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Zoning: C-3-G - Downtown-General Zoning District
120-X Height and Bulk District
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Recommendation: Approval with Conditions

Project Description

The Project includes new construction of a 12-story, 119-ft tall (141-ft tall inclusive of rooftop
screening/mechanical equipment), mixed-use project that includes an approximately 99,626 square foot, 180
room tourist hotel (d.b.a. Eaton SF), approximately 9,529 square feet of office use (coworking space), and
approximately 2,556 square feet of restaurant/retail uses on the ground floor. The Project proposes no vehicle
parking and would provide 9 Class 1 bicycle parking spaces, and 19 Class 2 bicycle parking spaces.

Required Commission Action

In order for the Project to proceed, the Commission must grant a Conditional Use Authorization pursuant to
Planning Code Sections 210.2 and 303 to allow a hotel use.
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The Commission must also grant a Downtown Project Authorization, pursuant to Planning Code Sections 210.2
and 309, to allow a project greater than 50,000 square feet of floor area within the C-3-G Zoning District with
exceptions to the following Planning Code Sections: 1) reduction of ground-level wind currents in C-3 Districts
(Section 148); and 2) reduction of sunlight on the public sidewalks (Section 146).

Issues and Other Considerations

e Downtown Project Authorization:

o The Project does not strictly conform to several aspects of the Planning Code. As part of the Section

309 review process, the Commission may grant exceptions from certain requirements of the
Planning Code for projects that meet specified criteria. The project requests exceptions regarding:

= Reduction of ground-level wind currents in C-3 Districts, pursuant to the requirements of
Section 148; and

= Reduction of sunlight on the public sidewalks. Exception from reduction of sunlight on the
public sidewalks requirements, pursuant to requirements of Section 146.

e Conditional Use Authorization:

o

Hotel Use. In order to approve a Conditional Use Authorization for a hotel the Planning Commission
must consider, among other things, the market demand for a hotel of the type proposed. Prior to the
ongoing pandemic, hotel uses in San Francisco have consistently seen occupancy rates in the low-
mid 80s percent range. Year to year, the occupancy rate has remained approximately 20 points
above the national average and the City has been among the strongest lodging markets in the
country. In light of the effects to tourism and the lodging industry created by the crisis, the
Department requested an update to the initially submitted market demand study (see “EXHIBIT F”).
This addendum projected that demand will have a substantial recovery in 2022-2023, returning to
the 2019 occupancy rate by the end of 2026. Given the time associated with obtaining permits and
completing construction, the proposed hotel would likely open at some point within this recovery
period.

e Public Comment:

o Support/Opposition: The Department has received seven letters in support, including support from

the San Francisco Chamber of Commerce, A.CT., the Hotel Council of San Francisco, the Mid-Market
Business Association, San Francisco Travel Association and existing neighborhood businesses and
residents. Generally, the support focused on the activation of a long-vacant site and increased
opportunities for a marginalized neighborhood. The Department has received one letter in
opposition from Local 2 expressing concerns that they have not been involved in outreach. The
Sponsor will be meeting with this group on 9/3/2020.

o The Sponsor held outreach meetings with the following groups:

= Central Market CBD board meeting on 10/06/2016
= Mid-Market CBD board meeting on 4/21/2020
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e Design Review Comments: The project has changed in the following significant ways since the original
submittal to the Department:

o Theinitial DNX application in 2013 was proposing a residential mixed-use building which later
evolved to propose a boutique hotel use, hence the CUA application following in 2017 which
eliminated need for required rear yard and common usable open space;

o Removal of the proposed parking in the basement level; the Sponsor has proposed to make both
street frontages active as the parcel is so close to transit, while accommodating for drop of on
Stevenson Street.

o Furtheractivation of ground floor spaces with incorporation of a radio station, various privately-
owned amenity spaces throughout the hotel for hotel guests and community programming such as
a theater and music recording studios, as well as coworking spaces, and a unique interior POPOS
featuring old growth redwood trees were also incorporated into the revised project.

Environmental Review

On July 29,2020 Draft Mitigated Negative Declaration (MND) for the Project was prepared and published for public
review; and

The Draft MND was available for public comment until August 26, 2020; and

On September 10, 2020 the Planning Department/Planning Commission reviewed and considered the Final
Mitigated Negative Declaration (FMND) and found that the contents of said report and the procedures through
which the FMND was prepared, publicized, and reviewed complied with the California Environmental Quality Act
(California Public Resources Code Sections 21000 et seq.) (CEQA), Title 14 California Code of Regulations Sections
15000 et seq. (the “CEQA Guidelines”) and Chapter 31 of the San Francisco Administrative Code (“Chapter 317);
and

The Planning Department/Planning Commission found the FMND was adequate, accurate and objective,
reflected the independent analysis and judgment of the Department of City Planning and the Planning
Commission, and that the summary of comments and responses contained no significant revisions to the Draft
MND, and approved the FMND for the Project in compliance with CEQA, the CEQA Guidelines and Chapter 31.

The Planning Department Commission Secretary is the custodian of records, located in the File for Case No.
2013.0511E, at 49 South Van Ness Avenue, Suite 1400, San Francisco, California.

Planning Department staff prepared a Mitigation Monitoring and Reporting program (MMRP), which material was
made available to the public and this Commission for this Commission’s review, consideration and action and is
attached here as “Exhibit C.”

Basis for Recommendation

The Department finds that the Project is, on balance, consistent with the Downtown Area Plan and the
Objectives and Policies of the General Plan. The Department also finds the project to be necessary, desirable,
and compatible with the surrounding neighborhood, and not to be detrimental to persons or adjacent
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properties in the vicinity. The Project provides a new boutique hotel near the surrounding theatre district and
U.N. Plaza, with a social justice, purpose-driven branding and community involvement component to help
address existing racial and social justice issues. The hotel, restaurant, retail, coworking spaces, and radio station
will help activate the existing vacant lot and surrounding area and provide unique POPOS with old growth
redwood trees and innovative public art elements in the form of sculpture, paintings, and technology, to
welcome and provide safe spaces for all residents and tourists to enjoy.

Attachments:

Draft Motion — Conditional Use Authorization with Conditions of Approval
Draft Motion - Large Project Authorization with Conditions of Approval
Exhibit B - Plans and Renderings

Exhibit C - MMRP

Exhibit D - Land Use Data

Exhibit E - Maps and Context Photos

Exhibit F — Hotel Market Study

Exhibit G - Project Sponsor Brief
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PLANNING COMMISSION DRAFT MOTION

SEPTEMBER 10, 2020
Record No.: 2013.0511X
Project Address: 1125 Market Street
Zoning: C-3-G - Downtown-General Zoning District
120-X Height and Bulk District
Block/Lot: 3702/047

Project Sponsor: Patricia Yeh
58 Tehama St
San Francisco, CA 94105

Property Owner: Pacific 1125 Market Corporation
201 California St, Ste 500
San Francisco, CA94111

Staff Contact: Christy Alexander - (628) 652-7334
christy.alexander@sfgov.org

ADOPTING FINDINGS TO APPROVE A DOWNTOWN PROJECT AUTHORIZATION PURSUANT TO PLANNING CODE
SECTIONS 210.2 AND 309, TO ALLOW A PROJECT GREATER THAN 50,000 SQUARE FEET OF FLOOR AREAWITHIN
THE C-3-G ZONING DISTRICT WITH EXCEPTIONS TO THE FOLLOWING PLANNING CODE SECTIONS: 1)
REDUCTION OF GROUND-LEVEL WIND CURRENTS IN C-3 DISTRICTS (SECTION 148); AND 2) REDUCTION OF
SUNLIGHT ON THE PUBLIC SIDEWALKS (SECTION 146) . THE PROJECT THAT WOULD CONSTRUCT ANEW 12-
STORY, 119-FT TALL (141-FT TALL INCLUSIVE OF ROOFTOP SCREENING/MECHANICAL EQUIPMENT), MIXED-USE
PROJECT (APPROXIMATELY 111,711 GROSS SQUARE FEET) THAT INCLUDES AN APPROXIMATELY 99,626 SQ. FT.
180 ROOM TOURIST HOTEL (D.B.A. EATON SF), APPROXIMATELY 9,529 SQ. FT. OF OFFICE USE (COWORKING
SPACE), AND APPROXIMATELY 2,556 SQ. FT. OF RESTAURANT/RETAIL USES ON THE GROUND FLOOR. THE
PROJECT PROPOSES NO VEHICLE PARKING AND WOULD PROVIDE 9 CLASS 1 BICYCLE PARKING SPACES, AND 19
CLASS 2 BICYCLE PARKING SPACES, LOCATED AT 1125 MARKET STREET, LOT 047 IN ASSESSOR’S BLOCK 3702,
WITHIN THE C-3-G - DOWNTOWN-GENERAL ZONING DISTRICT AND A 120-X HEIGHT AND BULK DISTRICT, AND
ADOPTING FINDINGS UNDER THE CALIFORNIA ENVIRONMENTAL QUALITY ACT.
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PREAMBLE

On December 18,2013, Lawrence Badiner of Badiner Urban Planning, Inc. (which has since changed to Patricia
Yeh of PEAK Project Management Limited) (hereinafter "Project Sponsor") filed Application No. 2013.0511X
(hereinafter “Application”) with the Planning Department (hereinafter “Department”) for a Downtown Project
Authorization to construct a new 12-story, 119-ft tall (141-ft tall inclusive of rooftop screening/mechanical
equipment), mixed-use hotel and office building (hereinafter “Project”) at 1125 Market Street, Block 3702 Lot 047
(hereinafter “Project Site”).

On July 29, 2020 Draft Mitigated Negative Declaration (MND) for the Project was prepared and published for
public review; and

The Draft MND was available for public comment until August 26, 2020; and

On September 10, 2020 the Planning Department/Planning Commission reviewed and considered the Final
Mitigated Negative Declaration (FMND) and found that the contents of said report and the procedures through
which the FMND was prepared, publicized, and reviewed complied with the California Environmental Quality Act
(California Public Resources Code Sections 21000 et seq.) (CEQA), Title 14 California Code of Regulations
Sections 15000 et seq. (the “CEQA Guidelines”) and Chapter 31 of the San Francisco Administrative Code
(“Chapter 317); and

The Planning Department/Planning Commission found the FMND was adequate, accurate and objective,
reflected the independent analysis and judgment of the Department of City Planning and the Planning
Commission, and that the summary of comments and responses contained no significant revisions to the Draft
MND, and approved the FMND for the Project in compliance with CEQA, the CEQA Guidelines and Chapter 31.

On September 10, 2020, the Commission conducted a duly noticed public hearing at a regularly scheduled
meeting on Downtown Project Authorization Application No. 2013.0511X.

The Planning Department Commission Secretary is the custodian of records; the File for Record No. 2013.0511X
is located at 49 South Van Ness Avenue, Suite 1400, 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 approves the Downtown Project Authorization as requested in Application

No. 2013.0511X, subject to the conditions contained in “EXHIBIT A” of this motion, based on the following
findings:

San Francisco


http://www.sf-planning.org/info

Draft Motion RECORD NO. 2013.0511X
September 10, 2020 1125 Market Street

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 Project includes new construction of a 12-story, 119-ft tall (141-ft tall inclusive
of rooftop screening/mechanical equipment), mixed-use project that includes an approximately 99,626
square foot, 180 room tourist hotel (d.b.a. Eaton SF), approximately 9,529 square feet of office use
(coworking space), and approximately 2,556 square feet of restaurant/retail uses on the ground floor.
The Project proposes no vehicle parking and would provide 9 Class 1 bicycle parking spaces, and 19
Class 2 bicycle parking spaces.

3. Site Description and Present Use. The site is a vacant, 12,414 square foot through- lot with 70-foot
frontages on both Market and Stevenson Streets.

4. Surrounding Properties and Neighborhood. The Project Site is located within the C-3-G Zoning
District in the Downtown Area Plan. The immediate vicinity is mixed in character with residential,
commercial, hotel, entertainment, and office uses, as well as many civic uses. The immediate context
includes three-to-nine-story developments along Market Street, U.N. Plaza located directly across
Market Street, and a few 18-story and taller office towers within a couple blocks radius. The Federal
Building is located directly south of the project, on Stevenson Street. The project site is located within
the boundaries of the SoMa Pilipinas Cultural District and is across the street from the Civic Center
Historic District and two parcels west of the Theater and Loft District and adjacent to individually
significant Strand Theater. Other zoning districts in the vicinity of the project site include: P (Public), RC-4
(Residential Commercial), and MU (Mixed-Use) Zoning Districts.

5. Public Outreach and Comments. The Department has received seven letters in support, including
support from the San Francisco Chamber of Commerce, A.CT., the Hotel Council of San Francisco, the
Mid-Market Business Association, San Francisco Travel Association and existing neighborhood
businesses and residents. Generally, the support focused on the activation of a long-vacant site and
increased opportunities for a marginalized neighborhood. The Department has received one letter in
opposition from Local 2 expressing concerns that they have not been involved in outreach. The Sponsor
will be meeting with this group on 9/3/2020 and has held two other outreach meeting with
neighborhood groups.

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. Use. Planning Code Section 210.2 establishes permitted uses within the C-3-G Zoning District and
office as well as retail uses are principally permitted. This Section also states that a Conditional Use

Authorization is required for Hotel use, as defined by Planning Code Section 102.

The Project proposes to establish Hotel use (a Retail-Sales and Service use) as the primary use, thus a
Conditional Use Authorization is required for the 111,711 gross square feet (gsf), 180-room Hotel

San Francisco


http://www.sf-planning.org/info

Draft Motion RECORD NO. 2013.0511X
September 10, 2020 1125 Market Street

proposed at the Site (case no. 2013.0511CUA). The coworking office space and ground floor retail and
restaurant spaces are principally permitted.

B. Maximum Floor Area Ratio. Planning Code Section 124 establishes a Maximum Floor Area Ratio (FAR)
of 9.0 to 1 for properties within the C-3-G Zoning District.

The Project Site has a lot area of approximately 12,414 sf. Therefore, up to 111,726 sf of Gross Floor
Area (“GFA’) is allowed under the basic FAR limit. The Project Site’s GFA is 111,711 sfand therefore
complies.

C. Off-Street Loading. Planning Code Section 152.1 establishes off-street loading requirements in C-3
Zoning Districts for Hotel Uses.

The GFA of the Project is approximately 99,626 sf of hotel use and 2,556 sf of retail use and therefore
does not require off-street loading and none is proposed.

D. Bicycle Parking. Planning Code Section 155.2 requires bicycle parking for hotel, office and restaurant
uses in the following amounts: 1 Class | space for every 30 rooms, and 1 Class Il space for every 30
rooms, and 1 Class Il space for every 5,000 square feet of Occupied Floor Area of conference, meeting,
or function rooms (minimum of 2 spaces required), 1 Class | per 5,000 sf of office space and 2 Class |
for first 5,000 sf then an additional 1 per 50,000 sf of office space, 1 Class | per 7,500 sf of
restaurant/retail space and 1 Class Il per 750 sf of restaurant/retail space.

The Project proposes 180 rooms, conference rooms, office space, and restaurant/retail uses. This
requires 9 Class I bicycle parking spaces, and 18 Class I bicycle parking spaces. The Project proposes 9
Class I and 19 Class Il bicycle parking spaces.

E. Shower Facilities and Lockers (Section 155.4). The Planning Code requires shower facilities and
lockers for Office Uses in the following amounts: one shower and six clothes lockers are required
where the Occupied Floor Area exceeds 10,000 square feet. Two showers and 12 clothes lockers are
required where the Retail Sales and Service uses (Hotel and Restaurant/Retail) Occupied Floor Area
exceeds 50,000 sf.

The Project includes more than 50,000 sf of hotel and restaurant/retail uses and occupied floor area of
office exceeds 10,000 sf thus a total of 3 showers 18 lockers are required per Code. The Project would
provide 3 showers and 18 lockers on the second basement floor, adjacent to the housekeeping office.
Therefore, the Project complies with Section 155.4.

F. Publicly Accessible Open Space (Section 138). The Planning Code requires new Non-Residential
buildings, or additions of Gross Floor Area equal to 20 percent or more to an existing Non-Residential
building, in the C-3-G zoning district to provide public open space at a ratio of one square-foot per 50
gross square feet of all uses, except residential uses and institutional uses.

The Project would include 99,626 gross square feet of hotel use, 9,529 square feet of office use and
2,556 square feet of restaurant/retail. Therefore, 2,232 sf is required. The Project proposes 2,482 sf of
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POPQOS space on the interior of the ground floor which will include interior space adjacent to the front
doors on Market Street and an interior open-air courtyard space containing old growth redwood trees,
and therefore complies.

G. Street Frontage in Commercial Districts. Section 145.1 exists to preserve, enhance, and promote
attractive, clearly defined street frontages that are pedestrian-oriented, fine-grained, and which are
appropriate and compatible with the buildings and uses in commercial districts. Active uses, as
defined by the Code, are required within the first 25 feet of the building depth at ground floor, and the
ground floor ceiling height must be at least 14 feet in height, as measured from grade.

The ground floor space along Market Street and Stevenson Street propose active uses, with direct
access to the sidewalk within the first 25 feet of building depth and a ground floor ceiling height of
approximately 14 feet and is thus compliant with this Code Section.

H. 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.

The Project submitted a completed Environmental Evaluation deemed complete on or after September
5, 2016, and before January 1, 2018. Therefore, the Project must only achieve 75% of the point target
established in the TDM Program Standards, resulting in a required target of 10 points (75% of 13) for
the retail uses and 9 points (75% of 12) for the office uses.

As currently proposed, the Project will achieve a total of 13 of its required 10 points for the retail uses
through the following TDM measures:

e Parking Supply (Option K-providing no parking)
e Bicycle Parking (Option A)
e Showers and Lockers

As currently proposed, the Project will achieve a total of 12 of its required 9 points for the office uses
through the following TDM measures:

e Parking Supply (Option K-providing no parking)
e Bicycle Parking (Option A)

I.  Height. The Project Site is located within a 120-X Height and Bulk District.
The Project Site currently measures approximately 119 feet in height (excluding exemptions from
height per Planning Code Section 260). The Project includes rooftop screening and mechanical
equipment that reach up to 141 feet in height and therefore complies.

J.  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 would result in the net addition
of shadow to properties under the jurisdiction of the Recreation and Park Department.
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Following completion of the preliminary shadow fan analysis prepared by the Planning Department,
the Project did not result in any shadow to properties under the jurisdiction of the Recreation and Park
Department. As such, the Project is consistent with the provisions of Section 295 of the Planning Code.

Public Art (Section 429). The Planning Code Section requires a project to include works of art costing
an amount equal to one percent of the construction cost of the building for construction of a new
building or addition of floor area in excess of 25,000 sf to an existing building in a C-3 District.

The Project will comply with this Code requirement by dedicating one percent of the Project's
construction cost to works of art. The public art will be located throughout the POPOS and the initial
concept and location are shown on the final plan set. Final concept and location will be subsequently
approved by the Department and presented to the Commission at an informational presentation.

7. Downtown Project Authorization Exceptions. Planning Code Section 309 allows exceptions for Large
Projects in the Downtown Districts:

A.

Reduction of ground-level wind currents in C-3 Districts. Exception for reduction of ground-level
wind current requirements, pursuant to the requirements of Section 148.

The Planning Code requires new buildings in the C-3 Districts to be shaped or otherwise designed
with wind-baffling measures, so that the development will not cause ground-level wind current to
exceed, more than 10 percent of the time year round, between 7:00am and 6:00pm, the comfort level
of 11 m.p.h. equivalent wind speed in areas of substantial pedestrian use and seven m.p.h. equivalent
wind speed in public seating areas. When preexisting ambient wind speeds exceed the comfort level,
orwhen a proposed building or addition may cause ambient wind speeds to exceed the comfort level,
the building shall be designed to reduce the ambient wind speeds to meet the requirements.

Exceptions can be granted pursuant to Section 309 allowing the building to add to the amount of time
the comfort levelis exceeded if (1) the building cannot be shaped and other wind-baffling features
cannot be adopted without creating an unattractive and ungainly building form, and without unduly
restricting the development potential of the site; and (2) the addition is insubstantial, either due to the
limited amount of exceedances, the limited location where the exceedances take place, or the short
time when the exceedances occur. No exception shall be granted, and no building or addition shall
be permitted that causes equivalent wind speeds to reach or exceed the hazard level of 26 miles per
hour for a single hour of the year.

Background
The FMND analyzed potential wind impacts that could occur as a result of the Project and cumulative

conditions. A qualified wind consultant (SWCA) analyzed ground-level wind currents in the vicinity of the
Site through a series of wind studies. Wind studies were prepared for the Project using wind testing
analysis and evaluation methods to determine conformity with Section 148 criteria. The wind studies
measured wind speeds for the existing, existing plus project, and cumulative scenario. The cumulative
scenario included massing models of other potential future development in the vicinity of the Project.
Wind speed measurements were taken at a total 7 locations for the Project.
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Hazard Criterion

The wind studies found that, under existing conditions, 3 of the 42 locations exceeded the 36-mph wind
hazard criterion for a total of 5 hours per year. With the addition of design features, such as an overhead
canopy and landscaping, some existing on-site and nearby windy areas are expected to improve the wind
hazard conditions compared to existing conditions. As such, with the addition of the Project, the number of
locations with hazardous wind conditions would drop from 3 to 0, with the total duration of wind hazards
decreasing from 5 to 0 hours.

Pedestrian/Seating Comfort Criterion

The wind studies found that, under the existing scenario, wind speeds exceed the 11-mph comfort criterion
at 26 out of 42 test locations, averaging 12.7 mph across all test locations. With the addition of the Project,
asmall net decrease (0.4 mph) in wind speeds is expected as compared to the existing scenario. While the
Project would increase existing wind comfort exceedances at 1 test location, it would decrease wind
comfort exceedances at other locations and wind speeds at a total of 27 locations would exceed the
comfort criterion of 11 mph for pedestrians, resulting in a net increase of 1 test locations as compared to
the existing scenario. With implementation of the Project, the average wind speeds would increase to 12.3
mph, exceeding the 11-mph comfort criterion approximately 10 percent of the time, representing a .25
percent decrease compared to existing conditions.

Conclusion

The Project would result in a net increase of test locations exceeding the wind hazard criterion. In addition,
the total number of hours with hazardous wind conditions would decrease by 4 hours under the Project.
The addition of the street trees (along with the combination of other wind control measures) is expected to
improve the wind hazard conditions compared to the Existing Scenario.

The net addition of 1 pedestrian comfort criterion exceedances and the total 27 pedestrian comfort
criterion exceedances requires an exception under the (Section 309) Downtown Project Authorization
process. The exception to the ground-level wind current requirements (Section 148) is warranted since
itis unlikely that the Project could be designed in @ manner that would eliminate all existing comfort
criterion exceedances. Moreover, the 1.0 mph net decrease in wind speed across the 1 net new comfort
exceedance test locations is much better than the existing wind comfort and is insubstantial due to the
relatively short time (16.5 percent) when the exceedances would occur.

L. Reduction of sunlight on the public sidewalks. Exception from reduction of sunlight on the public
sidewalks requirements, pursuant to requirements of Section 146.

The Planning Code establishes design requirements for buildings on certain streets in order to
maintain direct sunlight on public sidewalks in certain downtown areas during critical use periods.
Section 146(a) requires certain streets at maximum street wall heights to ensure appropriate sun
access angles. Section 146(c) requires that other buildings should be shaped so as to reduce
substantial shadow impacts on public sidewalks, if doing so would not create an unattractive
design and without unduly restricting the development potential of the site in question. Section
146(b) allows an exception to the requirements of Subsection (a) in cases where the penetration of
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the plane does not create shadow because of the shadow already cast by other buildings.

Section 146(a) requires that buildings on the southside of Market Street between 10th and 2nd Streets
have a maximum streetwall height of 119’ and set back at an angle of 50 degrees above that, to which
the Project complies yet still shadows the entire public sidewalks. Regarding Section 146(c), the Project
would create new shadows on sidewalks and pedestrian areas adjacent to the Site. The Project is
proposed at a height that is zoned for the property and cannot be further shaped to reduce substantial
shadow impacts on public sidewalks without creating an unattractive design, restricting development
potential and failing to hold the Market Street building wall. The amount of shadow cast on sidewalks
would vary based on time of day, day of year, and weather conditions. Additionally, in certain
locations, existing (Federal Building) and future development would mask or subsume new shadows
from the Project that would otherwise be cast on sidewalks in the Project vicinity. The Project’s
shadows would be limited in scope and would not increase the total amount of shading above levels
that are commonly accepted in dense urban areas. Therefore, the Project’s shadow on the sidewalks
is comparable to what already exists in the vicinity and complies with Subsection (c).

Conclusion
The exception to this requirement in Section 146(a) is therefore warranted since the shadow is already
being cast by other buildings, namely by the Federal Building, directly to the South.

8. General Plan Compliance. The Project is, on balance, consistent with the following Objectives and
Policies of the General Plan:

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 1.7
Recognize the natural boundaries of districts and promote connections between districts.

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

San Francisco


http://www.sf-planning.org/info

Draft Motion RECORD NO. 2013.0511X
September 10, 2020 1125 Market Street

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

The Project would develop a mixed-use hotel and office use midrise development on an existing vacant lot located
near two of the City’s most frequented theatres (A.C.T.’s Strand Theatre and the Orpheum Theatre) and the City’s
gathering place for weekly farmers markets and other events (U.N. Plaza), furthering numerous polices that support
a vision for the downtown area as a vibrant, mixed-use neighborhood.

This Project implements the vision of the Downtown Area Plan as it is specifically designed to contribute a
distinctive, and complementary massing to the city’s skyline as shaped by the surrounding buildings, as well as
contribute to a vibrant street level experience with the hotel lobby, radio station, restaurant, retail space, and
POPOS with old growth redwood trees.

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

Policy 1.2
Ensure the safety and comfort of pedestrians throughout the city.

Policy 1.3
Give priority to public transit and other alternatives to the private automobile as the means of
meeting San Francisco's transportation needs particularly those of commuters.

Policy 1.6
Ensure choices among modes of travel and accommodate each mode when and where it is most
appropriate.

USE THE EXISTING TRANSPORTATION INFRASTRUCTURE AS A MEANS FOR GUIDING
DEVELOPMENT AND IMPROVING THE ENVIRONMENT.

Policy 2.1
Use rapid transit and other transportation improvements in the city and region as the catalyst for
desirable development and coordinate new facilities with public and private development.

The Project would develop a mixed-use hotel with co-working space on an existing vacant lot located near two
of the City’s most utilized streets (Market Street and 8th Street), and is well-served by existing and future
transit, and is within walking distance of substantial goods and services. Future hotel guests and
employees can walk, bike, or access BART, MUNI, or regional bus service from the Site. The Project is
designed to contribute a distinctive, and complementary streetscape along with other buildings in the
surrounding neighborhood to better contribute to a vibrant street level experience.
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CREATE AN URBAN FORM FOR DOWNTOWN THAT ENHANCES SAN FRANCISCO'S STATURE AS
ONE OF THE WORLD'S MOST VISUALLY ATTRACTIVE CITIES.

Policy 13.1
Relate the height of buildings to important attributes of the city pattern and to the height and
character of existing and proposed development.

The Project would develop a mixed-use hotel with co-working space on an existing vacant lot located near two
of the City’s most utilized streets (Market Street and 8" Street), furthering numerous polices that support a
vision for the downtown area as a vibrant, mixed-use neighborhood.

This Project implements the vision of the Downtown Area Plan through the construction of hotel units with a
myriad of on-site amenities, coworking space, and ground floor retail. The Project would add a significant
amount of activity to a site that is currently undeveloped, well-served by existing transit, and is within
walking distance of substantial goods and services. Future guests and employees can walk, bike, or access
BART, MUNI, or regional bus service from the Site. The Project is designed to contribute a distinctive, and
complementary massing to the city’s skyline as shaped by the surrounding buildings in the SoMa Pilipinas
Cultural District, as well as contribute to a vibrant street level experience.

9. 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.  Thatexisting neighborhood-serving retail uses be preserved and enhanced and future
opportunities for resident employment in and ownership of such businesses be enhanced.

The project site will possess neighborhood-serving retail uses but they will be unique with the
addition of a radio station, boutique hotel restaurant, and retail inspired and congruent with the
hotel’s social justice theme. The Project will enhance the nearby retail uses by providing new
guests and employees, who may patron and/or own these businesses.

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

The project site does not possess any existing housing nor will it provide any competing housing
stock. In addition, the Project would hotel, coworking spaces, and retail uses which would be
unique to the City, with a social justice theme, which adds to the public realm and neighborhood
character by highlighting local artists, local community groups and other community serving
needs. The Project is expressive in design and relates well to the scale and form of the surrounding
neighborhood. For these reasons, the Project would protect and preserve the cultural and
economic diversity of the neighborhood.

C. Thatthe City's supply of affordable housing be preserved and enhanced,
The Project does not currently possess any existing affordable housing nor will it provide any

affordable housing due to the hotel use, however the social justice component of the hotel
branding will provide opportunities to advance equity in the surrounding neighborhood and
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support populations that are oftentimes the victim of marginalization.

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 is located along
multiple Muni bus lines and streetcar F- line and is adjacent to the Civic Center BART Station.
Future residents would be afforded proximity to a bus line. The Project also provides sufficient
bicycle parking for hotel guests and retail/hotel employees as well as coworking space users.

E. Thatadiverse 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.

Although the Project would include a small amount of coworking spaces, the Project incorporates
new retail, restaurants, and radio station uses with a social justice branding which will aid in
diversifying the neighborhood character. Additionally, the amount of office space is small relative
to the overall development proposal.

F. Thatthe 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. This proposal will not impact the property’s ability to
withstand an earthquake.

G. Thatlandmarks and historic buildings be preserved.

The Project Site is across the street from the Civic Center Historic District and two parcels west of
the Theater and Loft District and adjacent to individually significant Strand Theater. The proposed
structure will be compatible and complementary to the surrounding historic buildings.

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

Although the Project does cast shadow on the Market Street public sidewalks, the sidewalk is
already shaded by existing buildings and the U.N. Plaza directly across the street to the North
provides ample access to sunlight, no shadow is cast upon this plaza and the Project will not affect
the use and enjoyment of U.N. Plaza.

10. 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.

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

That based upon the Record, the submissions by the Applicant, the staff of the Department and other interested
parties, the oral testimony presented to this Commission at the public hearings, and all other written materials
submitted by all parties, the Commission hereby APPROVES Downtown Project Authorization Application
No. 2013.0511X subject to the following conditions attached hereto as “EXHIBIT A” in general conformance with
plans on file, dated August 11, 2020, and stamped “EXHIBIT B”, which is incorporated herein by reference as
though fully set forth.

The Planning Commission has reviewed and considered the MND and the record as a whole and finds that there
is no substantial evidence that the Project will have a significant effect on the environment with the adoption of

the mitigation measures contained in the MMRP to avoid potentially significant environmental effects associated
with the Project, and hereby adopts the FMND.

The Planning Commission hereby adopts the MND and the MMRP attached hereto as “EXHIBIT C” and
incorporated herein as part of this Motion by this reference thereto. All required mitigation measures identified
inthe MND and contained in the MMRP are included as conditions of approval.

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Section 329/309
Large/Downtown 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 (628) 652-1150, 49 South Van Ness
Avenue, Suite 1475, 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.

| hereby certify that the Planning Commission ADOPTED the foregoing Motion on September 10, 2020.
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Authorization

This authorization is for downtown project to allow a project greater than 50,000 square feet of floor area within
the C-3-G Zoning District with exceptions to the following Planning Code Sections: 1) reduction of ground-level
wind currents in C-3 Districts (Section 148); and 2) reduction of sunlight on the public sidewalks (Section 146)
(d.b.a. Eaton SF) located at 1125 Market Street, Block 3702, and Lot 047 pursuant to Planning Code Section(s)
210.2 and 303 within the C-3-G - Downtown-General Zoning District and a 120-X Height and Bulk District; in
general conformance with plans, dated August 11, 2020, and stamped “EXHIBIT B” included in the docket for
Record No. 2013.0511X and subject to conditions of approval reviewed and approved by the Commission on
September 10, 2020 under Motion No XXXXXX. Planning Department staff prepared a Mitigation Monitoring and
Reporting program (MMRP), which material was made available to the public and this Commission for this
Commission’s review, consideration and action and is attached here as “Exhibit C.” 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 September 10, 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 Downtown 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 of a new Downtown
Project 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 628.652.7463,
www.sfplanning.org

2. Expiration and Renewal. Should a Building or Site Permit be sought after the three (3) year period has
lapsed, the project sponsor must seek a renewal of this Authorization by filing an application for an
amendment to the original Authorization or a new application for Authorization. Should the project sponsor
decline to so file, and decline to withdraw the permit application, the Commission shall conduct a public
hearing in order to consider the revocation of the Authorization. Should the Commission not revoke the
Authorization following the closure of the public hearing, the Commission shall determine the extension of
time for the continued validity of the Authorization.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

3. Diligent Pursuit. Once a site or Building Permit has been issued, construction must commence within the
timeframe required by the Department of Building Inspection and be continued diligently to completion.
Failure to do so shall be grounds for the Commission to consider revoking the approval if more than three (3)
years have passed since this Authorization was approved.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

4. 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 628.652.7463,
www.sfplanning.org

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.
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For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

Additional Project Authorization. The Project Sponsor must obtain a Condition Use authorization under
Sections 210.2 and 303 to allow for a hotel use and satisfy all the conditions thereof. 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 628.652.7463,
www.sfplanning.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.
Theirimplementation is a condition of project approval.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

Design - Compliance at Plan Stage

8.

10.

Pl

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 628.652.7334,
www.sfplanning.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 628.652.7334,
www.sfplanning.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 628.652.7334, www.sf-
planning.org
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11.

12.

13.

14.

15.

Pl

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 628.652.7334,
www.sfplanning.org

Open Space Provision - C-3 Districts. Pursuant to Planning Code Section 138, the Project Sponsor shall
continue to work with Planning Department staff to refine the design and programming of the public open
space so that the open space generally meets the standards of the Downtown Open Space Guidelines in the
Downtown Plan of the General Plan.

For information about compliance, contact the Case Planner, Planning Department at 628.652.7334, www.sf-
planning.org

Food Service in Open Spaces - C-3 Districts. Pursuant to Planning Code Section 138, the Project Sponsor
shall make food service available during the hours that the open space is accessible to the public. In the
event that the Project Sponsor is unable to lease a retail space to a food service, food service shall be
provided by a kiosk, or a cart or similar portable device at the ground floor open space.

For information about compliance, contact the Case Planner, Planning Department at 628.652.7334,
www.sfplanning.org

Open Space Plaques - C-3 Districts. Pursuant to Planning Code Section 138, the Project Sponsor shall
install the required public open space plaques at each building entrance including the standard City logo
identifying it; the hours open to the public and contact information for building management. The plaques
shall be plainly visible from the public sidewalks on Market Street and Stevenson Street and shall indicate
that the open space is accessible to the public. Design of the plaques shall utilize the standard templates
provided by the Planning Department, as available, and shall be approved by the Department staff prior to
installation.

For information about compliance, contact the Case Planner, Planning Department at 628.652.7334,
www.sfplanning.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.
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16.

17.

18.

For information about compliance, contact the Case Planner, Planning Department at 628.652.7334,
www.sfplanning.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. Therefore, the Planning Department in consultation with
Public Works shall require the following location(s) for transformer vault(s) for this project: in the sidewalk
along the Stevenson Street facade. 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
628.271.2000, www.sfpublicworks.org

Overhead Wiring. The Property owner will allow MUNI to install eyebolts in the building adjacent to its
electric streetcar line to support its overhead wire system if requested by MUNI or MTA.

For information about compliance, contact San Francisco Municipal Railway (Muni), San Francisco Municipal
Transit Agency (SFMTA), at 415.701.4500, www.sfmta.org

Landscaping. Pursuant to Planning Code Section 132, the Project Sponsor shall submit a site plan to the
Planning Department prior to Planning approval of the building permit application indicating the size and
specie of plant materials and the nature any permeable surfaces shall be as approved by the Department of
Public Works.

For information about compliance, contact the Case Planner, Planning Department at 628.652.7334,
www.sfplanning.org

Parking and Traffic

19. Transportation Demand Management (TDM) Program. Pursuant to Planning Code Section 169, the

Pl

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 628.652.7340,
www.sfplanning.org
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20.

21.

Bicycle Parking. Pursuant to Planning Code Sections 155.1 and 155.4, the Project shall provide no fewer
than 9 Class 1 or 18 Class 2 bicycle parking 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 Il bike racks required by the Planning Code.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

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 628.652.7463,
www.sfplanning.org

Provisions

22.

23.

24.

25.

Pl

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 628.652.7334,
www.sfplanning.org

Downtown Park Fee - C-3 District. The Project is subject to the Downtown Park Fee, as applicable,
pursuant to Planning Code Section 412.

For information about compliance, contact the Case Planner, Planning Department at 628.652. 7334,
www.sfplanning.org

Jobs-Housing Linkage. The Project is subject to the Jobs Housing Linkage Fee, as applicable, pursuant to
Planning Code Section 413.

For information about compliance, contact the Case Planner, Planning Department at 628.652. 7334,
www.sfplanning.org

Child-Care Requirements for Office and Hotel Development. In lieu of providing an on-site child-care
facility, the Project 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 628.652.7334,
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26.

27.

28.

29.

www.sfplanning.org

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 628.652.7334,
www.sfplanning.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 628.652.7334,
www.sfplanning.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 628.652.7334,
www.sfplanning.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 628.652.7334,
www.sfplanning.org

Monitoring - After Entitlement

30. Enforcement. Violation of any of the Planning Department conditions of approval contained in this Motion

Pl

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 628.652.7463,
www.sfplanning.org
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31. 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 628.652.7463,
www.sfplanning.org.

32. 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 628.652.7463,
www.sfplanning.org

Operation

33. 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 628.271.2000, www.sfpublicworks.orq.

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
orin 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 628.652.3200, 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
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C. Whileitisinevitable 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 628.652.7600, www.stplanning.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 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 628.271.2000, www.sfpublicworks.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,
628.271.2000, www.sfpublicworks.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 628.652.7463,
www.sfplanning.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.org/entertainment

Other Entertainment. The Other Entertainment shall be performed within the enclosed building only. The
building shall be adequately soundproofed or insulated for noise and operated so that incidental noise shall
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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. Bass and
vibrations shall also be contained within the enclosed structure. The Project Sponsor shall obtain all
necessary approvals from the Entertainment Commission prior to operation. The authorized entertainment
use shall also comply with all of the conditions imposed by the Entertainment Commission.

For information about compliance, contact the Entertainment Commission, at 628.652.6030,
www.sfgov.org/entertainment

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 628.652.7463,
www.sfplanning.org
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PLANNING COMMISSION DRAFT MOTION

SEPTEMBER 10, 2020
Record No.: 2013.0511CUA
Project Address: 1125 Market Street
Zoning: C-3-G - Downtown-General Zoning District
120-X Height and Bulk District
Block/Lot: 3702/047

Project Sponsor: Patricia Yeh
58 Tehama St
San Francisco, CA 94105

Property Owner: Pacific 1125 Market Corporation
201 California St, Ste 500
San Francisco, CA94111

Staff Contact: Christy Alexander - (628) 652-7334
christy.alexander@sfgov.org

ADOPTING FINDINGS TO APPROVE A CONDITIONAL USE AUTHORIZATION PURSUANT TO PLANNING CODE
SECTIONS 210.2 AND 303, TO ALLOW AHOTEL USE AS PART OF A PROJECT THAT WOULD CONSTRUCT ANEW
12-STORY, 119-FT TALL (141-FT TALL INCLUSIVE OF ROOFTOP SCREENING/MECHANICAL EQUIPMENT), MIXED-
USE PROJECT ( APPROXIMATELY 111,711 GROSS SQUARE FEET) THAT INCLUDES AN APPROXIMATELY 99,626 SQ.
FT. 180 ROOM TOURIST HOTEL (D.B.A. EATON SF), APPROXIMATELY 9,529 SQ. FT. OF OFFICE USE (COWORKING
SPACE), AND APPROXIMATELY 2,556 SQ. FT. OF RESTAURANT/RETAIL USES ON THE GROUND FLOOR. THE
PROJECT PROPOSES NO VEHICLE PARKING AND WOULD PROVIDE 9 CLASS 1 BICYCLE PARKING SPACES, AND 19
CLASS 2 BICYCLE PARKING SPACES, LOCATED AT 1125 MARKET STREET, LOT 047 IN ASSESSOR’S BLOCK 3702,
WITHIN THE C-3-G - DOWNTOWN-GENERAL ZONING DISTRICT AND A 120-X HEIGHT AND BULK DISTRICT, AND
ADOPTING FINDINGS UNDER THE CALIFORNIA ENVIRONMENTAL QUALITY ACT.

P HEFEE Para informacién en Espafiol llamar al Para sa impormasyon sa Tagalog tumawagsa  628.652.7550
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PREAMBLE

On October 18,2017, Hans Galland of Pacific Eagle Holdings (which has since changed to Patricia Yeh of PEAK
Project Management Limited) (hereinafter "Project Sponsor") filed Application No. 2013.0511CUA (hereinafter
“‘Application”) with the Planning Department (hereinafter “Department”) for a Conditional Use Authorization to
construct a new 12-story, 119-ft tall (141-ft tall inclusive of rooftop screening/mechanical equipment), mixed-use
hotel and office building (hereinafter “Project”) at 1125 Market Street, Block 3702 Lot 047 (hereinafter “Project
Site”).

On July 29, 2020 Draft Mitigated Negative Declaration (MND) for the Project was prepared and published for
public review; and

The Draft MND was available for public comment until August 26, 2020; and

On September 10, 2020 the Planning Department/Planning Commission reviewed and considered the Final
Mitigated Negative Declaration (FMND) and found that the contents of said report and the procedures through
which the FMND was prepared, publicized, and reviewed complied with the California Environmental Quality Act
(California Public Resources Code Sections 21000 et seq.) (CEQA), Title 14 California Code of Regulations
Sections 15000 et seq. (the “CEQA Guidelines”) and Chapter 31 of the San Francisco Administrative Code
(“Chapter 317); and

The Planning Department/Planning Commission found the FMND was adequate, accurate and objective,
reflected the independent analysis and judgment of the Department of City Planning and the Planning
Commission, and that the summary of comments and responses contained no significant revisions to the Draft
MND, and approved the FMND for the Project in compliance with CEQA, the CEQA Guidelines and Chapter 31.

On September 10, 2020, the Commission conducted a duly noticed public hearing at a regularly scheduled
meeting on Conditional Use Authorization Application No. 2013.0511CUA.

The Planning Department Commission Secretary is the custodian of records; the File for Record No.
2013.0511CUAis located at 49 South Van Ness Avenue, Suite 1400, 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 as requested in Application

No.2013.0511CUA, subject to the conditions contained in “EXHIBIT A” of this motion, based on the following
findings:
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FINDINGS

Having reviewed the materials identified in the preamble above, and having heard all testimony and arguments,
this Commission finds, concludes, and determines as follows:

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

2. Project Description. The Project includes new construction of a 12-story, 119-ft tall (141-ft tall inclusive
of rooftop screening/mechanical equipment), mixed-use project that includes an approximately 99,626
square foot, 180 room tourist hotel (d.b.a. Eaton SF), approximately 9,529 square feet of office use
(coworking space), and approximately 2,556 square feet of restaurant/retail uses on the ground floor.
The Project proposes no vehicle parking and would provide 9 Class 1 bicycle parking spaces, and 19
Class 2 bicycle parking spaces.

3. Site Description and Present Use. The site is a vacant, 12,414 square foot through- lot with 70-foot
frontages on both Market and Stevenson Streets.

4. Surrounding Properties and Neighborhood. The Project Site is located within the C-3-G Zoning
District in the Downtown Area Plan. The immediate vicinity is mixed in character with residential,
commercial, hotel, entertainment, and office uses, as well as many civic uses. The immediate context
includes three-to-nine-story developments along Market Street, U.N. Plaza located directly across
Market Street, and a few 18-story and taller office towers within a couple blocks radius. The Federal
Building is located directly south of the project, on Stevenson Street. The project site is located within
the boundaries of the SoMa Pilipinas Cultural District and is across the street from the Civic Center
Historic District and two parcels west of the Theater and Loft District and adjacent to individually
significant Strand Theater. Other zoning districts in the vicinity of the project site include: P (Public), RC-4
(Residential Commercial), and MU (Mixed-Use) Zoning Districts.

5. Public Outreach and Comments. The Department has received seven letters in support, including
support from the San Francisco Chamber of Commerce, A.CT., the Hotel Council of San Francisco, the
Mid-Market Business Association, San Francisco Travel Association and existing neighborhood
businesses and residents. Generally, the support focused on the activation of a long-vacant site and
increased opportunities for a marginalized neighborhood. The Department has received one letter in
opposition from Local 2 expressing concerns that they have not been involved in outreach. The Sponsor
will be meeting with this group on 9/3/2020 and has held two other outreach meeting with
neighborhood groups.

6. Planning Code Compliance. The Planning Code Compliance Findings set forth in Motion No 2030511X
(Downtown Project Authorization, pursuant to Planning Code Section 309) apply to this Motion and are
incorporated herein as though fully set forth.

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

The proposed hotel and mixed retail/office use complies with the underlying zoning and the retail and
coworking uses are permitted as of right. Conditional use authorization is required for the hotel use.
The site has been vacant for 21 years. Dense, multi-story mixed-use housing projects on both sides of
Market Street are under construction or planned for this area of Market Street. The Project is
contributing to the revitalization of this portion of Mid-Market by its mixed use-character.

San Francisco is a prime location for conventions and theatre goes and there is an inadequate supply
of hotel rooms to house convention goers during an up economy. The presence of this hotel at a central
location with easy access to the various convention spaces at Moscone Center and tourist destinations
is a boon to the tourist industry, which through taxes provides a significant amount of revenue to
sustain San Francisco’s economic health. The desirability of a hotel at this location will result in the
benefits of job creation. The Sponsors will work with Local 2 and will seek to fill hotel jobs from within
the neighborhood if possible. The size of the proposed use is in keeping with other storefronts on the
block face. The proposed full-service restaurant will not impact traffic or parking in the District because
itis not a destination restaurant. This will complement the mix of goods and services currently
available in the district and contribute to the economic vitality of the neighborhood by removing a
vacant storefront.

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

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

A 180 key hotel and mixed-use commercial project complies with the underlying zoning. The
Project’s size and shape will reflect a modern building compatible with the surrounding
historic buildings along this portion of Market Street. It offers some unique amenities for
guests, visitors, and the public. Its POPOS will consist of redwood trees sunken into the center
of the building comprising 975 sq. ft. and an interior POPOS space comprised of 1,507 sq. ft.

(2) The accessibility and traffic patterns for persons and vehicles, the type and volume of such
traffic, and the adequacy of proposed off-street parking and loading;

The Planning Code does not require parking or loading for the proposed size of hotel, office or
retail uses. The proposed use is designed to meet the needs of the immediate neighborhood
and should not generate significant amounts of vehicular trips from the immediate
neighborhood or citywide. The expectation is that most quests, visitors, and employees will
travel by transit or bicycle. The Project will provide 9 Class 1 bicycle spaces and 19 Class 2
bicycle spaces. Potential traffic impacts were studied as part of the PMND.

(3) The safeguards afforded to prevent noxious or offensive emissions such as noise, glare, dust
and odor;
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The proposed use is subject to the standard conditions of approval for full-service restaurants,
hotel and office spaces and outlined in “EXHIBIT A” Potential noise and air quality impacts of
the Project were studied in the PMND and will be mitigated as required.

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

The proposed Project will provide landscaping in the form of a “social condenser” seating area
and a rear courtyard. No off-street parking or loading is required for this mixed-use building
and none is provided. Any lighting and signs proposed for the new building will comply with
the applicable provisions of the Code.

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

That the use as proposed would provide development that is in conformity with the stated
purpose of the applicable C-3-G - Downtown General Zoning District.

The proposed project is consistent with the stated purpose of C-3-G District in that the intended use
is located at the ground floor, will provide a compatible convenience service for the immediately
surrounding neighborhoods during daytime hours.

That the use or feature satisfies any criteria specific to the use or feature in Subsections (g)
Hotels and Motels, et seq. of this section.

The Planning Commission shall consider the following criteria as stated in Section 303(g) for
hotels and motels in addition to the criteria set forth in Section 303 above. On balance, the
Project complies with said criteria in that:

i. Theimpact 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 employmentin
the hotel or motel.

The Project’s employment of hotel workers will have a positive impact on the job stability
of the industry providing union jobs. These workers will come primarily from the local,
existing San Francisco population so adverse impacts from this employment will not be
significant.

ii. The measures that will be taken by the project sponsor to employ residents of San
Francisco in order to minimize increased demand for regional transportation.
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The Project will provide union jobs for the front desk and concierge workers. These workers
will come primarily from the local existing San Francisco population so adverse impacts
from this employment will not be significant. The Project Sponsor will also enter into a First
Source Hiring Plan setting forth its good faith efforts to employ qualified economically
disadvantaged San Franciscans, thereby minimizing increased demand for regional
transportation.

The market demand for a hotel or motel of the type proposed.

There appears to be a great market for a boutique hotel along Market St (see attached
Hotel Market Study and update memo). The Project is situated in an excellent location to
capture market area demand. The Hotel will be at the center of the dynamic and rapidly
revitalizing Mid-Market neighborhood that includes a technology-centric office market, a
growing residential neighborhood, a historic cultural arts district, and adjacency to the
growing Yerba Buena and South of Market neighborhoods. It is within walking distance, or
a short streetcar/cable car ride, of the Moscone Center, Union Square, the Financial
District, the Embarcadero, and Fisherman’s Wharf. The proposed hotel will also be next
door to The Strand, across the street from The Orpheumn, and within walking distance of
the Bill Graham Civic Auditorium and various local cultural institutions. The location is
also excellent for capturing the future growth of commercial demand in the city. The Mid-
Market neighborhood is centrally located for new office and residential development and
is a positive factor in supporting future growth in hotel demand.

At present, occupancy rates in San Francisco may to appear to have bottomed out with
the economic crisis as a result of the pandemic, but prior to the pandemic in March 2020
occupancy rates were above 80 percent, substantially above the 62% nationwide average.
The Eaton San Francisco is not expected to open until 2023 (as assumed in THG’s 3/1/20
report), or later depending on approvals, material sourcing, and construction costs. At
best, the hotel would open approximately two and one-half years from today. The
question at hand appears to when and if it would be appropriate to re-address the
demand assessment? There are numerous articles, models, and projections relating to
when demand for hotel accommodations in the US will return to 2019 levels. Recently,
nearly all the models and articles indicate a recovery in 2022-2023 and, in the most
stressed cases, 2024. Should market demand recover between 2022 and 2024, as is widely
expected, then their forecast of demand assessment for the Eaton would be valid, as the
3/1/20 report indicated stabilization in 2026.

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

8. General Plan Compliance. The General Plan Compliance Findings set forth in Motion No 2030511X
(Downtown Project Authorization, pursuant to Planning Code Section 309) apply to this Motion and are
incorporated herein as though fully set forth.

9. Planning Code Section 101.1(b). The Planning Code Priority Policy Findings set forth in Motion No
2030511X (Downtown Project Authorization, pursuant to Planning Code Section 309) apply to this
Motion and are incorporated herein as though fully set forth.

10. 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.

11. 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.
2013.0511CUA subject to the following conditions attached hereto as “EXHIBIT A” in general conformance with
plans on file, dated August 11, 2020, and stamped “EXHIBIT B”, which is incorporated herein by reference as
though fully set forth.

The Planning Commission has reviewed and considered the MND and the record as a whole and finds that there
is no substantial evidence that the Project will have a significant effect on the environment with the adoption of

the mitigation measures contained in the MMRP to avoid potentially significant environmental effects associated
with the Project, and hereby adopts the FMND.

The Planning Commission hereby adopts the MND and the MMRP attached hereto as “EXHIBIT C” and
incorporated herein as part of this Motion by this reference thereto. All required mitigation measures identified
inthe MND and contained in the MMRP are included as conditions of approval.

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Section 329/309
Large/Downtown 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 (628) 652-1150, 49 South Van Ness
Avenue, Suite 1475, 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.

| hereby certify that the Planning Commission ADOPTED the foregoing Motion on September 10, 2020.
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Authorization

This authorization is for a conditional use to allow a hotel use (d.b.a. Eaton SF) located at 1125 Market Street,
Block 3702, and Lot 047 pursuant to Planning Code Section(s) 210.2 and 303 within the C-3-G — Downtown-
General Zoning District and a 120-X Height and Bulk District; in general conformance with plans, dated August 11,
2020, and stamped “EXHIBIT B” included in the docket for Record No. 2013.0511CUA and subject to conditions of
approval reviewed and approved by the Commission on September 10, 2020 under Motion No XXXXXX. Planning
Department staff prepared a Mitigation Monitoring and Reporting program (MMRP), which material was made
available to the public and this Commission for this Commission’s review, consideration and action and is
attached here as “Exhibit C.” 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 September 10, 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 628.652.7463,
www.sfplanning.org

2. Expiration and Renewal. Should a Building or Site Permit be sought after the three (3) year period has
lapsed, the project sponsor must seek a renewal of this Authorization by filing an application for an
amendment to the original Authorization or a new application for Authorization. Should the project sponsor
decline to so file, and decline to withdraw the permit application, the Commission shall conduct a public
hearing in order to consider the revocation of the Authorization. Should the Commission not revoke the
Authorization following the closure of the public hearing, the Commission shall determine the extension of
time for the continued validity of the Authorization.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

3. Diligent Pursuit. Once a site or Building Permit has been issued, construction must commence within the
timeframe required by the Department of Building Inspection and be continued diligently to completion.
Failure to do so shall be grounds for the Commission to consider revoking the approval if more than three (3)
years have passed since this Authorization was approved.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

4. 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 628.652.7463,
www.sfplanning.org

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.
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6.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

Additional Project Authorization. The Project Sponsor must obtain a Downtown Project Authorization for
Case Number 2013.0511DNX under Sections 210.2 and 309 to allow a project greater than 50,000 square feet
of floor area within the C-3-G Zoning District with exceptions to the following Planning Code Sections: 1)
reduction of ground-level wind currents in C-3 Districts (Section 148); and 2) reduction of sunlight on the
public sidewalks (Section 146) and satisfy all the conditions thereof. 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 628.652.7463,
www.sfplanning.org

Design - Compliance at Plan Stage

7.

10.

Pl

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 628.652.7334,
www.sfplanning.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 628.652.7334,
www.sfplanning.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 628.652.7334, www.sf-
planning.org

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
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11.

12.

13.

14.

Pl

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 628.652.7334,
www.sfplanning.org

Open Space Provision - C-3 Districts. Pursuant to Planning Code Section 138, the Project Sponsor shall
continue to work with Planning Department staff to refine the design and programming of the public open
space so that the open space generally meets the standards of the Downtown Open Space Guidelines in the
Downtown Plan of the General Plan.

For information about compliance, contact the Case Planner, Planning Department at 628.652.7334, www.sf-
planning.org

Food Service in Open Spaces - C-3 Districts. Pursuant to Planning Code Section 138, the Project Sponsor
shall make food service available during the hours that the open space is accessible to the public. In the
event that the Project Sponsor is unable to lease a retail space to a food service, food service shall be
provided by a kiosk, or a cart or similar portable device at the ground floor open space.

For information about compliance, contact the Case Planner, Planning Department at 628.652.7334,
www.sfplanning.org

Open Space Plaques - C-3 Districts. Pursuant to Planning Code Section 138, the Project Sponsor shall
install the required public open space plaques at each building entrance including the standard City logo
identifying it; the hours open to the public and contact information for building management. The plaques
shall be plainly visible from the public sidewalks on Market Street and Stevenson Street and shall indicate
that the open space is accessible to the public. Design of the plaques shall utilize the standard templates
provided by the Planning Department, as available, and shall be approved by the Department staff prior to
installation.

For information about compliance, contact the Case Planner, Planning Department at 628.652.7334,
www.sfplanning.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 628.652.7334,
www.sfplanning.org
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15

16.

17.

. 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. Therefore, the Planning Department in consultation with
Public Works shall require the following location(s) for transformer vault(s) for this project: in the sidewalk
along the Stevenson Street facade. 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
628.271.2000, www.sfpublicworks.org

Overhead Wiring. The Property owner will allow MUNI to install eyebolts in the building adjacent to its
electric streetcar line to support its overhead wire system if requested by MUNI or MTA.

For information about compliance, contact San Francisco Municipal Railway (Muni), San Francisco Municipal
Transit Agency (SFMTA), at 415.701.4500, www.sfmta.org

Landscaping. Pursuant to Planning Code Section 132, the Project Sponsor shall submit a site plan to the
Planning Department prior to Planning approval of the building permit application indicating the size and
specie of plant materials and the nature any permeable surfaces shall be as approved by the Department of
Public Works.

For information about compliance, contact the Case Planner, Planning Department at 628.652.7334,
www.sfplanning.org

Parking and Traffic

18. 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 628.652.7340,
www.sfplanning.org

19. Bicycle Parking. Pursuant to Planning Code Sections 155.1 and 155.4, the Project shall provide no fewer

Pl
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20.

than 9 Class 1 or 18 Class 2 bicycle parking 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 Il bike racks required by the Planning Code.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

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 628.652.7463,
www.sfplanning.org

Provisions

21.

22.

23.

24.

Pl

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 628.652.7334,
www.sfplanning.org

Downtown Park Fee - C-3 District. The Project is subject to the Downtown Park Fee, as applicable,
pursuant to Planning Code Section 412.

For information about compliance, contact the Case Planner, Planning Department at 628.652.7334,
www.sfplanning.org

Jobs-Housing Linkage. The Project is subject to the Jobs Housing Linkage Fee, as applicable, pursuant to
Planning Code Section 413.

For information about compliance, contact the Case Planner, Planning Department at 628.652.7334,
www.sfplanning.org

Child-Care Requirements for Office and Hotel Development. In lieu of providing an on-site child-care
facility, the Project 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 628.652.7334,
www.sfplanning.org
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25. 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 628.652.7334,
www.sfplanning.org

26. Art Plaques. Pursuant to Planning Code Section 429(b), the Project Sponsor shall provide a plaque or

27.

28.

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 628.652.7334,
www.sfplanning.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 628.652.7334,
www.sfplanning.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 