to exceed an FAR of 3 to 1, up to an FAR of 4.25 to 1. Above an
FAR of 4.25 to 1, the acquisition of additional TDR is not required.

Planning Code Section 128.1(b) states that the land dedicated to the City for affordable housing
pursuant to Section 249.78 is exempted from the calculation of the “Development Lot” area
within the Central SoMa SUD.
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The Project consists of new non-residential construction that is greater than 50,000 square feet. The
Project lots are classified as Tier C. Each of the proposed lots will have an FAR of greater than 3 to 1
and greater than 4.25 to 1. As such, the Project must acquire TDR to develop to the Tier C area from 3
to1to4.25 to 1 (1.25 x lot area). The Project Sponsor will be required to purchase TDR to develop the
Project as a condition of approval (See Exhibit A).

Setbacks, Streetwall Articulation, and Tower Separation. Planning Code Section 132.4
outlines setback, streetwall articulation, and tower separation controls in the Central SUD.
Section 132.4(d)(1) requires that buildings within the Central SoMa SUD be built to the street-
or alley-facing property line up to 65 feet in height, subject to the controls of Section 261.1
(additional height limits for narrow streets and mid-block alleys, which apply to the Project)
(Section 132.4(d)(1)(A)) with certain exceptions including: to the extent necessary to
accommodate any setback required by the Planning Code; for portions of residential buildings
with walk-up dwelling units that have setbacks in accordance with the Ground Floor
Residential Guidelines; for publicly-accessible open space built pursuant to the requirements
of Section 138; or for building facade architectural articulation and modulation up to a
maximum depth of 8 feet. Further, for towers in the CS Bulk District, along all property lines,
a 15-foot setback is required for the tower portion for the entire frontage. This setback may be
reduced for obstructions permitted according to Section 136. Section 132.4 also provides
setback and separation controls for “tower” development above a height of 160 feet in the
Central SoMa SUD. The tower portion of a project shall have a horizontal separation of at least
115 feet from the tower portion of any other tower. The Tower Portion of a project shall have a
horizontal separation of at least 30 feet from any Mid-Rise Portion on the same development
lot, except that a bridge between the Tower Portion and the Mid-Rise Portion may be
permissible up to a height of 130 feet if the bridge is no more than one story in height, is set
back a minimum of 15 feet from any property line, and is visually subordinate to the buildings
it connects. Any development containing both a Tower Portion and Mid-Rise Portion shall be
designed to emphasize a visual distinction between the Tower and Mid-Rise Portions as
separate structures.

The Project meets the setback but does not meet tower separation requirements for Building 1 (also
known as 400 24 Street). The Project Sponsor is requesting a setback exception for Building 2 (also
known as 645 Harrison Street), and a tower separation exception for Buildings 1, 2, and 3. The Project
complies with providing at least 30 feet in between all mid-rise portions of the proposed towers.

The setback exception for Building 2 is required because the setbacks along Perry Street, Vassar Place
and the proposed mid-block pedestrian alley (Hawthorne Street Plaza) will range from about five feet to
seven and a half feet, which is less than the required 15 feet. Perry Street is at the rear of the Project Site
adjacent to Interstate 80. A setback at that location would provide no public benefit and would
unnecessarily reduce the number of hotel rooms. Hawthorne Street Plaza is sufficiently wide without
the required setback: it ranges from 33 feet wide to more than 85 feet wide. Vassar Place provides
sufficient separation between Buildings 1 and 2. Above that, the design of the hotel tower was carefully
designed to be compatible with yet distinguishable from the historic building and was vetted and
reviewed by the Historic Preservation Commission Architectural Review Committee (ARC). During
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that review, no additional side setbacks were recommended. Instead, the primary setback will be from the
facade of the historic building (75 feet) so the historic building and proposed hotel tower will read as
separate buildings, particularly from the pedestrian perspective.

As noted above, the "tower” portion is the portion of the building above a height of 160 feet. Between
Buildings 1 and Building 2, the towers will be approximately 83-ft apart, and will not meet the required
115-ft tower separation. Additionally, between Buildings 2 and Building 3, the towers will be
approximately 71-ft apart, and will not meet the required 115-ft tower separation. Planning Code
Section 132.4 includes criteria for granting an exception, which are not required to be met for designated
Key Sites in the Central SoMa SUD, including the Project Site (Key Site No. 3), because such projects
may request an exception to both the tower separation requirement and the associated criteria per Section
329(e)(3) if additional qualified amenities (as defined in Planning Code Section 329(e)(3)(A) are
provided. As noted above and discussed in more detail below, the Project will provide various qualified
amenities, including but not limited to streetscape and pedestrian network improvements, a large
POPOS plaza and mid-block pedestrian alley (also known as Hawthorne Street Plaza, which will exceed
minimum alley dimensions), a child care facility (larger than specified under Section 414.5 for hotel and
office uses by approximately 7,480 square feet), and inclusionary affordable housing at 110 percent of
the otherwise applicable affordable housing requirement under Section 415.

The Project will meet some, but not all of the criteria under Section 132.4(d)(3); therefore, an exception
is requested, which is specifically available to Key Sites in the Central SoMa SUD. The horizontal
separation between the office and hotel towers will be approximately 83 feet; the residential and hotel
towers will be approximately 71 feet, rather than 85 feet required between all towers, and the tower floor
area will exceed 10,000 gross square feet. However, the towers will have a height difference of at least
50 feet, as specified (the towers will be 350 at Building 1 and Building 3 and 200 feet in height at Building
2). The tower portions will also be designed so as to maximize apparent distance and architectural
differentiation from each other. The hotel tower will be set back from the street, toward the rear of the
existing historic building at Building 2 (645 Harrison Street), which will result in a greater perceived
distance between the towers. The towers will also be differentiated by design, as the hotel tower will be
designed with a solid sculptural facade with punched openings, whereas the tower portion of Building 3
will be a sleek glass and steel tower with some clad masonry to reduce the scale of the tower. This
architectural differentiation will help distinguish the towers as separate structures. The tower portion
of Building 3 will connect to the ground at Hawthorne Street plaza, whereas the hotel tower will be
located atop an existing podium base, which will in turn differentiate the massing between the two
towers, particularly from the pedestrian perspective.

Residential Usable Open Space. Planning Code Section 135 and 848 state that for residential
uses 80 square feet of usable open space per dwelling unit are required if not publicly
accessible. If publicly-accessible, 54 square feet of usable per dwelling unit are required. For
dwelling units that measure less than 350 square feet plus a bathroom, the minimum amount
of usable open space provided for use by each shall be one-third the amount required for a
dwelling unit; therefore, the requirement is 26.4 square feet for those dwelling units.
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The Project will provide the required amount of residential usable open space. 489 dwelling units are
proposed, 105 of which will be studio units, less than 350 square feet plus a bathroom, that qualify for a
reduced usable open space requirement under Section 135(d)(2) (one-third of the otherwise applicable
requirement) due to the smaller size of the units; therefore, a total of approximately 26,625 of common
usable open space must be provided in the form of POPOS and/or other usable open space on the Project
Site. Approximately 11,670 square feet of residential usable open space will be provided at Building 3
on shared outdoor terraces and approximately 300 square feet will be provided on private terraces.
Approximately 14,655 square feet of POPOS will be provided on the Project Site, including in adjacent
Hawthorne Street Plaza. Per Section 135(d)(5)(B)(i), POPOS count toward residential usable open
space requirements in the Eastern Neighborhoods Mixed Use Districts, including the CMUO Zoning
District, provided that the POPOS meet certain standards under Section 135(h), including a
requirement that the POPOS are unenclosed; however, a special provision was included under Section
329(e) for this Key Site, which provides that "any indoor POPOS on the site may be deemed to satisfy
the requirements of Sections 135(h) and 135.3.” Therefore, a total of 14,655 square feet of countable
POPOS will be provided, which meets the residential usable open space requirement in combination
with usable open space provided at 657 Harrison (26,625 square feet total).

F. Dwelling Unit Exposure. Per Planning Code Section 249.78 (d)(11) (Central SoMa SUD), the
requirements of Section 140 shall apply, except that the required windows (as defined by
Section 504 of the San Francisco Housing Code) of at least one room that meets the 120-square-
foot minimum superficial floor area requirement of Section 503 of the Housing Code shall face
on an open area as follows:

1. For units constructed above 85 feet in height, the required windows shall face directly on
an open area that is no less than 15 feet by 15 feet;

2. 10% of units constructed at or below 85 feet may face directly onto an open area that is no
less than 15 feet by 15 feet; and

3. Where required windows are built on an open area, pursuant to 140 (a)(2), the
requirements to increase the horizontal dimension at each subsequent floor do not apply.

At Building 3, all of the dwelling units will face onto Harrison Street, Perry Street, Hawthorne Street
Plaza (POPOS and mid-block pedestrian alley) or a 25-foot by 70-foot, ten inch inner courtyard along
the western property line. Therefore, all dwelling units at Building 3 will meet dwelling unit exposure
requirements applicable to projects in the Central SoMa SUD.

G. Non-Residential Usable Open Space. Per Planning Code Section 135.3, within the Eastern
Neighborhoods (“EN") Mixed Use Districts, Retail, Institutional, and like uses must provide 1
square foot of open space per each 250 square feet of occupied floor area of new or added
square footage. Office uses in the EN Mixed Use Districts are required to provide 1 square foot
of open space per each 50 square feet of occupied floor area of new, converted or added square
footage. PDR uses have no open space requirements. However, the Section 135.3 open space
requirements shall not apply to Central SoMa SUD projects that are subject to the privately-
owned public open space requirements pursuant to Section 138 (a)(2).

SAN FRANCISCO
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The Project is located within the Central SoMa SUD and subject to privately-owned public open space
requirement (POPOS) per Planning Code Section 138(a)(2) and approximately 14,655 square feet of
POPOS will be provided on the Project Site. Therefore, as noted above, the Project is not subject to a
separate non-residential usable open space requirement per Section 135.3.

H. Privately-Owned Public Open Space. Per Planning Code Section 138, projects in the Central
SoMa Special Use District proposing new construction of 50,000 gross square feet or more of
non-residential use must provide privately owned publicly-accessible open space (“POPOS”)
at a ratio of one square feet per 50 gross square feet of all uses to which the POPOS requirement
applies (here, office and hotel uses). Retail, institutional, and PDR uses in the Central SoMa
Special Use District are exempt from the requirements. This public open space may be located
on the same site as the building, either indoors or outdoors, or within 900 feet of it. Under
Section 138 (d)(2), all outdoors open space must be open to the sky, except for obstructions
permitted by Section 136; up to 10% of space that may be covered by a cantilevered portion of
the building if the space has a minimum height of 20 feet; any buildings on the subject property
that directly abut the open space shall meet the active space requirements of Section 145.1; and
the open space shall be maximally landscaped with plantings on horizontal and vertical
surfaces, subject to the appropriate design for circulation routes and any recreational or public
amenities provided.

In the Central SoMa SUD, all determinations concerning the adequacy of the location, amount,
amenities, design, and implementation of open space required by this Section shall be made in
accordance with the provisions of Section 329 and Section 138(d)(2). As part of this
determination, the Planning Commission must consider the ability of the open space to meet
the open space, greening, and community needs of the neighborhood, as follows:

(A) Location. The provision of outdoor space, including off-site, should be given preference
over the provision of indoor space and/or the payment of the in-lieu fee. The Commission may
approve the provision of indoor space and/or the payment of the in-lieu fee only where the
provision of outdoor space would (i) Be subject to substantially negative or unpleasant
environmental conditions, such as noise, wind, or lack of access to direct sunlight; and/or
(i) Where provision of the open space outdoors would substantially degrade the street wall
or otherwise undermine the pedestrian experience.

(B) Amenities. The type of amenities provided shall take into consideration and complement
the amenities currently and foreseeably provided in nearby publicly-accessible open spaces
and recreational facilities, both publicly and privately owned, with a preference given to
provision of amenities and types of spaces lacking or over-utilized in the area.

(C) Community Needs. The Commission shall consider the extent to which the open space
serves the open space and recreational needs of the diverse inhabitants of the Central SoMa
Special Use District, including but not limited to residents, youth, families, workers, and
seniors.
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The Project is required to provide 14,075 square feet of POPOS. The Project will provide 14,655 square
feet of POPOS through a combination of on-site indoor and outdoor open space that will comply with
Central SoMa POPOS standards under Section 138(d)(2). The exterior POPOS will be provided via a
mid-block pedestrian alley (Hawthorne Street Plaza), as well as exterior usable open space along
Harrison, 2, and Perry Streets; the indoor POPOS will be provided at a prominent corner location
Building 1 along both Harrison Street and 2% Street. All of the POPOS will either be directly adjacent
to or within a few feet of active ground floor retail space.

The proposed indoor POPOS at Building 1 is specifically permitted under the Central SoMa SUD
provisions for project sites north of Bryant Street, including the Project Site. The indoor location will
help avoid unpleasant environmental conditions, such as noise, wind, lack of sunlight and the
degradation of the street wall along those primary streets, which would otherwise undermine the
pedestrian experience. Furthermore, a substantial amount of outdoor POPOS will be provided on the
Project site, including at proposed Hawthorne Street Plaza, which will be located between two buildings
on the Project site and thus better protected. The proposed POPOS will provide a sufficient variety of
amenities in a variety of POPOS spaces, including indoor and outdoor POPOS at a prominent
pedestrian corner, in a mid-block pedestrian alley, a covered arcade, and open areas on sidewalks, with
various amenities including seating areas adjacent to proposed retail uses, a water feature, and new
landscaping, including multiple new trees. The proposed POPOS have been designed to accommodate
and are expected to be utilized regularly by on-site and off-site residents, youth, families, workers, and
seniors, due in part to the variety of POPOS spaces proposed and variety of amenities provided within
and adjacent to those POPOS.

I. Streetscape and Pedestrian Improvements. Planning Code Section 138.1 establishes a number
of requirements for the improvement of public rights-of-way associated with development
projects. Projects that are on a lot greater than half an acre, include more than 50,000 square
feet of new construction, containing 150 feet of total lot frontage on one or more publicly-
accessible rights-of-way , or has a frontage that encompasses the entire block face between the
nearest two intersections, must provide streetscape and pedestrian improvements.
Development projects are required to conform to the Better Streets Plan to the maximum extent
feasible. Features such as widened sidewalks, street trees, lighting, and street furniture are
required. In addition, one street tree is required for each 20 feet of frontage of the Property
along every street and alley, connected by a soil-filled trench parallel to the curb.

The Project meets the criteria of Section 138.1, as it is 2.36 acres in size, includes more than 50,000
square feet of new construction, and has a lot frontage length of over 150 feet on a public right-of-way;
therefore, it is subject to Better Streets Plan requirements. The Project Sponsor has worked extensively
with Streetscape Design Advisory Team (SDAT), which encompasses multiple City Agencies, to create
a streetscape plan that meets the Better Streets Plan requirements.

The Project includes sidewalk widenings (where there are existing sidewalks), new sidewalks (where
none exist), and other street improvements on Harrison Street, 2" Street, Vassar Place and Perry Street.
New sidewalks, curbs, gutter, and street trees will be installed. The Project will provide sidewalks at
Vassar Place and along the proposed Perry Street extension, which do not currently exist. The proposed
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Better Streets Plan also includes 31 new street trees planted around the site including 19 along the
southern curb of Harrison Street, 6 along the western curb of Vassar Place, and 4 along 2 Street; 2
additional trees will be provided at the office building’s driveway near Perry Street. Therefore, the
Project complies with Planning Code Section 138.1.

J. Bird Safety. Planning Code Section 139 outlines the standards for bird-safe buildings,
including the requirements for location-related and feature-related hazards. Section 139
outlines facade-related hazards to birds throughout the City, which apply to certain
freestanding glass walls and other building elements that have unbroken glazed segments that
are 24 square feet and larger in size. New construction with glazed building elements such as
free-standing glass walls, wind barriers, skywalks, balconies, and greenhouses on rooftops
shall treat 100% of the glazing with bird-safe glazing treatments to reduce the potential impacts
to bird mortality.

The Project site is not located within nor is it in close proximity to an Urban Bird Refuge. As proposed,
the Project is not subject to feature-related standards because the largest glazed screen at Building 2 is
21 square feet, the largest glazed screen at Building 3 is 22.5 square feet, and no glazed screens are
proposed at Building 1. Therefore, the Project is not subject to feature-related standards because neither
Building 1, Building 2 nor Building 3 have unbroken glazed segments that are larger than 24 square
feet. Even so, bird-safe glazing are proposed to reduce the potential impacts to bird mortality. The design
of all buildings in the Project include articulate facades with mixture of glass, mullions and metal
detailing to avoid creation of large free standing and unbroken glass facades.

K. Rooftop Screening. In EN Mixed Use Districts, Section 141 requires that rooftop mechanical
equipment and appurtenances used in the operation or maintenance of a building shall be
arranged so as not to be visible from any point at or below the roof level of the subject building.
This requirement shall apply in construction of new buildings, and in any alteration of
mechanical systems of existing buildings that results in significant changes in such rooftop
equipment and appurtenances. The features so regulated shall in all cases be either enclosed
by outer building walls or parapets, or grouped and screened in a suitable manner, or designed
in themselves so that they are balanced and integrated with respect to the design of the
building. Minor features not exceeding one foot in height shall be exempted from this
regulation.

The rooftop mechanical equipment and appurtenances used in the operation or maintenance of the
Project buildings will be arranged and screened so as not to be visible from any point at or below the roof
level.

At Building 3, all rooftop mechanical elements have been organized such that they are grouped together
and set back from all building perimeters. The screening wall which encloses the clustered mechanical
areas is thus offset from the main tower and expressed as a terraced step-back to balance the overall
composition of the building massing.
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At Building 2, the podium roof areas at the south near Interstate 80 will house mechanical equipment
for the office and PDR use, grouped within an architectural screen that is aligned with the hotel addition
massing and designed to match the character of the addition facade. No mechanical equipment or screens
are proposed within the primary tower setback along Harrison Street. At the 20th floor, mechanical
equipment for the hotel will be set back from the tower footprint a minimum of 15ft from each direction,
similarly clustered behind an architectural screen.

At Building 1, mechanical equipment will be located at the west side of the podium roof where the project
proposes a significant 35-foot tower setback. The equipment will be screened from view with an
architectural screen similar in character with the tower fagade. All rooftop mechanical equipment will
be located within the 35-foot bulkhead at the west end of the tower and thus screened from view.

L. Parking and Loading Entrances. Under the street frontage controls of Planning Code Section
145.1(c)(2), 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 may be devoted to parking and
loading ingress or egress.

The Project’s primary off-street vehicular parking and loading access is intentionally consolidated on
secondary Perry Street, which is located at the rear of the Project Site adjacent to Interstate 80 and
functions similar to an alley.

Since the off-street parking and loading entrances for each proposed building, as applicable, along Perry
Street exceeds 20 feet in width, the Project Sponsor is separately requesting a variance from the Zoning
Administrator (See Record No. 2012.1384VAR). The Project Sponsor is also separately requesting a
variance for the proposed private driveway (the Perry Street extension to 2nd Street on Caltrans
property), which will not be enclosed as required under Section 145.1.

M. Active Uses. Per Planning Code Sections 145.1(c)(3) and 249.78(c)(1) (Central SoMa SUD), with
the exception of space allowed for parking and loading access, building egress, and access to
mechanical systems, active uses—i.e. uses which by their nature do not require non-
transparent walls facing a public street—active uses must be located within the first 25 feet of
building depth on the ground floor and 15 feet on floors above facing a street at least 30 feet in
width. Active uses are also required along any outdoor POPOS within the Central SoMa SUD
per Section 249.78(c)(1)(A). Lobbies are considered active, so long as they are not longer than
40 feet or 25% of the building’s frontage, whichever is larger. Within the Central SoMa SUD,
office use is not considered an active use at the ground floor.

Section 145.1 requires active uses along any facade facing a street at least 30 feet in width and
imposes limitations on the size of parking and loading entrances. Section 249.78(c)(1) provides
that in the Central SoMa SUD, hotel and ground floor POPOS are considered active uses.
Active uses are also required along outdoor POPOS in the Central SoMa SUD per Section
249.78(c)(1)(A).

The Project is seeking an exception under the LPA for:
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(1) the Harrison Street frontage due to the proposed child care facility in the Building 3, which is not
an active use because it will not meet transparency requirements due to screening requirements for
security purposes;

(2) the outdoor POPOS plaza (Hawthorne Street Plaza) between Building 2 and Building 3, which
will not be entirely lined with active uses due to the required mechanical space in Building 2 (at the
rear of the building toward Perry Street) and the residential lobby frontage in 657 Harrison Street,
which will be approximately 2,460 feet along the plaza ;

(3) the Perry Street frontage due to the proposed mechanical and off-street loading spaces in Building 2
the mechanical (including PG&E vaults) and off-street parking and loading spaces in Building 1 and
Building 3 , and the bike ramp in Building 1; and

(4) the Vassar Place frontage due to the mechanical space, office/PDR entrance, and hotel entrance at
Building 2 and the parking shuttle lobby and off-street parking and bike ramp in Building 1.

N. Street Face Ground Level Spaces. Planning Code Section 145.1(c)(5) requires that the floors of
street-fronting interior spaces housing non-residential active uses and lobbies shall be as close
as possible to the level of the adjacent sidewalk at the principal entrances to these spaces.

The ground floor spaces and lobbies in the non-residential buildings (Building 1 and Building 2) are
located at the sidewalk level and face directly onto the public right-of-way, of each respective street
frontage, or onto the mid-block pedestrian alley and POPOS at Hawthorne Street Plaza. Building 3 is a
residential building with an entrance along Hawthorne Street Plaza, which can be accessed from both
Harrison and Perry streets. There is a grade change between Harrison and Perry Street and Hawthorne
Street Plaza accommodates that topographical change in its proposed design. Therefore, non-residential
active uses and lobbies will be as close as possible to the level of the adjacent sidewalk at the principal
entrances to those spaces.

O. Transparency and Fenestration. Per Planning Code Sections 145.1(c)(6) and 249.78(c)(1)(F)
(Central SoMa SUD), building frontages with active uses must be fenestrated with transparent
windows and doorways for no less than 60% of the street frontage at the ground level and
allow visibility to the inside of the building. In the Central SoMa SUD, street frontages greater
than 50 linear feet with active PDR uses fenestrated with transparent windows and doorways
for no less than 30% of the street frontage at the ground level and allow visibility into the
building. The use of dark or mirrored glass does not count towards the required transparent
area.

Where active use requirements will not be met, transparency requirements will also not be met along
portions of the Harrison Street, Perry Street and Vassar Place frontages. Therefore, the Project Sponsor
is requesting an exception to Planning Code transparency and fenestration requirements for each of
three buildings on the Project Site.
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P. Ground Floor Heights. Planning Code Sections 145.1(c)(4) and 249.78(d)(10) require that all
ground floor spaces in the CMUO Districts have a ground floor ceiling height of 14 feet. PDR
space that is subject to the requirements of Section 202.8 or 249.78 (Central SoMa SUD) shall
have a minimum floor-to-floor ceiling height of 17 feet.

The Project proposes a 12-ft floor-to-floor height in the retail space at the rear of the Building 3 due to
the change in grade and related stepping of the adjacent POPOS space (Hawthorne Street Plaza) to
allow for direct access to the retail space from the plaza. Further, the existing historic building at 645
Harrison Street (the Building 2 location) does not provide the required 17 foot ceiling height for the new
PDR use from development of office at Building1, to be consolidated with existing PDR on floors 2 and
3 (the existing ceiling heights are about 13 feet, 9 inches). Therefore, the Project requires a variance from
the Zoning Administrator for both buildings (See Record No. 2012.1384VAR).

Q. Ground Floor Commercial. Planning Code Section 145.4 states that in the Central SoMa SUD,
a project whose street frontage is subject Section 145.4, may locate a Privately-Owned Public
Open Space(s) (POPOS) along such street frontage, provided that the ground floor of the
building facing the POPOS is lined with active commercial uses. Further, Second Street, on the
west side, between Dow Place and Townsend Street in the Central SoMa Special Use District
shall have active commercial uses.

At the Project Site, ground floor commercial uses are required along the 2nd Street frontage. At Building
1, an interior POPOS, office lobby, and retail are provided along 2" Street. The interior corner POPOS
at the prominent intersection of 2" and Harrison Street is not entirely lined with retail because of the
need to provide a building lobby with direct access from both Harrison and 2nd Streets and elevators
adjacent to that lobby, which will be located at the center of the building. The corner POPOS will be
steps away from retail spaces along Harrison Street and along 2nd Street (on the other side of the lobby
toward Perry Street). Even so, neither the POPOS nor the proposed lobby will meet Section 145.4
requirements. Therefore, the Project is requesting a ground floor commercial exception. There is no other
suitable location for the building lobby as retail space is appropriately proposed along Harrison Street
adjacent to the corner POPOS and mechanical and off-street parking and loading entrances have
intentionally been located along secondary Perry Street.

R. Shadows on Publicly-Accessible Open Spaces. Planning Code Section 147 states that new
buildings in the EN Mixed Use Districts exceeding 50 feet in height must be shaped, consistent
with the dictates of good design and without unduly restricting the development potential of
the site, to reduce substantial shadow impacts on public plazas and other publicly-accessible
spaces other than those under the jurisdiction of the Recreation and Parks Department. The
following factors shall be taken into account: (1) the amount of area shadowed; (2) the duration
of the shadow; and (3) the importance of sunlight to the type of open space being shadowed.

The Project has been designed to reduce substantial shadow impacts on public plazas and other publicly-
accessible spaces and will not create any net new shadow on open spaces under the jurisdiction of the
Recreation and Parks Department, including South Park, as detailed in the Community Plan Exemption
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(CPE), prepared for the Project. The Project would comply with Section 147. The detailed shadow
analysis in the CPE for the Project is incorporated herein by reference.

S. Off-Street Parking. Planning Code Section 151.1 states that off-street parking is not required
for any use in the CMUO District and accessory parking is permitted up to certain limits. Retail
uses within the Central SoMa SUD may provide 1 space for each 1,500 square feet of GFA.
Within the CMUO District, non-retail sales and service uses such as PDR uses may provide 1
space per each 1,500 square feet of occupied floor area (OFA). Office uses may provide 1 space
per each 3,500 square feet of OFA. Child Care Facilities may provide one car for each 25
children. For dwelling units, 1.5 parking spaces for each dwelling unit are permitted. For hotels
, a maximum of lparking space for each 16 guest bedrooms, plus one for the manager’s
dwelling unit, if any.

The Project includes a total of approximately: 369,679 sf of OFA of office, 37,551 GFA (gsf) of retail,
460,779 sfof OFA of residential, 13,214 sf of OFA of child care, 39,493 sf of OFA of PDR, and 181,056
sfof OFA of hotel. Therefore, the proposed 309 accessory parking spaces are principally permitted across
the entire Project Site. There will be 309 accessory parking spaces in total, plus 13 car share spaces, for
a total of 322 off-street parking spaces. Therefore, the Project complies with the maximum permitted
accessory parking limitations of Planning Code Section 151.1.

T. Off-Street Freight Loading. Per Planning Code Section 152.1, in the EN Mixed Use Districts,
the number off required loading spaces for Non-Retail Sales and Service Uses, which include
office use, is 0.1 space per 10,000 square feet of occupied floor area (“OFA”). For Retail uses, 1
loading space is required for 10,0001 - 30,000 square feet of OFA. No loading spaces are
required for Institutional uses below 100,000 OFA (here, the child care facility). PDR uses over
10,000 OFA but below 60,000 OFA must provide one loading space. In the CMUO District,
substitution of two service vehicle spaces for each required off-street freight loading space may
be made, provided that a minimum of 50 percent of the required number of spaces are
provided for freight loading. For hotel uses with occupied floor area of 200,001-500,000 square
feet of OFA, 2 off-street freight loading spaces are required. For residential uses with over
500,000 square feet of OFA, 3 plus 1 space for each additional 400,000 square feet of OFA are
required.

The Project requires nine off-street freight loading spaces. In detail:

e Building 1: For 313,364 sf of OFA of office, three off-street loading spaces are required. For
5,000sf of OFA of retail, no off-street freight loading is required. Therefore, 3 off-street freight
loading spaces are required.

e Building 2: For 27,873 sf of OFA of retail, one off-street freight loading space is required. For
39,493 SF of OFA of PDR, one off-street freight loading is required. For 56,315 sf of OFA of
office, one off-street freight loading space is required. For 181,056 sf of OFA of hotel, one off-
street freight loading space is required. Therefore, 4 off-street freight loading spaces are
required.
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e Building 3: For 460,779 sf of OFA of residential, two off-street freight loading spaces are
required. For 13,214 sf of OFA of childcare (institutional), no off-street freight loading is
required, and for 1,450 sf of OFA of retail, no off-street freight loading is required. Therefore, 2
off-street freight loading spaces are required.

The Project includes two loading spaces plus three service vehicle spaces at grade at Building 2, two
loading spaces at grade plus three service vehicles below-grade at Building 1, and one loading space plus
two off-street vehicle spaces at Building 3. Per Section 153, in the CMUO, two service vehicles can be
substituted for each required off-street freight loading space. Therefore, the Project complies with off-
street freight loading requirements.

Since the Project would provide loading and service vehicles in buildings other than for the use served,
as required under Section 155(a), an administrative waiver of that requirement is separately requested
from the Zoning Administrator pursuant to Section 161(e), which provides that a reduction or waiver
of off-street loading requirements may be requested in recognition of the fact that site constraints may
make provision of the required loading and service vehicle spaces impractical or undesirable. In granting
such a waiver, the Zoning Administrator is required to consider certain criteria under Section 161(e),
which contemplates "a jointly used underground facility with access to a number of separate buildings
and meeting the collective needs for freight loading and service vehicles for all uses in the buildings
involved,” which is akin to the off-street loading proposed as part of the Project, which has been creatively
organized to meet Project-wide off-street loading requirements without resulting in "the use of an
unreasonable percentage of ground-floor area [for loadingl, and thereby preclude more desirable use of
the ground floor for retail, pedestrian circulation and open space uses” per Section 161(e).

U. Parking Dimensions. Per Planning Code Section 154(b), every required off-street freight
loading space must have a minimum length of 35 feet, a minimum width of 12 feet, and a
minimum vertical clearance including entry and exit of 14 feet. However, the first such
required loading space for any use may have a minimum width of 10 feet, a minimum length
of 25 feet, and a minimum vertical clearance of 12 feet. Each substituted service vehicle space
provided under Section 153(a)(6) of the Planning Code shall have a minimum width of eight
feet, a minimum length of 20 feet, and a minimum vertical clearance of seven feet. Per
Planning Code Section 154(a), off-street parking spaces in the Eastern Neighborhoods Mixed
Use Districts, including the CMUO District, shall have no minimum area or dimension
requirements, except as required elsewhere in the Building Code for spaces specifically
designated for persons with physical disabilities.

The Project is providing five off-street loading spaces and eight service vehicle spaces; the eight service
vehicles count as four off-street loading spaces, for a total of nine off-street loading spaces. All of these
spaces will meet the dimensional requirements under the Code. Therefore, the Project will comply with
the off-street freight loading dimension requirements.

V. Rates for Long-Term Office Parking. Planning Code Section 155(g) states that to discourage
long-term commuter parking, off-street parking spaces provided for all uses other than
residential or hotel must be offered pursuant to the following rate structure: (1) the rate
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charged for four hours of parking cannot be more than four times the rate charged for the first
hour; (2) the rate charged for eight hours of parking cannot be less than ten (10) times the rate
charged for the first hour; and (3) no discounted parking rates are allowed for weekly, monthly,
or similar time-specific periods.

The Project will comply with the rate structure outlined in the Code and regulated by the City.

W. Private Service Driveway. Planning Code Section 155(d). All off-street freight loading and
service vehicle spaces in the CMUO District shall be completely enclosed, and access from a
public Street or Alley shall be provided by means of a private service driveway that is totally
contained within the structure.

The proposed Perry Street extension will be located on Caltrans property and will function as a private
service driveway for off-street parking, loading and service vehicle spaces on the Project site. It will not
be contained within the structures on the Project Site; therefore, the Project Sponsor is separately
requesting a variance from the Zoning Administrator (See Record No. 2012.1384VAR).

X. Curb Cut Restrictions on 27 Street. Planning Code Section 155 (r)(2)(Y) does not permit a curb
cut along 274 Street between Market and Townsend Street.

The Project includes the removal of an existing curb cut on 2" Street and a new curb cut for the
connection of the proposed Perry Street extension at 2nd Street. The Project will limit use of the curb
cut via a gate that will requlate the frequency of vehicles exiting Perry Street onto 2nd Street, and has
been designed to limit movements to a right-turn only from Perry Street onto 2 Street, as discussed in
the Project’s DLOP. Because a new 2" Street curb cut is not permitted, the Project Sponsor is
separately pursuing a curb cut variance from the Zoning Administrator (See Record No.
2012.1384VAR).

Y. Driveway Loading and Operations Plan in the Central SoMa SUD. Planning Code Section
155(u) requires a Driveway and Loading Operations Plan (“DLOP”) is required for projects in
the Central SoMa SUD that are more than 100,000 of new gross square feet. The DLOP is meant
to reduce potential conflicts between driveway and loading operations and pedestrians,
bicycles, and vehicles, to maximize reliance of on-site loading spaces to accommodate new
loading demand, and to ensure that off-site loading activity is considered in the design of new
buildings. Applicable projects shall prepare a DLOP for review and approval by the Planning
Department, in consultation with the San Francisco Municipal Transportation Agency
(“SFMTA").

The Project is over 100,000 square feet in size and has prepared a DLOP authored by CHS. The building
operator will implement the following measures into the operations and design of the Project. The
building operator or ownership will designate appropriate staff contact(s) for the implementation of the
DLOP measures across the three buildings (Building 1, Building 2 and Building 3).
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Valet Operations: The building operator will operate a 24-hour valet service from two separate valet
stand locations, one along the west curbside of Vassar Place and a second on the B1 level of the 400
Second Street garage. All valeted vehicles processed at both stands will be stored in the 400 Second Street
garage. The building operator will staff valet attendants at a level such that vehicle queues arriving and
departing the valet locations will be contained within available curbside areas and thus not resulting in
spillover and blockage of adjacent public streets, alleys, and sidewalks. It is estimated that the hotel valet
operations will require one supervisor and between two and four runners onsite depending on the time
of day. Additional runners may be added as necessary to ensure an orderly flow of vehicles at the valet
stand and not result in vehicle queues. Valet operations will be organized into various daytime and
overnight shifts that will be optimized according to anticipated demand.

Signage or additional active management strategies could be employed along Harrison Street as needed
(e.g., during peak periods of operation, high volume events, or when additional queuing abatement is
necessary) to help direct drivers seeking valet service to the valet stand appropriate to their building
destination, described further below. The signage described and could be employed here is in addition to
the signage described in section 5.0 Signage/Warning Devices.

645 Harrison Street (aka. Building 2) Hotel Valet Operations: The 645 Harrison Street hotel will
operate valet service for quests along the west curbside of Vassar Place fronting the lobby. Upon guest
arrival at the curbside, valet staff will process their vehicles, move them from the curbside, and store
them within the 400 Second Street Garage. The valet will process both inbound and outbound hotel
vehicles (non-Transportation Network Company) within the proposed four-space passenger loading
zone on Vassar Place. The building operator will provide hotel guests with a pre-visit email that provides
directions on getting to the Vassar curbside valet if they wish to drive and store vehicles on site, as well
as information on associated valet parking costs and nearby public garages.

In terms of vehicle circulation, inbound hotel guests will be directed to arrive via eastbound Harrison
Street and make a right-turn onto southbound Vassar Place to access the passenger loading zone and
valet stand. Valet staff will work to quickly check-in hotel guests and remove vehicles from the queue.
Valet staff will drive vehicles away from the curb to go southbound on Vassar Place and turn left onto
eastbound Perry Street to access the 400 Second Street garage to store vehicles.

Similarly, outbound guests picking up their vehicles at the Vassar curbside will have their vehicles
brought to that location by valet staff. Valet staff will account for variation in vehicle retrieval times in
their ongoing management of the passenger loading zone at the Vassar Place curbside. Valet staff will
advise outgoing drivers if Second Street is available for exit, based on the valet’s ongoing monitoring of
that exit (refer to Section 6.0 Metering System).

400 Second Street (aka. Building 1) Garage (Hotel Staff plus all Office, PDR, and Retail): The
400 Second Street garage will operate a dedicated valet stand on level B1, serving those driving and
parking for the office, PDR, and retail uses, as well as hotel employees. The 400 Second Street garage
valet stand will include a 96-foot long (five spaces) valet staging area for outbound vehicles and a 56-
foot long (three spaces) valet staging area for inbound vehicles, not including the inbound / outbound
garage access ramp. That ramp can accommodate up to 128 feet (six spaces) of additional valet vehicle
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storage for inbound vehicles. Outbound vehicles will be staged within the garage as optimized by valet
staff, who will control all vehicle movements inside the garage. Additionally, up to 60 feet (three spaces)
of valet staging area can be used for outbound vehicles along the north side of the Perry Street private
drive, between the entrance to the 400 Second Street garage and Second Street, outside weekday
commercial loading hours (typically between 10:00 a.m. to 4:00 p.m.). Therefore, it is expected that the
400 Second Street garage will be able to accommodate valet vehicle queues up to eight outbound vehicles
and up to nine inbound vehicles at any one time.

Manual System: The project sponsor may use a manual system to manage valet operations. Such a
system will provide inbound valet users with a ticket or other type of valet parking identification upon
arrival at the valet stand. The valet operator will staff the hotel vehicle drop-off appropriately in order to
minimize dwell time, including staff to assist with baggage. The parking operator will post signage at
the valet stand on Harrison Street and Vassar Place in the event that valet parking reaches capacity and
unavailable for additional visitors. Outbound valet users returning to the valet stand will present their
ticket or valet identification to the valet attendant to retrieve their vehicle. Customers are expected to be
present prior to the valet vehicle being brought up for pick-up.

Inbound vehicles to the 400 Second Street garage valet stand will proceed down the garage ramp to the
valet stand located on level B1. Valet staff will work to quickly check-in vehicles, remove them from the
queue, and park them in the available 400 Second Street garage spaces before returning to the valet stand.
Similarly, outbound vehicles will be brought to the 400 Second valet stand for driver pick up. Additional
staging capacity will be available within the 400 Second Street garage or along the north side of Perry
Street between Vassar Place and Second Street, in the event the valet staging area on level Bl is at
capacity. Outbound vehicles will generally be staged inside the 400 Second Street garage and thus away
from the public right-of-way. Valet staff will advise outgoing drivers of the availability if Second Street
is available for exit, based on the valet’s ongoing monitoring of that exit (refer to Section 6.0 Metering
System).

The valet operation at 400 Second Street will be staffed according to anticipated vehicle arrivals and
departures and refined over time as needed to abate queues (see Section 2.0 Queue Abatement).

Electronic System: The project sponsor may use an electronic system to help manage valet operations.
Such a system will allow employees and hotel guests to pre-register their vehicle with the valet operator
and drop off their vehicles at the valet stand without having to wait to exchange information. The system
will also enable outgoing drivers to use a mobile application or other means to inform valet staff of vehicle
pick-up ahead of time.

Pre-registered employees and guests will check-in at the garage valet stand via an electronic system to
be determined by the building operator, for efficient processing and removal of vehicles from the queue.
Employees and guests that do not pre-register their vehicles can check-in with the valet attendant before
leaving their vehicles in the valet queue. The valet attendants will process any vehicles that are not pre-
registered in the system in a similar process to that described above under Manual System. Valet
attendants will then work to quickly remove vehicles from the queue and park them in any of the available
onsite parking spaces, before returning to the valet stand.
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Inbound vehicles to the 400 Second Street garage valet stand will proceed down the garage ramp to the
valet stand located on level B1. Valet staff will work to quickly check-in vehicles, remove them from the
queue, and park them in the available 400 Second Street garage spaces. Similarly, outbound vehicles will
be brought to the 400 Second valet stand for driver pick up. Additional staging capacity will be available
within the 400 Second Street garage or along the north side of Perry Street between Vassar Place and
Second Street, in the event the valet staging area on level B1 is at capacity. Outbound vehicles will
generally be staged inside the 400 Second Street garage and thus away from the public right-of-way.
Valet staff will advise outgoing drivers of the availability if Second Street is available for exit, based on
the valet’s ongoing monitoring of that exit (refer to Section 6.0 Metering System).

The valet operation at 400 Second Street will be staffed according to anticipated vehicle arrivals and
departures and refined over time as needed to abate queues (see Section 2.0 Queue Abatement).

Queue Abatement: The building operator will prevent vehicle queues from occurring. A vehicle queue
is defined as one or more vehicles waiting to access the project’s driveways or adjacent on-street loading
zones and blocking any portion of any public right-of-way (e.g., the traveled way along a public street,
alley, or sidewalk) for 1) a combined 2 minutes during the peak consecutive 60 minutes for the adjacent
public right-of-way or a combined 15 minutes between the hours of 6 a.m. and 10 p.m.; and 2) for at
least three 24-hour periods in any consecutive seven-day period. The valet program will actively manage
the Vassar Place loading zone and will set a performance standard for the dwell time at that loading zone
to prevent vehicle queues.

The owner/operator of the building will employ proactive abatement methods as needed to prevent queues

from occurring. Suggested abatement methods include the following: redesign of off-street loading spaces
to improve vehicle circulation at the project driveways on Perry Street; redesign of off-street parking
facilities to allow for additional off-street vehicle queueing capacity; modification of the valet program
and operations (e.g., additional valet staff, modification of valet stand locations, or additional locations
for inbound or outbound vehicle staging)to improve vehicle circulation at the Harrison Street and Vassar
Place intersection and vehicle access to and from the project site; and travel demand management
strategies such as additional bicycle parking, worker/customer shuttles, and consolidated deliveries.

If the Planning Department Director, or his or her designee, suspects that a recurring queue is present,
the Department will notify the property owner in writing. Upon request, the building owner/operator
will hire a qualified transportation consultant to evaluate the conditions at the site for no less than seven
days. The consultant will prepare a monitoring report to be submitted to the Department for review. If
the Department determines that a recurring queue does exist, the facility owner/operator will have 90
days from the date of the written determination to abate the queue.

Driveway and Off-Street Loading Attendant and Loading Dock Management: Off-street
commercial loading spaces will be provided within each building and accessible via Perry Street. The
building operator will ensure that tenants and visitors are informed of commercial loading regulations
in terms of scheduling, truck size, and prescribed routing to the site, through its building management
practices which may include pre-move-in written information, information detailed on building websites
and portals, vendor agreements, and communication from building management. The off-street loading

SAN FRANCISCO
PLANNING DEPARTMENT 22



Draft Motion RECORD NO. 2012.1384ENX
February 20, 2020 One Vassar Place

spaces will be limited to delivery vehicles up to SU-30 in size. See the section 4, Large Truck Access, for
additional guidance on deliveries by vehicles larger than an SU-30.

The loading dock attendant will coordinate and manage deliveries at the project building loading docks
through scheduling. The attendant station will be located within the 645 Harrison Street building.
Staffing will be at a level corresponding to the weekly and daily building delivery schedules.

All building tenants will be required to schedule large deliveries (e.g., requiring more than one delivery
vehicle) with the loading dock attendant to ensure availability of off-street loading spaces. The attendant
will help direct and guide trucks into the proper loading space previously scheduled for the corresponding
delivery and ensure delivery vehicles do not block any adjacent sidewalks or travel lanes. Prior to
delivery, the attendant will advise drivers of the prescribed route to the loading docks, which will be
inbound from northbound Third Street to eastbound Perry and outbound from westbound Perry Street
to northbound Third Street. The loading dock attendant will discourage delivery drivers from using
Vassar Place or the connection to Second Street at Perry Street to access the project site.

Freight deliveries will be limited to time outside weekday commute peak periods and weekends. Specific
hours following these guidelines will be established by the building operator.

Large Truck Access: The loading dock attendant will enforce the maximum truck size that can be
accommodated within the project buildings (SU-30). Delivery truck larger than an SU-30 will not be
allowed to use the off-street commercial loading spaces within the project buildings. To accommodate
trucks larger than SU-30 that may require access to the project site (e.g., large move-in trucks for
residential and commercial developments), the loading dock attendant will provide information to
residential and commercial tenants on available nearby (i.e., within 250 feet of the site) commercial curb
parking, as well as procedures to reserve available curbside loading space on adjacent streets with the
San Francisco Municipal Transportation Agency (SEMTA). Potential curbside areas for reservation
include, but are not limited to, the proposed passenger loading zones fronting each project building on
Harrison Street (i.e. 657 Harrison Street, 645 Harrison Street, and 400 Second Street).

Signage/Warning Devices: The project sponsor will install the following signage to requlate vehicular
traffic entering, circulating within, and exiting the Project area:
e “Noright-turn into driveway” and “No left-turn into driveway” on Second Street approaching
the Perry Street private drive, and “Do Not Enter” on Perry Street, to prohibit inbound vehicles
from entering Perry Street from Second Street.
e “Noparking” signs along the east side of Vassar Place to prevent parked vehicles from blocking
vehicular through traffic on northbound Vassar Place.
e “No Access to Second Street” to discourage pass-through traffic on Perry Street between Third
Street and Second Street. The signs will be installed on northbound Third Street approaching
Perry Street, on eastbound Perry Street approaching Third Street, and on eastbound Perry
Street at Vassar Place approaching Second Street.
o “Left-turn only” on Perry Street at the private drive with Second Street, to prohibit vehicles
from turning right onto northbound Second Street.
e A warning sign at the outbound side of the ramp in the 657 Harrison Street and 400 Second
street garages to alert drivers as to whether the Perry Street private driveway access to Second
Street is available or closed due to the 25 vehicles per hour limit.
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o Audible and/or visual warning devices at the project driveways to the off-street loading and
parking facilities to alert people walking, bicycling, and driving vehicles entering or exiting the
off-street facilities.

e “Full” signage near the off-street loading facility entrances. The transportation coordinator
shall indicate “Full” if the off-street loading facility is fully occupied or if the coordinator
anticipates it will be occupied by a forthcoming (e.g., within the next 10 minutes) delivery.

Metering System at Perry Street Access to Second Street: The project sponsor will install a physical
metering system at the eastbound Perry Street private driveway approach to Second Street, which by
condition will be limited to processing no more than 25 vehicles per any consecutive 60-minute period
of any day. Once eastbound vehicles have reached the 25-vehicle per hour limit, vehicles on Perry Street
will be directed to Harrison or Third streets. These vehicles will be strictly metered per hour and cannot
be averaged throughout the day to allow for more vehicles during the peak times.

Construction of the proposed metering system will be subject to SFMTA review. The building operator
will be required to provide the SFMTA with a monthly log of compliance to ensure this vehicle limit is
not exceeded.

The San Francisco Fire Department will also be provided with an access key to the gate to allow
emergency vehicle access.

The metering gate will be installed at the property line adjacent to the Second Street sidewalk to reduce
the potential conflicts between exiting vehicles and people walking in the sidewalk or bicycling in the
adjacent class 1V bike lane. Additionally, a new median will be installed in the Second Street right-of-
way to prevent left-turns into and out of the Perry Street private drive.

Trash/Recycling/Compost Collection Design and Management: The project sponsor or building
operator shall meet with the appropriate representative from Recology (or other trash collection firm) to
determine the location and type of trash/vecycling/compost bins, frequency of collections, and procedures
for collection activities, including the location of Recology trucks during collection. The location of the
trash/recycling/compost storage room(s) for each building will be indicated on the building plans to be
submitted to the Building Department. Procedures for collection shall ensure that the collection bins are
not placed within any sidewalk, bicycle facility, parking lane or travel lane adjacent to the project site at
any time.

Passenger Loading Plan

Coordination with For-Hire Vehicle Companies: The project sponsor will request that passenger
loading zones are incorporated into respective for-hire companies’ mobile device apps to better guide
passengers and drivers where to pick up or drop off. The project sponsor shall notify the SFMTA of this
request.

Designated On-site and On-street Loading Zones: The project sponsor or building operator will
clearly mark passenger loading zones with adequate signage. On-site and on-street passenger loading
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zones will be time limited, restricting passenger loading activities to no more than five (5) minutes
within the designated zone. Signage will clearly display the set time limits and alert passengers that
their driver will depart/arrive within the allotted timeframe.

Notifications and Information: The project sponsor or building operator will provide notification and
information to residents, employees, and visitors about passenger loading activities and operations,
including detailed information on vanpool services and locations for pick-up/drop-off of for-hire services.
Hotel guests will receive a pre-trip email with proper passenger loading zone and valet station locations
and operating instructions prior to arrival.

Parents and guardians will be provided with information about the child care drop-off and pick-up
management program, including instructions for using the passenger loading zone adjacent to the child
care center on Harrison Street and the on-site child care passenger loading spaces located in the 657
Harrison Street building.

Management and Monitoring: The project sponsor or building operator will provide detailed roles
and responsibilities for managing and monitoring the passenger loading zone(s) and to properly enforce
any passenger vehicles that are in violation (e.g., exceeding posted time limit, blocking a sidewalk, bike
lane, travel lane, etc.).

The child care operator will enforce the child care drop-off and pick-up management program.

Perry Street Project Variant: The proposed project includes a design variant (Project Variant) that
limits the Perry Street vehicular access to Second Street to emergency vehicles only. The table crossing
and 15-foot wide curb-cut at Perry and Second streets will be retained, but removable bollards will be
installed instead of the project gate arm and metering system in order to accommodate access for
emergency vehicles. All other vehicle circulation to, from, and within the project site will otherwise
remain the same as the project. All signage and warning devices installed as part of the project remain
the same with the exception of those related to the vehicles exiting the private driveway at Perry Street
and Second Street (e.g., the “no left-turn sign” prohibiting vehicles from turning left from Perry Street
onto northbound Second Street).

Z. Bicycle Parking. Planning Code Section 155.2 establishes bicycle parking requirements for
new developments, depending on use. For office uses, one Class 1 space is required for every
5,000 occupied square feet, and two Class 2 spaces are required for the first 5,000 gross square
feet; minimum two Class 2 spaces, plus one Class 2 space for each additional 50,000 occupied
square feet. For PDR uses, one Class 1 space for every 12,000 square feet of OFA, except not
less than two Class 1 spaces for any use larger than 5,000 occupied square feet; minimum two
Class 2 spaces, plus four Class 2 spaces for any use larger than 50,000 occupied square feet. For
child care facility uses, minimum two Class 1 spaces or one space for every 20 children; one
Class 2 space for every 20 children. For Retail Sales and Services uses, one Class 1 space is
required for every 7,500 square feet of OFA; minimum two 2 Class 2 spaces, and for eating and
drinking retail, one Class 2 space for every 750 square feet of OFA is required. For a hotel, one
Class 1 space for every 30 rooms is required; for Class 2, one space for every 30 rooms plus one

SAN FRANCISCO
PLANNING DEPARTMENT 25



Draft Motion RECORD NO. 2012.1384ENX
February 20, 2020 One Vassar Place

Class 2 space for every 5,000 square feet of occupied floor area of conference, meeting or
function rooms. For dwelling units, one Class 1 space for every dwelling unit. For buildings
containing more than 100 dwelling units, 100 Class 1 spaces plus one Class 1 space for every
four dwelling units over 100. For Class 2, one per 20 units are required.

The Project will provide 386 bicycle spaces in total, with 308 Class 1 spaces and 78 Class 2 spaces. This
satisfies the required amounts provided in the Planning Code, which is 299 Class 1 and 75 Class 2
spaces. Under the Code requirements there will be 71 Class 1 and 11 Class 2 spaces for the office use; 4
Class 1 and 2 Class 2 spaces for the PDR use, 6 Class 1 and 6 Class 2 spaces for the child care use, 4
Class 1 and 15 Class 2 spaces for the 657 Harrison only retail use, 16 Class 1 for hotel and 16 Class 2
for hotel, as well as 198 Class 1 and 25 Class 2 for residential. Because the type of retail has not yet been
identified, the Project is electing to comply with the most restrictive of the retail requirements for eating
and drinking uses. The Project is meeting the amount of required bicycle parking to reduce the impact
on vehicular use and to take advantage of the public transit in the neighborhood. Therefore, the Project
complies with bicycle parking requirements in terms of the total quantity that must be provided. The
Project Sponsor is separately seeking an Administrative Modification of Class 1 bicycle parking
requirements from the Zoning Administrator under Planning Code Section 307(k), which is requested
for the consolidation of Class 1 bicycle parking spaces Building 1, pursuant to Planning Code Section
155.1(b)(3)(B), which would otherwise require that the Class 1 bicycle parking be located in smaller
facilities at each building.

AA. Showers and Lockers. Planning Code Section 155.4 requires that showers and lockers be
provided in new buildings. Non-Retail Sales and Service, Entertainment, Recreation, and
Industrial uses require one shower and six clothes lockers where the OFA exceeds 10,000
square feet but is no greater than 20,000 square feet, two showers and 12 clothes lockers where
the OFA exceeds 20,000 square feet but is no greater than 50,000 square feet, and four showers
and 24 clothes lockers are required where the OFA exceeds 50,000 square feet. Retail uses
require one shower and six clothes lockers where the occupied floor area exceeds 25,000 square
feet but is no greater than 50,000 square feet, and two showers and 12 clothes lockers where
the occupied floor area exceeds 50,000 square feet.

The Project will provide four showers and 24 lockers at the second level of Building 1 to meet Planning
Code requirements for both Building 1 and Building 2 (the Code requirement for showers and lockers is
four showers, 24 lockers). The Project is separately requesting that the Zoning Administrator authorize
the consolidation of the required shower and locker facilities at Building 1(where consolidated Class 1
bicycle parking would also be located) pursuant to Planning Code Section 155.4(d). The Project Sponsor
will be required to enter into a related agreement if and when the buildings would no longer be under
common ownership.

BB. Transportation Management Program. Per Planning Code Section 163, a Transportation
Management Program is intended to ensure that adequate services are undertaken to minimize
the transportation impacts of added office employment and residential development by
facilitating the effective use of transit, encouraging ridesharing, and employing other practical
means to reduce commute travel by single-occupant vehicles. In the Central SoMa Special Use
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District where the occupied square feet of new, converted or added floor area for office use
equals at least 25,000 square feet, the property owner shall be required to provide on-site
transportation brokerage services for the lifetime of the project. Prior to the issuance of a
temporary permit of occupancy, the property owner shall execute an agreement with the
Planning Department for the provision of on-site transportation brokerage services.

The Project is adding over 25,000 square feet of office area and must comply with this Section. The
Project Sponsor will be required to execute an agreement with the Planning Department for the
provision of on-site brokerage services prior to the issuance of a temporary certificate of occupancy for
each phase of the Project.

CC. Car Sharing. Planning Code Section 166 establishes requirements for new developments to
provide off-street parking spaces for car-sharing services. The number of spaces depends on
the amount and type of use. One car share space is required plus one space for every 50 parking
spaces over 50 devoted to non-residential use. For residential uses, one care share space must
be provided for 50-200 dwelling units, plus two spaces for every 200 dwelling units over 200.
The car-share spaces must be made available to a certified car-share organization at the
building site or within 800 feet of it.

The Project includes 181 off-street parking spaces for the proposed non-residential uses; therefore, four
car-share spaces are required. The residential building at 657 Harrison is proposing 489 dwelling units;
therefore, three car-share spaces are required. The Project will provide 13 car share spaces, six for the
nonresidential uses, seven for the residential use, meeting and exceeding the Code requirements.
Therefore, the Project will comply with car share spaces and will be provided on-site in the below grade
parking garages at Building 3 (residential) and Building 1 (non-residential), which is within 800 feet of
Building 2 (non-residential).

DD. Transportation Demand Management (TDM) Plan. Pursuant to Planning Code Section 169
and the TDM Program Standards, the Project shall finalize a TDM Plan prior Planning
Department approval of the first Building Permit or Site Permit. Within the Central SoMa
SUD, Tier C projects that filed a Development Application or submitted an Environmental
Application deemed complete on or before September 4, 2016 shall be subject to 75% of such
target.

The Project submitted a completed Environmental Evaluation Application (EEA) on December 31, 2015
(the date that the EEA case was opened by the Planning Department). Therefore, the Project must
achieve 75% of the point target established in the TDM Program Standards, resulting in a required
target of 19 points for office (which, for TMD purposes, includes office, hotel and child care uses), 2
points for PDR, and 18 points for residential, and 18 points for retail.

As currently proposed, the Project will achieve its required target by providing the following TDM
measures:

Office (includes Office, Hotel, and Childcare uses):
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Improve Walking Conditions (Option C): 1 point

Bicycle Parking (Option A): 1 point

Showers and Locker: 1 point

Bicycle Repair Station: 1 point

Delivery Supportive Amenities: 1 point

On-Site Childcare: 2 points

Multimodal Wayfinding Signage: 1 point

Real Time Transportation Displays: 1 point

Tailored Transportation Marketing Services (Option A): 1 point
Unbundle Parking (Location C): 3 points

Parking Supply (Option G): 7 points
Bicycle Parking (Option A): 1 point

Showers and Lockers: 1 point

Residential:

Retail:

Improve Walking Conditions (Option C): 1 point
Bicycle Parking (Option A): 1 point

Bicycle Repair Station: 1 point

Delivery Supportive Amenities: 1 point

Family TDM Amenities (Option A): 1 point
On-Site Childcare: 2 points

Multimodal Wayfinding Signage: 1 point

Real Time Transportation Displays: 1 point
Tailored Transportation Marketing Services (Option A): 1 point
Unbundle Parking (Location C): 3 points
Parking Supply (Option G): 7 points

Improve Walking Conditions (Option C): 1 point

Bicycle Parking (Option A): 1 point

Showers and Lockers: 1 point

Bicycle Repair Station: 1 point

Delivery Supportive Amenities: 1 point

Provide Delivery Services: 1 point

On-Site Childcare: 2 points

Multimodal Wayfinding Signage: 1 point

Real Time Transportation Displays: 1 point

Tailored Transportation Marketing Services (Option A): 1 point
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e Unbundle Parking (Location C): 3 points
e Parking Pricing: 2 points
e Parking Supply (Option B): 2 points

EE. Dwelling Unit Mix. Planning Code Section 207.6 requires that (1) no less than 40% of the total
number of proposed dwelling units contain at least two bedrooms or (2) no less than 30% of
the total number of proposed dwelling units contain at least three bedrooms or (3) no less
than 35% of the total number of proposed dwelling units contain at least two or three bedrooms
with at least 10% of the total number of proposed dwelling units containing three bedrooms.

The Project meets the dwelling unit mix by providing at least 40% of the dwelling unit mix as at least
two-bedroom units. The proposed unit mix is 37.8% two bedroom units (185 units out of 489) and 2.5%
three bedroom units (12 units out of 489), for a total of 40.3%.

FF. PDR Requirement in Central SoMa SUD. Per Planning Code Section 249.78(c)(5), any newly
constructed project that contains at least 50,000 gross square feet of office must provide the
greater of either (1) the square footage of PDR replacement space required by the controls of
Section 202.8 (where applicable); or (2) on-site (i.e., anywhere on the subject project lot or lots)
space dedicated for PDR uses (or Community Building Space or a combination thereof)
equivalent to 40% of the lot area.

Under Section 249.78(c)(5), the following is exempted from the calculation of lot area: land
dedicated to affordable housing as defined in Section 401; area dedicated to publicly accessible
open space and mid-block alleys that are open to the sky, except for permitted obstructions
and 10% of space that may be situated under a cantilevered portion of a building; and ground
floor space dedicated to a child care facility.

The Project is not subject to PDR replacement controls under Section 202.8. Section 202.8 does not
apply to properties zoned SSO or M-1 prior to the Central SoMa rezoning, which includes Block 3763
lot 001 (Building 1 location), lot 105 (Building 2 location) and lots 099-101 (Building 3 location). The
portion of the Project Site that was zoned MUO prior to the Central SoMa rezoning are currently used
as surface parking lots along Perry Street, with the exception of lot 113, which contains a small portion
of the existing office building at 400 2nd Street (Building 1 location). The Project Site also includes a
portion of lot 112 (the Caltrans parcel), which is zoned P (Public). The previous zoning districts, M-1,
5SSO, and P are Zoning Districts that are not subject to Section 202.8. One parcel, Lot 113 on Block
3763 was zoned MUO; however, said parcel does not contain PDR uses so PDR replacement
requirements do not apply

Under Section 249.78(c)(5), 40% of the lot area, after the exclusion of the POPOS results in
approximately 24,925 square feet. Therefore, the Project must provide a minimum of 9,970 square feet
of new PDR space on the Project site. The Project is providing approximately 42,970 square feet (42,013
gsf) of PDR use at Building 2 (9,970 net new square feet), and therefore, meets PDR requirements for
the Central SoMa SUD.
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Central SoMa SUD, Active Uses Required Along Outdoor POPOS. Under Section
249.78(c)(1)(A), the controls of Section 145.1 and 145.4 shall apply to outdoor POPOS, except
as specified in Section 249.78(c)(1)(A-F).

The Project requires an exception to this requirement for the outdoor POPOS between the Building 2
and Building 3 (Hawthorne Street Plaza), which will not be entirely lined with active uses due to the
mechanical space at Building 2 (at the rear of the building toward Perry Street) and the residential lobby
at Building 3, which will be approximately 2,460 feet along Hawthorne Street Plaza to help activate the
plaza with pedestrian activity. See the Planning Code Section 145.1(c)(5) discussion above.

Central SoMa SUD, Active Uses Within the First 10 feet of Building Depth along Narrow
Streets. Under Section 249.78(c)(1)(E), active uses are required within the first 10 feet of the
building depth if the use is a Micro-Retail use located on a Narrow Street or the use is along a
Narrow Street provided there is a doorway provided every 25 feet along the street frontage, at
a minimum.

The Project includes an active Micro-Retail use along Vassar Place, which will be located within the first
ten feet of building depth along that frontage. This provision is not applicable to the Perry Street
frontage, which does not include doorways every 25 feet along that street frontage (other than doorways
and entrances to mechanical and parking and loading entrances). The Project Sponsor is separately
seeking an active use variance from the Zoning Administrator to address the active use requirements
along Perry Street, as detailed under the Section 145.1 discussion above (See Record No.
2012.1348VAR).

Micro-Retail in Central SoMa SUD. Per Planning Code Section 249.78(c)(4), within the
Central SoMa SUD, new development projects on sites of 20,000 square feet or more must
provide micro-retail spaces at a rate of one micro-retail space for every 20,000 square feet of lot
area, rounded to the nearest unit. All Micro-Retail units must be no less than 100 square feet
or larger than 1,000 square feet in size, be located on the ground floor, independently and
directly accessed from a public right-of-way or POPOS, and designed to be accessed and
operated independently from other spaces or uses on the subject property. Formula retail uses
are not permitted in the micro-retail spaces.

The Project site is approximately 2.36 acres. Because the Project site is approximately 102,800 square
feet in size, (102,800 sf divided by 20,000 sf = 5.14), five micro-retail spaces are required. The Project is
providing one micro-retail space at the ground floor Building 1. Therefore, the Project does not comply
with micro-retail requirements and is seeking a micro-retail exception for the reasons discussed below.
No formula retail uses are proposed in the micro-retail space provided as part of the Project.

The micro-retail spaces cannot be accommodated at the residential building at 657 Harrison Street (aka.
Building 3) due to the majority of the ground floor area being devoted to a much-needed child care
facility. The historic building at 645 Harrison Street (aka. Building 2) also cannot accommodate the
required micro-retail units because direct and independent access from the public right-of-way would
alter character-defining features of the building, which would in turn be inconsistent with the Secretary
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of the Interior’s Standards for the rehabilitation of historic buildings. The Project proposes a market hall
on the ground floor of the Building 2, which would potentially accommodate multiple small retail spaces;
however, those spaces would be located in one large open area and would therefore not meet the technical
SUD micro-retail requirements. Even so, the Project would meet the intent of the micro-retail
requirement.

Central SoMa SUD, Use on Large Development Sites. Section 249.78(c)(6)(A-B) states that
projects in the Central SoMa SUD that are on sites larger than 40,000 square feet south of
Harrison Street that involve new construction or an addition of at least 100,000 square feet,
must provide at least two-thirds of the gross floor area of all building area below 160 feet in
height as non-residential uses.

The Project is located on a site larger than 40,000 square feet in size and is south of Harrison Street.
Ower two-thirds of the Project that is located below 160 feet in height are non-residential uses, consisting
of POPOS, Retail, child care facility, PDR, Hotel, and Office uses. The residential building will have a
childcare facility, commercial space, and entrance lobby space at the ground floor; residential uses will
be provided between the second and 16% floors within 657 Harrison Street including 227,054 gsf below
a height of 160 feet, as compared to 504,698 gsf of non-residential uses below that height Project-wide.

Total GFA for Building 1 below 160ft: 206,942 gsf.
Total GFA for Building 2 below 160ft: 292,938 gsf.
Total GFA for Building 3 below 160ft: 231,872 gsf
Total project-wide GFA below 160ft: 731,752 gsf

Maximum permitted residential GFA below 160ft: 243,917 gsf
Proposed Building 3 residential GFA below 160ft: 227,054 gsf (not including basement gsf)

Therefore, the residential portion of the Project below 160 feet in height does not equate to one-third of
the total uses on Project site below 160 feet in height. As such, the Project complies with Planning Code
Section 249.78(c)(6).

Central SoMa SUD, Prevailing Building Height and Density. Under Section 249.78 (d)(1), A
project may exceed the Prevailing Building Height and Density Limits of subsection (B) up to
the maximum height and density otherwise permitted in the Code and the Zoning Map in
where the project sponsor participates in the Central SoMa Community Facilities District
(“CFD”) Program under Section 434.

The Project will participate in the Central SoMa CFD, allowing it to exceed the Prevailing Height and
Density Limits up to the maximum height and density permitted under the Planning Code.

Solar and Living Roof Requirements in the Central SoMa SUD. Per Planning Code Section
249.78(d)(4), solar and living roof requirements apply to lots of at least 5,000 square feet within
the Central SoMa SUD where the proposed building constitutes a Large or Small Development
Project under the Stormwater Management Ordinance and is 160 feet or less. Under Public
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Works Code Section 147.1, a Large Development Project is “any construction activity that will
result in the creation and/or replacement of 5,000 square feet or more of impervious surface,
measured cumulatively, that is located on a property that discharges or will discharge
Stormwater to the City's Separate or Combined Sewer System.” For such projects, at least 50%
of the roof area must be covered by one or more Living Roofs. Such projects must also comply
with Green Building Code Section 5.201.1.2., which requires that 15% of all roof area up to 160
feet be covered with solar photovoltaic systems and/or solar thermal systems. Finally, these
projects must commit to sourcing electricity from 100% greenhouse gas-free sources. Projects
with multiple buildings may locate the required elements of this section on any rooftops within
the project, so long as an equivalent amount of square footage is provided.

The Project will comply with the City’s Stormwater Management Ordinance. Section 249.78(d)(4)
requires certain development projects to meet the Living Roof requirements of Section 149. Projects that
have a building height of 160 feet or less must meet the requirements. However, the proposed building
heights of a 200-foot hotel, 350-foot residential building, and 350-foot office building are all exempt from
this requirement. Since the buildings exceed 160 feet in height, the aforementioned Living Roof and
Solar requirements do not apply.

MM. Central SoMa SUD, Renewable Energy. Under Section 249.78(d)(5), all projects shall commit,
as a condition of approval, to fulfilling all on-site electricity demands through any combination
of on-site generation of 100% greenhouse gas-free electricity and purchase of electricity from
100% greenhouse gas-free sources for a period of not less than 25 years from issuance of
entitlement.

The Project is required to source electricity from 100% greenhouse gas-free sources, pursuant to this
code section. The Project will comply with renewable energy requirements.

NN. Central SoMa SUD, Lot Merger Restrictions. Section 249.78(d)(7) applies to lots containing
one or more buildings with California Historic Status Code 1, 2, 3, 4, 5 or 6L, as identified in a
survey adopted by the Historic Preservation Commission and with any single street frontage
under 200 feet in length. Any lot to which this subsection is applicable shall not merge with
an adjacent lot in such a way that any existing street frontage of under 200 feet is increased to
200 feet in length or longer. Under subsection (d)(7)(C), lots abutting the north side of Perry
Street and the street frontages along Harrison Street on Block 3763 in lots 099 and 100 are
exempt from this requirement.

The Project is proposing to adjust the lot lines for 12 lots for the Project, including lot mergers, which
will result in three Project lots. All but one of the Project lots are north of Perry Street or along Harrison
Street on Block 3763 in lots 099 and 100 and are thus exempt from this control. The lot where the 400
2nd Street office building is and where Building 1 will be located is approximately 160 feet in length
along Harrison Street, which length will not be altered as part of the proposed lot reconfigurations
because of the fixed width of the lot due to its location between 2nd Street and Vassar Place. Therefore,
the Project meets this Code requirement and the proposed lot line adjustments are permitted.
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0OO. Central SoMa SUD, Controls for Wind Comfort and Hazards. Per Section 249.78(d)(9),
projects in the Central SoMa SUD that are over 85 feet in height may not result in wind speeds
that exceed the Comfort Level at any location unless an exception is granted. “Comfort Level”
means ground-level equivalent wind speeds of 11 miles per hour in areas of substantial
pedestrian use and seven miles per hour in public seating areas between 7:00 a.m. and 6:00
p-m. when occurring for more than 15 percent of the time year-round. Further, projects may
not cause a Substantial Increase in wind speed at any location where the existing or resulting
wind speed exceeds the Comfort Level. “Substantial Increase” means an increase in wind
speeds of more than six miles per hour for more than 15 percent of the time year-round. Lastly,
projects shall not result in net new locations with an exceedance of the One-Hour Hazard
Criterion, defined as a ground-level equivalent wind speed of 26 miles per hour for more than
one hour per year per test location. Projects that exceed these thresholds may seek an exception
from the Commission as a part of a Large Project Authorization.

Comfort Criterion

Planning Code Section 249.78(d)(9) states that Projects in the Central SoMa SUD that are over 85 feet
in height may not result in wind speeds that exceed the Comfort Level at any location. However, a project
may seek exception from the wind comfort standards if it demonstrates that (1) it has undertaken all
feasible measures to reduce wind speeds through such means as building sculpting and appurtenances,
permanent wind baffling measures, and landscaping; and (2) further reducing wind speeds would
substantially detract from the building design or unduly restrict the square footage of the Project.

The Project requires an exception from the wind comfort standards. The wind analysis prepared for the
Community Plan Exemption (CPE) for the Project determined that for the existing condition, wind
speeds at 26 of 69 tested locations exceeded the 11-mph pedestrian comfort criterion. For the existing
plus Project condition, wind speeds at 43 of 78 test locations are anticipated to exceed the 11-mph comfort
criterion.

As required, all feasible measures have been taken to reduce wind speeds through such means as building
sculpting and appearances, permanent wind baffling measures, and landscaping and further reducing
wind speeds would substantially detract from the building design or unduly restrict the square footage
of the Project. The wind tunnel testing for the Project followed an iterative process. The project design
was modified through a series of wind-tunnel tests that incorporated various changes in order to reduce
wind effects. These included adding a solid canopy at Building 2, modifying the ground level building
envelope and adding screen walls at Building 1, and adding on-site trees. The iterative wind-tunnel
testing process resulted in the current design for the Project. The Project’s wind consultant determined
that major changes to Project design would be necessary to substantially reduce wind speeds further.

Hazard Criterion

The wind analysis prepared for the CPE for the Project concluded that existing plus Project condition
(including the wind reduction features described above) would result in two locations with wind hazard
exceedances based on the 1-hour criterion. No locations were identified within the project site that would
exceed the 9-hour wind hazard criterion. Although the proposed project would incorporate all feasible
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wind reduction measures in compliance with the Planning Code, the project would still result in two
exceedances of the 1-hour hazard criterion.

Therefore the Project Sponsor is requesting an exception from the wind hazard standards, which may be
granted by the Commission if the Project meets the following criteria: (a) The project with wind
reduction measures does not result in net new locations with an exceedance of the Nine-Hour Hazard
Criterion; (b) The project has undertaken all feasible measures to reduce hazardous wind speeds, such as
building sculpting and appurtenances, permanent wind baffling measures, and landscaping; and (c)
Meeting the Code requirements would detract from the building design or unduly restrict the square
footage of the project.

The Project meets the foregoing criteria. All feasible measures have been taken to reduce wind speeds
through such means as building sculpting and appurtenances, permanent wind baffling measures, and
landscaping and further reducing wind speeds would substantially detract from the building design or
unduly restrict the square footage of the Project. Again, the wind tunnel testing for the Project followed
an iterative process; a preliminary design for the proposed project identified eight wind hazard
exceedance locations for the 1-hour hazard criteria and six wind hazard locations for the 9-hour hazard
criteria under existing plus project conditions. Then, the project design was modified through a series of
wind-tunnel tests that incorporated various changes in order to reduce wind effects (see above). The
iterative wind-tunnel testing process resulted in the current design for the Project, which reduces the
wind hazard exceedances to only the 1-hour criterion and only at two locations (rather than eight). There
will be no exceedance of the 9-hour criterion.

PP. Central SoMa SUD, Community Development Controls—Land Dedication / Jobs-Housing
Linkage Fee. Section 249.78(e)(2)(B) — the Central SoMa Special Use District Community
Development Control — Land Dedication - states that the Jobs-Housing Linkage Fee in Section
413 applies to any project resulting in a net addition of at least 25,000 GSF of office and retail
uses. In the Central SoMa SUD, Section 249.78(e)(2)(B) states that non-residential projects in
the Special Use District may opt to fulfill their Jobs-Housing Linkage Fee requirement of
Section 413 through the Land Dedication Alternative contained in Section 413.7.

The Project Sponsor will pay the applicable Jobs-Housing Linkage Fee.

QQ. Central SoMa SUD, TDR Requirements for Large Development Sites. Section 249.78(e)(3)
requires ‘Tier C’ projects in the Central SoMa SUD that contains new construction or an
addition of 50,000 square feet or more of non-residential development and has an FAR of a 3
to 1 or greater, to acquire TDR from a Transfer Lot in order to exceed an FAR of 3 to 1, up to
an FAR of 425 to 1. Above an FAR of 4.25 to 1, the acquisition of additional TDR is not
required.

The Project will comply with TDR requirements as discussed above under the Planning Code Section
128 discussion.
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Child Care Facilities. Planning Code Sections 249.78(e)(4) (Central SoMa SUD) requires that,
prior to issuance of a building or site permit for a development project subject to the
requirements of Section 414.4, the sponsor of an Office or Hotel project on a Key Site within
the Central SoMa SUD shall elect its choice of the options for providing Child Care Facilities
as described in subsection (A), (B) and (E) of Section 414.4(c)(1) to fulfill any requirements
imposed pursuant to Section 414.4 as a condition of approval.

As applicable to the Project, the Commission may grant an exception to this requirement if it
finds that one or all of the following apply:

(i) The space is being provided to the proposed child-care provider at a below-market
rate rent and/or at a significantly reduced cost.

(if) The proposed child-care provider provides services consistent with the goals and
expenditures of the Child Care Capital Fund in Section 414.14, which may include
activities including, but not limited to, providing care affordable to households of low
and moderate income, or providing care that fulfills unmet needs for child care by age
group and/or neighborhood, as determined through a needs assessment conducted by
the Director of the Office of Early Care & Education, or its successor.

The Project will meet the child care requirements by providing a 14,000-square foot indoor, child care
facility with an additional 4,200 square feet of outdoor space at the two levels of ground floor of the
residential building at 657 Harrison; even so, the Project Sponsor requests an exception to Section 414.5
requirements, as contemplated in the Central SoMa SUD, because the Project Sponsor will meet the
Central SoMa SUD alternate requirement: at least the required portion of the child care facility (6,520
square feet) will be provided to a child care provider at a below-market rate rent and/or a significantly
reduced cost and the proposed child care provider will be required to provide services consistent with the
goals and expenditures of the Child Care Capital Fund in Section 414.14

Shadows on Parks. Section 295 requires any project proposing a structure exceeding a height
of 40 feet to undergo a shadow analysis in order to determine if the project will result in the
net addition of shadow to properties under the jurisdiction of the Recreation and Park
Department.

A shadow analysis prepared for the CPE for the Project determined that the Project would not cast
shadow on any property owned by the San Francisco Recreation and Parks Department. Therefore, the
Project is compliant with Section 295.

Roof Enclosures. Per Section 260(b)(1)(F)), rooftop enclosures and screening for features that
add additional building volume in any Eastern Neighborhoods Mixed Use District are
permitted above the height limit. The rooftop enclosure or screen creating the added volume:
shall not be subject to the percentage coverage limitations otherwise applicable to this Section
260(b) but shall meet the requirements of Section 141; shall not exceed 20 feet in height,
measured as provided in subsection (a) above; may have a volume, measured in cubic feet, not
to exceed three-fourths of the horizontal area of all upper tower roof areas multiplied by the
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maximum permitted height of the enclosure or screen; shall not be permitted within the
setbacks required by Sections 132.1, 132.2, and 132.3; shall not be permitted within any setback
required to meet the sun access plane requirements of Section 146; and shall not be permitted
within any setback required by Section 261.1.

In the Central SoMa Special Use District, additional building volume used to enclose or screen
from view the features listed in Section 260 subsections (b)(1)(A) and (b)(1)(B). The rooftop
form created by the added volume shall not be subject to the percentage coverage limitations
otherwise applicable to the building, but shall meet the requirements of Section 141; shall not
exceed 10 percent of the total height of any building taller than 200 feet; shall have a horizontal
area not more than 100 percent of the total area of the highest occupied floor; and shall contain
no space for human occupancy. The features described in subsection (b)(1)(B) shall not be
limited to 16 feet for buildings taller than 200 feet, but shall be limited by the permissible height
of any additional rooftop volume allowed by Section 260subsection (b)(L).2

The Project complies in that all buildings have designed rooftop enclosure and screening to follow
allowances of Section 260(b)(L) as allowed for the Central SoMa SUD, where all rooftop screening
volumes do not exceed 10 percent of the total building heights, do not exceed 100 percent of the total area
of the highest occupied floor, and do not contains pace for human occupancy. See the detailed discussion
below under " Additional Building Volume."”

UU. Additional Building Volume. Per Planning Code Section 260(b)(L)), in the Central Soma
Special Use District, additional building volume used to enclose or screen from view the
features listed in Section 260 subsections (b)(1)(A) and (b)(1)(B) are exempted from the height
limits. The rooftop form created by the added volume shall not be subject to the percentage
coverage limitations otherwise applicable to the building, but shall meet the requirements of
Section 141; shall not exceed 10 percent of the total height of any building taller than 200 feet;
shall have a horizontal area not more than 100 percent of the total area of the highest occupied
floor; and shall contain no space for human occupancy. The features described in subsection
(b)(1)(B) shall not be limited to 16 feet for buildings taller than 200 feet, but shall be limited by
the permissible height of any additional rooftop volume allowed by Section 260 subsection

(b)(L).
The Project meets this requirement as follows:

Building 1: The building is 350 feet in height with a 35-foot high screened mechanical area as permitted
in the Central SoMa SUD by Planning Code Section 260(b)(L). The screened area is less than 50% of
the total area of the highest occupied floor, and is 10 percent of the total height of the building. The
screened area does not include space for human occupancy, and is used to screen mechanical rooms and
equipment, as well as elevator, stair and mechanical penthouses per Section 260(b)(1)(A)-(B).

Building 2: The building is 200 foot in height with a 20 foot high screened mechanical area as permitted
by Planning Code Section 260(b)(L). The screened area is less than 50% of the total area of the highest
occupied floor, set back from the tower footprint, and is 10 percent of the total height of the building. The
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VV.
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screened area does not include space for human occupancy, and is used to screen mechanical rooms and
equipment, as well as elevator, stair and mechanical penthouses per Section 260(b)(1)(A)-(B).

Building 3: The building is 350 feet in height with a 35-foot high screened mechanical area as permitted
in the Central SoMa SUD by Planning Code Section 260(b)(L). The screened areas are setback on all
sides from the tower, which is itself setback back 15 feet from both Perry Street and Harrison Street. The
screened area does not include space for human occupancy, and is used to screen mechanical rooms and
equipment, as well as elevator, stair and mechanical penthouses per Section 260(b)(1)(A)-(B).

Mass Reduction and Bulk Limits. Planning Code Sections 261.1 and 270(h) apply the massing
standards to development at the Project site, including the following standards:

Narrow Alley and Mid-Block Passage Controls (Section 261.1). Section 261.1 sets out setback
requirements for subject frontages along narrow streets, including Perry Street, and required
mid-block pedestrian alleys, including proposed Hawthorne Street Plaza. Within the Central
SoMa SUD, subject frontages abutting a mid-block passage of 40 feet or less provided pursuant
to Section 270.2 must provide upper story setbacks as follows: for mid-block passages between
20-30 feet in width, a setback of not less than 10 feet above a height of 25 feet; mid-block
passages between 30 and 40 feet in width (applicable here), a setback of not less than 5 feet
above a height of 35 feet. Within the Eastern Neighborhoods Mixed Use Districts, including
the CMUO District, all subject frontages shall have upper stories set back at least 10 feet at the
property line above a height equivalent to 1.25 times the width of an abutting narrow street
(here, Perry Street).

The podium at Building 3, which will be approximately 86 feet in height, will not be set back from Perry
Street by ten feet as required; therefore, the Project Sponsor is requesting an exception to the ten-foot
setback requirement under the LPA. Perry Street is at the rear of the Project Site adjacent to Interstate
80. An upper-story setback at that location would provide no public benefit and would unnecessarily
reduce the residential building square footage.

A small portion of the proposed Hawthorne Street Plaza will be approximately 33 feet in width and at
that location, there will be no five-foot setback at either Building 2 or Building 3 as required; therefore
the Project Sponsor is requesting an exception to the five foot setback requirement. A setback is not
possible at the existing historic 645 Harrison Street podium at Building 2 and above that, would
unnecessarily reduce the building square footage at the Building 2 hotel tower and 657 Harrison
residential tower. Furthermore, the majority of proposed Hawthorne Street Plaza will be over 40 feet in
width so a five foot setback would result in an irregular building design.

Apparent Mass Reduction (Section 270(h): Tower (160-ft and above) building projects within
the CS Bulk District are subject to Apparent Mass Reduction controls. Projects on all sides of
a “major street” within a 160-foot height and above height district, are not required to provide
apparent mass reduction for the tower portion (85-ft and above), but must provide 80%
apparent mass reduction for the remainder of the building at 85 feet and above, up to a height
of 160 feet. At the northwest side of Perry Street, in all height districts, the controls of Section
261.1(d)(1) shall apply rather than Section 270(h). Projects on all sides of any other “narrow
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street” (here, Vassar Place) within a 160-foot height and above height district are not required
to provide apparent mass reduction for the tower portion (85-ft and above), but must provide

an 85% apparent mass reduction at 35 feet and above, up to a height of 85 feet. Because required
PDR would be provided at Building 2, the apparent mass reduction requirement applies
beginning at 38 feet (three feet above the base height). For projects on all sides of a “mid-block
passage” (here, Hawthorne Street Plaza) within all height districts, the controls of Section
261.1(d)(3) shall apply. See the separate Section 261.1 discussion above. The following applies

to apparent mass reduction requirements under Section 270(h) only.

As designed, the Project’s apparent massing is as follows:

SAN FRANCISCO

Building 1: neither the Harrison Street facade nor the 2nd Street facade are subject to the
apparent mass reduction requirements of 80% between a height of 85 feet and 160 feet;
therefore, those street frontages comply. Along the Vassar Place fagade, the apparent mass
reduction requirement of 85% between a height of 35 feet and 85 feet that will not be met;
therefore, an exception is requested.

Building 2: the Harrison Street facade is not required to meet the apparent mass reduction
requirement of 80% between a height of 85 feet and 160 feet; therefore, the Project complies
along Harrison Street. Along the Vassar Place facade, the building does not meet the apparent
mass reduction requirement of 85% between a height of 35 feet and 85 feet; therefore, an
exception is requested.

Building 3: the Harrison Street facade is not required to meet the apparent mass reduction
requirement of 80% between a height of 85 feet and 160 feet; therefore, the Project complies
along Harrison Street.

Buildings 2 and 3: the mid-block passage (Hawthorne Street Plaza) do not comply with PC
261.1(d)(3) controls and therefore, an exception is required for alley controls as noted under
that section.

Therefore, the Project Sponsor is seeking exceptions from the apparent mass reduction requirement
along Vassar Place pursuant to Section 207(h). See the Section 261.1 discussion above for
information about the exceptions requested along Perry Street (narrow street) and Hawthorne
Street Plaza (mid-block pedestrian alley).

The aforementioned exceptions are requested to achieve a superior design and maximize the
development of new residential, hotel, PDR, office and retail uses on the Project Site, as called for
by the Central SoMa Plan, particularly at this Key Site No. 3 (see the detailed discussion of related
Central SoMa Plan Goals, Objectives and Policies below, which are incorporated here by reference).
Because of the substantial street frontages around the perimeter of and within the Project Site, with
varying reduction requirements, the project design cannot accommodate the required apparent mass
reductions, particularly at the existing historic 645 Harrison Street building. Even so, the Project
will, on balance, meet the intent of the apparent mass reductions through the design of the buildings
as follows:

PLANNING DEPARTMENT 38



Draft Motion RECORD NO. 2012.1384ENX
February 20, 2020 One Vassar Place

e Building 1: This office tower will anchor the overall development at the prominent corner of
2nd and Harrison Streets. The podium massing has been sculpted at 85-feet tall to frame the
urban room per the Central SoMa Plan. The tower portion is setback from the base and employs
two different exterior treatments between the eastern and western sides of the tower in order to
present the appearance of a more slender structure. Adjacent Vassar Place also creates a visual
separation between Building 1 and the other buildings on the Project Site.

e Building 2: The historic podium is existing and the mass of the tower will be set back
significantly from Harrison Street (75 feet) so that the primary public experience is that of the
historic resource, and the tower facade design employs a horizontal articulation that visually
reduces the mass of the tower. This is a unique circumstance due to the historic nature of the
existing building that warrants deviation of the otherwise applicable requirement. The
proposed addition will achieve a unique and superior architectural design that would be
compatible with the historic structure and will achieve a distinctly superior effect of reducing
the apparent horizontal dimension of the building while remaining sympathetic to the existing
historic structure. Adjacent Vassar Place and Hawthorne Street Plaza also create a visual
separation between Building 2 and the other buildings on the Project Site.

e Building 3: This building will be comprised of a collection of three buildings tied by
complementary massing and design stitched together with a series of new open spaces and
improved sidewalk and streetscapes. At the corner of the new public Hawthorne Street Plaza
at Harrison and Hawthorne, the more solid podium base steps in a series of setbacks to express
the tower touching down onto the plaza. The plaza starting at the widest portion at Harrison
Street, measures approximately 85 feet in width, and meets the building podium height of 85
feet to create a proportionate urban room. The setbacks also serve to widen the plaza and its
connection to the street while demarcating the residential lobby and the upper childcare entry,
which are located off of the plaza. The tower portion of the building is setback and introduced
at the 9th floor, where active rooftop uses are also proposed. Adjacent Hawthorne Street Plaza
also creates a visual separation between Building 3 and the other buildings on the Project Site.

Maximum Floor Plate and Dimensions (Section 270(h)(3): Section 270(h)(3) limits maximum
GFA of any non-residential floor to 17,000 gross square feet and any residential floor to 12,000
gross square feet and the average GFA for floors in the Tower Portion shall not exceed 15,000
gross square feet. The maximum length of a tower floor is limited to 150 feet with the maximum
diagonal being 190 feet. A tower is defined as any building taller than 160 feet in height, tower
portion is the portion of a tower above 85 feet in height, and upper tower is the upper one-
third of the tower portion of a tower, rounded to the nearest floor.

As designed, the Project is seeking an exception from the maximum floor plate dimensions for Building
2, in that the maximum floor area, length and diagonal dimensions of the hotel addition will exceed the
requirements of the Code.

Maximum GFA is 15,143 sf
Maximum length = 209 feet
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Maximum diagonal = 223 feet, 6 inches

Building 2 will exceed the floor plate restrictions in the following ways: floor area maximum by 143
square feet per floor; maximum length by 59 feet; and maximum diagonal length by 33 feet, 6 inches, in
order to achieve a compatible yet distinctive design from the existing historic 4-story structure. The
exception will allow the addition to appropriately respond to the existing industrial large floor-plate and
robust horizontal massing of the historic structure. The design of the hotel tower addition has been
carefully vetted and deemed appropriate by the Historic Preservation Commission’s Architectural
Review Committee (ARC).

As detailed below, Building 3 (residential) and Building 1 (non-residential) comply with maximum floor
plate limitations.

Building 3: Maximum GFA is 12,000 sf (complies)
Maximum length = 130 feet (complies)
Maximum diagonal = 160 feet 5 inches (complies)

Building 1: Maximum tower GFA is 14,215 sf (complies; non-residential)
Maximum length = 145 feet (complies)
Maximum diagonal = 178 feet (complies)

WW. Special Height Exceptions: Vassar and Harrison Streets. Planning Code Section 263.33 states
that to facilitate the provision of affordable housing and a large hotel proximate to the Moscone
Convention Center on the Project Site, additional height is permitted. This provision is
specifically applicable to Building 2 and Building 3 (Assessor’s Block No. 3763, Lots: 078, 079,
080, 080A, 081, 099, 100, 101, and 105).

A. The applicable lots shall have a base Height limit of 130 feet, except as specified below.

B. For development on Assessor’s Block No. 3763, Lot 105 (Building 2), if a project sponsor
elects one of the following options, the Height limit shall be 200 feet:

i. Development of the site for a hotel use, or

ii. Development of the site for a residential or combined residential and hotel use, with
election of the on-site affordable housing alternative, or with the voluntary provision
of 110% or more of the requirement set forth in Section 415.5 for the subject lot.

C. For development on Assessor’s Block No. 3763, Lots: 078, 079, 080, 0804, 081, 099, 100, and
101 (Building 3), if the project sponsor elects to provide 110% or more of the requirement
set forth in Section 415, the Height limit shall be 350 feet.

D. Conditional Use Authorization by the Planning Commission shall not be required for use
of this special height exception.

SAN FRANCISCO
PLANNING DEPARTMENT 40



Draft Motion RECORD NO. 2012.1384ENX
February 20, 2020 One Vassar Place

The Project is providing a hotel use (Building 2) and is separately pursuing a Conditional Use
Authorization (See Record No. 2012.1384CUA) for the hotel use. The Project is providing a residential
building (Building 3) and will provide inclusionary affordable housing at 110% of the requirement set
forth in Section 415. Therefore, the Project is utilizing the special height exception that is codified under
Section 263.33 as identified available to Block 3763, Lots: 078, 079, 080, 080A, 081, 099, 100, 101, and
105. Planning Commission authorization is not required to utilize this special codified height exception.

XX. Horizontal Mass Reduction. Planning Code Section 270.1 requires that new development in
the Eastern Neighborhoods with building lengths exceeding 200 square feet incorporate
horizontal mass reductions with certain minimum dimensions, to break up the apparent
building massing. The mass reduction breaks shall not be less than 30 feet in width and less
than 60 feet in depth from the street facing building facade, shall extend up to the sky from a
level not higher than 25 feet above grade or the third story, whichever is lower; and result in
discrete building sections with a maximum plan length along the street frontage not greater
than 200 feet.

The Project Sponsor requests an exception from these standards at Building 2. The historic podium is
existing and the hotel tower will not include a horizontal mass reduction that meets the specified
dimensions by exceeding the dimension nominally; instead, the mass of the tower is set back significantly
from Harrison Street (75 feet) so that the primary public experience is that of the historic resource, and
the tower fagade design employs a horizontal articulation that visually reduces the mass of the tower.
This is a unique circumstance due to the historic nature of the existing building that warrants deviation
of the otherwise applicable requirement. The proposed addition will achieve a unique and superior
architectural design that would be compatible with the historic structure and will achieve a distinctly
superior effect of reducing the apparent horizontal dimension of the building while remaining
sympathetic to the existing historic structure. The design of the hotel tower addition has been carefully
vetted and deemed appropriate by the Historic Preservation Commission’s Architectural Review
Committee (ARC).

YY. Mid-Block Alley Requirements. Under Section 270.2, projects located in the Central SoMa
SUD that have one or more street or alley frontages of over 200 linear feet on a block face longer
than 400 feet between intersections are required to provide a publicly-accessible mid-block
alley for the entire depth of the property. New mid-block alleys must meet the following
requirements: generally be located in the middle of the of the subject block face, perpendicular
to the subject frontage and connecting to any existing streets and alleys; it must be open to
pedestrians; provide no, or limited vehicular access; have a minimum depth of 20 feet; have a
minimum clear walking width of 10 feet free of any obstructions in the case of a pedestrian-
only right-of-way; have at least 60 percent of the area of the alley or pathway open to the sky,
with obstructions permitted within setbacks pursuant to Section 136 may be located within the
portion of the alley or pathway that is required to be open to the sky; and be fronted with active
uses pursuant to Section 145.1. New buildings abutting mid-block alleys provided pursuant
to this Section 270.2 shall feature upper story setbacks according to the provisions of Section
261.1. Section 261.1 also sets out setback requirements for subject frontages along narrow
streets. See the Section 261.1 discussion above.
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ZZ.

The Project is providing a mid-block alley (known as Hawthorne Street Plaza) that meets and exceeds
the requirements of Section 270.2. The Hawthorne Street Plaza is being provided between the residential
building, Building 3, and the hotel (and PDR, retail and office) building, Building 2, and will provide a
direct connection from the Hawthorne Street sidewalk, which will in turn connect pedestrians to and
from Harrison to Perry Streets via the plaza and 2nd Street beyond via the proposed Perry Street
extension, including new sidewalks, which will in turn connect pedestrians to Project POPOS along
Perry and 2nd Streets and the indoor POPOS and retail spaces at Building 1. It will vary in width from
approximately 33 feet to more than 85 feet, and primarily open to the sky except for the proposed
projecting art panel, which will screen pedestrian views of Interstate 80 from the Project site. Factoring
in that projection, the plaza will be approximately 70.8% open to the sky, which exceeds the 60%
requirement.

As proposed, neither building is providing a setback along the mid-block pedestrian alley. The historic
building at 645 Harrison Street (the podium below the proposed hotel at Building 2) is already built
above that height limit without setbacks and alterations to that structure are limited by the Secretary of
the Interior’s Standards; further, the residential building (Building 3) is required to provide a 85-foot
podium to emphasize the urban room within Central SoMa. Therefore, the Project is seeking an exception
from the upper-story setback controls along the mid-block alley pursuant to Section 261.1 as part of the
Large Project Authorization. See the detailed Section 261.1 discussion above, the Hawthorne Street
Plaza portion of which is incorporated here by reference.

Transportation Sustainability Fee (“TSF”) (Section 411A). The TSF applies to the
construction of a new non-residential use in excess of 8,000 gross square feet and to new

construction of a PDR use in excess of 1,500 gross square feet.

The Project Sponsor will comply with this Section by paying the applicable TSF fee to the city.

AAA. Inclusionary Affordable Housing Program. Planning Code Section 415 sets forth the
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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, if the project is a rental or
ownership project, and the date that the project submitted a complete Project Application.

Under Planning Code Section 419.6, the Land Dedication alternative is available for projects
within the Central SoMa Special Use District under the same terms and conditions as provided
for in Section 419.5(a)(2), except that in lieu of the Land Dedication Alternative requirements
of Table 419.5, projects may satisfy the requirements of Section 415.5 by dedicating land for

affordable housing if the dedicated site will result in a total amount of dedicated Gross Floor
Area that is equal to or greater than 45% of the potential Gross Floor Area that could be
provided on the principal site, as determined by the Planning Department. Any dedicated land

PLANNING DEPARTMENT 42



Draft Motion RECORD NO. 2012.1384ENX
February 20, 2020 One Vassar Place

shall be within the area bounded by Market Street, the Embarcadero, King Street, Division
Street, and South Van Ness Avenue.

Per Planning Code Section 263.33, for development on Assessor’s Block No. 3763, Lots: 078,
079, 080, 080A, 081, 099, 100, and 101 (Building 3), if the project sponsor elects to provide 110%
or more of the requirement set forth in Section 415, the Height limit shall be 350 feet. Therefore,
the Project is required to provide 110% of the otherwise required inclusionary amount.

The Project Sponsor has submitted an ‘Affidavit of Compliance with the Inclusionary Affordable
Housing Program: Planning Code Section 415,” to satisfy the requirements of the Inclusionary
Affordable Housing Program through payment of the Fee. The applicable percentage is dependent on the
total number of units in the project, the zoning of the property, whether the project is rental or ownership,
and the date that the project submitted a complete Project Application.

A complete Project Application was submitted on December 31, 2015; therefore, pursuant to Planning
Code Section 415.3(b)(3)(B-C) in the Central SoMa Special Use District and because the Central SoMa
Development is a Tier C, the Inclusionary Affordable Housing Program requirement for the Affordable
Housing Fee is at a rate equivalent to an off-site requirement of 30% for a rental project. However, as
part of a qualified amenity and to utilize the Special Height Exception: Vassar and Harrison pursuant
to Planning Code Section 263.33, the Project shall provide 110% of the Inclusionary Affordable Housing
requirements set forth in Section 415; therefore, the Project will provide 33% of the proposed units via
an in-lieu fee.

The Project will provide 33% of the proposed units via an in-lieu fee; therefore, the proposed 489 dwelling
units (including: 105 studios, 187 1-bedroom, 185 2-bedroom, and 12 3-bedrooom units), result in
161.37 or 161 dwelling units that would be subject to the inclusionary requirement. This project is a
rental project. If the Project would like to pursue a land dedication option in the future, then additional
information would be required as noted in Planning Code Section 419.5 and additional coordination
with MOHCD would be required.

BBB. Eastern Neighborhoods Infrastructure Impact Fee (Section 423). The Eastern Neighborhoods
Infrastructure Impact Fee applies to all new construction within the Eastern Neighborhoods
Plan Area. Under the Central SoMa Plan, properties that received a height increase of 46 feet
to 85 feet are within the Tier B category; those that received a height increase above 85 feet are
within the Tier C category.

The Property was rezoned from a varying height limit of 40-X, 45-X, 65-X, and 85-X to a split zoning
of 130-CS-200-CS; 130-CS-350-CS; and 350-CS. All portions are classified as Tier C. Therefore, the
Project will comply with the applicable Eastern Neighborhoods Infrastructure Impact fee to the city as
required for Tier C sites.

CCC. Public Art (Section 429). In the case of construction of a new building or addition of floor area
in excess of 25,000 square feet to an existing building in a CMUO District, Section 429 requires
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a project to include works of art costing an amount equal to one percent of the construction
cost of the building.

The Project will comply with this Section by dedicating one percent of the Project’s construction cost to
works of art. The public art concept will be done in consultation with the San Francisco Arts Commission
and presented to the Planning Commission at an informational hearing prior to being installed. The
Project Sponsor is pursuing a projecting art screen over Hawthorne Street Plaza and in the future a
major encroachment for a similar suspended art screen over Vassar Place, which will screen pedestrian
views of Interstate 80 from the Project site and are proposed to at least partially satisfy the art
requirement for the Project.

DDD. Central SoMa Community Services Facilities Fee (Section 432). The proposed Central SoMa

EEE.

FFF.

Community Facilities Fee would apply to any project within the Central SoMa SUD that is in
any Central SoMa fee tier and would construct more than 800 square feet.

The Property is located in the Central SoMa SUD and is constructing more than 800 square feet, thus
subject to this fee. The Project Sponsor will pay the applicable Central SoMa Community Services
Facilities fee to the city.

Central SoMa Infrastructure Impact Fee (Section 433). The Central SoMa Infrastructure
Impact Fee would generally apply to new construction or an addition of space in excess of 800
gross square feet within the Central SoMa SUD.

The Property was rezoned from a varying height limit of 40-X, 45-X, 65-X, and 85-X to a split zoning
of 130-CS-200-CS; 130-CS-350-CS; and 350-CS. All portions are classified as Tier C. Therefore, the
Project will comply and will pay the applicable Central SoMa Infrastructure Impact Fee for Tier C sites.

Central SoMa Community Facilities District (Section 434). Projects that proposed more than
25,000 square feet of new non-residential development on a Central SoMa Tier B or Tier C
property, and which exceed the Prevailing Building Height and Density Controls established
in Section 249.78(d)(1)(B), must participate in the Central SoMa Community Facilities District.

The Property was rezoned from a varying height limit of 40-X, 45-X, 65-X, and 85-X to a split zoning
of 130-CS-200-CS; 130-CS-350-CS; and 350-CS. All portions are classified as Tier C and the Project
will exceed the Prevailing Building Height and Density Controls established by the SUD, as
contemplated for this Key Site No. 3. Therefore, the Project will comply with this Section by participating
in the Central SoMa Community Facilities District with the applicable rates for Tier C sites.

7. Large Project Authorization Design Review 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.
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Overall building mass and scale.
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Building 1: As an integral part of the mixed-use Project, Building 1 a 350-foot tall office tower that
anchors the overall development at the corner of Second and Harrison Street. The office tower contributes
and strengthens the character of Second Street, aligning with the City’s vision of a bike and pedestrian-
friendly urban corridor, and proposes appropriate density to meet the district objective of increasing
employment opportunities. The podium massing has been sculpted at 85-feet tall to frame the urban
room pursuant to the Central SoMa Plan. The tower portion is set back from the base and employs two
different exterior treatments between the eastern and western sides of the tower in order to present the
appearance of a more slender structure.

Building 2: Situated at the center of the mixed-use Project, Building 2 consists of an adaptive re-use of
a 56 foot, four-story historic structure, with a hotel addition at the rear of the property rising to 200 feet.
The project rehabilitates the historic resource, which is an important part of the neighborhood’s cultural
heritage. The horizontal, large four-story mixed-use building will become the podium base of the vertical
hotel addition. On top of the historic building, the new hotel addition is set back 75 feet from Harrison
Street to minimize the visual effect of the addition. The new hotel addition will also carry a horizontal
orientation, compatible with the historic structure. The hotel main arrival lobby and guest services of
the 468-room hotel is located on the 5th floor, which is designed to be a horizontal massing break from
the historic podium by recessing the footprint from the remaining 14 levels of the vertical addition,
thereby creating a floating effect. The remaining existing historic rooftop will be a terrace that adds
activation and interest at the 5% floor. Hotel levels rise to the 18th floor, and the 19th floor is a rooftop
bar and outdoor terrace open to the public that is further setback from the edge of the tower footprint.

Building 3: The residential tower proposed is an integral part of the overall mixed-use Project and is
comprised of a collection of three buildings tied by complementary massing and design stitched together
with a series of new open spaces and improved sidewalk and streetscapes. At the corner of the new public
‘Hawthorne Street Plaza’ at Harrison and Hawthorne, the more solid podium base steps in a series of
setbacks to express the tower touching down onto the plaza. The plaza starting at the widest portion at
Harrison Street, measures approximately 85 feet in width meets the building podium height of 85 feet to
create a proportionate urban room pursuant to the Central SoMa Plan. The setbacks also serve to widen
the plaza and its connection to the street while demarcating the residential lobby and the upper childcare
entry, which are located off of the plaza. The tower portion of the building is setback and introduced at
the 9" floor, where active rooftop uses are also proposed.

The Project’s mass and scale are appropriate for this Key Site No. 3, which includes multiple lots totaling
approximately 2.36 acres, and surrounding context. The Project fronts two major streets: Harrison, 2nd,
and also secondary Perry Street, which currently dead-ends at the back of the existing 645 Harrison
building (Building 2 location) but will extend to 2nd Street as part of the Project. In order to break up
the massing to avoid one large uniform building on the Project site, the Project has been divided into
three separate buildings: an office tower (Building 1) , a hotel tower atop the existing historic building
at 645 Harrison (Building 2), and a residential tower (Building 3).

This density is specifically contemplated in the Central SoMa Plan generally, and specifically for this
Key Site No. 3. The existing neighborhood is already a high-density downtown neighborhood with a
mixture of low- to- mid-rise development containing commercial, office, industrial, and residential uses,
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as well as several undeveloped or underdeveloped sites, such as surface parking lots and single-story
industrial buildings. many of which will be redeveloped pursuant to the Central SoMa Plan and
rezoning. The massing of the proposed buildings has also been designed to respect the scale and character
of the evolving Central SoMa neighborhood, as contemplated by the Central SoMa Plan and rezoning.
The Project site is located to the east (along Harrison Street) from the separate 725 Harrison Street
project, which is also proposed for redevelopment.

Owerall, the scale and massing of the Project is in keeping with the intended development of this Key
Site No. 3 and other buildings on and near the subject block, as well as with those that will be developed
over the next several years in the recently adopted Central SoMa SUD.

B. Architectural treatments, facade design and building materials.

Building 1: Architecturally, this building consists of two parts. Towards the west, the building is
comprised of a tower above an 85 foot tall podium, clad in an aluminum panel or terracotta frame that
relates to the industrial past of the neighborhood. At the base, a retail space activates Harrison Street,
extending to the corner of Vassar Place. Towards the east, a simple faceted glazed curtain wall links to
the character of adjacent Rincon Hill developments, reflecting the open floor workplace at the upper
levels. At the prominent location is a 3,200 square foot interior open space (POPOS) at the corner of
Second and Harrison streets, which will serve the growing neighborhood, and function as the primary
building identity street presence. The office lobby entry and another retail space and exterior POPS
along 2nd Street will further active the public realm.

Throughout the development, the Project aims to provide a safe, convenient and attractive walking
environment. At the corner of 2nd and Harrison streets, the east portion of the office tower is set back
from Harrison Street to create an open space plaza (POPOS) that connects with the interior open space
(POPOS). Along 2nd Street, the office building is set back from the property line at the first two levels,
widening the sidewalk and providing a 30ft tall covered open space (POPOS) activated by retail. On
Perry Street, the existing dead end is opened up to create a new pedestrian connection via new sidewalks
on the proposed Perry Street extension to 2nd Street. In addition, on Vassar Place, new sidewalks are
provided to provide a second pedestrian connection between Harrison Street and Perry Street.

Building 2: Significant features of the existing four-story resource will be rehabilitated and retrofitted
along Vassar Place and Harrison Street, with new punched windows at the west fronting Hawthorne
Street Plaza that are sympathetic to the character of the historic resource and the ground floor will
include openings in a similar pattern as the existing loading dock openings along Vassar Place. The hotel
addition is clad with a woven metal panel facade, scaled to reflect the use of the building. The depth of
the faceted surfaces creates a dynamic, ephemeral quality throughout the changing light of the day,
reflecting the sky and blending into the skyline. Accentuated horizontal lines of the hotel relate to the
horizontal ribbon windows of the historic resource, yet is clearly a distinct, new addition. The design of
the hotel tower addition has been carefully vetted and deemed appropriate by the Historic Preservation
Commission’s Architectural Review Committee (ARC).

Building 3: At street level, the 85 foot tall masonry podium is composed as a gridded facade using
punched windows articulated with steel surrounds to inject a geometric element to the street wall and

SAN FRANCISCO
PLANNING DEPARTMENT 46



Draft Motion RECORD NO. 2012.1384ENX
February 20, 2020 One Vassar Place

pedestrian experience and will function as an urban room, pursuant to the Central SoMa Plan. The
rhythm and massing complements and reflects that of the adjacent buildings, playing to the industrial
past of the site and neighborhood. An 11-foot grade change along Harrison Street allows for the design
to prominently accommodate a large, two-level childcare facility with a protected private outdoor play
area of approximately 4,200 square feet.

The point-counter point of the glass and metal tower and masonry and glass podium are reconciled with
vertical glass planes as the podium step back reveals and a vertical terra cotta plane emanating from the
podium and tracing up to the roof terrace to form a bris soleil.

In sum, the Project incorporates a simple, yet elegant, architectural language that is accentuated by
contrasts in the exterior materials. Overall, the Project offers a high-quality architectural treatment,
which provides for unique and expressive architectural design that is consistent and compatible with the
surrounding neighborhood, and is anticipated to be compatible with other projects developed over the
next several years in the recently adopted Central SoMa SUD.

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 ground floor of the Building 1 contains retail spaces fronting Harrison Street, the proposed
Hawthorne Street Plaza POPOS, and Vassar Place. The ground floor Building 1 contains retail spaces
fronting the indoor and outdoor POPOS, Harrison, 2nd and Perry streets and Vassar Place. The ground
floor of Building 3 contains retail space fronting Hawthorne Street Plaza and a child care facility
fronting Harrison Street. The pedestrian entrance to the residential building (Building 3) will be off of
Hawthorne Street Plaza, which will be directly accessible from both Harrison and Perry streets.
Pedestrian entrances to the market hall retail spaces on the ground floor of Building 2 will be from
Hawthorne Street Plaza, Harrison Street and Vassar Place. Pedestrian access to the hotel and office uses
at Building 2 will be from Vassar Place, which will lead to designated elevator lobbies. Pedestrian
entrances to the ground floor retail space and office uses above at Building 1 will be from Harrison and
2nd streets and Vassar Place, with the main office lobby off of 2nd Street. Parking and loading entrances
for each of the three buildings, as applicable, have intentionally been located along secondary Perry
Street.

The ground floors at Building 1 and Building 3 will be at least 14 feet in height and the ground floor
indoor POPOS space proposed at the prominent corner of 2nd and Harrison streets would be
significantly higher than 14 feet. All ground floor spaces have been designed to be transparent, inviting,
and to allow people to view activities inside the buildings and in the public spaces. All of these spaces
and lobbies are located at the sidewalk level and face directly onto the public right-of-way or on proposed
Hawthorne Street Plaza, which, again, will function as both a POPOS and mid-block pedestrian alley.
Building 1 has been designed with ground floor retail spaces that consist of a variety of vertical elements
with glass panels, interspersed with storefront entrances. With the exception of the child care facility,
which may include non-transparent components along Harrison Street for security reasons, all of the
ground floor spaces, including indoor POPOS at Building 1, have been designed to allow visibility into
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the interior spaces, creating active engagement between the pedestrians along the street and users within
the buildings.

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 meets both the residential usable open space requirement and the POPOS requirement on
the Project site in part by constructing a publicly-accessible mid-block pedestrian alley in between
Building 2 and Building 3, Hawthorne Street Plaza, which will include various seating areas, a shade
trellis, water feature(s) and landscaping. At Building 3, roof terraces with usable open space will be
provided for use by residents of that building. In addition, exterior and interior POPOS will be provided
at Building 1. More specifically, the POPOS program for the Project includes an approximately 3,220
square foot indoor POPOS at the prominent intersection of 2nd and Harrison streets with various
seating areas and adjacent to two retail spaces, approximately 3,075 square feet of outdoor POPOS along
Harrison, 2nd and Perry streets adjacent to the indoor POPOS andfor retail space, and the
aforementioned Hawthorne Street Plaza POPOS, which will be approximately 8,360 square feet, for a
total of approximately 14,655 square feet of POPOS Project-wide where 14,075 square feet of POPOS
is required. In addition, an interior, approximately 700 square foot "view garden” will be provided at
Building 1 along Vassar Place and adjacent to the proposed micro-retail space in that building. An
approximately 4,200 square foot designated open space area will also be provided for the child care
facility, which will be located adjacent to the western property line at Building 3.

E. The provision of mid-block alleys and pathways on frontages between 200 and 300 linear
feet per the criteria of Section 270, and the design of mid-block alleys and pathways as
required by and pursuant to the criteria set forth in Section 270.2.

Pursuant to Planning Code Section 270.2, projects located in the Central SoMa SUD that have one or
more street or alley frontages of over 200 linear feet on a block face longer than 400 feet between
intersections are required to provide a publicly-accessible mid-block alley for the entire depth of the
property. In addition, new buildings abutting mid-block alleys provided pursuant to Section 270.2 shall
feature upper story setbacks according to the provisions of Section 261.1. Section 261.1 sets out setback
requirements for subject frontages along mid-block alleys. Specifically, the following setback controls of
261.1 apply to Project because a portion of the proposed mid-block alley would be less than 40 feet wide:
frontages abutting a mid-block passage of between 30 and 40 feet in width provided pursuant to Section
270.2 must provide upper story setback of not less than 5 feet above a height of 35 feet.

The Project is providing a mid-block alley and POPOS (Hawthorne Street Plaza) that meets the mid-
block alley requirements of Section 270.2. The mid-block alley is being provided between Building 2 and
Building 3 and will connect Harrison to Perry Streets and 2nd and 3rd streets beyond, will extend the
pedestrian circulation of Hawthorne Street, and will provide an access point to other POPOS on the
Project site and in the surrounding neighborhood. It will be 33-feet wide at its narrowest location (over
the required 20 feet) and primarily open to the sky (over the required 60 percent). Under Section 261.1,
the facades of both the hotel and residential buildings that front the mid-block alley (Building 2 and
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Building 3) must provide a setback of 5 feet above a height of 38 and 35 feet, respectively. As proposed,
neither building is providing a setback along the mid-block alley, in part because the existing 645
Harrison building (the location of Building 2) is an existing historic building and the podium of Building
3 has been intentionally design to create an urban room, pursuant to the Central SoMa Plan. The Project
Sponsor is therefore seeking an exception from the upper-story setback controls along the mid-block alley
pursuant to Section 261.1 as part of the Large Project Authorization. The separate and more detailed
POPOS and Section 161.1 and 270.2 discussions above are incorporated here by reference.

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

In compliance with Planning Code Section 138.1, there will be sidewalk and streetscape improvements
made to Harrison Street, 2nd Street, and Perry Street. New sidewalks, curbs, gutters and street trees
will be provided along all three street frontages. The Project also includes extending the Harrison Street
sidewalk from 10 feet to 15 feet for the entire Harrison Street block face, beyond the Project’s frontage
extending to 3 Street. There will be 15 new street trees along Harrison Street, three new street trees
along Perry Street, one new street tree on Vassar Place at 2nd Street, and seven new street trees along
2nd Street. Street furniture will also be provided on Harrison and Second streets. In addition, proposed
Hawthorne Street Plaza (POPOS and mid-block pedestrian alley) will include various seating areas,
lighting and landscaping, including approximately eleven new trees planted within view of Harrison
and Perry streets.

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

The Project provides ample circulation in and around the project site through the streetscape
improvement and construction of a publicly-accessible mid-block pedestrian alley (Hawthorne Street
Plaza) that will connect pedestrians to and from Hawthorne, Harrison and Perry streets and 2nd and
3rd streets beyond. Automobile access is limited to ingress and egress from secondary Perry Street as
well as on-street loading from Vassar Place. All off-street parking and loading spaces (including service
vehicle spaces) will be accessed from secondary Perry Street.

H. Bulk limits.

The Project is subject to special bulk limits and setback requirements that apply in the Eastern
Neighborhood Mixed Use Districts. See the Section 270.1, 270.2 and 261.1 discussions above, which
are incorporated here by reference.

I. Other changes necessary to bring a project into conformance with any relevant design
guidelines, Area Plan or Element of the General Plan.

The Project, on balance, meets the Objectives and Policies of the General Plan. See Below

8. Central SoMa Key Site Exceptions & Qualified Amenities (Section 329(e)). Pursuant to Section
329(d), the Planning Commission may grant certain exceptions to the provisions of the Planning
Code. Pursuant to Section 329(e), within the Central SoMa SUD, certain additional exceptions are
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available for projects on Key Sites that provide qualified amenities in excess of what is required by

the Code. Qualified additional amenities that may be provided by these Key Sites include:

affordable housing beyond what is required under Section 415et seq.; land dedication pursuant to

Section 413.7 for the construction of affordable housing; PDR at a greater amount and/or lower rent

than is otherwise required under Sections 202.8 or 249.78(c)(5); public parks, recreation centers, or

plazas; and improved pedestrian networks. Exceptions under Section 329(e) may be approved by

the Planning Commission if the following criteria are met:

a.

SAN FRANCISCO

The amenities and exceptions would, on balance, be in conformity with and support the
implementation of the Goals, Objectives, and Policies of the Central SoMa Plan,

The Project is providing community benefits as was envisioned in the Central SoMa Plan. Specifically,
the Project will provide various qualified amenities, including but not limited to streetscape and
pedestrian network improvements, a large POPOS plaza and mid-block pedestrian alley (Hawthorne
Street Plaza), which will exceed minimum alley dimensions, a child care facility, which will be larger
than specified under Section 414.5 by approximately 7,480 square feet, and inclusionary affordable
housing at 110 percent of the otherwise applicable affordable housing requirement under Section 415.

Streetscape and pedestrian network improvements proposed as part of the Project include new pedestrian
connections from Hawthorne Street through proposed Hawthorne Street Plaza to Perry Street to 2nd
Street beyond via the proposed Perry Street extension, including new sidewalks, and an improved
connection from Harrison Street to Perry Street and beyond via new sidewalks on Vassar Place. The
project also proposes sidewalk widening along Harrison and 2nd Streets and multiple outdoor POPOS
and retail spaces to activate those frontages.

The Project Sponsor is seeking exceptions through the Large Project Authorization process, including
horizontal mass reduction, wind, tower separation including related criteria, bulk controls, child care
facility restrictions, and setback requirements along narrow streets and mid-block alleys, and exceptions
specifically included for this Key Site No. 3 (for lot coverage and micro-retail, active use/transparency
and ground floor commercial use requirements). The exceptions are not egregious nor deviate
significantly from the Planning Code requirements.

The Project is in conformity with the General Plan including the Central SoMa Plan, particularly the
parameters outlined for this Key Site No. 3, and meets the community benefits envisioned for the Plan
area, including but not limited to the provision of on-site child care, on-site POPOS, neighborhood-
serving retail and much-needed residential, hotel, office and PDR space within close proximity to
multiple sources of public transit, employment opportunities, and Moscone Center. The Project is
consistent with and would help further the goals, objectives and policies of the Central SoMa Plan, which
is part of the City’s General Plan. One of the primary eight goals of the Central SoMa Plan is to
" Accommodate a Substantial Amount of Jobs and Housing.” Related Central SoMa Plan Objective 3.1
provides: "Ensure the Plan Area accommodates significant space for job growth” and Objective 3.2
specifically provides: " Support the growth of office space.” As explained in the Central SoMa Plan:
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The City should support the development of office space in Central SoMa. Office space
typically has a high amount of jobs per square foot, and thus benefits from proximity to the
neighborhood’s excellent transit. This office space can also support the success of these
knowledge-sector companies that are driving the overall economy (including the need for
local-serving jobs throughout the city, like health care, education, and retail). Increasing
the supply of office space will also support non-profits and other organizations that have
been challenged to find space in the city, forcing some to move elsewhere in the Bay Area
(such as Oakland) or out of the region altogether.

Regarding the importance of on-site child care, Central SoMa Plan Policy 2.6.2 provides:

Help facilitate the creation of childcare facilities. San Francisco is suffering from a lack of licensed
childcare. This is due to a lack of funding and a difficulty in finding space that meets the strict
requirements for childcare centers.

Regarding the proposed hotel use, Central SoMa Objective 3.5 and Policy 3.5.1 provide:

Hotels are important to the wellbeing of San Francisco — enabling our tourism sector to
flourish while also supporting important civic functions through room taxes.
Simultaneously, hotels can make very good neighbors, providing lively ground floors, near
24-hour activity, and customers for local shops and restaurants. Hotels are particularly
important in Central SoMa, given the area’s proximity to the Moscone Convention Center
and its transit accessibility. Allow hotels throughout the growth-oriented parts of the Plan
Area. Currently, there are parts of the Plan Area where hotels are not permitted, even if
they otherwise allow residential and commercial growth. Where hotels are permitted, they
are typically restricted to “boutique” sizes of 75 rooms or less. However, the City is in need
of multiple new hotels to meet demand, particularly new “conference sized” hotels of at
least 500 rooms plus meeting facilities. As such, the City should support increasing the
area where hotels are permissible to include those areas where new growth is anticipated,
and to remove the cap on room count.

b. The amenities would result in an equal or greater benefit to the City than would occur without
the exceptions, and

The requested exceptions are necessary to maximize development on the Project Site to maximize the
size of the child care facility, the number of residential units provided, allow for a new hotel tower within
close proximity to Moscone Center. The requested exceptions (e.g., from micro-retail requirements) are
also necessary in part to preserve the existing historic building at 645 Harrison Street (Building 2) in a
manner consistent with the Secretary of the Interior’s Standards for Rehabilitation. Overall, the intent
of those requirements would be met through the provision of a large ground-floor multi-tenant market
hall at Building 2.

c. The exceptions are necessary to facilitate the provision of important public assets that would
otherwise be difficult to locate in a highly developed neighborhood like SoMa.
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The Central SoMa Plan envisions a mixed-use multi-tower development on this Key Site No. 3, which
is a compilation of multiple lots totaling approximately 2.36 acres. This presents a unique opportunity
to maximize development within close proximity to multiple sources of public transit. employment
opportunities, and Moscone Center. In order to do so, it was acknowledged during the Central SoMa
rezoning process that various exceptions to standard Planning Code requirements would be required to
achieve the ultimate design for this Key Site (see the list above). Those exceptions will allow the Project
Sponsor to provide important public assets that would otherwise be difficult to located in a highly
developed neighborhood like SoMa, including a large mid-block pedestrian alley and POPOS, which will
far exceed minimum Planning Code requirements, including dimensional requirements. Other public
assets include an on-site child care facility which, again, will be significantly larger than otherwise
required under the Planning Code for office and hotel uses in the Central SoMa SUD. See above for other
public assets that will be provided, including new and improved pedestrian connections.

Because the proposed configuration of the buildings, indoor and outdoor POPQOS, as well as mid-block
alley are arranged in the prescriptive manner encouraged and envisioned in the Central SoMa Area
Plan, and because the Project’s various amenities will allow valuable public assets in a densely-developed
area where it would be otherwise be difficult to locate so many public benefits, the exceptions and
variances the Project is seeking are necessary to facilitate the provision of the aforementioned public
benefits as well as align with the vision identified in the Central SoMa Area Plan.

Accordingly, pursuant to Planning Code Sections 329(d) and 329(e) the Planning Commission has
considered the following exceptions to the Planning Code, makes the following findings, and
grants each exception to the Project as further described below:

A. Building Setbacks, Streetwall Articulation and Tower Separation (Section 132.4). Section
132.4 requires that, as potentially applicable to the Project (i) buildings within the Central SoMa
SUD be built up to the street-or alley-facing property line up to 65 feet in height, subject to the
controls of Section 261.1 (additional height limits for narrow streets and midblock-alleys),
which are applicable to the Project; (ii) Towers in the CS Bulk District include a 15-foot setback
along all property lines for the Tower Portion of the entire frontage; and (iii) the Tower Portion
have a horizontal separation of at least 115 feet from the Tower Portion of any other Tower.

Streetwall:

Building 1: The structure will measure approximately 350 feet tall, with a 35-foot-tall mechanical screen
for a total height of 385 feet. The building’s podium along all facades will have a height of 85 feet built
to the property line with the exception of the northeast corner of the building and the southern portion
of the lot. A 15-foot setback is provided at the corner of 2" and Harrison with a length of 72 feet 3 inches,
and a southern 15-foot setback is provided for a length of 156 feet 3 inches. Because of the 15-foot setbacks,
a continuous streetwall is not provided. However, the setbacks are used to provide POPOS pursuant to
Planning Code Section 138, as well as to provide a voluntarily pedestrian circulation and path of travel
along Perry Street to connect Vassar to 2n Street; therefore, 400 2@ Street complies with streetwall
articulation.
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Building 2: The structure, after the horizontal addition, will measure approximately 200 feet tall, with
a 15-foot-tall mechanical screen, for a total height of 215 feet. The building’s podium along all facades
will have a height of 55 feet, which is the height of the existing structure. At 55 feet, the building is
setback 20 feet 8 inches from Vassar Place, 9 feet from Perry Street, 35 feet from the Hawthorne Street
Plaza (mid-block alley), and 81 feet from Harrison Street for the entirety of each respective street frontage
(100 percent). The hotel’s vertical addition was meticulously designed to consider the sensitivity of the
existing historic building, in consultation with the Preservation Division and the Historic Preservation
Commission. The intent was for the hotel to be differentiated from the existing structure, further
emphasized by the setbacks. The proposed setbacks are required for building facade architectural
articulation and modulation. However, because said depths exceed the maximum of 8 feet, a streetwall
articulation exception is needed.

Building 3: The structure will measure approximately 350 feet tall, with a 35-foot-tall mechanical screen,
for a total height of 385 feet. The building’s podium along all facades will have a height of 85 feet. Along
Harrison Street, the Project is setback 15 feet for 69 feet 9 inches and a 160-foot setback for 17 feet 11 %2
inches from Hawthorne Street Plaza (mid-block alley) along Perry Street. Neither of these setbacks
exceed the maximum 60 percent. Further, all side setbacks are provided to accommodate the code-
required mid-block alley, Hawthorne Street Plaza.

As noted above, streetwall requirements apply as discussed above in addition to the controls of Section
261.1: setback requirements along narrow streets and mid-block alleys. In addition to streetwall
articulation, setback requirements apply along Perry Street (narrow street) and Hawthorne Street Plaza
(mid-block alley). Setback requirements also apply to the Project along 2nd Street and Harrison Street
(major streets) as part of the apparent mass reduction requirements under Section 270(h). The Project
Spomnsor is requesting exceptions to these requirements, as discussed in more detail above under the
Section 261.1 and Section 270(h) discussions, which are incorporated here by reference.

Setback: Setback requirements apply to Towers in the CS Bulk District, which must include a 15-foot
setback along all property lines for the Tower Portion of the entire frontage, which is the portion of the
Tower above 85 feet in height.

Building 1: Above the 85-foot podium, 15-foot setbacks are provided along 2" Street and Harrison Street,
as well as a 35-foot setback along Vassar Place for the entire Tower portion up to 350 feet.

Building 2: The tower portion of the vertical addition of the hotel building has a 5-foot setback along
Perry Street, 7-foot-6-inch setback along Vassar Place, 7-foot-6-inch setback along Hawthorne Street
Plaza (mid-block alley), and 75 feet from Harrison Street. Therefore, the Project requires tower setback
exceptions as setbacks along Perry Street, Vassar Place and Hawthorne Street Plaza (mid-block alley)
are less than the required 15 feet. The exceptions are warranted for the reasons set forth under the Section
132.4 discussion above, which are incorporated here by reference.
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Building 3: The tower portion of the residential building has a 15-foot setback along both Perry and
Harrison Street. The building has varying setbacks along Hawthorne Street Plaza (mid-block alley),
from 17 feet to 52 feet.

Tower Separation: Through the procedures of Section 329, the Planning Commission may reduce

the separation requirements under subsection 132.4(d)(3)(A) if it finds that a tower projects
meets all of the following criteria, unless the project is on a Key Site, in which case the project
may be exempted from the following criteria:

i) The tower portion of the project has, at a minimum, a horizontal separation of at
least 85 feet from the tower portion of any other tower;

(i) The maximum floor area of any floor of the tower portion of the project is no more
than 10,000 gross square feet;

(iii) The maximum height of the uppermost building element or mass, occupied or
unoccupied, of the tower has a difference of at least 50 feet in height from the
maximum height of the uppermost element of any other tower within 115 feet of
horizontal distance; and

(iv) The tower portion of the project is designed so as to maximize apparent distance
and architectural differentiation from any other nearby tower.

A tower separation exception is required for the Project. See the Section 132.4 discussion above, which
is incorporated here by reference.

B. Controls for Wind Comfort and Hazards (Section 249.78(d)(9)). Projects in the Central SoMa
SUD that are over 85 feet in height may not result in wind speeds that exceed the Comfort
Level at any location. Projects must generally refrain from resulting in wind speeds exceeding
a “Comfort Level” (ground-level wind speeds of 11 mph in areas of substantial pedestrian use
and seven mph in public seating areas between 7 a.m. and 6 p.m., when occurring for more
than 15% of the time year round) and may not cause a “Substantial Increase” in wind speeds
of more than six miles per hour for more than 15% of the time year round) at any location
where the existing or resulting wind speed exceeds the Comfort Level. However, a project
may seek exception from this standard if it demonstrates that (1) it has undertaken all feasible
measures to reduce wind speeds through such means as building sculpting and appearances,
permanent wind baffling measures, and landscaping; and (2) further reducing wind speeds
would substantially detract from the building design or unduly restrict the square footage of
the project.

See the discussion of wind comfort and wind hazards above.

C. Narrow and Mid-Block Alley Controls (Sections 261.1). Pursuant to Planning Code Section
270.2, projects located in the Central SoMa SUD that have one or more street or alley frontages
of over 200 linear feet on a block face longer than 400 feet between intersections are required
to provide a publicly-accessible mid-block alley for the entire depth of the property. In
addition, new buildings abutting mid-block alleys provided pursuant to Section 270.2 shall

SAN FRANCISCO
PLANNING DEPARTMENT 54



Draft Motion RECORD NO. 2012.1384ENX
February 20, 2020 One Vassar Place

feature upper story setbacks according to the provisions of Section 261.1. Section 261.1 sets out
setback requirements for subject frontages along narrow streets. Specifically, the following
setback controls of 261.1 apply to Project: frontages abutting a mid-block passage of between
30 and 40 feet in width provided pursuant to Section 270.2 must provide upper story setback
of not less than 5 feet above a height of 35 feet.

See the discussion above regrading narrow and mid-block alley controls.

Horizontal Mass Reduction (Section 270.1). Planning Code Section 270.1 requires that new
development in the Eastern Neighborhoods with building lengths exceeding 200 square feet
incorporate horizontal mass reductions with certain minimum dimensions, to break up the
apparent building massing. The mass reduction breaks shall not be less than 30 feet in width
and less than 60 feet in depth from the street facing building facade, shall extend up to the sky
from a level not higher than 25 feet above grade or the third story, whichever is lower; and
result in discrete building sections with a maximum plan length along the street frontage not
greater than 200 feet. The Planning Commission may modify or waive this requirement
through the process set forth in Section 329. When considering any such application, the
Commission shall consider the following criteria: (1) no more than 50% of the required mass is
reduced unless special circumstances are evident; (2) the depth of any mass reduction breaks
provided is not less than 15 feet from the front facade, unless special circumstances are evident;
(3) the proposed building envelope can be demonstrated to achieve a distinctly superior effect
of reducing the apparent horizontal dimension of the building; and (4) the proposed building
achieves unique and superior architectural design.

The Project is seeking an exception from the horizontal mass reduction standards for the proposed hotel
tower frontage on Harrison Street, which would be more than 200 feet. The proposed hotel building’s
facades along Perry and Harrison Street do not contain massing breaks that meet the Code. The existing
historic building at 645 Harrison Street does not meet the massing reduction requirement, which was
implemented many years after the building was constructed. The hotel tower addition has been
intentionally designed to be located atop the historic building but set back from the facade. This is a
special circumstance that warrants waiver of the otherwise applicable requirement and application of the
otherwise applicable criteria for a waiver. The proposed design will achieve a unique and superior
architectural design and will achieve a distinctly superior effect of reducing the apparent horizontal
dimension of the building while remaining sympathetic to the existing historic structure. The design of
the hotel tower addition has been carefully vetted and deemed appropriate by the Historic Preservation
Commission’s Architectural Review Committee (ARC).

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

Policies of the General Plan:

COMMERCE AND INDUSTRY ELEMENT

Objectives and Policies

OBJECTIVE 1:
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MANAGE ECONOMIC GROWTH AND CHANGE TO ENSURE ENHANCEMENT OF THE
TOTAL CITY LIVING AND WORKING ENVIRONMENT.

Policy 1.1:

Encourage development which provides substantial net benefits and minimizes undesirable
consequences. Discourage development which has substantial undesirable consequences that
cannot be mitigated.

Policy 1.3:
Locate commercial and industrial activities according to a generalized commercial and industrial
land use plan.

OBJECTIVE 2:
MAINTAIN AND ENHANCE A SOUND AND DIVERSE ECONOMIC BASE AND FISCAL
STRUCTURE FOR THE CITY.

Policy 2.1:
Seek to retain existing commercial and industrial activity and to attract new such activity to the

city.
OBJECTIVE 3:

PROVIDE EXPANDED EMPLOYMENT OPPORTUNITIES FOR CITY RESIDENTS,
PARTICULARLY THE UNEMPLOYED AND ECONOMICALLY DISADVANTAGED.

Policy 3.1:
Promote the attraction, retention and expansion of commercial and industrial firms which provide
employment improvement opportunities for unskilled and semi-skilled workers.

Policy 3.2:
Promote measures designed to increase the number of San Francisco jobs held by San Francisco
residents.

The Project will provide approximately 369,679 GSF of office, 461,228 GSF of residential, 221,965 GSF of
hotel, 42,013 GSF of PDR, 37,551 GSF of retail, and 14,000 GSF of child care uses; thus, the Project will
expand diverse employment opportunities including hotel service, office, institutional (childcare) and retail
jobs for city residents, including through compliance with the First Source Hiring Program. These uses will
help to retain existing commercial and industrial activity and attract new activity, as cited under the
Qualified Amenities provision above. The Project will also include a micro-retail space intended to contain
smaller-scale neighborhood-serving uses. Further, a market hall will provide opportunities for smaller
vendors to operate.

OBJECTIVE 4:
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IMPROVE THE VIABILITY OF EXISTING INDUSTRY IN THE CITY AND THE
ATTRACTIVENESS OF THE CITY AS A LOCATION FOR NEW INDUSTRY.

Policy 4.1:
Maintain and enhance a favorable business climate in the city.

Policy 4.2:
Promote and attract those economic activities with potential benefit to the City.

Policy 4.11:
Maintain an adequate supply of space appropriate to the needs of incubator industries

The Project is not subject to Proposition X controls but would contain approximately 42,013 gross square
feet of PDR use consistent with Central SUD requirements, which will mitigate against the potential
displacement of viable industrial firms. The existing PDR space at 645 Harrison will be retained.

HOUSING ELEMENT

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
Plan for the full range of housing needs in the City and County of San Francisco, especially
affordable housing.

Policy 1.10
Support new housing projects, especially affordable housing, where households can easily rely on
public transportation, walking and bicycling for the majority of daily trips.

OBJECTIVE 4:
FOSTER A HOUSING STOCK THAT MEETS THE NEEDS OF ALL RESIDENTS ACROSS
LIFECYCLES.

Policy 4.1
Develop new housing, and encourage the remodeling of existing housing, for families with
children.

Policy 4.4
Encourage sufficient and suitable rental housing opportunities, emphasizing permanently
affordable rental units wherever possible.

Policy 4.5
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Ensure that new permanently affordable housing is located in all of the City’s neighborhoods, and
encourage integrated neighborhoods, with a diversity of unit types provided at a range of income
levels.

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.

OBJECTIVE 12:
BALANCE HOUSING GROWTH WITH ADEQUATE INFRASTRUCTURE THAT SERVES THE
CITY’S GROWING POPULATION.

Policy 12.2
Consider the proximity of quality of life elements such as open space, child care, and neighborhood
services, when developing new housing units.

The Project will provide on-site open space (residential usable open space and POPOS), an on-site child care
facility and one-site neighborhood-serving retail for residents on the Project site and in the surrounding area.
The Project is proposing a 350-foot tall residential building and will meet the inclusionary housing
requirements at 110% of the otherwise application Planning Code Section 415 requirement. The proposed
residential building will include 489 dwelling units and will meet dwelling unit mix requirements. A 14,000-
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square foot childcare facility is provided at the ground floor, which exceeds the Planning Code requirement
for child care facilities provided to satisfy childcare requirements for office and hotel uses by approximately
7,480 square feet.

The Project will continue and improve the mixed-use nature of this mixed-use neighborhood. The Project
will accommodate an appropriate balance of jobs and housing by providing space for residential, office, retail,
institutional (child care), hotel and PDR uses.

URBAN DESIGN ELEMENT

OBJECTIVE 1:

EMPHASIS OF THE CHARACTERISTIC PATTERN WHICH GIVES TO THE CITY AND ITS
NEIGHBORHOODS AN IMAGE, A SENSE OF PURPOSE, AND A MEANS OF ORIENTATION.
Policy 1.3:

Recognize that buildings, when seen together, produce a total effect that characterizes the city and
its districts.

Policy 1.4:
Protect and promote large-scale landscaping and open space that define districts and topography.

OBJECTIVE 3:
MODERATION OF MAJOR NEW DEVELOPMENT TO COMPLEMENT THE CITY PATTERN,
THE RESOURCES TO BE CONSERVED, AND THE NEIGHBORHOOD ENVIRONMENT.

Policy 3.1:
Promote harmony in the visual relationships and transitions between new and older buildings.

Policy 3.3:
Promote efforts to achieve high quality of design for buildings to be constructed at prominent
locations.

Policy 3.4:
Promote building forms that will respect and improve the integrity of open spaces and other public
areas.

Policy 3.5:
Relate the height of buildings to important attributes of the city pattern and to the height and
character of existing development.

Policy 3.6:
Relate the bulk of buildings to the prevailing scale of development to avoid an overwhelming or
dominating appearance in new construction.

The Project features varied and engaged architecture that will contribute to the character of the neighborhood.
The building materials of are high quality and will promote visual relationships and transitions with new
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and older buildings in the Central SoMa neighborhood, including within the Project site. The Project will
feature two new buildings, residential and office, and an addition for a new hotel, which have been designed
to break down the prevailing scale of the development to avoid an overwhelming or dominating appearance
along Harrison Street, 2nd Street, Vassar Place, and Perry Street.

RECREATION AND OPEN SPACE ELEMENT

Objectives and Policies

OBJECTIVE 2:

INCREASE RECREATION AND OPEN SPACE TO MEET THE LONG-TERM NEEDS OF THE
CITY AND BAY REGION.

Policy 2.2:
Provide and promote a balanced recreation system which offers a variety of high quality
recreational opportunities for all San Franciscans.

Policy 2.7:
Expand partnerships among open space agencies, transit agencies, private sector and nonprofit
institutions to acquire, develop and/or manage existing open spaces.

OBJECTIVE 3:
IMPROVE ACCESS AND CONNECTIVITY TO OPEN SPACE.

Policy 3.2:
Establish and Implement a network of Green Connections that increases access to parks, open
spaces, and the waterfront.

As cited under the Qualified Amenities section above, the Project will provide a cumulative 14,655 square
feet of indoor and outdoor POPOS. This includes a 3,220-square foot interior POPOS at the prominent
corner of 2nd and Harrison streets as well as exterior POPOS, 8,360 square feet of which will be via a mid-
block pedestrian alley (Hawthorne Street Plaza). The Central SoMa Plan area currently suffers from a
shortage of public parks and recreational areas relative to the number of existing residents. The proposed
location of the Hawthorne Street Plaza will effective extend Hawthorne Street for pedestrian circulation
through the plaza to Perry Street and 2nd and 3rd streets beyond. The Project would also improve Vassar
Place and a portion of Perry Street with sidewalks, none currently exist. Due to the scarcity of publicly-
accessible open spaces in Central SoMa, the creation of open space was identified as a high priority of the
Plan.

CENTRAL SOMA PLAN
GOAL 2: MAINTAIN A DIVERSITY OF RESIDENTS

OBJECTIVES AND POLICIES
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OBJECTIVE 2.3:
ENSURE THAT AT LEAST 33 PERCENT OF NEW HOUSING IS AFFORDABLE TO VERY LOW,
LOW, AND MODERATE INCOME HOUSEHOLDS

Policy 2.3.2:
Require contribution to affordable housing from commercial uses.

Policy 2.3.3:
Ensure that affordable housing generated by the Central SoMa Plan stays in the neighborhood.

OBJECTIVE 2.6:
SUPPORT SERVICES - SCHOOLS, CHILD CARE, AND COMMUNITY SERVICES -NECESSARY
TO SERVE LOCAL RESIDENTS

Policy 2.6.2:
Help facilitate the creation of childcare facilities.

The Project will provide a 14,000 square foot child care facility within the residential building (Building 3)
and will meet the inclusionary affordable housing requirement at 110% of the otherwise applicable
requirement under Planning Code Section 415.

GOAL 3: FACILITATE ECONOMICALLY DIVERSIFIED AND LIVELY JOBS CENTER
OBJECTIVES AND POLICIES

OBJECTIVES AND POLICIES

OBJECTIVE 3.1:
ENSURE THE PLAN AREA ACCOMMODATES SIGNIFICANT SPACE FOR JOB GROWTH

Policy 3.1.1:
Require non-residential uses in new development on large parcels.

OBJECTIVE 3.2:
SUPPORT THE GROWTH OF OFFICE SPACE

Policy 3.2.1:
Facilitate the growth of office.

OBJECTIVE 3.3:
ENSURE THE REMOVAL OF PROTECTIVE ZONING DOES NOT RESULT IN A LOSS OF
PDR IN THE PLAN AREA

Policy 3.3.2:
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Limit conversion of PDR space in formerly industrial districts.

Policy 3.3.3:
Require PDR space as part of large commercial development.

OBJECTIVE 3.4:
FACILITATE A VIBRANT RETAIL ENVIRONMENT THAT SERVES THE NEEDS OF THE
COMMUNITY

Policy 3.4.2:
Require ground-floor retail along important streets.

Policy 3.4.3:
Support local, affordable, community-serving retail.

The Project will provide a mix of office, retail, hotel, residential, PDR and child care uses. Ground-floor retail
will be located along proposed Hawthorne Street Plaza and all of the Project street frontages: Harrison Street,
21 Street, Vassar Place and Perry Street. The new office, hotel, retail, childcare facility, and PDR uses will
accommodate significant opportunities for job growth within the Central SoMa SUD.

GOAL 4: PROVIDE SAFE AND CONVENIENT TRANSPORTATION THAT PRIORITIZES
WALKING, BICYCLING, AND TRANSIT

OBJECTIVE 4.1:
PROVIDE A SAFE, CONVENIENT, AND ATTRACTIVE WALKING ENVIRONMENT ON
ALL THE STREETS IN THE PLAN AREA

Policy 4.1.2:
Ensure sidewalks on major streets meet Better Streets Plan standards.

Policy 4.1.8:
Ensure safe and convenient conditions on narrow streets and alleys for people walking.

Policy 4.1.10:
Expand the pedestrian network wherever possible through creation of narrow streets, alleys, and
mid-block connections.

OBJECTIVE 4.4:
ENCOURAGE MODE SHIFT AWAY FROM PRIVATE AUTOMOBILE USAGE

Policy 4.4.1:
Limit the amount of parking in new development.

Policy 4.4.2:
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Utilize Transportation Demand Management strategies to encourage alternatives to the private
automobile.

Policy 4.5.2:
Design buildings to accommodate delivery of people and goods with a minimum of conflict.

The Project will limit off-street parking spaces to permitted accessory amounts and will provide the required
amount of off-street loading. Additionally, a total of 308 Class 1 and 78 Class 2 bicycle spaces will be provided
for a total of 386 bicycle parking spaces. The Project has also developed a TDM Program and will incorporate
improvements to the pedestrian network, including bulb-outs, landscaping, and new and widened sidewalks.
All street and sidewalk improvements will comply with the City’s Better Street’s Plan and Vision Zero
Policy.

GOAL 5: OFFER AN ABUNDANCE OF PARKS AND RECREATIONAL OPPORTUNITIES
OBJECTIVES AND POLICIES

OBJECTIVES AND POLICIES

OBJECTIVE 5.5:
AUGMENT THE PUBLIC OPEN SPACE AND RECREATION NETWORK WITH PRIVATELY-
OWNED PUBLIC OPEN SPACES (POPOS).

Policy 5.5.1:
Require new non-residential development and encourage residential development to provide
POPOS that address the needs of the community.

The Project include approximately 14,655 square feet of POPOS, 8,360 of which will be an exterior POPOS
via a mid-block alley (Hawthorne Street Plaza) as well as exterior POPOS along Harrison Street, 2nd Street,
and Perry Street and an indoor 3,220-square foot POPOS at the prominent corner of 2nd and Harrison
Streets . An indoor "view garden” is also proposed along Vassar Place.

GOAL 8: ENSURE THAT NEW BUILDINGS ENHANCE THE CHARACTER OF THE
NEIGHBORHOOD AND CITY OBJECTIVES AND POLICIES

OBJECTIVES AND POLICIES

OBJECTIVE 8.1:

ENSURE THAT THE GROUND FLOORS OF BUILDING CONTRIBUTE TO THE ACTIVATION,
SAFETY, AND DYNAMISM OF THE NEIGHBORHOOD

Policy 8.1.1:
Require that ground floor uses actively engage the street.

Policy 8.1.2:
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Design building frontages and public open spaces with furnishings and amenities to engage a
mixed-use neighborhood.

Policy 8.1.3:
Ensure buildings are built up to the sidewalk edge.

Policy 8.1.4:
Minimize parking and loading entrances.

OBJECTIVE 8.4:
ENSURE THAT NARROW STREETS AND ALLEYS MAINTAIN THEIR INTIMATENESS
AND SENSE OF OPENNESS TO THE SKY.

Policy 8.4.1:
Require new buildings facing alleyways and narrow streets to step back at the upper stories.

OBJECTIVE 8.5:
ENSURE THAT LARGE DEVELOPMENT SITES ARE CAREFULLY DESIGNED TO
MAXIMIZE PUBLIC BENEFIT.

Policy 8.6.1:
Conform to the City’s Urban Design Guidelines.

Policy 8.6.2:
Promote innovative and contextually-appropriate design.

Policy 8.63:
Design the upper floors to be deferential to the “urban room”.

Policy 8.6.4:
Design buildings to be mindful of wind.

Policy 8.6.5:
Ensure large projects integrate with the existing urban fabric and provide a varied character.

The Project Sponsor has worked with City staff for many years to develop a project that would incorporate
high-quality design in and around all three structures, including the design of open space and street and
sidewalk improvements. The Project features varied and engaged architecture and includes a mid-block alley
providing a mid-block connection between Perry and Harrison Street, and extending the pedestrian
circulation to and from Hawthorne Street. The building materials of are high quality and will promote visual
relationships and transitions with new and older buildings within the Project site and in the greater Central
SoMa neighborhood. The Project will feature three distinct structures, which have been designed to break
down the prevailing scale of development to avoid overwhelming or dominating appearance in new
construction.
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10. Planning Code Section 101.1(b) establishes eight priority-planning policies and requires review of
permits for consistency with said policies. On balance, the project complies with said policies 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 not remove any retail uses and instead will add 37,551 gsf of retail use. In addition,
the Project would provide approximately: 42,013 gross square feet for PDR, 14,000 gross square feet for
a child care facility (not including designated open space), 461,228 gross square feet of residential,
221,965 gross square feet for a hotel, and 369,679 gross square feet for Office uses. The new proposed
uses would enhance future opportunities for resident employment and ownership.

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 no existing housing on site. Building 3 will provide 489 new dwelling units. The Project will
meet its inclusionary housing requirements at 110% of the otherwise applicable Planning Code Section
415 requirement, thus, resulting in an overall increase in the neighborhood housing stock. In addition,
the Project would add ground floor retail uses and new indoor and outdoor POPOS spaces, which add
to and improve the public realm and neighborhood character. The Project is expressive in design and
relates well to the scale and form of the surrounding neighborhood. For these reasons, among others, the
Project would protect and preserve the cultural and economic diversity of the neighborhood.

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

No affordable housing exists or would be removed for this Project. The Project will either pay the in-lieu
fee or combine the in-lieu fee with a land dedication for future affordable housing development within
the Central SoMa SUD to satisfy its inclusionary housing requirement at 110% of the otherwise
applicable Planning Code Section 415 requirement. Future development of this site at Building 3 would
enhance the City’s available housing stock by 489 dwelling units.

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

The Project Site is served by nearby public transportation options. The Project site is located in close
proximity to the: 8, 8AX, 8BX, 10, 12, 25, 30, 45, 47, 81X, 82X, and KLM MUNI bus lines, as well as
the Central Subway line along 4th Street and the 4th & King Caltrain and MUNI light stations. The
Central Subway Project to extend the Muni Metro T Third Line through South of Market, Union
Square, and Chinatown with four new stations is also expected to be completed soon. The T extension
would run a few blocks away from the Project site along 4% Street. The Project also provides off-street
parking at the principally permitted amounts and sufficient bicycle parking for employees, hotel guests,
and residents.
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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 does not replace existing industrial uses with commercial office development; instead, the
project would provide approximately 42,013 gross square feet of space for PDR uses at 645 Harrison.
Thus, the Project will retain and expand the neighborhood’s supply of available industrial use space. The
Project will therefore expand future opportunities for employment and ownership in these sectors. In
addition, hotel guests, retail patrons, residents and employees will contribute to the service sector uses
on the project site and in the surrounding area.

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 will be constructed to conform to the structural and seismic safety
requirements of the Building Code. The Project will include seismic improvements to the existing
historic structure at 645 Harrison and the proposed addition and proposed buildings will be built in
compliance with all applicable earthquake-related code requirements.

G. That landmarks and historic buildings be preserved.

Currently, the Project Site does not contain any City Landmarks or historic buildings listed under
Article 10 or 11 of the Planning Code or on the California or National Register of Historic Places. The
Project will retain the historic building at 645 Harrison, upgrading structural building systems and
rehabilitate the historic exterior consistent with the Secretary of the Interior’s Standards. The Project
will replace the existing building at 400 2nd Street, which was determined by the Planning Department
to be an historic resource under CEQA, with new construction; however, it was determined through an
extensive analysis that it would not be feasible to retain the existing building as part of the proposed
Project.

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

The Project has been designed to reduce substantial shadow impacts on public parks and open spaces
and will not create any net new shadow on open spaces under the jurisdiction of the Recreation and
Parks Department, including South Park, as detailed in the CPE prepared for the Project. As also
detailed in the CPE and consistent with the Central SoMa EIR, the Project would only result in a small
amount of net new shadow on the following non-section 295 spaces: Jessie Square, Yerba Buena Gardens
Playground, Marathon Plaza, Marriott Courtyard A&B, and 235 Second Street. Yerba Buena Gardens
and Yerba Buena East Gardens would experience minimal new shading as a result of the Project. The
Project would also only result in a minimal amount of shading on the following non-section 295 spaces:
Bryant Street Parkette and Rincon Hill Dog Park. Therefore, the CPE concluded that the Project would
not result in new or more-severe significant shadow impacts, or significant project or cumulative shadow
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11.

12.

13.

impacts peculiar to the site, beyond those analyzed in the Central SoMa EIR. In sum, because a minimal
amount of area would be shadowed and the duration of the shadow would also be minimal, the Project
would comply with Section 147 (see above). The detailed shadow analysis in the CPE for the Project is
incorporated herein by reference.

First Source Hiring. The Project is subject to the requirements of the First Source Hiring Program
as they apply to permits for residential development (Administrative Code Section 83.11), 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.

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.

The Commission hereby finds that approval of the Large Project Authorization would promote the
health, safety and welfare of the City.

SAN FRANCISCO
PLANNING DEPARTMENT 67



Draft Motion RECORD NO. 2012.1384ENX
February 20, 2020 One Vassar Place

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. 2012.1384ENX subject to the following conditions attached hereto as
“EXHIBIT A” in general conformance with plans on file, dated February 5, 2020, 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 ]J” and incorporated
herein as part of this Motion by this reference thereto. All required mitigation measures identified in the
Central SoMa Plan EIR and contained in the MMRP are included as conditions of approval.

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Section 329
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. Any appeal shall be made to the Board of Appeals, unless an associated entitlement is appealed
to the Board of Supervisors, in which case the appeal of this Motion shall also be made to the Board of
Supervisors (see Charter Section 4.135). For further information, please contact the Board of Appeals at
(415) 575-6880, 1660 Mission, Room 3036, San Francisco, CA 94103, or 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
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 February 20, 2020.

Jonas P. Ionin
Commission Secretary
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EXHIBIT A
AUTHORIZATION

This authorization is for a large project authorization to allow the demolition of four of the existing
buildings and alteration of a fifth building on the project site, merging twelve lots, and new construction
of a 27-story, 350-foot tall, residential building with ground floor retail and child care uses, together totaling
approximately 476,700 gross square feet, a 35-story 350-foot tall office building with ground floor retail
uses, together totaling approximately 433,700 gross square feet, and a 15-story vertical addition for a hotel
with restaurants and bar above an existing podium structure with ground floor retail and PDR and office
uses, together totaling approximately 358,200 gross square feet located at One Vassar Place (addressed at
400 2nd Street, 645 Harrison Street, and 657 Harrison Street), Block 3763, and Lots 001, 078, 079, 080, 080A,
081, 099, 100, 101, 105, 112, and 113 pursuant to Planning Code Section 329 within the CMUO Zoning
District and a 130-CS-200-CS, 130-CS-350-CS, and 350-CS Height and Bulk Districts; in general conformance
with plans, dated February 5, 2020, and stamped “EXHIBIT XXXX” included in the docket for Record No.
2012.1384ENX and subject to conditions of approval reviewed and approved by the Commission on
February 20, 2020 under Motion No XXXXXX. 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 February 20, 2020 under Motion No XXXXXX.

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

The conditions of approval under the 'Exhibit A' of this Planning Commission Motion No. XXXXXX 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 Conditional Use
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

Large Project 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

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

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

Extension. All time limits in the preceding three paragraphs may be extended at the discretion of
the Zoning Administrator where implementation of the project is delayed by a public agency, an
appeal or a legal challenge and only by the length of time for which such public agency, appeal or
challenge has caused delay.

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

SAN FRANCISCO
PLANNING DEPARTMENT 71



Draft Motion RECORD NO. 2012.1384ENX
February 20, 2020 One Vassar Place

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. Additional Project Authorization-OFA. The Project Sponsor must obtain a Project authorization
under Section 321 for the Project. The conditions set forth below are additional conditions required
in connection with the Project. 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

7. Additional Project Authorization-CUA. The Project Sponsor must obtain a Project authorization
under Section 303 to establish a hotel use. The conditions set forth below are additional conditions
required in connection with the Project. 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

8. Additional Project Authorization—Variances and Administrative Waiver and Modification. The
Project Sponsor must obtain Variances from the Zoning Administrator to address the Planning
Code requirements for street frontage requirements including ground floor ceiling height, parking
setbacks and off-street parking and loading entrances (Planning Code Section 145.1), required
enclosure of a private service driveway (Section 155(d)) and curb cut prohibition on 2nd Street
(Section 155(r)). The Project Sponsor must also obtain an Administrative Waiver and Modification
from the Zoning Administrator for the location of required Class 1 bicycle parking (Section 155.2)
and the location of required off-street loading (Sections 155 and 161) and Zoning Administrator
authorization for the location of required shower and lockers (Section 155.4) . The conditions set
forth below are additional conditions required in connection with the Project. 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

9. Development Timeline - Office. Pursuant to Planning Code Section 321(d) (2), construction of the
office development project shall commence within 18 months of the effective date of this Motion.
Failure to begin work within that period or to carry out the development diligently thereafter to
completion, shall be grounds to revoke approval of the office development under this office
development authorization.

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

SAN FRANCISCO
PLANNING DEPARTMENT 72



Draft Motion RECORD NO. 2012.1384ENX
February 20, 2020 One Vassar Place

10.

11.

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.

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

Transferable Development Rights. Pursuant to Section 128, the Project Sponsor shall purchase the
required number of units of Transferrable Development Rights (TDR) and secure a Notice of Use
of TDR prior to the issuance of a site permit for all development which exceeds the base FAR of 3
to 1, up to an FAR of 4.25 to 1. The net addition of gross floor area subject to this requirement shall
be determined based on drawings submitted with the Building Permit Application.

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

DESIGN — COMPLIANCE AT PLAN STAGE

12.

13.

14.

15.

Final Materials. The Project Sponsor shall continue to work with Planning Department on the
building design. 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

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 building permit plans. 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

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

Lighting Plan. The Project Sponsor shall submit an exterior lighting plan to the Planning
Department prior to Planning Department approval of the building / site permit application.

For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org
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16.

17.

18.

19.

20.

Streetscape Plan. Pursuant to Planning Code Section 138.1, the Project Sponsor shall continue to
work with Planning Department staff, in consultation with other City agencies, to refine the design
and programming of the Streetscape Plan so that the plan generally meets the standards of the
Better Streets Plan and all applicable City standards. The Project Sponsor shall complete final
design of all required street improvements, including procurement of relevant City permits, prior
to issuance of first architectural addenda, and shall complete construction of all required street
improvements prior to issuance of first temporary certificate of occupancy.

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

Signage. The Project Sponsor shall develop a signage program for the Project which shall be
subject to review and approval by Planning Department staff before submitting any building
permits for construction of the Project. All subsequent sign permits shall conform to the approved
signage program. Once approved by the Department, the signage program/plan information shall
be submitted and approved as part of the site permit for the Project. All exterior signage shall be
designed to compliment, not compete with, the existing architectural character and architectural
features of the building.

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

Transformer Vault Location. 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. The
Project Sponsor will continue to work with the Planning Department in consultation with Public
Works on the final location(s) for the transformer vaults. The above requirement shall adhere to
the Memorandum of Understanding regarding Electrical Transformer Locations for Private
Development Projects between Public Works and the Planning Department dated January 2, 2019.
For information about compliance, contact Bureau of Street Use and Mapping, Department of Public Works

at 415-554-5810, hitp://sfdpw.org

Noise, Ambient. Interior occupiable spaces shall be insulated from ambient noise levels.
Specifically, in areas identified by the Environmental Protection Element, Mapl, “Background
Noise Levels,” of the General Plan that exceed the thresholds of Article 29 in the Police Code, new
developments shall install and maintain glazing rated to a level that insulate interior occupiable
areas from Background Noise and comply with Title 24.

For information about compliance, contact the Environmental Health Section, Department of Public Health

at (415) 252-3800, www.sfdph.org

Noise. Plans submitted with the building permit application for the approved project shall
incorporate acoustical insulation and other sound proofing measures to control noise.

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

21. Transportation Demand Management (TDM) Program. Pursuant to Planning Code Section 169,
the Project shall finalize a TDM Plan prior to the issuance of the first Building Permit or Site Permit
to construct the project and/or commence the approved uses. The Property Owner, and all
successors, shall ensure ongoing compliance with the TDM Program for the life of the Project,
which may include providing a TDM Coordinator, providing access to City staff for site
inspections, submitting appropriate documentation, paying application fees associated with
required monitoring and reporting, and other actions.

Prior to the issuance of the first Building Permit or Site Permit, 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 to document compliance with the TDM
Program. This Notice shall provide the finalized TDM Plan for the Project, including the relevant
details associated with each TDM measure included in the Plan, as well as associated monitoring,
reporting, and compliance requirements.

For information about compliance, contact the TDM Performance Manager at tdm@sfgov.org or 415-558-
6377, www.sf-planning.org.

22. Car Share. Pursuant to Planning Code Section 166, no fewer than 13 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

23. Bicycle Parking Pursuant to Planning Code Sections 155, 155.1, and 155.2, the Project shall provide
no fewer than 386 bicycle parking spaces Project-wide (308 Class 1 spaces and 78 Class 2 spaces).
SFMTA has final authority on the type, placement and number of Class 2 bicycle racks within the
public ROW. Prior to issuance of first architectural addenda, the project sponsor shall contact the
SFMTA Bike Parking Program at bikeparking@sfmta.com to coordinate the installation of on-street

bicycle racks and ensure that the proposed bicycle racks meet the SFMTA’s bicycle parking
guidelines. Depending on local site conditions and anticipated demand, SFMTA may request the
project sponsor pay an in-lieu fee for Class II bike racks required by the Planning Code.

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

24. Showers and Clothes Lockers. Pursuant to Planning Code Section 155.3, the Project shall provide
no fewer than four showers and 24 clothes lockers.
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org .

25. Parking Maximum. Pursuant to Planning Code Section 151.1, the Project shall provide no more
than 309 off-street accessory parking spaces, not including required car share spaces.

SAN FRANCISCO
PLANNING DEPARTMENT 75



Draft Motion RECORD NO. 2012.1384ENX
February 20, 2020 One Vassar Place

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

26. Off-Street Loading. Pursuant to Planning Code Section 152, the Project shall provide the
equivalent of 9 off-street loading spaces.
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

27. 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

28. Driveway Loading and Operations Plan. Pursuant to Planning Code Section 155(u), the Project
Sponsor hall prepare a DLOP for review and approval by the Planning Department, in consultation
with the San Francisco Municipal Transportation Agency. The DLOP shall be written in accordance
with any guidelines issued by the Planning Department.

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

29. POPOS Design and Operations Strategy (Central SoMa Plan — Implementation Matrix Measure
5.5.1.3). The project shall be required to submit a design and operations strategy for the proposed
Privately-Owned Public Open Spaces, that will be reviewed and approved by the Planning
Department and Recreation and Parks Department (if applicable), soliciting feedback from
members of the public.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

www.sf-planning.org

30. Central SoMa Community Facilities District Program (Planning Code Section 434). The
development project shall participate in the CFD established by the Board of Supervisors pursuant
to Article X of Chapter 43 of the Administrative Code (the “Special Tax Financing Law”) and
successfully annex the lot or lots of the subject development into the CFD prior to the issuance of
the first Certificate of Occupancy for the development. For any lot to which the requirements of
this Section 434 apply, 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 prior to the first Certificate of Occupancy for the development, except that for
condominium projects, the Zoning Administrator shall approve and order the recordation of such
Notice prior to the sale of the first condominium unit. This Notice shall state the requirements and
provisions of subsections 434(b)-(c) above. The Board of Supervisors will be authorized to levy a
special tax on properties that annex into the Community Facilities District to finance facilities and
services described in the proceedings for the Community Facilities District and the Central SoMa
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Implementation Program Document submitted by the Planning Department on November 5, 2018
in Board of Supervisors File No. 180184.
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

www.sf-planning.org

31. Rates for Long-Term Office Parking. Pursuant to Planning Code Section 155(g), to discourage
long-term commuter parking, off-street parking spaces provided for all uses other than residential
or hotel must be offered pursuant to the following rate structure: (1) the rate charged for four hours
of parking cannot be more than four times the rate charged for the first hour; (2) the rate charged
for eight hours of parking cannot be less than ten (10) times the rate charged for the first hour; and
(3) no discounted parking rates are allowed for weekly, monthly, or similar time-specific periods.
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sfplanning.org

PROVISIONS

32. Transferable Development Rights. Pursuant to Section 124 and 249.78(e)(3) the Project Sponsor
shall purchase the required number of units of Transferrable Development Rights (TDR) and
secure a Notice of Use of TDR prior to the issuance of a site permit for all development on the Tier
C portion of the Project which exceeds the base FAR of 3 to 1, up to an FAR of 4.25 to 1.

For more information about compliance, contact the Planning Department at 415-558-6378, www.sf-

planning.org

33. Anti-Discriminatory Housing. The Project shall adhere to the requirements of the Anti-
Discriminatory Housing policy, pursuant to Administrative Code Section 1.61.
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org

34. 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

35. Transportation Brokerage Services . Pursuant to Planning Code Section 163, the Project Sponsor
shall provide on-site transportation brokerage services for the actual lifetime of the project. Prior
to the issuance of any certificate of occupancy, the Project Sponsor shall execute an agreement with
the Planning Department documenting the project’s transportation management program, subject
to the approval of the Planning Director.

For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org
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36.

37.

38.

39.

40.

Transportation Sustainability Fee. The Project is subject to the Transportation Sustainability Fee
(TSF), as applicable, pursuant to Planning Code Section 411A.

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

Jobs-Housing Linkage Fee. The Project is subject to the Jobs-Housing Linkage Fee, as applicable,
pursuant to Planning Code Section 413. In the event the City adopts legislation establishing a new
Jobs Housing Linkage Fee, increasing the amount of the Fee, or changing the methodology for
determining the amount of the Jobs Housing Linkage Fee, before the Project procures a Certificate
of Occupancy or a Certificate of Final Completion, and such new fee is applicable to development
projects in the Central SOMA Plan area that have not procured a Certificate of Occupancy or a
Certificate of Final Completion under the terms of the legislation, the Project shall be subject to
such new or increased fee and shall pay any additional amounts due before the City may issue a
Certificate of Occupancy or Final Completion.

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

Child-Care Requirements for Office and Hotel Development. The Project is subject to the
requirement to provide a child care facility for the office and hotel development pursuant to Section
249.78(e)(4) because it is located on a Key Site in the Central SoMa SUD. The Project will include
an on-site child care facility, at least 6,520 square feet of which must be provided to a child care
provider at a below-market rate rent and/or significantly reduced cost and the child care provider
must provide services consistent with the goals and expenditures of the Child Care Capital Fund
in Section 414.14.

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

Residential Child Care Impact Fee. The Project is subject to the Residential Child Care Fee, as
applicable, pursuant to Planning Code Section 414A.

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

Inclusionary Affordable Housing Program. Pursuant to Planning Code Section 415 the following
Inclusionary Affordable Housing Requirements are those in effect at the time of Planning
Commission action. In the event that the requirements change, the Project Sponsor shall comply
with the requirements in place at the time of issuance of first construction document.

1. Requirement. Pursuant to Planning Code Section 415.5, the Project Sponsor must pay an
Affordable Housing Fee at a rate equivalent to the applicable percentage of the number of units
in an off-site project needed to satisfy the Inclusionary Affordable Housing Program
Requirement for the principal project. The applicable percentage for this project is thirty-three
percent (33%) because it is a rental project that is providing one hundred and ten percent
(110%) of the otherwise required amount of thirty percent (30%) pursuant to Planning Code
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Section 263.33. The Project Sponsor shall pay the applicable Affordable Housing Fee at the
prior to the issuance of the first construction document.

2. 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 the terms of the 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 Mayor's Office of Housing
and Community Development (“MOHCD”) at 1 South Van Ness Avenue or on the Planning
Department or Mayor's Office of Housing and Community Development'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 or rent.
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 Project Sponsor must pay the Fee in full sum to the Development Fee Collection Unit
at the DBI for use by MOHCD prior to the issuance of the first construction document.

b. Prior to the issuance of the first construction permit by the DBI for the Project, the Project
Sponsor shall record a Notice of Special Restriction on the property that records a copy 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.

c. If project applicant 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 Sections 415 et seq. shall constitute cause for the City to
record a lien against the development project and to pursue any and all other remedies at
law, including interest and penalties, if applicable.

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.

41. Eastern Neighborhoods Infrastructure Impact Fee. The Project is subject to the Eastern
Neighborhoods Infrastructure Impact Fee, as applicable, pursuant to Planning Code Section 423.
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42.

43.

44,

45.

46.

47.

48.

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

Central SoMa Community Services Facilities Fee. The Project is subject to the Central SoMa
Community Services Facilities Fee, as applicable, pursuant to Planning Code Section 432. For
information about compliance, contact the Case Planner, Planning Department at 415-558-6378, www.sf-

planning.org

Central SoMa Community Infrastructure Fee. The Project is subject to the Central SoMa
Community Infrastructure Fee, as applicable, pursuant to Planning Code Section 433.

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

Central SoMa Community Facilities District. The Project is subject to the Central SoMa
Community Facilities District, pursuant to Pursuant to Planning Code Sections 434 and
249.78(d)(1)(C), and shall participate, as applicable, in the Central SoMa CFD.

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

Central SoMa SUD, Renewable Energy Requirements. The Project shall fulfill all on-site
electricity demands through any combination of on-site generation of 100% greenhouse gas-free
sources in compliance with Planning Code Section 249.78(d)(5).

Art. The Project is subject to the Public Art Fee, as applicable, pursuant to Planning Code Section
429.

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

Art Plaques. Pursuant to Planning Code Section 429(b), the Project Sponsor shall provide a plaque
or cornerstone identifying the architect, the artwork creator and the Project completion date in a
publicly conspicuous location on the Project Site. The design and content of the plaque shall be
approved by Department staff prior to its installation.

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

Art. Pursuant to Planning Code Section 429, the Project Sponsor and the Project artist shall consult
with the Planning Department during design development regarding the height, size, and final
type of the art. The final art concept shall be submitted for review for consistency with this Motion
by, and shall be satisfactory to, the Director of the Planning Department in consultation with the
Commission. The Project Sponsor and the Director shall report to the Commission on the progress
of the development and design of the art concept prior to the submittal of the first building or site
permit application

For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org
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49.

50.

Art. Pursuant to Planning Code Section 429, prior to issuance of any certificate of occupancy, the
Project Sponsor shall install the public art generally as described in this Motion and make it
available to the public. If the Zoning Administrator concludes that it is not feasible to install the
work(s) of art within the time herein specified and the Project Sponsor provides adequate
assurances that such works will be installed in a timely manner, the Zoning Administrator may
extend the time for installation for a period of not more than twelve (12) months.

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

Art - Residential Projects. Pursuant to Planning Code Section 429, the Project Sponsor must
provide on-site artwork, pay into the Public Artworks Fund, or fulfill the requirement with any
combination of on-site artwork or fee payment as long as it equals one percent of the hard
construction costs for the Project as determined by the Director of the Department of Building
Inspection. The Project Sponsor shall provide to the Director necessary information to make the
determination of construction cost hereunder. Payment into the Public Artworks Fund is due 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

MONITORING - AFTER ENTITLEMENT

51.

52.

53.

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

Monitoring. The Project requires monitoring of the conditions of approval in this Motion. The
Project Sponsor or the subsequent responsible parties for the Project shall pay fees as established
under Planning Code Section 351(e) (1) and work with the Planning Department for information
about compliance.

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

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

OPERATION

54. Eating and Drinking Uses. As defined in Planning Code Section 202.2, Eating and Drinking Uses,
as defined in Section 102, shall be subject to the following conditions:

A. The business operator 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 Street and Sidewalk Maintenance Standards. In addition, the
operator shall be responsible for daily monitoring of the sidewalk within a one-block radius of
the subject business to maintain the sidewalk free of paper or other litter associated with the
business during business hours, in accordance with Article 1, Section 34 of the San Francisco
Police Code.

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

B. When located within an enclosed space, the premises shall be adequately soundproofed or
insulated for noise and operated so that incidental noise shall not be audible beyond the
premises or in other sections of the building, and fixed-source equipment noise shall not exceed
the decibel levels specified in the San Francisco Noise Control Ordinance.

For information about compliance of fixed mechanical objects such as rooftop air conditioning,
restaurant ventilation systems, and motors and compressors with acceptable noise levels, contact the
Environmental Health Section, Department of Public Health at (415) 252-3800, www.sfdph.org.

For information about compliance with construction noise requirements, contact the Department of
Building Inspection at 415-558-6570, www.sfdbi.org.

For information about compliance with the requirements for amplified sound, including music and
television, contact the Police Department at 415-553-0123, www.sf-police.org.

C. While it is inevitable that some low level of odor may be detectable to nearby residents and
passersby, appropriate odor control equipment shall be installed in conformance with the
approved plans and maintained to prevent any significant noxious or offensive odors from
escaping the premises.

For information about compliance with odor or other chemical air pollutants standards, contact the
Bay Area Air Quality Management District, (BAAQMD), 1-800-334-ODOR (6367),
www.baagmd.gov and Code Enforcement, Planning Department at 415-575-6863, www.sf-

planning.org

D. 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
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55.

56.

57.

58.

59.

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 the Bureau of Street Use and Mapping, Department of Public
Works at 415-554-.5810, http://sfdpw.org.

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

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 and all registered neighborhood groups for the area with written notice
of the name, business address, and telephone number of the community liaison. Should the contact
information change, the Zoning Administrator and registered neighborhood groups 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

Notices Posted at Bars and Entertainment Venues. Notices urging patrons to leave the
establishment and neighborhood in a quiet, peaceful, and orderly fashion and to not litter or block
driveways in the neighborhood, shall be well-lit and prominently displayed at all entrances to and
exits from the establishment.

For information about compliance, contact the Entertainment Commission, at 415 554-6678,
www.sfgov.orglentertainment

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

Privately- Owned Public Open Space Provision. Pursuant to Planning Code Section 138, the
Project shall provide no less than 14,075 square feet of privately-owned public open space (POPOS)
Project-wide.

The Project Sponsor shall continue to work with Planning Department staff to refine the design
and programming of the POPOS so that the open space meets the standards of Section 138(d) and
the Urban Design Guidelines. Prior to the first certificate of occupancy for any building on the site,
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the Project Sponsor shall submit a maintenance and operations plan for the POPOS for review and

approval by the Planning Department. At a minimum the maintenance and operations plan shall

include:

a. a description of the amenities and programming for the POPOS and how it serves the open
space and recreational needs of the diverse users, including but not limited to residents, youth,
families, workers, and seniors;

b. asite and floor plan of the POPOS detailing final landscape design, irrigation plan, public art,
materials, furnishings, lighting, signage and areas for food service;

c. adescription of the hours and means of public access to the POPOS;

a proposed schedule for maintenance activities; and

e. contact information for a community liaison officer.

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

60. Hours of Access of Open Space. All POPOS shall be publicly accessible during all daylight hours,
from 7AM to 6PM every day. Should all or a portion of the POPOS be temporarily closed due to
construction or maintenance activities, the operator shall contact the Planning Department in
advance of the closure and post signage, plainly visible from the public sidewalks, that indicates
the reason for the closure, an estimated date to reopen, and contact information for a community
liaison officer.

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

61. Food Service in Open Spaces. Pursuant to Planning Code Section 138, food service area shall
occupy no more than 20% of the required POPOS during the hours that the open space is accessible
to the public. Restaurant seating shall not take up more than 20% of the seating and tables provided
in the required open space.

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

62. Open Space Plaques. Pursuant to Planning Code Section 138 (i), the Project Sponsor shall install
the required public open space plaques at each building entrance. The plaques shall be plainly
visible from the public sidewalks on Harrison, 4t Street, and Perry Streets. 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 Code Enforcement, Planning Department at 415-558-6378,
www.sf-planning.org

63. Monitoring and Reporting - Open Space. One year from the issuance of the first certificate of
occupancy for any building on the site, and then every 3 years thereafter, the Project Sponsor shall
submit a maintenance and operations report to the Zoning Administrator for review by the
Planning Department. At a minimum the maintenance and operations report shall include:
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g.
h.

a description of the amenities, and list of events and programming with dates, and any changes
to the design or programing during the reporting period;

a plan of the POPOS including the location of amenities, food service, landscape, furnishing,
lighting and signage;

photos of the existing POPOS at time of reporting;

description of access to the POPOS;

a schedule of the means and hours of access and all temporary closures during the reporting
period;

a schedule of completed maintenance activities during the reporting period;

a schedule of proposed maintenance activities for the next reporting period; and

contact information for a community liaison officer.

For information about compliance, contact the Code Enforcement, Planning Department at 415-558-6378,

www.sf-planning.org
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Record No.: 2012.1384CUA

Project Address: 645 Harrison Street

Zoning: CMUO (MIXED USE-OFFICE) Zoning District
130-CS-200-CS Height and Bulk District
Central SoMa Special Use District

Block/Lot: 3763/105

Caroline Guibert Chase

Coblentz, Patch, Duffy & Bass, LLP
One Montgomery Street, Suite 3000
San Francisco, CA, 94104

Project Sponsor:

Property Owner: ~ One Vassar
433 California Street, 7th Floor
San Francisco, CA 94104
Staff Contact: Esmeralda Jardines — (415) 575-9144

esmeralda.jardines@sfgov.org

ADOPTING FINDINGS RELATING TO THE APPROVAL OF CONDITIONAL USE
AUTHORIZATION PURSUANT TO PLANNING CODE SECTIONS 303 AND 848 TO ESTABLISH A
TOURIST HOTEL WITH 468 ROOMS WITHIN THE CMUO (CENTRAL SOMA MIXED-USE OFFICE)
ZONING DISTRICT AND A 130-CS-200-CS HEIGHT AND BULK DISTRICT, LOCATED AT 645
HARRISON STREET, LOT 105 IN ASSESSOR’S BLOCK 3763, AND ADOPTING FINDINGS UNDER
THE CALIFORNIA ENVIRONMENTAL QUALITY ACT.

PREAMBLE AND CEQA FINDINGS

On May 15, 2019, Caroline Guibert Chase of Coblentz, Patch, Duffy, & Bass, LLP (hereinafter "Project
Sponsor") filed Application No. 2012.1384CUA (hereinafter “Application”) with the Planning Department
(hereinafter “Department”) for a Conditional Use Authorization to establish a hotel with 468 guestrooms
at 645 Harrison Street, Block 3763 Lot 105.

The environmental effects of the Project were fully reviewed under the Final Environmental Impact Report
for the Central SoMa Plan (hereinafter “EIR”). The EIR was prepared, circulated for public review and
comment, and, at a public hearing on May 10, 2018, by Motion No. 20182, certified by the Commission as
complying with the California Environmental Quality Act (Cal. Pub. Res. Code Section 21000 et. seq.,
(hereinafter “CEQA”) the State CEQA Guidelines (Cal. Admin. Code Title 14, section 15000 et seq.,
(hereinafter "CEQA Guidelines') and Chapter 31 of the San Francisco Administrative Code (hereinafter
"Chapter 31").
review as well as public review.

The Commission has reviewed the EIR, which has been available for this Commission’s

The Central SoMa Plan EIR 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
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project, the agency may approve the project as being within the scope of the project covered by the program
EIR, and no additional or new environmental review is required. In approving the Central SoMa Plan, the
Commission adopted CEQA findings in its Resolution No. 20183 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 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 5, 2020, the Department determined that the Project did not require further environmental
review under Section 15183 of the CEQA Guidelines and Public Resources Code Section 21083.3. The
Project is consistent with the adopted zoning controls in the Central SoMa Area Plan and was encompassed
within the analysis contained in the EIR. Since the EIR was finalized, there have been no substantive
changes to the Central SoMa Area Plan and no substantive changes in circumstances that would require
major revisions to the 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 Final EIR. The file for this project, including
the Central Soma Area Plan EIR 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 Central SoMa Plan EIR that are applicable to the
Project. These mitigation measures are set forth in their entirety in the MMRP attached to the Motion as
EXHIBIT J.

Planning Department staff prepared a Mitigation Monitoring and Reporting Program (“MMRP”) setting
forth mitigation measures that were identified in the Central SoMa Plan EIR that are applicable to the
Project and Project-specific mitigation measures to implement the EIR mitigation measures. These
mitigation measures are set forth in their entirety in the MMRP attached to the Motion EXHIBIT J.

On February 20, 2020, the San Francisco Planning Commission (hereinafter “Commission”) conducted a
duly noticed public hearing at a regularly scheduled meeting on Large Project Authorization (LPA)
Application No. 2012.1384ENX.

On February 20, 2020, the Commission adopted Motion No. XXXXX approving an Conditional Use
Authorization for the Project (Conditional Use Authorization Application No. 2012.1384CUA). Findings

SAN FRANCISCO
PLANNING DEPARTMENT 2

17529.001 4825-6489-5667.1



Draft Motion RECORD NO. 2012.1384CUA
February 20, 2020 645 Harrison Street

contained within that motion are incorporated herein by this reference thereto as if fully set forth in this
Motion.

On February 20, 2020, the Commission adopted Motion No. XXXXX approving an Office Development
Authorization for the Project (Office Development Authorization Application No. 2012.13840FA).
Findings contained within that motion are incorporated herein by this reference thereto as if fully set forth
in this Motion.

On February 20, 2020, the Zoning Administrator conducted a duly noticed public hearing on Variance
Application No. 2012.1384VAR, approving the requested variances for the Project. Findings contained
within this approval are incorporated herein by this reference thereto as if fully set forth in this Motion.

The Planning Department Commission Secretary is the custodian of records; the File for Record No.
2012.1384CUA is located at 1650 Mission Street, Suite 400, San Francisco, California.

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 Authorization for a Hotel use as
requested in Application No. 2015-000123CUA, 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.

2. Project Description. The proposed hotel use at 645 Harrison Street is the subject of this Conditional
Use (CU) Authorization and is referred to herein as "the hotel component of the Project" whereas
the overall mixed-use project proposed on this Key Site No. 3 is referred to herein as the "the
Project".

Commonly referred to as the “2nd and Harrison” or "One Vassar" (identified as Key Site No. 3 in
the Central SoMa Area Plan), the One Vassar project (the "Project”) will create an approximately
1.5 million-square foot mixed-use development located in close proximity to the 4th Street Central
Corridor Muni, Transbay Terminal and Moscone Center. The proposed project will include
approximately 42,013 gross square feet of production, distribution and repair (PDR) use,
approximately 489 residential units, a hotel with 468 guestrooms, approximately 493,115 gross
square feet (gsf) of office (consisting of approximately 430,000 new gsf at 400 2nd Street, and
approximately 63,115 gsf of existing legal office use at 645 Harrison Street). The Project will also

SAN FRANCISCO
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provide an approximately 14,000-gsf on-site child-care facility (exclusive of a 4,200 square foot
outdoor open space), indoor and outdoor privately-owned public open space (POPOS), and
approximately 37,551 gsf of neighborhood-serving retail space, including hotel restaurant/bars.
The Project Sponsor also proposes a variety of street connection and pedestrian improvements,
including a new mid-block pedestrian alley and POPOS plaza (Hawthorne Street Plaza) and the
extension of Perry Street to 2nd Street. Projecting art screens are proposed on Hawthorne Street
Plaza to help screen pedestrian views of Interstate 80 from the Project Site. All off-street parking
for the Project would be located below grade in a shared garage at 400 2"d Street, and would include
309 off-street parking spaces, plus 13 car share spaces. The Project also accommodates three drop-
off parking spaces for the child care use at street level.

In detail, the Project includes:

400 2nd Street (hereinafter "Building 1"): This building consists of new construction of a 350-foot
tall (or 385-feet tall with the rooftop mechanical equipment), 27-story office building consisting of
approximately:

e 430,000 gsf of office

e 1,000 gsf of micro-retail

e 6,295 sf of indoor and outdoor POPOS (indoor POPOS excluded from gsf)

e 33,335 sf of subterranean accessory parking (excluded from gsf) (16,835 sf of which will
be for 645 Harrison)

e 181 accessory off-street parking spaces plus 6 car share spaces (about half of which will be
for 645 Harrison)

e 104 Class 1, & 45 Class 2 bicycle parking spaces (including 35 Class 1, & 34 Class 2 bicycle
parking spaces for 645 Harrison)

e 2loading spaces (at grade) and 3 subterranean service vehicle loading spaces (one of which
will be for 645 Harrison)

645 Harrison (hereinafter "Building 2"): This building would retain the historic building and
construct a 15-story vertical addition for a total height of 200-ft (or 220-ft with rooftop mechanical
equipment) containing approximately 468 guestrooms. Details of Building 2 include:

e 221,965 gsf of hotel

e 63,115 gsf of office (existing)1

e 42,013 gross square feet of PDR (existing and new)
e 31,101 gsf of retail

e 2loading spaces (at grade)

e 3 service vehicle loading spaces (at grade)

" As noted above, there is 113,484 gross square feet of existing legal office space at 645 Harrison, 63,115 gross square feet of which
would be retained at 645 Harrison.
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657 Harrison (hereinafter "Building 3"): This building includes new construction of a 350-foot tall
(or 385 feet with the rooftop mechanical equipment), 35-story residential building consisting of up
to 489 dwelling units, which includes:

e 461,228 gsf of residential

e 14,000 gsf of childcare (not including designated open space)

o 1,450 gsf of retail

e 8,360 sf of outdoor POPOS (Hawthorne Street Plaza)

e 11,970 sf of outdoor residential usable open space (terraces)

e 61,512 sf of subterranean accessory parking

o 128 off-street accessory parking spaces plus 7 car-share parking spaces

e 204 Class 1 & 33 Class 2 bicycle parking spaces plus 25 cargo bicycle parking spaces (for
longer bikes with incorporated child carriers or a storage space)

¢ 1loading space (at grade) and 2 service vehicle spaces (at grade)

3. Site Description and Present Use. The Project site (Assessor’s Block 3763, Lots: 001, 078, 079, 080,
080A, 081, 099, 100, 101, 105, 112, and 113) is located on the south side of Harrison Street, west side
of 2nd Street, east and west of Vassar Place, and north side of Perry Street in San Francisco’s SoMa
neighborhood (the "Project Site"). Cumulatively, the 12 lots have a lot area of approximately
102,694 square feet (2.36 acres), with approximately 606-ft of frontage along Harrison Street, 200-ft
of frontage along 2nd Street, 175-ft of front along Vassar Place (east and west frontages), and 333-
ft of frontage along Perry Street. The Perry Street frontage of the project site is adjacent to a recently
built elevated TJPA bus ramp located below Interstate 80, which connects to the Bay Bridge. The
Project Site contains five existing buildings totaling approximately 239,000 square feet, as described
below:

The existing 400 2nd Street building (the Building 1 location) is a five story, approximately 65,100
square foot office building constructed in 1917. South of the building is an existing approximately
90-space surface parking lot. The existing 645 Harrison Street building (Building 2 location) is a
four story, approximately 148,000 square foot mixed-use building. According to the South of
Market Area Historic Survey, the first three stories of the building were constructed in 1948 and
was occupied as the headquarters of A. Carlisle & Company, a lithography and printing business.
The building contains 113,484 gross square feet of legal office space and 32,988 square feet of PDR
space.2 The existing building will be retained and rehabilitated as part of the proposed project and
the office and PDR uses continued. The Building 3 location includes three existing buildings. 653
Harrison Street3 is a vacant two-story mixed-use building containing approximately 8,500 square

2 See Case No. 2013.1545BV. At that time, the Zoning Administrator determined that there was 14,520 gross square feet of pre-existing
legal office space in the building and an office allocation for an additional 98,964 gross square feet was granted by Planning
Commission Motion No. 19524 (2015).

3 A parking lot accessible from Perry Street is located at the rear of the property.
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feet and a four-space surface parking lot. 657 Harrison Street is a vacant two-story mixed-use
building containing approximately 9,900 square feet with a vacant surface parking lot. 665
Harrison Street is a vacant mixed-use two-story building containing approximately 7,500 square
feet. All existing buildings except for the historic building 645 Harrison Street are proposed for
demolition as part of the project.

All lots on the project site are now zoned CMUO (Central Soma-Mixed Use Office). Proposed
Building 1 is within a 350-CS Height and Bulk District, proposed Building 2 is within 130-CS-200-
CS Height and Bulk District and proposed Building 3 is within a 130-CS-350-CS Height and Bulk
District.

The conditional use authorization is being pursued as part of case no. 2012.1384CUA for the
proposed hotel use at Building 2 only.

4. Surrounding Properties and Neighborhood. The Project Site is located within the CMUO Zoning
District in the Central SoMa Plan Area and Central SoMa Special Use District (SUD) and is located
immediately adjacent to the Transit Center District Plan to the east. The immediate context is mixed
in character with residential and ground floor commercial as well as industrial uses in the vicinity.
The immediate neighborhood along Harrison includes two-to-eight story mixed-use buildings.
The Project Site is located at the intersection of Harrison, 2nd Street, Vassar Place, and Perry Streets.
Directly to the south and across Perry Street is the elevated Interstate 80 overpass; underneath the
overpass are a bus ramp and AC Transit bus parking lots. To the west is a residential development
and retail, to the north are office and residential developments, and to the east across 2nd Street is
a surface parking lot. Other zoning districts in the vicinity of the project site include: P (Public),
MUR (Mixed-Use Residential), and MUO (Mixed-Use Office), and C-3-O (Downtown Office)
Zoning Districts. To the west of the project site across 3 Street is another Central SoMa key site,
725 Harrison Street.

5. Public Outreach and Comments. To date, the Department has received comments in support of
regarding the Project. Since 2012, the Project Sponsor has conducted extensive neighborhood
outreach, including more than twenty (20) community presentations with stakeholders, including
two open houses and direct group meetings with individual stakeholders and separate workshops
and community outreach forums. The stakeholders the Project Team met with in no particular
order include: South Beach/South Park, SOMBA, Clock Tower, SFHAC, YIMBY, SF Chambers,
YBCBD, YBA, TODCO, SOMCAN, SoMa Pilipinas, United Playaz, SOMACC, Hotel Council,
SPUR, SFBLU HOA and Residents, West Bay, Good Jobs for All, Local 2, Mission Housing, 88 Perry
Street-SRO and Veterans Building, Bike Coalition, Chinatown CDC, Early Care Educators San
Francisco, MEPFS, and Carpenters Union.

6. Planning Code Compliance. The Planning Code Compliance Findings set forth in Motion No.
XXXXX, Case No. 2012.1384ENX (Large Project Authorization, pursuant to Planning Code Section
329) apply to this Motion, and are incorporated herein by reference as though fully set forth.
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7. Conditional Use Findings. Planning Code Section 303 establishes criteria for the Planning
Commission to consider when reviewing applications for Conditional Use authorization. On

balance, the project complies with said criteria in that:

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

SAN FRANCISCO

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

The Project and the hotel component of the Project are necessary, desirable and compatible with the
neighborhood. Overall, the Project will provide a mixed-use development that is highly desirable for the
neighborhood and community by adding much needed housing and hotel, office, PDR and retail uses
within the Central SoMa SUD and Central SoMa Plan area at a density that is suitable for and
specifically contemplated for this urban context by the Central SoMa Plan and rezoning. The Project
would preserve existing PDR space and provide additional PDR space in an area where such space is
often rarely available.

The hotel component of the Project would provide much needed new hotel room supply in and around
the Yerba Buena/Moscone Center, consistent with the goals of the City’s Large Tourist Hotel Conversion
Ordinance and the Central SoMa Plan. The Central SoMa Plan and associated rezoning and Planning
Code amendments specifically support a new hotel use at this Key Site No. 3 location by, among other
things, providing for additional building height for such a use.

That such use or feature as proposed will not be detrimental to the health, safety, convenience
or general welfare of person residing or working in the vicinity, or injurious to property,
improvements or potential development in the vicinity, with respect to aspects including but
not limited to the following;:

(1) Nature of proposed site, including its size and shape, and the proposed size, shape and
arrangement of structures;

The Project site is in an area within close proximity to public transit, including the Transbay Center,
Yerba Buena/Moscone Center and expanding employment opportunities in the Central SoMa Plan
area.

The proposed Project building configuration would appropriately locate the office tower at the
prominent corner of 2" and Harrison Streets, the hotel tower above and set back from the existing

historic building on Harrison Street, and the residential tower closest to existing residential uses.

The proposed Project building configuration would also greatly improve pedestrian connections, in
that it would:

a) Retain and improve the existing Vassar Place connection;
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b) create a new pedestrian connection at the intersection of Harrison and Hawthorne Streets,
which would connect to the proposed Hawthorne Street Plaza POPOS and mid-block
pedestrian alley and Perry Street beyond; and

¢) Create a new pedestrian connection between 2 and 3 Streets and between Hawthorne Street
Plaza and 2nd Street via the proposed Perry Street extension. New and wider sidewalks are
also proposed to improve the pedestrian experience.

(2) The accessibility and traffic patterns for persons and vehicles, the type and volume of such

SAN FRANCISCO

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

No off-street parking is required. Approximately 29 off-street accessory parking spaces would be
provided for the hotel component of the Project, which is expected to be sufficient in combination
with the proposed valet operations for the hotel (see below). The Project site is in a major transit
corridor so it is expected that the majority of employees, hotel quests and retail hotel guests and
retail patrons would utilize public transportation to get to and from the hotel and any net increase
in transit ridership would be negligible compared to the existing demand and the total demand for
transit services in the downtown area. The property is also within close proximity to various
existing public parking garages.

Off-street loading for the hotel component of the Project would be appropriately located off of Perry
Street and would meet Planning Code requirements. As applicable to the Project, hotel uses with
181,056 square feet of Occupied Floor Area (OFA) are required to provide one off-street loading
space, which would be provided at-grade in the 645 Harrison Street building (Building 2).

Planning Code Section 155(u) requires a Driveway and Loading Operations Plan (“DLOP”) for
projects in the Central SoMa SUD that are more than 100,000 of new gross square feet. The
DLOP is meant to reduce potential conflicts between driveway and loading operations and
pedestrians, bicycles, and vehicles, to maximize reliance of on-site loading spaces to accommodate
new loading demand, and to ensure that off-site loading activity is considered in the design of new
buildings. A DLOP has been prepared for the Project for review and approval by the Planning
Department, in consultation with the San Francisco Municipal Transportation Agency
(“SFMTA”").

Pursuant to the DLOP for the Project, the hotel will operate valet service for guests along the west
curbside of Vassar Place fronting the lobby. Upon guest arrival at the curbside, valet staff will
process their vehicles, move them from the curbside, and store them within the Building 1 Garage.
The valet will process both inbound and outbound hotel vehicles (non-Transportation Network
Company) within the proposed four-space passenger loading zone on Vassar Place. The building
operator will provide hotel guests with a pre-visit email that provides directions on getting to the
Vassar curbside valet if they wish to drive and store vehicles on site, as well as information on
associated valet parking costs and nearby public garages.

In terms of vehicle circulation, inbound hotel guests will be directed to arrive via eastbound
Harrison Street and make a right-turn onto southbound Vassar Place to access the passenger

PLANNING DEPARTMENT 8

17529.001 4825-6489-5667.1



Draft Motion
February 20, 2020 645 Harrison Street

RECORD NO. 2012.1384CUA

loading zone and valet stand. Valet staff will work to quickly check-in hotel guests and remove
vehicles from the queue. Valet staff will drive vehicles away from the curb to go southbound on
Vassar Place and turn left onto eastbound Perry Street to access the Building 1 garage to store
vehicles.

Similarly, outbound guests picking up their vehicles at the Vassar curbside will have their vehicles
brought to that location by valet staff. Valet staff will account for variation in vehicle retrieval
times in their ongoing management of the passenger loading zone at the Vassar Place curbside.
Valet staff will advise outgoing drivers if Second Street is available for exit, based on the valet’s
ongoing monitoring of that exit.

In sum, the off-street parking and loading for the proposed hotel component of the Project will be
more than adequate, in part because of the proximity of the proposed hotel to multiple sources of
public transportation.

The safeguards afforded to prevent noxious or offensive emissions such as noise, glare, dust
and odor;

The Project would not generate noxious emissions, such as noises, glare, dust or odor. The outdoor
areas proposed as part of the project (including the hotel restaurant and bars including associated
roof decks) would be managed to ensure that the project complies with the San Francisco Noise
Ordinance and applicable Entertainment Commission permit requirements.

Treatment given, as appropriate, to such aspects as landscaping, screening, open spaces,
parking and loading areas, service areas, lighting and signs;

Accessory parking would be appropriately located underground and accessed from secondary Perry
Street, where service areas and mechanical equipment would also be located. Passenger loading,
including accessible passenger loading, for the hotel use would be located along Harrison Street and
Vassar Place.

Hotel guests and employees would also have convenient access to the landscaped POPOS plaza
between the hotel and residential buildings (Hawthorne Street Plaza), which would connect
pedestrians to Harrison, Hawthorne, and Perry Streets and 2" and 3 Streets beyond.

All proposed lighting and signage would comply with Planning Code requirements.

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

SAN FRANCISCO

will not adversely affect the General Plan.

The Project complies with all relevant requirements and standards of the Planning Code and is
consistent with objectives and policies of the General Plan pursuant to the General Plan consistency
findings set forth in Motion No. XXXXX, Case No. 2012.1384ENX (Large Project Authorization,
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pursuant to Planning Code Section 329) which apply to this Motion and are incorporated herein by
reference as though fully set forth.

That the use as proposed would provide development that is in conformity with the purpose
of the applicable Use District; and

The proposed project is consistent with the stated purposed of CMUO District as well as the Central
SoMa Area Plan. The Central SoMa Area Plan identifies the project site as Key Site Development No.
3: 2" and Harrison and states that the City is seeking large hotels (400 rooms or more) in the proximity
of the Moscone Convention Center as discussed in Implementation Measure 3.5.1.1. The project site can
accommodate such a hotel. Further, Planning Code Section 263.33 states that to facilitate the provision
of a large hotel proximate to the Moscone Convention Center, for development on Assessor’s Block 3763,
Lot 015, the height limit shall be 200 feet if the development of the site is for a hotel use. Therefore, the
proposed hotel was contemplated as is in conformity with the purpose of the applicable CMUO Zoning
District, Planning Code, and Central SoMa Area Plan.

The use or feature satisfies any criteria specific to the use or feature in subsections (g), et. seq.
of this Section.

The proposed project satisfies additional criteria for proposed hotel uses pursuant to 303(g)(1) as noted
below.

8. Planning Code Section 303(g) establishes additional criteria and findings for the Planning

Commission to consider when reviewing applications for hotels and motels, in addition to those

applicable to Conditional Uses. On balance, the project does comply with said criteria and

limitations in that:

SAN FRANCISCO

1) The impact of the employees of the hotel or motel on the demand in the City for housing,
public transit, child-care, and other social services. To the extent relevant, the Commission
shall also consider the seasonal and part-time nature of employment in the hotel or motel;

The Project is anticipated to create approximately 90 to 100 full and part time jobs. The Project
Sponsor will comply with the First Source Hiring Program, ensuring certain positions are offered
to local residents.

The addition of approximately 468 new hotel rooms would not have a significant impact on
housing, public-transit, child care or other services. The project site is within a major transit
corridor so it is anticipated that the majority of employees, hotel guests and retail patrons would
utilize public transportation to get to and from the hotel. Even so, any net increase in transit
ridership would be negligible compared to existing demand and the total demand for transit
services in the downtown area.

Hotel and retail employees are not expected to have a measurable impact on child care or other
social services. And, as with other members of the public, hotel and retail employees would have
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access to the 14,000 square foot child care facility proposed as part of the adjacent residential
building at 657 Harrison (Building 3), which is proposed as part of the overall Project.

The Project site is well-served by numerous public transit options and accessible via bicycle and foot

from major transit options including BART, Caltrain, Muni bus lines, and the Ferry. It will provide
sufficient Class 1 bicycle parking spaces (308 Class I spaces Project-wide) for the anticipated number
of hotel, restaurant and bar employees.

Further, the overall Project will contribute funding to support affordable housing at 110% of the
otherwise applicable Planning Code Section 415 requirement, child-care, public transit, and other
social services through various applicable impact fees.

2) Themeasures that will be taken by the project sponsor to employ residents of San Francisco
in order to minimize increased demand for regional transportation;

The project sponsor would comply with the City's First Source Hiring Program, which aims to
increase employment of local residents. Furthermore, it is anticipated that many hotel employees
would be local residents, in part because the hotel would provide stable year-round employment
due in part to its location within close proximity to Yerba Buena/Moscone Center.

The Project is in close proximity to public transit, as detailed above. Further, the Project has
demonstrated compliance with the TDM Program through its Transportation Demand
Management (TDM) Plan. The Project also encourages other modes of transportation including:
walking, bicycling, and public transit by providing sufficient bicycle parking and streetscape
improvements.

3) The market demand for a hotel or motel of the type proposed;

According to the Market Demand Analysis prepared by HV'S for the hotel component of the
Project dated January 10, 2020. The report states that:

“Following the economic recession in 2009, demand for hotels in San Francisco rebounded, with
occupancy generally trending upward year-over-year through Summary of Local Hotel Market
Trends January-2020 Executive Summary Proposed Hotel — San Francisco, California 7 2016.
Occupancy declined in 2017 and 2018 due to the partial closure and renovation of the Moscone
Center. Meanwhile, average rates generally increased year-over-year throughout the historical
period shown. Similar to occupancy, the rate decline in 2017 was also attributed to the renovation
of the convention center. In recent years, the greater San Francisco hotel market has been
established as one of the strongest-performing markets in the country, reaching a historical peak in
2018. Year-to-date data for 2019 illustrate a continued softening in occupancy and a roughly $13
gain in average rate. The reopening of the Moscone Center in January 2019 and strong attendance
of citywide conventions in the first quarter have contributed to the latest trend. According to SF
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4)

Travel, 2019 is expected to be a record convention year for San Francisco; as such, the near-term
outlook is positive.

The strength of the market is bolstered not only by the region’s diverse economy, but also due to
the high barriers to entry and limited new supply of hotels. We are of the opinion that the entrance
of the proposed subject hotel will only have a nominal impact on the San Francisco hotel market;
furthermore, the city is actually underserved in available room nights, which compresses a
significant amount of unaccommodated demand to other markets in the greater San Francisco Bay
Area including San Mateo County and Alameda County.”

Therefore, based on HVS’ market analysis, HV'S chose to utilize a projected stabilized occupancy
level of 86% and a base-year rate of $300 for the proposed hotel. In sum, the market analysis
concludes that there is sufficient demand for the proposed hotel.

The aforementioned Market Demand Analysis prepared for the proposed hotel at 645 Harrison
Street is attached as an exhibit to this motion.

In the Transit Center C-3-O(SD) Commercial Special Use District, the opportunity for
commercial growth in the Special Use District and whether the proposed hotel, considered
with other hotels and non-commercial uses approved or proposed for major development
sites in the Special Use District since its adoption would substantially reduce the capacity
to accommodate dense, transit-oriented job growth in the District;

The Project is not located within the Transit Center C-3-O(SD) Commercial Special Use District.

9. General Plan Consistency. The General Plan Consistency Findings set forth in Motion No.
XXXXX, Case No. 2012.1384ENX (Large Project Authorization, pursuant to Planning Code Section
329) apply to this Motion, and are incorporated herein by reference as though fully set forth.

10. Planning Code Section 101.1(b) establishes eight priority-planning policies and requires review of
permits for consistency with said policies. On balance, the project complies with said policies 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.

No existing neighborhood-serving retail uses currently exists on the project site. The project’s hotel
employees and guests will contribute to and enhance existing and future neighborhood-serving retail
uses. Opportunities for resident employment and ownership will be enhanced through the creation of
new retail spaces as part of the project, including a hotel restaurant and bars.

B. That existing housing and neighborhood character be conserved and protected in order to
preserve the cultural and economic diversity of our neighborhoods.

SAN FRANCISCO

PLANNING DEPARTMENT 12

17529.001 4825-6489-5667.1



Draft Motion RECORD NO. 2012.1384CUA
February 20, 2020 645 Harrison Street

There is no existing housing on the project site and the proposed uses are consistent with the
commercial character of the surrounding downtown area.

C. That the City's supply of affordable housing be preserved and enhanced,
There is no existing affordable or market-rate housing on the property.

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

The proposed project is not expected to impede MUNI transit service or overburden streets or
neighborhood parking. The project site is in a major transit area with MUNI, Transbay buses, and
Central Corridor subways in very close walking distance and is thus well-served by transit and would
promote rather than impede the use of MUNI transit service. Off-street accessory parking will also be
provided in underground parking garages on the project site, which will help avoid any burden on
neighborhood parking. Valet parking for hotel guests would also be provided; see the DLOP provisions
applicable to the hotel component of the Project discussed above.

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 will preserve existing PDR space in Building 2 and expand that PDR space. No
displacement of industrial or service sector uses would occur as a result of the proposed hotel use. In
addition, hotel guests, retail patrons, residents and employees will contribute to the service sector uses
on the project site, including in the hotel building (Building 2) and in the surrounding area.

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

The proposed project will include seismic improvements to the existing historic structure at 645
Harrison and the proposed hotel tower addition will be built in compliance with all applicable
earthquake-related code requirements.

G. That landmarks and historic buildings be preserved.
The proposed project will retain the historic building at 645 Harrison, upgrading structural building

systems and rehabilitating the historic exterior.

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

SAN FRANCISCO
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11.

12.

13.

The Project has been designed to reduce substantial shadow impacts on public plazas and other publicly-
accessible spaces and will not create any net new shadow on open spaces under the jurisdiction of the
Recreation and Parks Department, including South Park, as detailed in the Community Plan Exemption
(CPE), prepared for the Project. The Project would comply with Section 147. The detailed shadow analysis
in the CPE for the Project is incorporated herein by reference.

First Source Hiring. The Project is subject to the requirements of the First Source Hiring Program
as they apply to permits for residential development (Administrative Code Section 83.11), 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.

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.

The Commission hereby finds that approval of the Conditional Use 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
Authorization Application No. 2012.1384CUA subject to the following conditions attached hereto as
“EXHIBIT A” in general conformance with plans on file, dated February 5, 2020, and stamped “EXHIBIT
XXX”, which is incorporated herein by reference as though fully set forth.

The Planning Commission hereby adopts the MMRP attached hereto as “EXHIBIT J” and incorporated
herein as part of this Motion by this reference thereto. All required mitigation measures identified in the
Central SoMa Plan EIR 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. 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
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 February 20, 2020.

Jonas P. Ionin
Commission Secretary
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EXHIBIT A
AUTHORIZATION

This authorization is for a conditional use to allow a hotel use located at 645 Harrison Street (Block 3763,
Lot 105) pursuant to Planning Code Section303 within the CMUO District and a 130-CS-200-CS Height and
Bulk District; in general conformance with plans, dated XXXXXX, and stamped “EXHIBIT B” included in
the docket for Record No. 2012.1384CUA and subject to conditions of approval reviewed and approved by
the Commission on February 20, 2020 under Motion No XXXXXX. 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 February 20, 2020 under Motion No XXXXXX.

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

The conditions of approval under the 'Exhibit A' of this Planning Commission Motion No. XXXXXX 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 Conditional Use
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.

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.
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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

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

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

Extension. All time limits in the preceding three paragraphs may be extended at the discretion of
the Zoning Administrator where implementation of the project is delayed by a public agency, an
appeal or a legal challenge and only by the length of time for which such public agency, appeal or
challenge has caused delay.

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

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
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10.

Additional Project Authorization-OFA. The Project Sponsor must separately obtain a Project
authorization under Section 321 for the proposed office space at 400 2nd Street. The conditions set
forth below are additional conditions required in connection with the Project. 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

Additional Project Authorization-LPA. The Project Sponsor must separately obtain a Project
authorization under Section 329 and related required Planning Code exceptions. The conditions
set forth below are additional conditions required in connection with the Project. 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

Additional Project Authorization - Variances and Administrative Waiver and Modification. The
Project Sponsor must separately obtain Variances from the Zoning Administrator to address street
frontage requirements including ground floor ceiling height, parking setbacks and off-street
parking and loading entrances (Planning Code Section 145.1), required enclosure of a private
service driveway (Section 155(d)) and curb cut prohibition on 2nd Street (Section 155(r)). The
Project Sponsor must also obtain an Administrative Waiver and Modification from the Zoning
Administrator for the location of required Class 1 bicycle parking (Section 155.2) and the location
of required off-street loading (Sections 155 and 161) and Zoning Administrator authorization for
the location of required shower and lockers (Section 155.4) . The conditions set forth below are
additional conditions required in connection with the conditions set forth below are additional
conditions required in connection with the Project. 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

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.

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

Transferable Development Rights. Pursuant to Section 128, the Project Sponsor shall purchase the
required number of units of Transferrable Development Rights (TDR) and secure a Notice of Use
of TDR prior to the issuance of a site permit for all development which exceeds the base FAR of 3
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to 1, up to an FAR of 4.25 to 1. The net addition of gross floor area subject to this requirement shall
be determined based on drawings submitted with the Building Permit Application.

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

DESIGN - COMPLIANCE AT PLAN STAGE

11. Final Materials. The Project Sponsor shall continue to work with Planning Department on the
building design. 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

12. 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 building permit plans. 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

13. 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

14. Lighting Plan. The Project Sponsor shall submit an exterior lighting plan to the Planning
Department prior to Planning Department approval of the building / site permit application.
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org

15. Signage. The Project Sponsor shall develop a signage program for the Project which shall be
subject to review and approval by Planning Department staff before submitting any building
permits for construction of the Project. All subsequent sign permits shall conform to the approved
signage program. Once approved by the Department, the signage program/plan information shall
be submitted and approved as part of the site permit for the Project. All exterior signage shall be
designed to compliment, not compete with, the existing architectural character and architectural
features of the building.
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For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org

16. Transformer Vault Location. 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. The
Project Sponsor will continue to work with the Planning Department in consultation with Public
Works on the final location(s) for the transformer vaults. The above requirement shall adhere to
the Memorandum of Understanding regarding Electrical Transformer Locations for Private
Development Projects between Public Works and the Planning Department dated January 2, 2019.
For information about compliance, contact Bureau of Street Use and Mapping, Department of Public Works

at 415-554-5810, hitp://sfdpw.org

17. Noise, Ambient. Interior occupiable spaces shall be insulated from ambient noise levels.
Specifically, in areas identified by the Environmental Protection Element, Mapl, “Background
Noise Levels,” of the General Plan that exceed the thresholds of Article 29 in the Police Code, new
developments shall install and maintain glazing rated to a level that insulate interior occupiable
areas from Background Noise and comply with Title 24.

For information about compliance, contact the Environmental Health Section, Department of Public Health

at (415) 252-3800, www.sfdph.org

18. Noise. Plans submitted with the building permit application for the approved project shall
incorporate acoustical insulation and other sound proofing measures to control noise.
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org

19. Odor Control Unit. In order to ensure any significant noxious or offensive odors are prevented
from escaping the premises once the project is operational, the building permit application to
implement the project shall include air cleaning or odor control equipment details and
manufacturer specifications on the plans if applicable as determined by the project planner. Odor
control ducting shall not be applied to the primary facade of the building.

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

PARKING AND TRAFFIC

20. Transportation Demand Management (TDM) Program. Pursuant to Planning Code Section 169,
the Project shall finalize a TDM Plan prior to the issuance of the first Building Permit or Site Permit
to construct the project and/or commence the approved uses. The Property Owner, and all
successors, shall ensure ongoing compliance with the TDM Program for the life of the Project,
which may include providing a TDM Coordinator, providing access to City staff for site
inspections, submitting appropriate documentation, paying application fees associated with
required monitoring and reporting, and other actions.
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21.

22.

23.

24.

25.

Prior to the issuance of the first Building Permit or Site Permit, 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 to document compliance with the TDM
Program. This Notice shall provide the finalized TDM Plan for the Project, including the relevant
details associated with each TDM measure included in the Plan, as well as associated monitoring,
reporting, and compliance requirements.

For information about compliance, contact the TDM Performance Manager at tdm@sfgov.org or 415-558-
6377, www.sf-planning.org.

Car Share. Pursuant to Planning Code Section 166, no fewer than 13 car share space shall be made
available on the One Vassar project site, 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

Bicycle Parking . Pursuant to Planning Code Sections 155.1 and 155.4, the Project sponsor shall
provide no fewer than 308 Class 1 and 78 Class spaces for the Project. SEMTA has final authority
on the type, placement and number of Class 2 bicycle racks within the public ROW. Prior to
issuance of first architectural addenda, the project sponsor shall contact the SFMTA Bike Parking
Program at bikeparking@sfmta.com to coordinate the installation of on-street bicycle racks and

ensure that the proposed bicycle racks meet the SFMTA’s bicycle parking guidelines. Depending
on local site conditions and anticipated demand, SFMTA may request the project sponsor pay an
in-lieu fee for Class II bike racks required by the Planning Code.

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

Showers and Clothes Lockers. Pursuant to Planning Code Section 155.3, the Project sponsor shall
provide no fewer than four showers and 24 clothes lockers for the Project.

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

Parking Maximum. Pursuant to Planning Code Section 151.1, the Project sponsor shall provide no
more than 309 off-street accessory parking spaces for the Project, not including required car share
parking.

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

Off-Street Loading. Pursuant to Planning Code Section 152, the Project sponsor will provide the
equivalent of at least 9 off-street loading spaces for the Project.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org
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26.

27.

28.

29.

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

Driveway Loading and Operations Plan. Pursuant to Planning Code Section 155(u), the Project
sponsor hall prepare a DLOP for review and approval by the Planning Department, in consultation
with the San Francisco Municipal Transportation Agency. The DLOP shall be written in accordance
with any guidelines issued by the Planning Department.

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

Central SoMa Community Facilities District Program (Planning Code Section 434). The
development project shall participate in the CFD established by the Board of Supervisors pursuant
to Article X of Chapter 43 of the Administrative Code (the “Special Tax Financing Law”) and
successfully annex the lot or lots of the subject development into the CFD prior to the issuance of
the first Certificate of Occupancy for the development. For any lot to which the requirements of
this Section 434 apply, 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 prior to the first Certificate of Occupancy for the development, except that for
condominium projects, the Zoning Administrator shall approve and order the recordation of such
Notice prior to the sale of the first condominium unit. This Notice shall state the requirements and
provisions of subsections 434(b)-(c) above. The Board of Supervisors will be authorized to levy a
special tax on properties that annex into the Community Facilities District to finance facilities and
services described in the proceedings for the Community Facilities District and the Central SoMa
Implementation Program Document submitted by the Planning Department on November 5, 2018
in Board of Supervisors File No. 180184.

Rates for Long-Term Office Parking. Pursuant to Planning Code Section 155(g), to discourage
long-term commuter parking, off-street parking spaces provided for all uses other than residential
or hotel must be offered pursuant to the following rate structure: (1) the rate charged for four hours
of parking cannot be more than four times the rate charged for the first hour; (2) the rate charged
for eight hours of parking cannot be less than ten (10) times the rate charged for the first hour; and
(3) no discounted parking rates are allowed for weekly, monthly, or similar time-specific periods.
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sfplanning.org
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PROVISIONS

30. 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

31. Transportation Brokerage Services . Pursuant to Planning Code Section 163, the Project Sponsor
shall provide on-site transportation brokerage services for the actual lifetime of the project. Prior
to the issuance of any certificate of occupancy, the Project Sponsor shall execute an agreement with
the Planning Department documenting the project’s transportation management program, subject
to the approval of the Planning Director.

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

32. Transportation Sustainability Fee. The Project is subject to the Transportation Sustainability Fee
(TSF), as applicable, pursuant to Planning Code Section 411A.
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org

33. Jobs-Housing Linkage Fee. The Project is subject to the Jobs-Housing Linkage Fee, as applicable,
pursuant to Planning Code Section 413. In the event the City adopts legislation establishing a new
Jobs Housing Linkage Fee, increasing the amount of the Fee, or changing the methodology for
determining the amount of the Jobs Housing Linkage Fee, before the Project procures a Certificate
of Occupancy or a Certificate of Final Completion, and such new fee is applicable to development
projects in the Central SOMA Plan area that have not procured a Certificate of Occupancy or a
Certificate of Final Completion under the terms of the legislation, the Project shall be subject to
such new or increased fee and shall pay any additional amounts due before the City may issue a
Certificate of Occupancy or Final Completion.

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

34. Child-Care Requirements for Office and Hotel Development. In lieu of providing an on-site
child-care facility, the Project sponsor has elected to meet this requirement by providing an in-lieu
fee, as applicable, pursuant to Planning Code Section 414.
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org

35. Eastern Neighborhoods Infrastructure Impact Fee. The Project is subject to the Eastern
Neighborhoods Infrastructure Impact Fee, as applicable, pursuant to Planning Code Section 423.
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36.

37.

38.

39.

40.

41.

42.

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

Central SoMa Community Services Facilities Fee. The Project is subject to the Central SoMa
Community Services Facilities Fee, as applicable, pursuant to Planning Code Section 432. For
information about compliance, contact the Case Planner, Planning Department at 415-558-6378, www.sf-

planning.org

Central SoMa Community Infrastructure Fee. The Project is subject to the Central SoMa
Community Infrastructure Fee, as applicable, pursuant to Planning Code Section 433.

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

Central SoMa Community Facilities District. The Project is subject to the Central SoMa
Community Facilities District, pursuant to Pursuant to Planning Code Sections 434 and
249.78(d)(1)(C), and shall participate, as applicable, in the Central SoMa CFD.

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

Central SoMa SUD, Renewable Energy Requirements. The Project shall fulfill all on-site
electricity demands through any combination of on-site generation of 100% greenhouse gas-free
sources in compliance with Planning Code Section 249.78(d)(5).

Art. The Project is subject to the Public Art Fee, as applicable, pursuant to Planning Code Section
429.

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

Art Plaques. Pursuant to Planning Code Section 429(b), the Project Sponsor shall provide a plaque
or cornerstone identifying the architect, the artwork creator and the Project completion date in a
publicly conspicuous location on the Project Site. The design and content of the plaque shall be
approved by Department staff prior to its installation.

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

Art. Pursuant to Planning Code Section 429, the Project Sponsor and the Project artist shall consult
with the Planning Department during design development regarding the height, size, and final
type of the art. The final art concept shall be submitted for review for consistency with this Motion
by, and shall be satisfactory to, the Director of the Planning Department in consultation with the
Commission. The Project Sponsor and the Director shall report to the Commission on the progress
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43.

of the development and design of the art concept prior to the submittal of the first building or site
permit application

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

Art. Pursuant to Planning Code Section 429, prior to issuance of any certificate of occupancy, the
Project Sponsor shall install the public art generally as described in this Motion and make it
available to the public. If the Zoning Administrator concludes that it is not feasible to install the
work(s) of art within the time herein specified and the Project Sponsor provides adequate
assurances that such works will be installed in a timely manner, the Zoning Administrator may
extend the time for installation for a period of not more than twelve (12) months.

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

MONITORING - AFTER ENTITLEMENT

44.

45.

46.

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

Monitoring. The Project requires monitoring of the conditions of approval in this Motion. The
Project Sponsor or the subsequent responsible parties for the Project shall pay fees as established
under Planning Code Section 351(e) (1) and work with the Planning Department for information
about compliance.

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

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

SAN FRANCISCO
PLANNING DEPARTMENT 26

17529.001 4825-6489-5667.1



Draft Motion RECORD NO. 2012.1384CUA
February 20, 2020 645 Harrison Street

OPERATION

47. Eating and Drinking Uses. As defined in Planning Code Section 202.2, Eating and Drinking Uses,
as defined in Section 102, shall be subject to the following conditions:

A. The business operator 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 Street and Sidewalk Maintenance Standards. In addition, the
operator shall be responsible for daily monitoring of the sidewalk within a one-block radius of
the subject business to maintain the sidewalk free of paper or other litter associated with the
business during business hours, in accordance with Article 1, Section 34 of the San Francisco
Police Code.

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

B. When located within an enclosed space, the premises shall be adequately soundproofed or
insulated for noise and operated so that incidental noise shall not be audible beyond the
premises or in other sections of the building, and fixed-source equipment noise shall not exceed
the decibel levels specified in the San Francisco Noise Control Ordinance.

For information about compliance of fixed mechanical objects such as rooftop air conditioning,
restaurant ventilation systems, and motors and compressors with acceptable noise levels, contact the
Environmental Health Section, Department of Public Health at (415) 252-3800, www.sfdph.org.

For information about compliance with construction noise requirements, contact the Department of
Building Inspection at 415-558-6570, www.sfdbi.org.

For information about compliance with the requirements for amplified sound, including music and
television, contact the Police Department at 415-553-0123, www.sf-police.org.

C. While it is inevitable that some low level of odor may be detectable to nearby residents and
passersby, appropriate odor control equipment shall be installed in conformance with the
approved plans and maintained to prevent any significant noxious or offensive odors from
escaping the premises.

For information about compliance with odor or other chemical air pollutants standards, contact the
Bay Area Air Quality Management District, (BAAQMD), 1-800-334-ODOR (6367),
www.baagmd.gov and Code Enforcement, Planning Department at 415-575-6863, www.sf-

planning.org

D. 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
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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 the Bureau of Street Use and Mapping, Department of Public
Works at 415-554-.5810, http://sfdpw.org.

48. 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

49. 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 and all registered neighborhood groups for the area with written notice
of the name, business address, and telephone number of the community liaison. Should the contact
information change, the Zoning Administrator and registered neighborhood groups 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

50. Notices Posted at Bars and Entertainment Venues. Notices urging patrons to leave the
establishment and neighborhood in a quiet, peaceful, and orderly fashion and to not litter or block
driveways in the neighborhood, shall be well-lit and prominently displayed at all entrances to and
exits from the establishment.

For information about compliance, contact the Entertainment Commission, at 415 554-6678,
www.sfgov.orglentertainment

51. 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

52. Privately- Owned Public Open Space Provision. Pursuant to Planning Code Section 138, the
Project sponsor shall provide no less than 14,075 square feet of privately-owned public open space
(POPOS) Project-wide.

The Project Sponsor shall continue to work with Planning Department staff to refine the design
and programming of the POPOS so that the open space meets the standards of Section 138(d) and
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the Urban Design Guidelines. Prior to the first certificate of occupancy for any building on the site,

the Project Sponsor shall submit a maintenance and operations plan for the POPOS for review and

approval by the Planning Department. At a minimum the maintenance and operations plan shall
include:

a. a description of the amenities and programming for the POPOS and how it serves the open
space and recreational needs of the diverse users, including but not limited to residents, youth,
families, workers, and seniors;

b. asite and floor plan of the POPOS detailing final landscape design, irrigation plan, public art,
materials, furnishings, lighting, signage and areas for food service;

c. adescription of the hours and means of public access to the POPOS;

a proposed schedule for maintenance activities; and

e. contact information for a community liaison officer.

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

53. Hours of Access of Open Space. All POPOS shall be publicly accessible during all daylight hours,
from 7AM to 6PM every day. Should all or a portion of the POPOS be temporarily closed due to
construction or maintenance activities, the operator shall contact the Planning Department in
advance of the closure and post signage, plainly visible from the public sidewalks, that indicates
the reason for the closure, an estimated date to reopen, and contact information for a community
liaison officer.

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

54. Food Service in Open Spaces. Pursuant to Planning Code Section 138, food service area shall
occupy no more than 20% of the required POPOS during the hours that the open space is accessible
to the public. Restaurant seating shall not take up more than 20% of the seating and tables provided
in the required open space.

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

55. Open Space Plaques. Pursuant to Planning Code Section 138 (i), the Project Sponsor shall install
the required public open space plaques at each building entrance. The plaques shall be plainly
visible from the public sidewalks on Harrison, 4t Street, and Perry Streets. 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 Code Enforcement, Planning Department at 415-558-6378,
www.sf-planning.org

56. Monitoring and Reporting - Open Space. One year from the issuance of the first certificate of
occupancy for any building on the site, and then every 3 years thereafter, the Project Sponsor shall
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submit a maintenance and operations report to the Zoning Administrator for review by the

Planning Department. At a minimum the maintenance and operations report shall include:

a.

g.
h.

a description of the amenities, and list of events and programming with dates, and any changes
to the design or programing during the reporting period;

a plan of the POPOS including the location of amenities, food service, landscape, furnishing,
lighting and signage;

photos of the existing POPOS at time of reporting;

description of access to the POPOS;

a schedule of the means and hours of access and all temporary closures during the reporting
period;

a schedule of completed maintenance activities during the reporting period;

a schedule of proposed maintenance activities for the next reporting period; and

contact information for a community liaison officer.

For information about compliance, contact the Code Enforcement, Planning Department at 415-558-6378,

www.sf-planning.org

57. POPOS Design and Operations Strategy (Central SoMa Plan — Implementation Matrix Measure
5.5.1.3). The project shall be required to submit a design and operations strategy for the proposed

Privately-Owned Public Open Spaces, that will be reviewed and approved by the Planning

Department and Recreation and Parks Department (if applicable), soliciting feedback from

members of the public.
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

www.sf-planning.org
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HEARING DATE: FEBRUARY 20, 2020

Record No.: 2012.13840FA
Project Address: 400 2nd Street
Zoning: CMUO (Central SoMa Mixed Use Office) Zoning District

130-CS-200-CS, 130-CS-350-CS, 350-CS Height and Bulk Districts
Central SoMa Special Use District
East SoMa Special Use District
Block/Lot: 3763/001, 112 (now lot 125), and 113
Project Sponsor:  Caroline Guibert Chase
Coblentz, Patch, Duffy & Bass, LLP
One Montgomery Street, Suite 3000
San Francisco, CA, 94104
Property Owner: ~ One Vassar
433 California Street, 7th Floor
San Francisco, CA 94104
Staff Contact: Esmeralda Jardines — (415) 575-9144
esmeralda.jardines@sfgov.org
Recommendation: ~Approval with Conditions

ADOPTING FINDINGS RELATING TO AN ALLOCATION OF OFFICE SQUARE FOOTAGE UNDER
THE 2018 - 2019 ANNUAL OFFICE DEVELOPMENT LIMITATION PROGRAM PURSUANT TO
PLANNING CODE SECTIONS 321 AND 322 THAT WOULD AUTHORIZE UP TO 430,000 GROSS
SQUARE FEET OF OFFICE SPACE FOR THE PROJECT AT 400 2ND STREET, LOTS: 001, 112, AND
113 IN ASSESSOR'’S BLOCK 3763, WITHIN THE CMUO (CENTRAL SOMA MIXED USE OFFICE)
DISTRICT AND 130-CS-200-CS, 130-CS-350-CS, AND 350-CS HEIGHT AND BULK DISTRICTS; AND
ADOPTING OFFICE ALLOCATION FINDINGS FOR THE PROJECT.

PREAMBLE AND CEQA FINDINGS

On April 29, 2016, One Vassar, LLC filed Application No. 2012.13840FA (hereinafter “Application”) with
the Planning Department (hereinafter “Department”) for an Office Development Authorization, which was
subsequently modified to authorize 430,000 gross square feet (“GSF”) of office use at 400 2nd Street, Block
3763, Lots: 001, 112 (now lot 125), and 113 (hereinafter “Project Site”) in San Francisco, California within
the CMUO (Central SoMa Special Use District) Zoning District, and 130-CS-200-CS, 130-350-CS, and 350-
CS Height and Bulk Districts. The current Project Sponsor is Caroline Guibert Chase on behalf of One
Vassar.

On May 10, 2018, the San Francisco Planning Commission certified the Final Environmental Impact Report
(EIR) for the Central South of Market (Central SoMa) Plan in compliance with the California Environmental
Quality Act (CEQA).
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Pursuant to the Guidelines of the State Secretary of Resources for the implementation of the California
Environmental Quality Act (CEQA), on February 5, 2020, 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 Central South of Market (Central SoMa) Plan
and was encompassed within the analysis contained in the Central SoMa Plan Final EIR. Since the Final
EIR was finalized, there have been no substantial changes to the Central SoMa 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 conclusion set
forth in the Final EIR. The Project would also not result in any effects that (a) are peculiar to the Project or
parcels on which the Project would be located, (b) were not analyzed as significant effects in the Central
SoMa Plan 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
Central SoMa Plan EIR, or (d) are previously identified in the Central SoMa Plan EIR, but which are
determined to have more severe adverse impact than that discussed in the underlying EIR. Therefore, the
Project qualifies for a Community Plan Exemption based on the Central SoMa Plan EIR.

The file for this project, including the Central Soma Plan EIR and the Community Plan Exemption certificate
for the Project, 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 Central SoMa Plan EIR that are applicable to the
Project and Project-specific mitigation measures to implement the EIR mitigation measures. These
mitigation measures are set forth in their entirety in the MMRP attached to the Motion EXHIBIT J.

On February 20, 2020, the San Francisco Planning Commission (hereinafter “Commission”) conducted a
duly noticed public hearing at a regularly scheduled meeting on Large Project Authorization (LPA)
Application No. 2012.1384ENX and approved that LPA Application by Motion No. XXXX.

On February 20, 2020, the Commission conducted a duly noticed public hearing at a regularly scheduled
meeting on Conditional Use (CU) Authorization Application No. 2012.1384CUA and approved the CU
Authorization by Motion No. XXXX.

On February 20, 2020, the Commission adopted Motion No. XXXX approving an Office Development
Authorization for the Project (Office Development Authorization Application No. 2012.13840FA).
Findings contained within that motion are incorporated herein by this reference thereto as if fully set forth
in this Motion.

On February 20, 2020, the Zoning Administrator conducted a duly noticed public hearing on Variance
Application No. 2012.1384VAR, approving the requested variances for the Project. Findings contained
within said approval are incorporated herein by this reference thereto as if fully set forth in this Motion.

On February X, 2020 the Zoning Administrator approved the requested administrative modification and
waiver for the Project.
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On February 20, 2020, the San Francisco Planning Commission (hereinafter “Commission”) conducted a
duly noticed public hearing at a regularly scheduled meeting on Office Development Authorization
Application No. 2012.13840FA.

The Planning Department Commission Secretary is the custodian of records; the File for Record No.
2012.13840FA is located at 1650 Mission Street, Suite 400, San Francisco, California.

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 Office Allocation requested in Application No.
2012.13840FA, 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.

2. Project Description. Commonly referred to as the “2nd and Harrison” or "One Vassar" (identified
as Key Site No. 3 in the Central SoMa Area Plan), the One Vassar project (the "Project") will create
an approximately 1.5 million-square foot mixed-use development located in close proximity to the
4th Street Central Corridor Muni, Transbay Terminal and Moscone Center. The proposed project
will include approximately 42,013 gross square feet of production, distribution and repair (PDR)
use, approximately 489 residential units, a hotel with 468 guestrooms, approximately 493,115 gross
square feet (gsf) of office (consisting of approximately 430,000 new gsf at 400 2nd Street, and
approximately 63,115 gsf of existing legal office use at 645 Harrison Street). The Project will also
provide an approximately 14,000-gsf on-site child-care facility (exclusive of a 4,200 square foot
outdoor open space), indoor and outdoor privately-owned public open space (POPOS), and
approximately 37,551 gsf of neighborhood-serving retail space, including hotel restaurant/bars.
The Project Sponsor also proposes a variety of street connection and pedestrian improvements,
including a new mid-block pedestrian alley and POPOS plaza (Hawthorne Street Plaza) and the
extension of Perry Street to 2nd Street. Projecting art screens are proposed on Hawthorne Street
Plaza to help screen pedestrian views of Interstate 80 from the Project Site. All off-street parking
for the Project would be located below grade in a shared garage at 400 2"d Street, and would include
309 off-street parking spaces, plus 13 car share spaces. The Project also accommodates three drop-
off parking spaces for the childcare use at street level.

In detail, the Project includes:

400 2nd Street (hereinafter "Building 1"): This building consists of new construction of a 350-foot
tall (or 385-feet tall with the rooftop mechanical equipment), 27-story office building consisting of
approximately:
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e 430,000 gsf of office

e 1,000 gsf of micro-retail

e 6,295 sf of indoor and outdoor POPOS (indoor POPOS excluded from gsf)

e 33,335 sf of subterranean accessory parking (excluded from gsf) (16,835 sf of which will
be for 645 Harrison)

e 181 accessory off-street parking spaces plus 6 car share spaces (about half of which will be
for 645 Harrison)

e 104 Class 1, & 45 Class 2 bicycle parking spaces (including 35 Class 1, & 34 Class 2 bicycle
parking spaces for 645 Harrison)

e 2loading spaces (at grade) and 3 subterranean service vehicle loading spaces (one of which
will be for 645 Harrison)

645 Harrison (hereinafter "Building 2"): This building would retain the historic building and
construct a 15-story vertical addition for a total height of 200-ft (or 220-ft with rooftop mechanical
equipment) containing approximately 468 guestrooms. Details of Building 2 include:

e 221,965 gsf of hotel

e 63,115 gsf of office (existing)1

e 42,013 gross square feet of PDR (existing and new)
e 31,101 gsf of retail

¢ 2loading spaces (at grade)

e 3 service vehicle loading spaces (at grade)

657 Harrison (hereinafter "Building 3"): This building includes new construction of a 350-foot tall
(or 385 feet with the rooftop mechanical equipment), 35-story residential building consisting of up
to 489 dwelling units, which includes:

e 461,228 gsf of residential

e 14,000 gsf of childcare (not including designated open space)

e 1,450 gsf of retail

e 8,360 sf of outdoor POPOS (Hawthorne Street Plaza)

e 11,970 sf of outdoor residential usable open space (terraces)

e 61,512 sf of subterranean accessory parking

e 128 off-street accessory parking spaces plus 7 car-share parking spaces

e 204 Class 1 & 33 Class 2 bicycle parking spaces plus 25 cargo bicycle parking spaces (for
longer bikes with incorporated child carriers or a storage space)

¢ 1loading space (at grade) and 2 service vehicle spaces (at grade)

3. Site Description and Present Use. The Project site (Assessor’s Block 3763, Lots: 001, 078, 079, 080,
080A, 081, 099, 100, 101, 105, 112, and 113) is located on the south side of Harrison Street, west side
of 2nd Street, east and west of Vassar Place, and north side of Perry Street in San Francisco’s SoMa
neighborhood (the "Project Site"). Cumulatively, the 12 lots have a lot area of approximately

" As noted above, there is 113,484 gross square feet of existing legal office space at 645 Harrison, 63,115 gross square feet of which
would be retained at 645 Harrison.
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102,694 square feet (2.36 acres), with approximately 606-ft of frontage along Harrison Street, 200-ft
of frontage along 2nd Street, 175-ft of front along Vassar Place (east and west frontages), and 333-
ft of frontage along Perry Street. The Perry Street frontage of the project site is adjacent to a recently
built elevated TJPA bus ramp located below Interstate 80, which connects to the Bay Bridge. The
Project Site contains five existing buildings totaling approximately 239,000 square feet, as described
below:

The existing 400 2nd Street building (the Building 1 location) is a five story, approximately 65,100
square foot office building constructed in 1917. South of the building is an existing approximately
90-space surface parking lot. The existing 645 Harrison Street building (Building 2 location) is a
four story, approximately 148,000 square foot mixed-use building. According to the South of
Market Area Historic Survey, the first three stories of the building were constructed in 1948 and
was occupied as the headquarters of A. Carlisle & Company, a lithography and printing business.
The building contains 113,484 gross square feet of legal office space and 32,988 square feet of PDR
space.2 The existing building will be retained and rehabilitated as part of the proposed project and
the office and PDR uses continued. The Building 3 location includes three existing buildings. 653
Harrison Street3 is a vacant two-story mixed-use building containing approximately 8,500 square
feet and a four-space surface parking lot. 657 Harrison Street is a vacant two-story mixed-use
building containing approximately 9,900 square feet with a vacant surface parking lot. 665
Harrison Street is a vacant mixed-use two-story building containing approximately 7,500 square
feet.

All existing buildings except for the historic building 645 Harrison Street are proposed for
demolition as part of the project.

All lots on the project site are now zoned CMUO (Central Soma-Mixed Use Office). Proposed
Building 1 is within a 350-CS Height and Bulk District, proposed Building 2 is within 130-CS-200-
CS Height and Bulk District and proposed Building 3 is within a 130-CS-350-CS Height and Bulk
District.

4. Surrounding Properties and Neighborhood. The Project Site is located within the CMUO Zoning
District in the Central SoMa Plan Area and Central SoMa Special Use District (SUD) and is located
immediately adjacent to the Transit Center District Plan to the east. The immediate context is mixed
in character with residential and ground floor commercial as well as industrial uses in the vicinity.
The immediate neighborhood along Harrison includes two-to-eight story mixed-use buildings.
The Project Site is located at the intersection of Harrison, 2nd Street, Vassar Place, and Perry Streets.
Directly to the south and across Perry Street is the elevated Interstate 80 overpass; underneath the
overpass are a bus ramp and AC Transit bus parking lots. To the west is a residential development
and retail, to the north are office and residential developments, and to the east across 2nd Street is
a surface parking lot. Other zoning districts in the vicinity of the project site include: P (Public),
MUR (Mixed-Use Residential), and MUO (Mixed-Use Office), and C-3-O (Downtown Office)

2See Case No. 2013.1545BV. At that time, the Zoning Administrator determined that there was 14,520 gross square feet of pre-existing
legal office space in the building and an office allocation for an additional 98,964 gross square feet was granted by Planning
Commission Motion No. 19524 (2015).

3 A parking lot accessible from Perry Street is located at the rear of the property.
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Zoning Districts. To the west of the project site across 3t Street is another Central SoMa key site,
725 Harrison Street.

5. Public Outreach and Comments. To date, the Department has received comments in support of
regarding the Project. Since 2012, the Project Sponsor has conducted extensive neighborhood
outreach, including more than twenty (20) community presentations with stakeholders, including
two open houses and direct group meetings with individual stakeholders and separate workshops
and community outreach forums. The stakeholders the Project Team met with in no particular
order include: South Beach/South Park, SOMBA, Clock Tower, SFHAC, YIMBY, SF Chambers,
YBCBD, YBA, TODCO, SOMCAN, SoMa Pilipinas, United Playaz, SOMACC, Hotel Council,
SPUR, SFBLU HOA and Residents, West Bay, Good Jobs for All, Local 2, Mission Housing, 88 Perry
Street-SRO and Veterans Building, Bike Coalition, Chinatown CDC, Early Care Educators San
Francisco, MEPFS, and Carpenters Union.

6. Planning Code Compliance: The Planning Code Compliance Findings set forth in Motion No.
XXXXX, Case No. 2012.183ENX (Large Project Authorization, pursuant to Planning Code Section
329) apply to this Motion, and are incorporated herein by reference as though fully set forth.

7. Office Development Authorization. Planning Code Section 321 establishes standards for San
Francisco’s Office Development Annual Limit. In determining if the proposed Project would
promote the public welfare, convenience and necessity, the Commission considered the seven
criteria established by Code Section 321(b)(3), and finds as follows:

I. APPORTIONMENT OF OFFICE SPACE OVER THE COURSE OF THE APPROVAL PERIOD
IN ORDER TO MAINTAIN A BALANCE BETWEEN ECONOMIC GROWTH ON THE ONE
HAND, AND HOUSING, TRANSPORTATION AND PUBLIC SERVICES, ON THE OTHER.

Currently, there is 454,949 gross square feet of available “Large Cap” office space available for allocation.
The Project will add approximately 430,000 gross square feet of office space at the Property. If the Project
is approved, approximately 24,949 gross square feet of space will remain in the Large Cap pool. On October
17, 2020, an additional 875,000 square feet of office space will be added to the Large Cap pool.

The Project has been identified as one of eight Key Site Development Sites within Central SoMa. 1t is
identified as Key Site No. 3, with the development potential of approximately 1.5M square feet of mixed-use
development, including: office, hotel, residential, retail, PDR, and child-care. The Project provides
community benefits as was envisioned and called for in the Central SoMa Plan. The Project is providing
various key amenities as envisioned or called for in the Central SoMa Plan. Specifically, the Project will
provide various qualified amenities, including but not limited to streetscape and pedestrian network
improvements, a large POPOS plaza and mid-block pedestrian alley (Hawthorne Street Plaza), which will
exceed minimum alley dimensions, a child care facility, which will be larger than specified under Section
414.5 (by approximately 7,480 square feet), and 110% of the otherwise applicable affordable housing
requirement under Section 415. Streetscape and pedestrian network improvements proposed as part of the
Project include new pedestrian connections from Hawthorne Street through proposed Hawthorne Street
Plaza to Perry Street to 2nd Street beyond via the proposed Perry Street extension, including new sidewalks,
and an improved connection from Harrison Street to Perry Street and beyond via new sidewalks on Vassar
Place. The project also proposes sidewalk widening along Harrison and 2nd Streets and multiple outdoor
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POPOS and retail spaces to activate those frontages. Additionally, the proposed project is subject to various
development impact fees that will benefit the surrounding community and the city.

The Project is in conformity with the General Plan including the Central SoMa Plan (see findings below),
particularly the parameters outlined for this Key Site No. 3, and meets the community benefits envisioned
for the Plan area, including but not limited to the provision of on-site child care, on-site POPOS,
neighborhood-serving retail and much-needed residential, hotel, office and PDR space within close
proximity to multiple sources of public transit, employment opportunities, and Moscone Center. As
explained in the Central SoMa Plan: "The Plan Area has some of the best transit in the region, being
proximal to two regional train lines (BART and Caltrain), Muni Metro (including the under-construction
Central SoMa Area Plan 14 Central Subway), and myriad regional and local bus lines.”

The Project would also add 308 Class 1 and78 Class 2 bicycle spaces, totaling 386 bicycle parking spaces,
its proposed sidewalk and street improvements to Harrison Street, 2" Street, Vassar Place, and Perry
Streets, as well as the Project site’s close proximity to Caltrain and MUNI lines will facilitate and
encourage the office tenants to use alternative means of transportation to travel to and from work. This is
in line with one of the Central SoMa Plan’s goals to provide safe and convenient transportation that
prioritizes walking, bicycling, and transit. The Central SoMa Plan Initial Study also found that the
upzoning and resulting new development contemplated by the Central SoMa Plan would not have
significant impacts on transportation infrastructure.

The Project would balance its office use with a mix of other uses, including retail, hotel, residential, PDR
and childcare uses. These uses would further encourage the economic growth of the area and add
neighborhood-serving uses.

The Project is consistent with and would help further the goals, objectives and policies of the Central SoMa
Plan, which is part of the City’s General Plan. One of the primary eight goals of the Central SoMa Plan
is to " Accommodate a Substantial Amount of Jobs and Housing.” Related Central SoMa Plan Objective
3.1 provides: "Ensure the Plan Area accommodates significant space for job growth” and Objective 3.2
specifically provides: " Support the growth of office space.” As explained in the Central SoMa Plan:

The City should support the development of office space in Central SoMa. Offfice space typically has a high
amount of jobs per square foot, and thus benefits from proximity to the neighborhood’s excellent transit.
This office space can also support the success of these knowledge-sector companies that are driving the
overall economy (including the need for local-serving jobs throughout the city, like health care, education,
and retail). Increasing the supply of office space will also support non-profits and other organizations that
have been challenged to find space in the city, forcing some to move elsewhere in the Bay Area (such as
Oakland) or out of the region altogether.

Regarding the importance of on-site child care, Central SoMa Plan Policy 2.6.2 provides: "Help facilitate
the creation of childcare facilities. San Francisco is suffering from a lack of licensed childcare. This is due
to a lack of funding and a difficulty in finding space that meets the strict requirements for childcare
centers.”

Regarding the proposed hotel use, Central SoMa Objective 3.5 and Policy 3.5.1 provide:

Hotels are important to the wellbeing of San Francisco — enabling our tourism sector to flourish while also
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supporting important civic functions through room taxes. Simultaneously, hotels can make very good
neighbors, providing lively ground floors, near 24-hour activity, and customers for local shops and
restaurants. Hotels are particularly important in Central SoMa, given the area’s proximity to the Moscone
Convention Center and its transit accessibility. Allow hotels throughout the growth-oriented parts of the
Plan Area. Currently, there are parts of the Plan Area where hotels are not permitted, even if they
otherwise allow residential and commercial growth. Where hotels are permitted, they are typically
restricted to “boutique” sizes of 75 rooms or less. However, the City is in need of multiple new hotels to
meet demand, particularly new “conference sized” hotels of at least 500 rooms plus meeting facilities. As
such, the City should support increasing the area where hotels are permissible to include those areas where
new growth is anticipated, and to remove the cap on room count.

As a whole, the Project will result in an ideal balance between economic growth, housing development,
transportation, and public services.

II. THE CONTRIBUTION OF THE OFFICE DEVELOPMENT TO, AND ITS EFFECTS ON, THE
OBJECTIVES AND POLICIES OF THE GENERAL PLAN.

The Project is consistent with and would advance the objectives and policies of the General Plan and the
Central SoMa Plan, as outlined in the General Plan Consistency Findings set forth in Motion No. XXXXX,
Case No. 2012.183ENX (Large Project Authorization, pursuant to Planning Code Section 329) apply to this
Motion, and are incorporated herein by reference as though fully set forth.

III. THE QUALITY OF THE DESIGN OF THE PROPOSED OFFICE DEVELOPMENT.

The Project’s mass and scale are appropriate for this Key Site No. 3, which includes multiple lots totaling
approximately 2.36 acres, and surrounding context. to avoid one large uniform building on the Project site,
the Project has been divided into three separate buildings: the office tower (Building 1), a hotel tower atop
the existing historic building at 645 Harrison (Building 2), and a residential tower (Building 3). Overall,
the scale and massing of the Project is in keeping with the intended development of this Key Site No. 3 and
other buildings on and near the subject block, as well as with those that will be developed over the next
several years in the recently upzoned Central SoMa SUD.

The following information pertains to the proposed office development at Building 1. Further information
about the design of the Project as a whole is set forth in the Findings set forth in Motion No. XXXXX, Case
No. 2012.183ENX (Large Project Authorization, pursuant to Planning Code Section 329) and are
incorporated herein by reference as though fully set forth.

The office building (Building 1) will anchor the overall development at the prominent corner of 2nd and
Harrison streets. The podium massing has been sculpted at 85-feet tall to frame the urban room per the
Central SoMa Plan. The tower portion is setback from the base and employs two different exterior
treatments between the eastern and western sides of the tower in order to present the appearance of a more
slender structure. The office tower will contribute to and strengthen the character of Harrison and 2nd
streets, aligning with the City’s vision of a bike and pedestrian-friendly urban corridor, and proposes
appropriate density to meet the district objective of increasing employment opportunities in Central SoMa.

The proposed POPOS at Building 1 will provide a sufficient variety of amenities in a variety of POPOS
spaces, including indoor and outdoor POPOS at a prominent pedestrian corner, a covered arcade, and open
areas on sidewalks, with various amenities including seating areas adjacent to proposed retail uses. The
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proposed POPOS have been designed to accommodate and are expected to be utilized regularly by on-site
and off-site residents, youth, families, workers, and seniors, due in part to the variety of POPOS spaces
proposed and variety of amenities provided within and adjacent to those POPOS. The proposed indoor
POPOS at Building 1 is specifically permitted under the Central SoMa SUD provisions for project sites
north of Bryant Street, including the Project Site. The indoor location will help avoid unpleasant
environmental conditions, such as noise, wind, lack of sunlight and the degradation of the street wall along
those primary streets, which would otherwise undermine the pedestrian experience. A "view garden” is also
proposed along Vassar Place adjacent to the proposed micro-retail space in Building 1.

Mechanical equipment at Building 1 will be located at the west side of the podium roof where the project
proposes a significant 35-foot tower setback. The equipment will be screened from view with an architectural
screen similar in character with the tower facade. All rooftop mechanical equipment will be located within
the 35-foot bulkhead at the west end of the tower and thus screened from view.

In sum, the quality of the office design will be far superior to that currently existing on the Project Site and
compatible with nearby development, including the other buildings on the Project Site and in the greater
Central SoMa SUD.

IV. THE SUITABILITY OF THE PROPOSED OFFICE DEVELOPMENT FOR ITS LOCATION,
AND ANY EFFECTS OF THE PROPOSED OFFICE DEVELOPMENT SPECIFIC TO THAT
LOCATION.

The proposed office development is suitable for its location and will not have any negative effects at the
proposed location. In fact, office space was specifically envisioned for this Key Development Site No. 3
and is encouraged by the goals, policies and objectives of the Central SoMa Plan (see the discussion above).

a) Use. The overall Project’s proposed office, retail, PDR, child care, and residential uses are all
principally permitted in the CMUQO Zoning District, as well as the Central SoMa Special Use District.
The proposed hotel is conditionally permitted (conditional use authorization is a City-wide
requirement); however, the hotel on this Key Site was envisioned in the Central SoMa Area Plan and
the project sponsor is separately pursuing a conditional use authorization from the Planning
Commission.

The Central SoMa Plan expressly encourages new development in the Plan Area, including the
development of office space, to help accommodate the demand for new office space and create new job
growth (see the goals, policies and objectives discussed above). The Project’s close proximity to public
transit (detailed below) will provide employees and tenants with ample access to the Project site,
making it a suitable location for office development. In addition to office, the Project’s other proposed
neighborhood-serving uses and open space areas are all in line with the development contemplated for
the Central SoMa Plan Area. As detailed above pursuant to the CEQA findings for the Project, the
Project will not have any impacts beyond those studied in the Central SoMa EIR, which was certified
by the Planning Commission by Motion No. 20182 on May 10, 2018 and by the Board of Supervisors
by Motion No. M18-131 on September 25, 2018.

b) Transit Accessibility. The Project Site is served by nearby public transportation options. The Project
site is located in close proximity to the: 8, 8AX, 8BX, 10, 12, 25, 30, 45, 47, 81X, 82X, and KLM
MUNI bus lines, as well as the Central Subway line along 4th Street and the 4th & King Caltrain
and MUNI light stations. The Central Subway Project to extend the Muni Metro T Third Line
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c)

d)

through South of Market, Union Square, and Chinatown with four new stations is also expected to
be completed soon. The T extension would run a few blocks away from the Project site along 4" Street.
The Project also provides off-street parking at the principally permitted accessory amounts and
sufficient bicycle parking for employees, hotel guests, and residents.

Open Space Accessibility. The Central SoMa Plan envisions creating new parks and open spaces
in an area that currently lacks it. In total, the Project will include approximately 14,655 square feet
of on-site privately-owned public open space (POPOS), consisting of exterior POPOS including a
8,360 square foot mid-block pedestrian alley (Hawthorne Street Plaza), and a 3,220 square foot indoor
POPOS in Building 1 at the prominent corner of Harrison and 2" Streets; the other exterior POPOS
are provided contiguous to the indoor POPOS along Harrison and 2 Streets or proposed retail space.
An indoor "view garden” is also proposed in Building 1, which will be located adjacent to the Vassar
Place and the proposed micro-retail unit.

Urban Design. The thoughtfully designed Project consists one building at 400 2 Street that has
two separate massing components: an 85-foot podium with 15-foot setbacks along Harrison Street, 2
Street and at the south side near Perry Street, and provides a 35-foot setback along Vassar Place. The
85-foot podium will provide the urban room envisioned in Central SoMa, while the setbacks will assist
with modulation each respective street frontage as well as providing access to light and air from narrow
alleys such as Vassar Place. The structure will be approximately 350 feet in height, as measured
pursuant to the Planning Code definition, with a 35-foot mechanical screen at the roof level, for a total
height of 385 feet. Ground-floor retail and indoor and outdoor POPOS are also conveniently located
for access by the public. Therefore, the office building creates a unique, yet cohesive design and
programming that will be visually compatible with the other buildings on the Project Site, other Key
Sites, as well as the Central SoMa Plan area and greater South of Market area.

Seismic Safety. The Project will conform to the structural and seismic requirements of the San
Francisco Building Code, meeting this policy.

V. THE ANTICIPATED USES OF THE PROPOSED OFFICE DEVELOPMENT IN LIGHT
OF EMPLOYMENT OPPORTUNITIES TO BE PROVIDED, NEEDS OF EXISTING
BUSINESSES, AND THE AVAILABLE SUPPLY OF SPACE SUITABLE FOR SUCH
ANTICIPATED USES.

a)

b)

Anticipated Employment Opportunities. Office space in San Francisco continues to be scarce, and
demand for building with large flexible floorplates remains high. The Project’s 430,000 gross square feet
of new office space will create a significant amount of new employment opportunities. In addition, the
Project’s retail, childcare, and PDR spaces will also create many employment opportunities.

Needs of Existing Businesses. San Francisco continues to experience high demand for large
floorplate office space, which will be provided as part of the Project. According to the Central SoMa
Plan, “about 60 percent of all jobs in the City are located in offices — and the percentage is growing
(in keeping with national trends).”* The Project will create much-needed office space in a transit-rich
area to help keep businesses, and jobs, in San Francisco.

4 Central SoMa Plan, Draft for Public Review (August 2016), p. 36.
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a) Availability of Space Suitable for Anticipated Uses. There is a strong demand for transit-serving
office space in San Francisco. Unemployment continues to drop, large areas of vacant office space are
in short supply, and long-term growth is expected to continue. The Central SoMa Plan has been
designed to encourage production of new office development specifically to address the anticipated
increase in demand for such development in close proximity to new housing and enhanced public
transit options in the area. The Project will provide large open floorplates, which will allow for quality
office space that is suitable for a variety of office uses and sizes.

VI. THE EXTENT TO WHICH THE PROPOSED DEVELOPMENT WILL BE OWNED OR
OCCUPIED BY A SINGLE ENTITY.

The Project will be owned by the Project Sponsor, though the future office tenant or tenants have not yet
been determined.

VII. THE USE, IF ANY, OF TRANSFERABLE DEVELOPMENT RIGHTS ("TDR’s”) BY THE
PROJECT SPONSOR.

Approximately 123,066 square feet of TDR will be required to be purchased for the overall Project,
approximately 40,104 square feet of which will be required for the office tower. The purchase of TDR will
directly benefit historic buildings in the Central SoMa SUD pursuant to Planning Code Section 128.1.

Planning Code Section 124 establishes basic floor area ratios (FAR) for all zoning districts, but there is no
maximum FAR in the CMUQO zoning district. As applicable to the Project, Section 249.78(e)€(3) requires
projects in the Central SoMa SUD that are classified as a “Tier C’ project, contains new construction or an
addition of 50,000 square feet or more of non-residential development, and has an FAR of at 3 to 1 or
greater, to acquire TDR from a Transfer Lot in order to exceed an FAR of 3 to 1, up to an FAR of 4.25 to 1.
Above an FAR of 4.25 to 1, the acquisition of additional TDR is not required. Section 128.1(b) states that
the land dedicated to the City for affordable housing pursuant to Section 249.78 is exempted from the
calculation of the “Development Lot” area within the Central SoMa SUD. For purposes of this TDR
analysis, it is conservatively assumed that inclusionary housing requirements would be satisfied through
payment of an in-lieu fee.

The Project consists of new non-residential construction that is greater than 50,000 square feet. All lots are
classified as Tier C due to the increase in permitted height under the Central SoMa rezoning. And, as detailed
below all lots will have an FAR of greater than 3 to 1. As such, the Project must acquire TDR to develop to
the Tier C area from 3 to 1 to 4.25 to 1 (1.25 x lot areq).

There will be three Project lots after the proposed lot adjustments. The lot for the office tower (Building 1)
will be approximately 32,083 square feet and Building 1 will be approximately 435,000 gross square feet
(approximately 430,000 gross square feet of office and 5,000 gross square feet of retail), resulting in an
estimated FAR of 13.56 to 1. The lot for the hotel tower (Building 2) will be approximately 39,523 square
feet and Building 2 will be approximately 358,194 square feet, resulting in an estimated FAR of 9.06 to 1.
The lot for the residential tower (Building 3) will be approximately 26,847 square feet and Building 3 will be
approximately 476,678 gross square feet, resulting in an estimated FAR of 17.75 to 1. Therefore, TDR must
be purchased for all three proposed buildings for the gross square footage between a FAR of 3 to 1 and 4.25
to 1 (1.25 x the lot area for each building), which will total approximately 123,066 square feet (32,083 sf plus
39,523 sf plus 26,847 sf equals 98,453 sf x 1.25 equals 123,066 square feet of TDR).
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8. General Plan Consistency. The General Plan Consistency Findings set forth in Motion No.
XXXXX, Case No. 2012.1384ENX (Large Project Authorization, pursuant to Planning Code Section
329) apply to this Motion, and are incorporated herein as though fully set forth.

9. Planning Code Section 101.1(b) establishes eight priority-planning policies and requires review of
permits for consistency with said policies.

The Planning Code Section 101.1(b) Findings set forth in Motion No. XXXXX, Case No. 2012.1384ENX
(Large Project Authorization, pursuant to Planning Code Section 329) apply to this Motion, and are
incorporated herein as though fully set forth. The Commission hereby finds that approval of the Office
Allocation 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 430,000 GROSS SQUARE
FEET OF OFFICE DEVELOPMENT subject to the following conditions attached hereto as “EXHIBIT A”
in general conformance with plans on file, dated February 5, 2020 stamped “EXHIBIT C”, which are
incorporated herein by reference as though fully set forth.

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Office
Development Allocation to the Board of Supervisors within fifteen (15) days after the date of this Motion
No. XXXXX. The effective date of this Motion shall be the date of this Motion if not appealed (After the 15-
day period has expired) OR the date of the decision of the Board of Supervisors if appealed to the Board of
Supervisors. This Office Development Application is only appealable to the Board of Supervisors because
a Conditional Use Authorization (CUA) application has also been filed for the hotel component of the
Project (see Planning Commission Motion No. XXXXX (Case No. 2012.1384CUA) per Planning Code
Section 322(d). 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
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 February 20, 2020.

Jonas P. Ionin
Commission Secretary

AYES:

NAYS:

ABSENT:

ADOPTED: February 20, 2020
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EXHIBIT A
AUTHORIZATION

This authorization is for an Office Authorization Allocation to allow 430,000 gross square feet of office
space at 400 2nd Street, Block 3763, Lots: 001, 112 (now lot 125), and 113 pursuant to Planning Code Sections
321 within the CMUOQ (Central Soma Mixed Use Office) District and 130-CS-200-CS, 130-CS-350-CS, and
350-CS Height and Bulk districts in general conformance with plans, dated February 5, 2020, and stamped
“EXHIBIT XXX” included in the docket for Case No. 2012.13840FA and subject to conditions of approval
reviewed and approved by the Commission on February 20, 2020 under Motion No. XXXXXX. 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 Planning Code Compliance Findings set forth in Motion No. XXXXX, Case No. 2012.1384ENX (Large
Project Authorization, pursuant to Planning Code Section 329) and the Mitigation, Monitoring, and
Reporting Program adopted as Exhibit XXX to Planning Commission Motion No. XXXXX, Case No.
2012.1384ENX apply to this Motion, and are incorporated herein as though fully set forth.

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 February 20, 2020 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 Allocation
Authorization and Large Project 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.

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.
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Conditions of Approval, Compliance, Monitoring, and Reporting

PERFORMANCE

1.

Additional Project Authorization. The Project Sponsor must obtain a Large Project Authorization
under Section 329, including Planning Code exceptions, to allow the construction of the Project and
satisfy all the conditions thereof. The conditions of approval under the 'Exhibit A’ of Planning
Commission Motion No. XXXXX (Case No. 2012.1384ENX (Large Project Authorization, pursuant to
Planning Code Section 329) apply to this Motion, and are incorporated herein as though fully set
forth. 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

Additional Project Authorization. The Project Sponsor must obtain a Conditional Use
Authorization under Section 303 to establish a hotel use and satisfy all the conditions thereof. The
conditions of approval under the 'Exhibit A’ of Planning Commission Motion No. XXXXX (Case No.
2012.1384CUA (Conditional Use Authorization, pursuant to Planning Code Section 303) apply to this
Motion, and are incorporated herein as though fully set forth. 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

Additional Project Authorization-Variances and Administrative Waiver and Modification. The
Project Sponsor must obtain Variances from the Zoning Administrator to address the Planning Code
requirements for street frontage requirements including ground floor ceiling height, parking
setbacks and off-street parking and loading entrances (Planning Code Section 145.1), required
enclosure of a private service driveway (Section 155(d)) and curb cut prohibition on 2nd Street
(Section 155(r)). The Project Sponsor must also obtain an Administrative Waiver and Modification
from the Zoning Administrator for the location of required Class 1 bicycle parking (Section 155.2)
and the location of required off-street loading (Sections 155 and 161) and Zoning Administrator
authorization for the location of required shower and lockers (Section 155.4) The conditions set forth
below are additional conditions required in connection with the Project. 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

Development Timeline - Office. Pursuant to Planning Code Section 321(d)(2), construction of the
office development project shall commence within 18 months of the effective date of this Motion.
Failure to begin work within that period or to carry out the development diligently thereafter to
completion, shall be grounds to revoke approval of the office development under this office
development authorization.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-

SAN FRANGISCO 15
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Motion No. XXXXX RECORD NO. 2012.13840FA
February 20, 2020 400 2nd Street

6863, www.sf-planning.org

5. 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
construction 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 the Planning Department at 415-558-6378, www.sf-planning.org.

SAN FRANGISCO 16
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Land Use Information

PROJECT ADDRESS: ONE VASSAR

RECORD NO.: 2012.1384ENXOFACUAVAR

GROSS SQUARE FOOTAGE (GSF)

i (sub?:f:r?ean) (substg;faor?ean)
Residential GSF 460,000 460,000
Retail/Commercial GSF 40,000 40,000
Office GSF 60,000 430,000 430,000
esmaoumanspons | 32,988 44,000 11,012
Medical GSF
Visitor GSF
Child Care GSF 14,000 14,000
Usable Open Space 26,6i%grg|sl.;ding 26,6i%gr(1)cISL;ding
Public Open Space 14,655 14,655
peerl e 222,000 222,000
TOTAL GSF

PROJECT FEATURES (Units or Amounts)

Dwelling Units — Affordable

(In-Lieu Fee-33% would be 161 161
required)
Dwelling Units - Market Rate 328 328
Dwelling Units - Total 489 489
Hotel Rooms 468 468
Number of Buildings 3 3
Number of Stories 19-, 27-, and 35- | 19-, 27-, and 35-
Parking Spaces 309 309
Loading Spaces 9 9
Bicycle Spaces 308 C1; 78 C2 308 C1; 78 C2
Car Share Spaces 13 13

Other ( )

EXHIBIT B



LAND USE - RESIDENTIAL

Studio Units 105 105
One Bedroom Units 187 187
Two Bedroom Units 185 185
Three Bedroom (or +) Units 12 12

Group Housing - Rooms

Group Housing - Beds

SRO Units

Micro Units

Accessory Dwelling Units
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PROJECT DESCRIPTION

PARCEL BLOCK 3763

LOT AREA 102,700 SF

EXISTING USES OFFICE, INDUSTRIAL,
SURFACE PARKING
PROPOSED USE MARKET HALL, RETAIL, OFFICE,
HOTEL, RESIDENTIAL, CHILDCARE

USE DISTRICT CMUO
SPECIAL USE CENTRAL SOMA
DISTRICTS

HEIGHT /7 BULK 350-CS/ 130-CS-200CS/

130-CS/350CS

Area by Use GFA
Residential 461,228
Hotel 221,965
Office 481,799
PDR 42,013
Childcare 14,000
F&B Retail 37,551
1,258,556

One Vassar is a unique transit-oriented residential, office
and hotel mixed-use project in the Central SoMa Special
Use District. The Project site totals 102,700 square feet
located on 12 parcels, at the corner of Harrison and Second
Streets, on the block bounded by Harrison Street to the
north, Second Street to the east, Perry Street to the south,
and Third Street to the west, with an internal public alley,
Vassar Place. neighborhood. The existing site contains
five (two- to four-story) buildings with a total area of
approximately 239,000 square feet current uses include
office, PDR, retail, surface parking, and vacant spaces. The
proposed project would demolish four buildings and retain
the historic 645 Harrison Street building.

The proposed project includes three new buildings at 400
2nd Street, 645 Harrison Street, and 657 Harrison Street
which will be 350, 200, and 350 - feet tall respectively. The
project would provide a total of approximately 1.3 million
gross square feet of mixed uses across three buildings,
including approximately 430,000 square feet of new office

space and 60,000 square feet of existing retained office
space; 460,000 square feet of residential use; 222,000

square feet of hotel use; 44,000 square feet of PDR use;
40,000 square feet of retail use; and 14,000 square feet
of indoor childcare facility.

400 2nd St. (Building 1) - The ground floor of the
proposed building includes prominent public open space,
retail, office lobby, and service and support uses.

645 Harrison St. (Building 2) - The proposed 15-story
hotel vertical addition (468 rooms) will be located
towards the rear portion of the existing four-story
building. The historic podium structure would retain
existing office uses, retain existing and new production,
distribution and repair (PDR) uses, convert the ground
floor to a new retail market hall.

657 Harrison St. (Building 3) - The proposed residential
building (489 dwelling units) will have ground floor retail

BUILDING 3
657 HARRISON STREET

RESIDENTIAL
350’ (TOP OF ROOF)
35 STORIES

BUILDING 2

645 HARRISON STREET

HOTEL

200’ (TOP OF ROOF)

19 STORIES

BUILDING 1
400 SECOND STREET

OFFICE
350’ (TOP OF ROOF)
27 STORIES

and a substantial 14,000 square foot childcare facility.

The proposed development would include approximately
14,655 square feet of new POPOS including the new
Hawthorne Street Plaza and indoor community space,
11,970 square feet of residential open space, and an
additional 4,200 square feet of dedicated childcare
outdoor space. Other key community benefits include:
*110% of the inclusionary requirement;
Large 14,000 square foot childcare center,
«Extension of Perry Street and Vassar Place
to remove two dead-end alley conditions to
increase safety and vibrancy, enhance
pedestrian and vehicular circulation; and
*Public realm improvements throughout
including under the freeway and along bus
storage facility to the south of the project,
widened sidewalks, and bulb-outs.

PROJECT OVERVIEW

CASE NO. 2012-1384 | FEBRUARY 5 202
ONE VASSA
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NOT TO SCALE

PROJECT OVERVIEW CASE NO. 2012-1384 | FEBRUARY 5 2020

?ONTEXT AND LOCATION ONE VASSAR



Building 1

400 Second
Building 2
645 Harrison
Building 3
657 Harrison
NOT TO SCALE
PROJECT OVERVIEW CASE NO. 2012-1384 | FEBRUARY 5 2020
EXISTING CONDITIONS AERIAL VIEW FROM NORTH ONE VASSAR
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« 1.0.Screen 385'0"
o

«_Roof 350'0"
4
% 7th Floor 85'0"

& 3rd Floor 34'0"
O

2nd Floor 170"

S

(City Datum49.55)

4 Ground Floor 0’0"

EAST ELEVATION (2ND ST)

« 1.0.Screen 385'0"
o

Roof 350'0"

<

FRITTED
TRANSLUCENT
GLASS

LIGHT GREY TERRA

COTTA OR MATTE
TEXTURED METAL

INSULATED GLASS
WITH NEUTRAL
LOW-E COATING
WITH METALLIC SIL-
VER MULLIONS

& 7th Floor 85'0"

CLEAR LOW IRON
GLASS

WOOD FINISH
PUBLIC SPACE
& 3rd Floor 34'0"

& 2nd Floor 17'0"
r

(City Datum49.55)

4 Ground Floor 0’0"

NORTH ELEVATION (HARRISON ST)

50'-0"

Fritted translucent
glass
(roof screen)

Insulated glass with
neutral low-e coating
(curtain wall glazing)

Clear low iron glass
(ground storefront)

Light grey terra cotta
or matte textured metal
(curtain wall frames)

Metallic silver metal (L)
(curtain wall mullions)

Semigoss charcoal metal
(infill frames) (R)

Wood finish
(soffit and public space)

BUILDING 1-400 SECOND

2I%LEVATIONS

CASE NO. 2012-1384 | FEBRUARY 5 2020

SKIDMORE OWINGS & MERRILL LLP | ONE VASSAR



« T1.0.Screen 385 0" & T.O.Screen 385'0"
N

« Roof 350'0" & Roof 350'0"
&
FRITTED
TRANSLUCENT
GLASS

LIGHT GREY TERRA

T COTTAORMATIE
TEXTURED METAL

SEMIGLOSS CHAR-
COAL METAL INFIL
FRAMES

INSULATED GLASS
WITH NEUTRAL
LOW-E COATING WITH
METALLIC SILVER
MULLIONS

«7th Floor 85'0" & /thFloor 850"
4

CLEAR LOW IRON GLASS

& 3rd Floor 34'0" & 3rd Floor 34'0"
& 2nd Floor 17°0” & 2nd Floor 17'0"
N4 N4

(City Datum49.55) (City Datum49.55)
& Ground Floor 0’0" & Ground Floor 0’0"

SOUTH ELEVATION (PERRY)
WEST ELEVATION (VASSAR)

BUILDING 1-400 SECOND CASE NO. 2012-1384 |[FEBRUARY 5 2020
SKIDMORE OWINGS & MERRILL LLP | ONE VASSAR
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T.OPARAPET
355'-0"

35

[ ] LEVEL 28

380t-0"

R LEWEL 27
3354200
- LEVEL 26
322"
R LEWEL 25
3100
- LEWEL 24
297-8"
R LEWEL 23
285-0"
— LEVEL 22 Heights Gross Floor Area Occupied Area
27248 Level FTF Building Office Retail POPOS Office Retail | Core / MEP
- LEWEL 21 Elevation
260-0" decimal ft. | decimal ft.
= LEVEL 20 _
2ATUE" T.O. mechanical 385
| LEVEL 19 roof 35 350
e 27 15 335 14,215 10,785 3,430
— LE\u"’EL_1 5] 26 12.5 3225 14,215 10,785 3,430
e 25| 125 310 14,215 10,785 3,430
= LEVEL 17 24 12.5 297.5 14,215 10,785 3,430
10D 23| 125 285 14,215 10,785 3,430
R LEVEL 16 22 12.5 2725 14,215 10,785 3.430
78 21 12.5 260 14,215 10,785 3,430
— LEVEL 15 20 125 2475 14,215 10,785 3.430
T 19| 125 235 14,215 10,785 3.430
— LEVEL 14 18 12.5 222.5 13,667 10,237 3,430
17| 125 210 13,667 9,417 4,250
LE\]’EQL_FS 16| 125 197.5 13,667 9,417 4,250
- 15| 125 185 13,667 9,417 4,250
LE\]’EDL_FQ 14 12,5 1725 13,667 9,417 4,250
- 13| 125 160 13,667 9,417 4,250
147-6" 12| 125 1475 13,667 9,417 4,250
j— LEVEL T 125 135 13,667 9,417 4,250
135-0" 10| 125 1225 13,667 9,417 4,250
= LEVEL 1D 12.5 110 13,667 9,417 4,250
12255" 12.5 97.5 13,667 9,417 4,250

50

E0M"

9
8
] |-| LEVEL 03 7 12.5 85 13,667 9,417 4,250
110-0" 6 13.5 71.5 23,091 18,841 4,250
LEVEL 08 5 12.5 59 23,091 18,841 4,250
E? 75" 4 12.5 46.5 23,091 18,841 4,250
= = LEVEL O7 3| 125 34 23,001 18,841 4,250
% 50" 2| a7 17 15,267 12,151 6,795
- A LEVEL 06 1 17 0 3,640 5,000 3,200 3,640 5,000 4,250
& 71" B1 13 -13 4,653
- By LEVEL 05 B2| 13 26 5,599
o 590" B3 13 -39 5,220
- !l LEVEL 04
% PR
- 3 LEVEL 03 TOTAL
above | 418,685 5,000 3,200 302,048 5,000
= 340" grade
< LEVEL 02
Y 170"
< GROUND LEVEL
- o
= LEVEL B1
= R
3 LEVEL B2 OFFICE
5 26D
A LEVEL B3
gL SERVICE
RETAIL
1" = 50"-0"
BUILDING 1-400 SECOND CASE NO. 2012-1384 | FEBRUARY 5 2020

3SOEC-HO N AND PROGRAM SKIDMORE OWINGS & MERRILL LLP | ONE VASSAR



OPEN DOUBLE-HEIGHT OFFICE LOBBY

VIEW GARDEN

17167 =1"-0"

BUILDING 1-400 SECOND CASE NO. 2012-1384 |[FEBRUARY 5 2020

PART'AL SECT'ON THROUGH LOBBY SKIDMORE OWINGS & MERRILL LLP | ONE VASSAR
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2.2 BUILDING 2 - 645 HARRISON ST.




645 HARRISON

AERIAL VIEW FROM DWIGHT D. EISENHOWER HWY IN CONSTRUCTION
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KEY PLAN

FROM HARRISON LOOKING EAST

BUILDING 2 - 645 HARRISON

I;6XISTING CONDITION PHOTOS

CASE NO. 2012-1384 | FEBRUARY 5 2020
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FROM TOP OF I-80 LOOKING NORTH

AERIAL VIEW FROM NORTH AERIALFROM SOUTH
BUILDING 2 - 645 HARRISON CASE NO. 2012-1384 |FEBRUARY 5 2020
EXlSTlNG COND'T'ON PHOTOS SKIDMORE OWINGS & MERRILL LLP | ONE VASSAR
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VIEW OF VASSAR PLACE FROM NORTH

BUILDING 2 - 645 HARRISON
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NEW ADDITION
HORIZONTAL MOVEMENT

HISTORICAL BUILDING

SYMMETRICAL COMPOSITION OF HORIZON-
TAL MOVEMENT WITH VERTICAL ACCENT

THE NEW A. CARLISLE & COMPANY BUILDING, 1948

BUILDING 2 - 645 HARRISON CASE NO. 2012-1384 | FEBRUARY 52020

DESIGN APPROACH TO HISTORIC RESOURCE SKIDMORE OWINGS & MERRILL LLP | ONE VASSAR
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HOTEL ENTRY

MARKET VENDOR
OFFICE
MARKET HALL

- SERVICE

148’
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100 22 84 100 22
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LOADING LOADING LOADING
] ] w1 ] w w ]
------- - . o[ e ° @ ---_@------ m
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KITCHEN KITCHEN
. - - -~ L - - -
} OPEN SEATING
|
P o
i
| RETAIL RETAIL & RETAIL &
| KITCHE KITCHEN
I KITCHEN
! 1 1 1 1 HOTEL
} ENTRAN
|
|
—————— OFF|CE
ENTRAN ,
OM WATE LOADING — A
BOOSTER BV "Tsv 1 [~ "Tsy 1 j10wx
UMP LN ELEC, GENERATOR | i s igg)vxquvx 'f;gx | |
e : : PG&E VAULT I
] 1 1 1 1 ELECOM
Ll L -
[ — — — ][ — — — 1 1
PN, e PN T e PN T N = —
=
PERRY STREET

ACCESSIBLE
LOADING

)

PASSENGER
LOADING

25’

20 110"

60

15

1/32"=1-0" Q@

BUILDING 2 - 645 HARRISON

GROUND FLOOR PLAN AND SURROUNDINGS

CASE NO. 2012-1384 |[FEBRUARY 5 2020
SKIDMORE OWINGS & MERRILL LLP | ONE VASSAR
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T.0.SCREEN
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ROOF
200'-0"

%
%

METAL AND GLASS CANOPY —

CAST-IN-PLACE

STEEL MUNTIN
CONCRETE

WINDOWS

0'- 0" (City Datum 45.8)

LEVEL1
GROUND LEVEL
EL. VARIES

LEVELS
56"-0"

4%
%
%

CASE NO. 2012-1384 | FEBRUARY 5 2020
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PROPOSED NORTH ELEVATION (HARRISON STREET)
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T.0.SCREEN
220'-0"
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LEVELS
56'-0"
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PROPOSED EAST ELEVATION (VASSAR PLACE)
1/732"=1-0"
REFERENCE IMAGES -
FACETED METAL FACADES
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METAL AND GLASS CANOPY
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PROPOSED SOUTH ELEVATION (PERRY STREET)

BUILDING 2 - 645 HARRISON

ELEVATIONS

48



T.0.SCREEN

' 220'-0"
-
o
A T
R O
A T
R O
L
NN Nn e .
NI A
NN an e .
NI
NN Nn e .
L T
R O
A T
s -
ONE
s : —
SAR X — |
MAR X
KET )
LEVEL1 T
0"- 0" (City Datum 45.8)
GROUND LEVEL
EL. VARIES
PROPOSED WEST ELEVATION (HAWTHORNE STREET PLAZA) 1/732"=1-0"
REFERENCE IMAGES -
FACETED METAL FACADES
BUILDING 2 - 645 HARRISON CASE NO. 2012-1384 |[FEBRUARY 5 2020

E |_ EVAT | O N S SKIDMORE OWINGS & MERRILL LLP | ONE VASSAR

49



Gl sle Qe Yo ¥ T L LYa I Yo Do S Jgxr Jn S 8o e 8o Sl Sl e Sle P
w| ol 1 I | | 1 1 1 T — — — P I < — — — ! _
o xl 2 wfo | - wio Wi ~— oy wj o W < wf - wjw wf©o L~ Ll co wi o - <| - wion wf— i~ wfo wio wf o
Sk S > > >S= S S SF S Sy > =S =9 @ St So el Se Sy Sia SIS > F S
D+ + w w = Lu| Lu| L Lu| Lu| wi = E+ w w w w E+ A+ w w w w w w
A — L+ — — — — — L+ — | | | | | o — — — — — —
S [e]

=

A T M M N T M M T M T M T A T A T A T A T A T O T T ) &€ 6El

=)
&

[ e e e e e e e e e e =
EEEEEEEEEEEE K& K& K& =
AR A A AR RN RVAVAVAVAVAN

5 i s e e ) s B e 2 1

I [ T N N N e L =

I D St D s e I S e = et e B St B e B St s = g s

EAST/WEST SECTION
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1/32"=1'0"

MARKET HALL

BACK OF HOUSE
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Level

T.O. Mech.
Roof

19

18

17

16

15

14

13

12

a2 a
o =

= N W » OO O N © ©

o]
=

Program

MEP

Rooftop bar and terrace
Hotel guest rooms
Hotel guest rooms
Hotel guest rooms
Hotel guest rooms
Hotel guest rooms
Hotel guest rooms
Hotel guest rooms
Hotel guest rooms
Hotel guest rooms
Hotel guest rooms
Hotel guest rooms
Hotel guest rooms
Hotel guest rooms
Hotel amenity

Office

PDR/Office

PDR

Retail, Lobby, Loading, MEP
MEP, Hotel BOH, storage

Heights
FTF Elevation
decimal ft. decimal ft.
220.00
20.00 200.00
11.00 189.00
9.17 179.83
9.17 170.67
9.17 161.50
9.17 152.33
9.17 143.17
9.17 134.00
9.17 124.83
9.17 115.67
9.17 106.50
9.17 97.33
9.17 88.17
9.17 79.00
9.17 69.83
14.83 55.00
13.75 41.25
13.75 27.50
13.75 13.75
13.75 0.00
13.00 -13.00

Total

above
grade

Grand
Total

Gross Area

Total floor| Office PDR Retail Hotel
0
10,881 8543 2338
15,143 15143
15,143 15143
15,143 15143
15,143 15143
15,143 15143
15,143 15143
15,143 15143
15,143 15143
15,143 15143
15,143 15143
15,143 15143
15,143 15143
15,143 15143
11,368 11368
35,043 35043
35,042 28072 6970
35,043 35043
25,012 22558 2,454
8,946 8946
349,248 63115 42013 31101 213019
358,194 63115 42013 31101 221965

Total

Net / Occupiable Area

Total floor| Office PDR Retail | Hotel CI\:E’P’
9414 5315 4099
15143 13018 2125
13018 13018 2125
13018 13018 2125
13018 13018 2125
13018 13018 2125
13018 13018 2125
13018 13018 2125
13018 13018 2125
13018 13018 2125
13018 13018 2125
13018 13018 2125
13018 13018 2125
13018 13018 2125
9368 9368 2000
31643 | 31643 3400
32522 | 24672 7850 3400
31643 31643 3400
25012 20558 2,454 0
310061 | 56315 | 39493 | 27873 | 181056 | 43924

Hotel
woduios | 1ol ng | Gputle
0 0 0 0
34 36 20 16
34 36 20 16
34 36 20 16
34 36 20 16
34 36 20 16
34 36 20 16
34 36 20 16
34 36 20 16
34 36 20 16
34 36 20 16
34 36 20 16
34 36 20 16
34 36 20 16
Total| 442 468 260 208

BUILDING 2 - 645 HARRISON

TECHNICAL SUMMARY
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KEY PLAN FROM TOP OF 1-80 LOOKING NORTH

AERIAL FROM SOUTH AERIAL FROM NORTH
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