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PROJECT DESCRIPTION

The Project includes the demolition of three existing buildings and associated parking lots on the site and
construction of two new buildings that appear as four separate towers (Towers 1A, 2A, 1B and 2B)
measuring 400 and 360 feet in height, measured to the top of the roof, and 425 and 370 feet measured to the
roof top mechanical screen. The Project includes approximately 1,082,157 square feet with 960 dwelling
units, approximately 18,454 square feet of ground floor retail, 21,840 square feet of office, a 38-room
boutique hotel, 18,432 square feet of privately accessible open space, including 132 private balconies and
two commonly-accessible rooftop open spaces, 24,495 square feet of outdoor POPOS (privately owned
public open space) and 2,484 square feet of interior retail/POPOS. The Project will also include a 170,300-
square-foot below-grade, three-level basement containing building amenities, 8 loading spaces, 263
parking spaces, 12 car-share spaces, 540 Class 1 bicycle spaces, retail operations, refuse handing area, and
other back-of-house features such as mechanical equipment required for operation and maintenance of the
building.

REQUIRED COMMISSION ACTION

In order for the Project to proceed, the Commission must grant a Conditional Use Authorization, pursuant
to Planning Code Sections 303, 317 and 848 to allow the demolition of two existing residential units on the
project site and allow a hotel use in the CMUO Zoning District.

In addition, the Commission must also grant a Large Project Authorization (LPA), pursuant to Planning
Code Sections 249.78 and 329, for new construction greater than 85-ft in height and more than 50,000 gross
square feet in size for the Project. Under the Large Project Authorization, the Commission must grant
modifications to the following Planning Code Sections:
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Setbacks, Street Wall Articulation and Tower Separation (Section 132.4);
Usable Open Space for Residential Units (Section 135 & 329(e)(3)(B)(vi));
POPOS Design (Section 138);

Dwelling Unit Exposure (Sections 140 & 249.78(d)(11))

Street Frontage Controls (Section 145.1);

Ground Floor Commercial Street Frontage (Section 145.4);

Protected Pedestrian-, Cycling-, and Transit-Oriented Street Frontages (Section 155(r));
Wind (Section 249.78(d)(7);

Use on Large Development Sites (Section 249.78(c)(6));

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

11. Central SoMa Bulk Controls (Section 270(h)).

0 XN

ISSUES AND OTHER CONSIDERATIONS

e Public Comment & Outreach. To date, the Department has received two phone calls and four e-
mails in opposition of the Project siting environmental concerns and impacts to light and air to
adjacent residences. The Sponsor has conducted multiple one-on-one meetings with individual
stakeholders, community organizations and nearby homeowner’s associations, and participated in
three additional community outreach forums, as outlined in the Project Sponsor Brief (Exhibit E).

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

e Qualified Amenities — Key Sites. Per Planning Code Section 329(e)(3)(A), the Project will include
a public plaza and an improved pedestrian network.

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

o Affordable Housing. The Project will satisfy the Inclusionary Housing Requirements, pursuant to
Planning Code Section 415, through payment of the Inclusionary Housing Fee at a rate equivalent
to an off-site requirement of 30%.

e Entertainment Commission. In compliance with Ordinance No. 70-15, the Project Sponsor
consulted the Entertainment Commission, however no active Places of Entertainment are located
within 300 feet of the Project.
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ENVIRONMENTAL REVIEW

On May 10, 2018, the San Francisco Planning Commission certified the Final Environmental Impact Report
(EIR) for the Central South of Market (Central SoMa) Plan in compliance with the California Environmental
Quality Act (CEQA) per Planning Commission Motion No. M-20182.

Pursuant to the Guidelines of the State Secretary of Resources for the implementation of the California
Environmental Quality Act (CEQA), on June 11, 2019, the Planning Department of the City and County of
San Francisco determined that the proposed application was exempt from further environmental review
under Section 15183 of the CEQA Guidelines and California Public Resources Code Section 21083.3. The
Project is consistent with the adopted zoning controls in the Central South of Market (Central SoMa) Plan
and was encompassed within the analysis contained in the Central SoMa Plan Final EIR. Since the Final
EIR was finalized, there have been no substantial changes to the Central SoMa Plan and no substantial
changes in circumstances that would require major revisions to the Final EIR due to the involvement of
new significant environmental effects or an increase in the severity of previously identified significant
impacts, and there is no new information of substantial importance that would change the conclusion set
forth in the Final EIR.

BASIS FOR RECOMMENDATION

The Department believes this project is approvable for the following reasons:

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

e The Project produces a new mixed-use development with ground floor Retail and significant site
updates, including landscaping and common open space.

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

e The Project adds 960 new dwelling units to the City’s housing stock, including 242 studios, 330
one-bedroom, 351 two-bedroom and 37 three-bedroom units.

e The Project will meet the City’s inclusionary affordable housing requirements by paying the in-
lieu fee. Given the size of the Project, this fee will provide a substantial funding to the Mayor’s
Office of Housing and Community Development for the production of affordable housing in the
Central SoMa neighborhood.

e 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 properties in the
vicinity.

ATTACHMENTS:

Draft Motion — Revised Conditional Use Authorization with Conditions of Approval
Draft Motion — Revised Large Project Authorization with Conditions of Approval
Exhibit B — Plans and Renderings (distributed 6/6/19)

Exhibit C- Environmental Determination

Exhibit D- Land Use Data (distributed 6/6/19)

Exhibit E — Maps and Context Photos (distributed 6/6/19)
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Exhibit F — Project Sponsor Brief (distributed 6/6/19)

Exhibit G — Project Sponsor Submittal: Market Demand Analysis prepared by CBRE dated 12/27/2018
(distributed 6/6/19)

Exhibit H — First Source Hiring Affidavit (distributed 6/6/19)

Exhibit I - Inclusionary Affordable Housing Affidavit (distributed 6/6/19)

Exhibit ] - Anti-Discriminatory Housing Affidavit (distributed 6/6/19)

Exhibit K — Public Correspondence
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ADOPTING FINDINGS RELATING TO A LARGE PROJECT AUTHORIZATION PURSUANT TO
PLANNING CODE SECTIONS 249.78, 329 AND 848, TO ALLOW EXCEPTIONS TO 1) SETBACKS,
STREET WALL ARTICULATION AND TOWER SEPARATION, PURSUANT TO PLANNING CODE
SECTION 132.4; 2) USABLE OPEN SPACE FOR RESIDENTIAL UNITS, PURSUANT TO PLANNING
CODE SECTIONS 135 & 329(e)(3)(B)(vi); 3) POPOS DESIGN, PURSUANT TO PLANNING CODE
SECTION 138); 4) DWELLING UNIT EXPOSURE, PURSUANT TO PLANNING CODE SECTIONS 140
& 249.78(d)(11); 5) STREET FRONTAGE REQUIREMENTS, PURSUANT TO PLANNING CODE
SECTION 145.1; 6) GROUND FLOOR COMMERCIAL FRONTAGE, PURSUANT TO PLANNING
CODE SECTION 145.4); 7) PROTECTED PEDESTRIAN-, CYCLING-, AND TRANSIT-ORIENTED
STREET FRONTAGES, PURUSANT TO PLANNING CODE SECTION 155(x); 8) WIND, PURSUANT
TO PLANNING CODE SECTION 249.78(d)(7); 9) USES ON LARGE DEVELOPMENT SITES,
PURSUANT TO PLANNING CODE SECTION 249.78(c)(6); 10) NARROW AND MID-BLOCK ALLEY
CONTROLS, PURUSANT TO PLANNING CODE SECTION 261.1; AND 11) CENTRAL SOMA BULK
CONTROLS, PURSUANT TO PLANNING CODE SECTION 270.1;, TO ALLOW CONSTRUCTION OF
TWO 36-TO-40-STORY BUILDINGS CUMULATIVELY CONTAINING APPROXIMATELY 1,014,968
GROSS SQUARE FEET OF RESIDENTIAL USE (960 DWELLING UNITS), 24,509 GROSS SQUARE
FEET OF HOTEL USE (38 ROOMS), 21,840 GROSS SQUARE FEET OF OFFICE USE, 18,454 GROSS
SQUARE FEET OF GROUND-FLOOR RETAIL USE, 2484 GROSS SQUARE FEET OF
RETAIL/INDOOR PRIVATELY OWNED PUBLICLY ACCESSIBLE OPEN SPACE, AND 276 OFF-
STREET PARKING SPACES (INCLUDING 12 CAR-SHARE SPACES) , LOCATED AT 655 4t STREET;
280-290 AND 292-296 TOWNSEND STREET, LOTS 026, 028, 050, AND 161-164 AND IN ASSESSOR’S
BLOCK 3787, WITHIN THE CMUO (CENTRAL SOMA MIXED-USE OFFICE) ZONING DISTRICT
AND A 400-CS HEIGHT AND BULK DISTRICT, AND ADOPTING FINDINGS UNDER THE
CALIFORNIA ENVIRONMENTAL QUALITY ACT.
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PREAMBLE

On December 19, 2017, Melinda Sarjapur of Reuben, Junius & Rose, LLP, acting on behalf of 655 4™ Owner
(hereinafter "Project Sponsor") filed Application No. 2014-000203ENX (hereinafter “Application”) with the
Planning Department (hereinafter “Department”) for a Large Project Authorization pursuant to Planning
Code Section 329 with exceptions from Planning Code (“Code”) requirements for “Building Setbacks,
Streetwall Articulation and Tower Separation”; “Usable Open Space for Residential Units”; “POPOS
Design”; “Dwelling Unit Exposure”; “Street Frontage Controls”; “Ground Floor Commercial Street
Frontage Controls”; “Protected Pedestrian-, Cycling-, and Transit-Oriented Street Frontages”; “Wind”;
“Uses on Large Development Sites”; “Narrow and Mid-Block Alley Controls”; and “Central SoMa Bulk
Controls”, to demolish three existing buildings and associated surface parking on the site (655 4t Street,
280-290 and 292-296 Townsend Street) and construct two new 36-40-story, 400 and 360-foot tall, mixed-use
building with 960 dwelling units, a 38-room hotel, office, and ground-floor retail (hereinafter “Project”) at
655 4t Street, Block 3787 Lots 026, 028, 050, 161-164 (hereinafter “Project Site”).

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

The Central SoMa Plan EIR is a Program EIR. Pursuant to CEQA Guideline 15168(c)(2), if the lead agency
finds that no new effects could occur or no new mitigation measures would be required of a proposed
project, the agency may approve the project as being within the scope of the project covered by the program
EIR, and no additional or new environmental review is required. In approving the Central SoMa Plan, the
Commission adopted CEQA findings in its Resolution No. 20183 and hereby incorporates such Findings
by reference.

Additionally, State CEQA Guidelines Section 15183 provides a streamlined environmental review for
projects that are consistent with the development density established by existing zoning, community plan
or general plan policies for which an EIR was certified, except as might be necessary to examine whether
there are project-specific effects which are peculiar to the project or its site. Section 15183 specifies that
examination of environmental effects shall be limited to those effects that (a) are peculiar to the project or
parcel on which the project would be located, (b) were not analyzed as significant effects in a prior EIR on
the zoning action, general plan or community plan with which the project is consistent, (c) are potentially
significant off-site and cumulative impacts which were not discussed in the underlying EIR, or (d) are
previously identified in the EIR, but which are determined to have more severe adverse impact than that
discussed in the underlying EIR. Section 15183(c) specifies that if an impact is not peculiar to the parcel or
to the proposed project, then and EIR need not be prepared for that project solely on the basis of that impact.
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On June 11, 2019, the Department determined that the Project did not require further environmental review
under Section 15183 of the CEQA Guidelines and Public Resources Code Section 21083.3. The Project is
consistent with the adopted zoning controls in the Central SoMa Area Plan and was encompassed within
the analysis contained in the EIR. Since the EIR was finalized, there have been no substantive changes to
the Central SoMa Area Plan and no substantive changes in circumstances that would require major
revisions to the EIR due to the involvement of new significant environmental effects or an increase in the
severity of previously identified significant impacts, and there is no new information of substantial
importance that would change the conclusions set forth in the Final EIR. The file for this project, including
the Central Soma Area Plan EIR and the Community Plan Exemption certificate, is available for review at
the San Francisco Planning Department, 1650 Mission Street, Suite 400, San Francisco, California.

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

On June 20, 2019, the Commission adopted Motion No. ____, approving a Conditional Use Authorization
for the Project (Conditional Use Authorization Application No. 2014.000203CUA), including a Mitigation,
Monitoring, and Reporting Program for the Project, attached as Exhibit __ to Motion No. ___, which are
incorporated herein by this reference thereto as if fully set forth in this Motion.

On June 20, 2019, the San Francisco Planning Commission (hereinafter “Commission”) conducted a duly
noticed public hearing at a regularly scheduled meeting on Large Project Authorization Application No.
2014-000203ENX.

The Planning Department Commission Secretary is the custodian of records; the File for Record No. 2014-
000203ENX is located at 1650 Mission Street, Suite 400, San Francisco, California.

The Commission has heard and considered the testimony presented to it at the public hearing and has
further considered written materials and oral testimony presented on behalf of the applicant, Department
staff, and other interested parties.

MOVED, that the Commission hereby authorizes the Large Project Authorization as requested in
Application No. 2014-000203ENX, subject to the conditions contained in “EXHIBIT A” of this motion, based
on the following findings:

FINDINGS

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

1. The above recitals are accurate and constitute findings of this Commission.
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2. Project Description. The Project includes the demolition of three existing buildings and associated
parking lots on the site and construction of two 360- to 400-foot tall (370 and 425 feet measured to the
roof top mechanical screen, respectively), 36- to 40-story mixed-use buildings. The Project will contain
a total of 1,014,968 gross square feet (“gst”) of residential use with approximately 960 dwelling units
(242 studios; 330 1-bedrooms; 351 2-bedrooms; 37 3-bedrooms); 24,509 gsf of hotel use with
approximately 38 rooms; 21,840 gsf of office use; 18,454 gsf of ground-floor retail; and 2,484 gsf of
retail/interior privately-owned, publicly-accessible open space (“POPOS”) fronting on 4t Street. The
Project will provide approximately 24,495 square feet of outdoor POPOS though landscaped plazas
and mid-block alleys leading from Townsend and 4t Streets through to the center of the site, as well as
approximately 18,432 square feet of privately-accessible open space for building residents, including
132 private balconies and two commonly-accessible rooftop open spaces. The Project will be served by
a below-grade garage accessed along Townsend Street, containing 276 off-street parking spaces and
eight off-street loading spaces. The Project will also include 540 Class 1 and 81 Class 2 bicycle spaces.

3. Site Description and Present Use. The Project site spans seven separate parcels (collectively
encompassing approximately 1.64 acres) with addresses located at 655 4t Street and 280-290 Townsend
and 292-296 Townsend Street (Assessor’s Block 3787, Lots 026, 028, 050, and 161-164) in San Francisco’s
South of Market Neighborhood. The subject site is located at the northeast corner of 4t and Townsend
Streets, and has approximately 275-ft along each of these frontages. Currently, the subject parcels
contain three buildings, including one three-story condominium containing two residential units and
one commercial unit, and two one- to- two-story retail buildings containing uses including H.D.
Buttercup, Balthaup, and the Creamery. The Project site also contains an approximately 4,000 square
foot surface parking lot, and a 2,300 square foot loading area.

4. Surrounding Properties and Neighborhood. The Project site is located in the South of Market
Neighborhood, within the CMUO (Central SoMa Mixed Use-Office) and Central SoMa Special Use
Zoning Districts. The SoMa neighborhood is a high-density downtown neighborhood with a mixture
of low- to- mid-rise development containing commercial, office, industrial, and residential uses, as well
as several undeveloped or underdeveloped sites, such as surface parking lots and single-story
commercial buildings. The Project site is generally bounded by 4t Street to the west, Townsend Street
to the south, four story residential and office buildings to the north at 601 4t Street and 475 Brannan
Street, and a seven-story office building to the east at 260 Townsend Street. The 4t and King Street
Caltrain station is located across the intersection of 4™ and Townsend Streets. To the immediate south
across Townsend Street is a 13-story mixed-use residential, retail, and office development at 250 King
Street (the Beacon). Approximately 200 feet northwest of the Project site is 505 Brannan Street and
proposes development of an eleven-story vertical addition to an existing six-story office building.

5. Public Outreach and Comments. To date, the Department has received two phone calls in opposition
of the Project from residents in an adjacent residential building, siting impacts to their building adjacent
to the Project site on 4t Street as a result of the Project. The Sponsor has conducted multiple one-on-
one meetings with individual stakeholders, community organizations and nearby homeowner’s
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associations, and participated in three additional community outreach forums, as outlined in the
Project Sponsor Brief (Exhibit E).

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

A. Permitted Uses in the CMUO Zoning District. Planning Code Section 848 states that office; most
retail; institutional (except for hospital and medical cannabis dispensary); residential; and certain
production, distribution, and repair uses are principally permitted within the CMUO Zoning
District.

The Project would construct new residential, retail, hotel and office uses principally permitted within the
CMUO Zoning District and is seeking Conditional Use Authorization for construction of an approximately
24,509 gsf hotel use. Thus, the Project complies with Planning Code Section 848.

B. Floor Area Ratio and Purchase of Transferrable Development Rights (TDR). Planning Code
Section 124 establishes basic floor area ratios (FAR) for all zoning districts. However, in the Central
SoMa SUD, no maximum floor area ratio applies to development on lots zoned CMUO. Rather,
parcels located in Central SoMa Fee Tier C that contain new construction of 50,000 non-residential
gross square feet or more and have a FAR of 3-to-1 or more are required to acquire TDR from a
Transfer Lot in order to exceed an FAR of 3-to-1, up to an FAR of 4.25 to 1. Above an FAR of 4.25
to 1, the acquisition of additional TDR is not required.

The Project is located within Central SoMa Fee Tier C and consists of mixed-use development with greater
than 50,000 gsf of nonresidential use. However, the majority of the Project will be residential area, which is
exempt from FAR calculation. The Project is located on a 71,290 square foot site and will contain up to
approximately 67,287 gsf of non-residential use, resulting in an FAR of less than 1-to-1. Accordingly, the
Project does not require the purchase of TDR.

C. Setbacks, Streetwall Articulation, and Tower Separation. Planning Code Section 132.4 outlines
setback, streetwall articulation, and tower separation controls in the Central SoMa SUD. Section
132.4(d)(1) requires that buildings in the Central SoMa SUD be built to the street-or alley-facing
property line up to 65 feet in height, subject to certain exceptions. Section 132.4(d)(2) requires that
towers in the CS Bulk District provide a 15-foot setback along all property lines, starting at 85 feet
in height, and that along 4™ Street between Bryant and Townsend Streets, facades on new
development be set back from the street-facing property line by a minimum depth of five (5) feet
to a minimum height of 25 feet above sidewalk grade, and be designed as an extension of the
sidewalk, free from columns or other obstructions except as allowed under Planning Code Section
136. Section 132.4(d)(3) requires that towers be set back at least 115 feet from any other building
over a height of 85 feet.

SAN FRANCISCO
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The Project will entail construction of two buildings reaching up to 400 feet in height (425 feet to the top of
rooftop appurtenances). The Project is seeking an exception from certain streetwall articulation, setback, and
tower separation requirements of Section 132.4 as part of the Large Project Authorization (See Below).

D. Lot Coverage. Planning Code Section 249.78(d)(6) provides that for residential development
within the Central SoMa Special Use District, the rear yard setback requirements of Planning Code
Section 134 shall not apply, and instead lot coverage is limited to 80 percent at all residential levels,
except that on levels in which all residential units face onto a public right-of-way, 100 percent lot
coverage may occur. The unbuilt portion of the lot shall be open to the sky except for those
obstructions permitted in yards pursuant to Section 136(c) of this Code. Where there is a pattern of
mid-block open space for adjacent buildings, the unbuilt area of the new project shall be designed
to adjoin that mid-block open space.

The Project contains two mixed-use residential buildings which occupy approximately 48,248 square feet of
the 27,290 square foot site, resulting in lot coverage of approximately 67.7%. This area is less than the 80%
lot coverage restriction, and thus the Project complies with Planning Code Section 249.78(d)(6).

E. Residential Usable Open Space. Planning Code Section 135B requires projects within Eastern
Neighborhoods Mixed Use Districts to provide 80 square feet of usable open space per dwelling
unit, if privately accessible, or 54 square feet per unit if publicly-accessible. Planning Code Section
329(e)(3)(B)(vi) provides that development at the Property may seek exception from this standard
in connection with a Large Project Authorization, to reduce the privately-accessible open space to
60 square feet per unit. Further, Planning Code Section 135 requires that tower projects in the
Central SoMa SUD provide at least 36 square feet of usable open space per unit on-site, but
provides that any additional space required by Section 135B above that amount may be satisfied
through in lieu fee payment pursuant to Planning Code Section 427.

The Project is a 960-unit tower development located within the Central SoMa SUD. The Project will include
a total of 18,432 square feet of privately-accessible open space and approximately 24,495 square feet of
POPOS. The Project is seeking exceptions to reduce the private open space requirement from 80 to 60 square
feet per unit, and for a total deficiency of approximately 11,940 square feet of open space (See Below). In
total, the Project would provide a more than 42,927 square feet of usable open space on site, which exceeds
the requirement under Planning Code Section 134 to provide at least 32 square feet per unit on site
(approximately 30,720 square feet).

F. Non-Residential Usable Open Space in the Eastern Neighborhoods. Per Planning Code Section
135.3, within the Eastern Neighborhoods Mixed Use Districts, retail, eating and/or drinking
establishments, wholesale, home and business services, arts activities, institutional and like uses
must provide 1 square foot of open space per each 250 square feet of occupied floor area of new or
added square footage. Office uses must provide must provide 1 square foot of open space per each
50 square feet of occupied floor area of new, converted or added square footage. However, these

SAN FRANCISCO
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requirements do not apply to projects within the Central SoMa SUD, which are instead subject to
privately-owned public open space requirement pursuant to Section 138 (a)(2).

The Project is located within the Central SoMa SUD and subject to privately-owned public open space
requirement (POPOS) per Planning Code Section 138(a)(2). Therefore, the Project is not subject to a non-
residential usable open space requirement per Section 135.3.

G. Privately-Owned Publicly Accessible Open Space. Per Planning Code Section 138, projects
proposing construction of 50,000 gross square feet or more of new non-residential use, excluding
institutional, retail, and PDR uses in the Central SoMa SUD, are required to provide POPOS at a
rate of 1 square foot for each 50 square feet of applicable use. POPOS may be provided on the
Project Site or within 900 feet. On sites of at least 39,661 square feet located south of Bryant, the
required POPOS must be provided outdoors, and such Projects may not pay an in-lieu fee for any
POPOS not provided. Pursuant to Section 138(d)(2), outdoor POPOS must be provided at street
grade up to an amount that equals 15% of the lot area—any additional required open space may
be provided above street grade. Outdoor POPOS provided at grade and must be open to the sky
and must be maximally landscaped with plantings on horizontal and vertical surfaces. Buildings
that directly abut the open space must meet the active space requirements of Section 145.1. All
POPOS space must include at least one publicly-accessible potable water source convenient for
drinking and filling of water bottles; any food service area provided in the required open space
cannot occupy more than 20% of the open space; and any restaurant seating may not take up more
than 20% of the seating and tables provided in the required open space; and all spaces must
facilitate three-stream waste sorting and collection.

The Project contains less than 50,000 gsf of non-residential (excepting retail area) and thus is not subject to
a non-residential open space requirement under Planning Code Section 138. However, the Project will satisfy
a portion of its residential open space requirements under Section 135 through provision of approximately
24,495 square feet of POPOS. The Project is seeking exception from design standards requiring a minimum
height clearance for a portion of these POPOS located below cantilevered building elements as part of the
Large Project Authorization (See Below).

H. Streetscape and Pedestrian Improvements. Planning Code Section 138.1 requires a streetscape
plan in compliance with the Better Streets Plan for new construction on a lot that is greater than
one-half acre in area.

The Project includes the new construction of a multi-building mixed use development on a site that is greater
than one-half acre in area. The Project has submitted a streetscape plan in compliance with the Better Streets
Plan and proposes numerous improvements including installation of new street trees, sidewalk widening
along 4t Street to 15 feet, installation of corner bulb outs, and sidewalk improvements. Therefore, the Project
complies with Planning Code Section 138.1.

SAN FRANCISCO
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I. Bird Safety. Planning Code Section 139 outlines the standards for bird-safe buildings, including
the requirements for location-related and feature-related hazards.

The Project site is not located within close proximity to an Urban Bird Refuge. The Project meets the
requirements of feature-related standards and would install bird-friendly glazing on any feature-related
hazards; therefore, the Project complies with Planning Code Section 139.

J. Dwelling Unit Exposure. Planning Code Section 140 requires that at least one room of all dwelling
units face onto a public street, rear yard or other open area that meets minimum requirements for
area and horizontal dimensions. To meet these requirements, a public street, public alley, side yard
or rear yard must be at least 25 feet in width, or an open area (inner court) must be no less than 25
ft. in every horizontal dimension for the floor at which the dwelling unit is located. Within the
Central SoMa SUD, Planning Code Section 249.78(d)(11) modifies this standard to (1) allow 10% of
units constructed at or below 85 feet to face directly onto an open area that is at least 15 feet by 15
feet; and (2) provide relief from the requirement for increased horizontal dimension sat each
subsequent floor when these units face onto open spaces.

Approximately 777 units (81%) within the Project face public streets and open areas in compliance with
exposure requirements of Planning Code Sections 140 and 249.78(d)(11). The Project is seeking an exception
from exposure requirements for 183 units as part of the Large Project Authorization (See Below).

K. Parking and Loading Entrances. Per Planning Code Section 145.1(c)(2), no more than one-third of
the width or 20 feet, whichever is less, of any given street frontage of a new structure parallel to
and facing a street may be devoted to parking and loading ingress or egress.

The Project is seeking exception to locate a single 35-foot wide entrance to below-grade parking and loading
along Townsend Street as part of the Large Project Authorization (See Below)

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

The Project’s ground floor design generally complies with active use requirements of Sections 145.1 and
249.78(c)(1). However, the Project is seeking exception from depth of active use in certain locations as part
of the Large Project Authorization (See Below).

SAN FRANCISCO
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M. Street Facing Ground Level Spaces. Per Planning Code Section 145.1(c)(5), the floors of street-
fronting interior spaces housing non-residential active uses and lobbies shall be as close as possible
to the level of the adjacent sidewalk at the principal entrance to these spaces.

The active uses along the ground floor of each building are as close as possible to the level of the adjacent
sidewalk, walkways and publicly-accessible plazas, and therefore meet the requirements for ground-level
street-facing spaces of Planning Code Section 145.1.

N. Transparency and Fenestration. Per Planning Code Section 145.1(c)(6), building frontages with
active uses that are not PDR must be fenestrated with transparent windows and doorways for no
less than 60% of the street frontage at the ground level and allow visibility to the inside of the
building. The use of dark or mirrored glass does not count towards the required transparent area.

The Project provides active commercial uses for 69% at its ground floor street frontage along Fourth and
Townsend Streets, and therefore complies with Planning Code Section 145.1..

O. Commercial Street Frontage. Planning Code Section 145.4 requires active commercial uses at the
ground floor of all street frontages along both 4 and Townsend Streets. In this area, individual
ground floor uses must not occupy more than 75 contiguous linear feet for the first 25 feet of depth
along the street-facing fagade.

The Project meets the requirement for active commercial uses on the ground floor. However, the Project is
seeking an exception from requirement limiting such uses to 75 contiguous linear feet with regard to a
proposed flexible retail/interior POPOS space anchoring the corner of 4" and Townsend Street as part of the
Large Project Authorization (See Below).

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

Based on a detailed shadow analysis, the Project would cast shadow on publicly-accessible open spaces
including Willie Mayes Plaza, Giants Promenade, South Beach Park, Townsend-Embarcadero Plaza, and
China Basin Park. However, the Project has been shaped, consistent with the dictates of good design, to
minimize shadow impacts by incorporating separate, slender tower designs and minimizing massing of each
to maximize view corridors, light, and air access to newly-developed open spaces. Accordingly, the Project
as designed complies with the requirements of Section 147.

SAN FRANCISCO
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Q.

Off-Street Parking. Off-street parking is not required for any use in the CMUO Zoning District.
Planning Code Section 151.1 principally permits off-street parking at a ratio of one car for each four
dwelling units and allows up to a maximum ratio of one car for each two dwelling units with
exception granted in connection with Large Project Authorization. The maximum ratio for office
use is up to one car per 3,500 square feet of Occupied Floor Area. The maximum ratio for most
retail uses is one for each 1,500 square feet of Gross Floor Area. The maximum ratio for hotel use
is one car for each 16 guest bedrooms, plus one car for the manager’s dwelling unit, if any.

The Project would contain approximately 960 dwelling units, served by 240 off-street parking spaces and 12
car-share parking spaces - a ratio of 0.25 cars per unit. The Project would contain approximately 21,840 gsf
of office use, served by 6 off-street parking spaces — a ratio of approximately one car per each 3,640 gsf. The
Project would contain approximately 20,938 gsf of retail use (excepting the hotel component), served by 15
off-street parking spaces — a ratio of one car per each 1,396 gsf. The Project would contain an approximately
38-room hotel use, served by 2 off-street parking spaces. Therefore, the Project complies with the requirements
of Planning Code Section 151.1

Required Off-Street Freight Loading. Planning Code Section 152.1 requires 0.1 space per 10,000
square feet of occupied floor area of office use. For retail uses between 10,001 and 30,000 sf of
occupiable floor area (“ofa”), 1 off-street loading spaces is required. For residential and hotel uses,
over 500,000 sf of ofa, 3 off-street loading spaces are required, plus 1 space for each additional
400,000 sf of ofa.

The Project will contain approximately 1,039,477 gsf of combined residential and hotel use, thus resulting
in a requirement of 4 off-street loading spaces. In addition, one off-street loading space is required for the
Project’s approximately 20,938 gsf of retail and retail/indoor POPOS use. No off-street loading spaces are
required for the Project’s approximately 21,840 gsf office use. The Project contains a total of eight off-street
loading spaces, and thus complies with the requirements of Planning Code Section 152.1.

Bicycle Parking. Per Planning Code Section 155.2, buildings containing more than 100 dwelling
units must provide 100 Class One spaces, plus 1 space for each four dwelling units over 100, and 1
Class Two space per each 20 dwelling units. Office use requires 1 Class One space for every 5,000
sf of occupiable floor area (“ofa”), and a minimum of 2 Class Two spaces for any office use greater
than 50,000 sf of ofa. Hotel uses require 1 Class One space for every 30 guest rooms, and a
minimum of 2 Class Two spaces plus 1 Class Two space for every 5,000 sf of ofa of conference,
meeting, or function rooms. Most retail uses require 1 Class One space for every 7,500 sf of ofa, and
a minimum of 2 Class Two spaces, or 1 Class Two space for every 2,500 sf of ofa.

The Project will provide 530 Class One and 48 Class Two parking spaces serving its residential use; 5 Class
One and 2 Class Two spaces serving its office use; 3 Class One and 29 Class Two serving its retail use; and
2 Class One and 2 Class Two spaces serving its hotel use, for a total of 540 Class One spaces and 81 Class
Two spaces. This meets or exceeds the maximum bicycle parking requirement for all uses in the Project, and
thus complies with Planning Code Section 155.2.
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T. Curb Cut Restrictions. Section 155(r) limits curb cuts for garage entries, private driveways, or
other direct access to off-street parking or loading. New curb cuts are generally not permitted
along Townsend Street Brannan Street from 2nd to 6t Streets. Planning Code Section 329 allows for
an exception to this requirement specifically for the site as a Key Site.

The Project will create a new curb cut along its Townsend Street frontage to facilitate parking and loading
access, and is therefore seeking exception from Section 155(r) as part of the Large Project Authorization (See
Below).

U. Showers and Lockers. Section 155.4 requires that showers and lockers be provided in new
buildings. Non-retail sales and service, institutional, industrial, arts, entertainment, and trade shop
uses require two showers and 12 clothes lockers where the occupied floor area exceeds 20,000
square feet, but is no greater than 50,000 square feet. Retail uses require one shower and six clothes
lockers where the occupied floor area exceeds 25,000 square feet but is no greater than 50,000
square feet.

The Project will contain approximately 21,840 gsf of non-retail sales and service use, and approximately
45,447 gsf of retail use, and is therefore required to provide 3 showers and 18 clothes lockers. The Project
will provide the required showers and locker facilities in the basement of the building; therefore, the Project
complies with Section 155.4.

V. Car Share. Planning Code Section 166 requires residential development containing 201 or more
residential units to provide 2 car share spaces, plus 1 additional space for every 200 units over the
first 200. In addition, non-residential development containing 50 or more off-street parking spaces
to provide a ratio of one car-share space, plus one additional car-share space for every 50 parking
spaces over 50.

The Project will contain 960 dwelling units and approximately 24 off-street parking spaces serving combined
non-residential uses, requiring 6 car share spaces. The Project will provide 12 car share spaces, exceeding
the requirements of Planning Code Section 166.

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

The Project is providing off-street parking that is accessory to the dwelling units. These spaces will be
unbundled and sold and/or leased separately from the dwelling units; therefore, the Project meets this
requirement.

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

The Project submitted a completed Environmental Evaluation Application prior to November 16, 2015, and
must achieve 75% of the point target established in the TDM Program Standards, resulting in a target of 15
points for retail use, 13 points for office use, and 27 points for residential use. As currently proposed, the
Project will achieve its required points through the following TDM measures:

o Improve Walking Conditions (Option C — Residential)

e Bicycle Parking (Option A — Retail & Office; Option B — Residential)

e Bicycle Repair Station

o Car-share Parking and Membership (Option C — Retail; Option D -- Residential)
e Delivery Supportive Amenities

e Family TDM Amenities (Options A& B — Residential)

e Family TDM Package

e Multimodal Wayfinding Signage

e  Real Time Transportation Information Displays

o Tailored Transportation Marketing Services (Option B — Retail & Residential)
e Unbundle Parking (Location E — Retail, Office, and Residential)

o Parking Cash Out: Non-Residential Tenants (Retail)

e Parking Supply (Option F — Office; Option H -- Residential)

Y. Dwelling Unit Mix. Planning Code Section 207.6 requires that no less than 40% of the total number
of proposed dwelling units contain at least two bedrooms, or no less than 30% of the total number
of proposed dwelling units contain at least three bedrooms.

The Project will contain approximately 960 dwelling units in a mix of 242 studio (25%), 330 1-bedrooms
(34%), 351 2-bedrooms (37%), and 37 3-bedrooms (4%). Greater than 40% of all dwelling units containing
at least two bedrooms. Therefore, the Project meets the requirements for dwelling unit mix.

Z. Inclusionary Affordable Housing Program. Planning Code Section 415 sets forth the requirements
and procedures for the Inclusionary Affordable Housing Program. Under Planning Code Section
415.3, the current percentage requirements apply to projects that consist of ten or more units.
Pursuant to Planning Code Section 415.5, the Project must pay the Affordable Housing Fee (“Fee”).
This Fee is made payable to the Department of Building Inspection (“DBI”) for use by the Mayor’s
Office of Housing and Community Development for the purpose of increasing affordable housing
citywide. The applicable percentage is dependent on the number of units in the project, the zoning
of the property, if the project is a rental or ownership project, and the date that the project
submitted a complete Project Application.
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The Project Sponsor has submitted an ‘Affidavit of Compliance with the Inclusionary Affordable Housing
Program: Planning Code Section 415,” to satisfy the requirements of the Inclusionary Affordable Housing
Program through payment of the Fee, in an amount to be established by the Mayor's Office of Housing and
Community Development. The applicable percentage is dependent on the total number of units in the project,
the zoning of the property, whether the project is rental or ownership, and the date that the project submitted
a complete Project Application. A complete Project Application was submitted on December 19, 2017;
therefore, pursuant to Planning Code Section 415.3 the Inclusionary Affordable Housing Program
requirement for the Affordable Housing Fee is at a rate equivalent to an off-site requirement of 30%. This
project is a rental project.

AA. Central SoMa SUD, Micro-Retail. Per Planning Code Section 249.78(c)(4)(B), within the Central
SoMa SUD, new development projects on sites of 20,000 square feet or more must provide micro-
retail spaces at a rate of one micro-retail space for every 20,000 square feet of site area, rounded to
the nearest unit. All Micro-Retail units must be on the ground floor, independently and directly
accessed from a public right-of-way or POPOS, and designed to be accessed and operated
independently from other spaces or uses on the subject property. Formula retail uses are not
permitted in the micro-retail spaces.

The Project site is approximately 71,290 square feet, resulting in a requirement to provide 4 micro retail
spaces. The Project will meet this requirement at its ground floor; therefore, the Project complies with
Planning Code Section 249.78(c)(4)(B).

BB. Uses on Large Development Sites. Per Section 249.78(c)(6), on sites larger than 39,661 square feet
south of Harrison Street that involve new construction or an addition of at least 100,000 square feet,
at least two-thirds of the gross floor area of all building area below 160 feet in height shall be non-
residential.

The Project site is located south of Harrison Street and is larger than 39,661 square feet. The Project would
contain approximately 529,313 gsf of building area below a height of 160 feet, approximately 67,287 gsf of
which would be non-residential. The Project is therefore seeking exception from this standard as part of the
Large Project Authorization (See Below).

CC. On-Site Child Care Facilities — Planning Code Section 249.78(e)(4) requires that, prior to issuance
of a building or site permit for a development project subject to the requirements of Section 414.4
(Child Care Requirements for Office and Hotel Development), a Project within the Central SoMa
SUD must elect its choice of the options described in subsection (A), (B) and (E) of Section
414.4(c)(1) as a condition of Project approval to fulfill the Child Care requirements.

The Project is subject to the requirements of Planning Code Section 414.4 and is located within the Central
SoMa SUD. The Project has elected the compliance option under Section 414.4(c)(1)(E) to “combine
payment of an in-lieu fee to the Child Care Capital Fund with construction of a child care facility on the
premises or providing child-care facilities near the premises, either singly or in conjunction with other
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DD.

EE.

FF.

sponsors pursuant to 414.9.” The Project has elected this option in conjunction with the sponsors of the
proposed residential development at 598 Brannan Street. A 5,546 gsf child care facility will be provided on
the 598 Brannan Street project site, and the projects will satisfy the remainder of their joint obligation with
the proposed development at 598 Brannan Street through Fee payment according to the formula provided in
Section 414.9. This election will be reflected as a condition of approval to the Large Project Authorization.
The child care facility will be located in Building 3, which will be constructed in Phase 2 of the 598 Brannan
Street Project.

Wind. Planning Code Section 249.78(d)(7) provides thresholds for wind comfort and wind hazard
levels associated with development within the Central SoMa SUD. Projects must generally refrain
from resulting in wind speeds exceeding a specified “comfort” and “hazard” levels, provided that
exceptions may be grated from these standards as part of a Large Project Authorization.

The Project’s wind study indicates that it will result in test locations exceeding the standards set forth in
Section 249.78(d)(7) for “comfort” and “one-hour hazard” criterion. The Project is seeking an exception
from these standards, pursuant to Planning Code Section 329(d)(13)(D), as part of the Large Project
Authorization for projects within the Central SoMa SUD (See Below).

Mid-Block Alley Setbacks. Planning Code Section 261.1 requires that building frontages abutting
a mid-block passages provided per Section 270.2 that are twenty to thirty feet in width to provide
upper stories that are set back not less than 10 feet above a height of 25 feet.

The Project includes mid-block passages provided per Section 270.2 along its 4% and Townsend Street
frontages, and is seeking exception from upper story setback requirements of Section 261.1 as part of the
Large Project Authorization (See Below).

Central SoMa Bulk Limits. Planning Code Section 270(h) applies massing standards for tower
buildings, including the following: (1) for residential and hotel projects, the maximum gross floor
area of any floor is 12,000 gsf; (2) maximum plan length of 150 feet; (3) maximum diagonal
dimension of 190 feet; and (4) for buildings with a Height of 250 feet or more, the average gross
floor area of the Upper Tower (upper 1/3 of building area above a height of 85 feet) shall not exceed
85 percent of the average gross floor area of the Lower Tower (lower 2/3 of building area above a
height of 85 feet), and the average diagonal of the Upper Tower shall not exceed 92.5 percent of the
average diagonal of the Lower Tower. Exception from these standards is permitted in connection
with Large Project Authorization for Key Sites within the Central SoMa SUD, per Section
329(e)(3)(B).

The Project is seeking exception from tower bulk standards regarding maximum as part of the Large Project
Authorization (See Below).
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GG.

HH.

IL.

II.

KK.

LL.

Transportation Sustainability Fee (“TSF”). Planning Code Section 411A outlines the requirements
for TSF, which applies to the construction of a new non-residential use in excess of 800 gross square
feet.

The Project would contain non-residential use in excess of 800 gross square feet. These uses would be subject
to the TSF requirement, as outlined in Section 411A.

Non-Residential Child Care Fee. Planning Code Section 414 outlines the requirements for the
Non-Residential Child Care Impact Fee, which applies to any project resulting in the net addition
of 25,000 or more gsf of office or hotel use.

The Project would contain 25,000 or more gsf of office or hotel use. The Project is subject to the Non-
Residential Child Care Fee, as outlined in Section 414.

Residential Child Care Impact Fee. Planning Code Section 414A outlines the requirements for the
Residential Child Care Impact Fee, which applies to any project resulting in a net addition of at
least one residential unit.

The Project includes approximately 960 dwelling units. The Project is subject to the Residential Child Care
Impact Fee, as outlined in Section 414A.

Jobs-Housing Linkage Fee. Planning Code Section 413 outlines the requirements for the Jobs-
Housing Linkage Fee, which applies to any project resulting in a net addition of at least 25,000 gsf
certain uses, including office and retail. Credits are available for existing uses on site.

The Project would contain more than 25,000 gross square feet of uses subject to the Jobs-Housing Linkage
Fee, and would therefore be subject to the requirements of Section 413.

Eastern Neighborhoods Infrastructure Impact Fee. Planning Code Section 423 outlines the
requirements for the Eastern Neighborhoods Infrastructure Impact Fee, which applies to all new
construction within the Eastern Neighborhoods Plan Area.

The Project is located within the Eastern Neighborhoods Plan Area, and would result in new construction.
The Project is subject to Eastern Neighborhoods Infrastructure Impact Fee requirements for Tier C
development, as outlined in Section 423.

Public Art. Planning Code Section 429 outlines the requirements for public art. In the case of
construction of a new non-residential use area in excess of 25,000 sf on properties located in the
CMUO Zoning District and located north of Division/Duboce/13t Streets, a project is required to
include works of art costing an amount equal to one percent of the construction cost of the building.
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MM.

NN.

The Project is located in the CMUQO Zoning District, located north of Division/ Duboce / 13" Streets, and
will contain greater than 25,000 sf of non-residential use. The Project is subject to the public art requirement,
as outlined in Section 429.

Central SoMa Community Services Facilities Fee. Planning Code Section 432 is applicable to any
project within the Central SoMa SUD that is in any Central SoMa fee tier and would construct more
than 800 square feet.

The Project would construct more than 800 gross square feet of new use within the Central SoMa SUD. The
Project is subject to the Central SoMa Infrastructure Impact Fee, as outlined in Planning Code Section 433.

Central SoMa Infrastructure Impact Fee. Planning Code Section 433 is applicable to any project
within the Central SoMa SUD that is in any Central SoMa fee tier and would construct more than
800 square feet.

The Project would construct more than 800 gross square feet of new use within the Central SoMa SUD. The
Project is subject to the Central SoMa Infrastructure Impact Fee, as outlined in Planning Code Section 433.

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

Code Section 329(c) lists nine aspects of design review in which a project must comply; the Planning

Commission finds that the project is compliant with these nine aspects as follows:

a) Overall building mass and scale. The Project’s massing and scale allow for a dynamic and
innovative design and are appropriate for the site. The buildings would feature larger ground floors with
each subsequent higher floor would be slightly smaller than the floor below it until approximately two-
thirds up each tower when all floors would become uniform in size. This design creates a stepping effect,
allowing for private terraces on the lower portions of each tower. Further, cantilevered floors are placed
in such a way as to allow for the two segments of the building to operate as separate structures until the
seventh floor, where they connect as one building. The massing of each tower would be split, with one
portion approximately 40 feet taller than the other (55’ to top of rooftop screening). The two towers
would be placed on the site as mirror images of each other. This design would give the impression of four
distinct buildings. The towers are designed to taper away from the property line and towards the center
of the development site, mitigating the appearance of bulk while still providing a prominent and iconic
addition to the San Francisco skyline.

b) Architectural treatments, facade design and building materials. The Project’s architectural
design blends the classic SoMa warehouse with a tower typology. The proposed fagade is approximately
50% solid of a cementitious material with recessed glazing to relate to the South of Market neighborhoods
brick and mortar warehouse construction. The visual appearance of four distinct tower portions will be
reinforced through the use of alternating fenestration patterns between tower elevations, and a material
differentiation using texture and/or color.
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<)

d)

f)

SAN FRANCISCO

The design of lower floors, including building setback areas, commercial space,
townhouses, entries, utilities, and the design and siting of rear yards, parking and loading
access. The Project’s lower floors are contained within district podium structures that split to create a
numerous gateway and alleyways leading pedestrians and building occupants from the active streetscape
along 4" and Townsend Streets through to the landscaped central plaza. The ground floor of the four
podium structures are fronted by a mix of retail and micro-retail uses facing both the street and inwards
towards the central plaza and alleyways. Each building has its lobby facing inward towards the central
plaza, increasing foot traffic and activity along this area. Development has been set back approximately
44 feet from the property line at 4th street, creating a generous welcoming plaza, subsequently leading
to the inner plaza through the 4th street gateway. In addition, the development has been set back 5 feet
along 4 street to allow for sidewalk widening, and 10 feet along Townsend Street to accommodate
heavier pedestrian traffic coming from the Cal Train terminus across the street, as well as the adjacent
bus stop. The Project sits at the property line along Townsend Street, but sets back 44’ from the
neighboring property at 260 Townsend Street to allow room for the project’s sole below grade parking
and loading access. The Project is set back 15 feet from the neighboring properties at the northeast end
of the site, and 10 feet from other neighboring properties to the north. The Project’s lower levels generally
consist of a mix of residential units beginning at level 2 and above, though the eastern tower has mix of
office on levels 2 & 3, residential use on levels 4 & 5, boutique hotel on level 6 & 7, and residential
amenity on level 8.

The provision of required open space, both on- and off-site. In the case of off-site publicly
accessible open space, the design, location, access, size, and equivalence in quality with that
otherwise required on-site. The Project provides a significant amount of open space, including a
ground-floor network of POPOS that will open up this open space amenity to the public in a way unique
to residential projects in San Francisco. The Project also includes various forms of open space: 132
private balconies; 10,512 square feet of common upper-story open space for building residents; and
24,495 square feet of POPOS. The POPOS areas would be provided in a network of ground-floor open
spaces, including pedestrian pathways, pocket parks, sidewalk widening, and a large central courtyard
between the two buildings. The POPOS would include landscaped trees and vegetation, seating, and
public art displays.

The provision of mid-block alleys and pathways on frontages between 200 and 300 linear
feet per the criteria of Section 270, and the design of mid-block alleys and pathways as
required by and pursuant to the criteria set forth in Section 270.2. The Project will create two
new “gateway” mid-block passages, one along each frontage. The 4th Street gateway is 28 feet in width,
and the Townsend Street gateway is 20 feet wide. Retail and pedestrian amenities front both of these
areas. Each passage leads into the interior courtyard—the centerpiece of the Project’s open space
network—and past the courtyard onto the landscaped POPOS beyond.

Streetscape and other public improvements, including tree planting, street furniture, and
lighting. In compliance with Planning Code Section 138.1, the Project includes numerous streetscape
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improvements, including installation of new street trees, re-construction and widening of adjacent
sidewalks, and installation of new bulb outs, street furniture and lighting.

Circulation, including streets, alleys and mid-block pedestrian pathways. The Project is
designed to enhance circulation patterns throughout the property. It proposes to widen the sidewalk
along the entire approximately 255-foot 4th Street frontage, and for approximately 100 feet along
Townsend Street. The property is located at a prominent intersection, and the Project’s curb cut is
located at the northeastern corner of the site along Townsend Street. In consultation with the Planning
Department, MTA, and Department of Public Works via the Streetscape Advisory Team, the single
point of entry to the basement garage has been reduced in size to 35 feet, enhancing circulation by
limiting conflicts with pedestrians and motorists. Finally, the Project proposes a network of ground-
floor open spaces meant to enhance pedestrian circulation around and through the property. This ground
floor open space network includes pedestrian pathways, pocket parks, sidewalk widening, and a large
central courtyard between the two buildings. It will include landscaped trees and vegetation, seating,
and public art displays.

Bulk limits. The overall bulk of the Project is minimized by providing two distinct towers with
staggered height and massing in general conformity with area bulk controls and designed to maximize
view corridors, light, and air access to the central plaza.

Other changes necessary to bring a project into conformance with any relevant design
guidelines, Area Plan or Element of the General Plan. The Project, on balance, meets the
Objectives and Policies of the General Plan. See Below.

Central SoMa Key Site Exceptions & Qualified Amenities. Pursuant to Section 329(e), within the
Central SoMa SUD, certain Code exceptions are available for projects on Key Sites that provide
qualified amenities in excess of what is required by the Code. Qualified additional amenities that may
be provided by these Key Sites include: affordable housing beyond what is required under Section 415
et seq.; land dedication pursuant to Section 413.7 for the construction of affordable housing; PDR at a
greater amount and/or lower rent than is otherwise required under Sections 202.8 or 249.78(c)(5); public
parks, recreation centers, or plazas; and improved pedestrian networks. Exceptions under Section
329(e) may be approved by the Planning Commission if the following criteria are met.

a) The amenities and exceptions would, on balance, be in conformity with and support the

implementation of the Goals, Objectives, and Policies of the Central SoMa Plan,

The Project’s would provide an improved pedestrian network and increased publicly-accessible open spaces

two new mid-block connections and landscaped plazas lined with active retail uses. This new network of

plazas and mid-block connections are intended to improve the overall access to open space within the larger

Central SoMa neighborhood. These amenities are in conformity with and directly advance goals and policy
objectives of the Central SoMa Plan.
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b) The amenities would result in an equal or greater benefit to the City than would occur without the

exceptions, and

The exceptions are necessary to secure provision of the approximately 24,495 square feet of publicly-accessible
open space and an improved pedestrian network. These amenities exceed Planning Code requirements for
new development at the project site.

The exceptions are necessary to facilitate the provision of important public assets that would
otherwise be difficult to locate in a highly developed neighborhood like SoMa.

The Central SoMa Plan area currently suffers from a shortage of usable open space and pedestrian networks
that provide access to public transit systems. The Key Sites Guidelines of the Central SoMa Plan identifies

’

this site as an ideal location for a “substantial, accessible, and inviting public plaza,” as well as for
improvements providing pedestrian access to transit, stating “the ongoing upgrades to Caltrain and the
completion of the Central Subway are both going to bring a lot of new people to the intersection of 4th and
Townsend Streets. To facilitate the movement of these pedestrians across this busy intersection, this
development sites should consider ways to facilitate pedestrian movement through this block, including a
new connection to Lusk Street...” Provision of this open space and improved pedestrian network directly
advances Plan Objectives 4.1 to “Provide a safe, convenient, and attractive walking environment on all
streets in the Plan area, and Objective 5.5. to “Augment the public open space and recreation network with

privately-owned public open spaces.”

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

a) Streetwall Articulation, Building Setbacks, and Tower Separation (Section 132.4). Section 132.4

requires, among other items, (1) Streetwall: that buildings within the Central SoMa SUD be built
up to the street-or alley-facing property line up to 65 feet in height, subject to certain exceptions,
including building fagade architectural articulation and modulation up to eight feet in depth; (2)
Building Setbacks: that towers in the CS Bulk District provide a 15-foot setback along all property

lines for the portion of each building beginning at a height of 85 feet, and that along 4t Street
between Bryant and Townsend Streets, facades on new development be set back from the street-
facing property line by a minimum depth of five feet to a minimum height of 25 feet above sidewalk
grade, and be designed as an extension of the sidewalk, free from columns or other obstructions
except for permitted obstructions under Section 136; and (3) Tower Separation: that tower portion

of any project (area above 85 feet in height on buildings exceeding 160 feet in height) be set back at
least 115 feet from the tower portion of any other tower.

The Project requires exception from these standards as follows:
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Building Setbacks. The Project complies with minimum setback requirements along 4th Street. That frontage
is set back 5 feet from the property line at the southern end of the site and then set back approximately 45 feet
at the northern end of the site to provide additional POPOS between the property line and the building’s
base. The Project requires exception from the required 15-foot setback at a height of 85 feet along two facades,
one on each building. Specifically, a portion of the northwestern-facing facade of the western tower (“Tower
17) is flush with the property line for the entire building. This area fronts onto a 31" ¥ foot deep area on the
adjacent property that is subject to an easement that will prevent future development along the shared
Property line. Additionally, a portion of the eastern tower fronting on Townsend Street (“Tower 2”) is set
back approximately 10 feet (rather than the required 15 feet) from the property line, beginning at a height of
85 feet. This area fronts onto the 81 Ya-foot wide Townsend Street. Finally, portions of Tower 2 will be set
back approximately 10 feet (rather than the required 15 feet) from the adjacent property line to the north.
These areas will be set back approximately 20 feet from the closest point on the adjacent building.

Streetwall Articulation. The Project requires exception from the requirement to provide streetwall at the

property line up to a height of 65 feet as follows: (1) to provide varied setbacks along the entire 255 linear feet
of 4t Street frontage and for a distance of approximately 100 linear feet of Townsend Street frontage in order
to widen the adjacent sidewalk and provide a sense of extended streetscape. While this setback (approximately
5-feet deep) is required along 4" Street, exception is needed for the area of setback along Townsend Street
(approximately 10 feet); (2) to provide an approximately 45 foot setback from 4t Street at the northwest end
of the site, to provide a publicly-accessible courtyard designed to ease pedestrian congestion and enhance the
public realm; and (3) to provide for gradual setbacks exceeding 8-feet and located below a height of 65 feet
in order to facilitate the project’s “twisty” architectural design, which tapers back from the street-facing
property line at each subsequent story above the ground floor up to 65 feet in height, creating a sense of visual

interest and massing relief. These setbacks also create an opportunity for private open spaces.

Tower Separation. The Project requires exception to allow reduced separation of the two towers located on
one development site. Specifically, to allow (1) portions Tower 1B (the shorter segment of the western tower)
to have a separation of 105 feet from Tower 2B (the shorter segment of the eastern tower), and a separation
of 52 feet from Tower 2A (the taller segment of the eastern tower); and (2) portions of tower 1A (the taller
segment of the western tower) to have a separation of 93 feet from Tower 2A (the taller segment of the eastern
tower) and a separation of 52 feet from Tower 2B (the shorter segment of the eastern tower). All adjacent
development is less than 85 feet in height. These areas are consistent with massing discussion in the Key
Sites Guidelines, which anticipated reduced tower separation between the two buildings on this sits to allow
“a perceived separation of approximately 50 feet on the lower half of the tower and 70 feet on the upper third
of the building.”

Given the overall design of the Project and the provided public benefits, the Commission supports these
exceptions from these Planning Code requirements. These exceptions are necessary to facilitate the Project’s
innovative and dynamic design, and they further the intent of Section 132.4 and the Key Sites Guidelines by
contributing to the dynamicism of the neighborhood while maintaining a strong streetwall presence and
sense of “urban room”.
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b)

d)

Residential Usable Open Space (Section 135 & 329(e)(3)(B)(vi). Planning Code Section 135
requires residential projects in the Eastern Neighborhoods to provide either 80 square feet of open
space per unit if it is not publicly-accessible, or 54 square feet per unit if publicly accessible. Section
329(e)(3)(B)(vi) allows the Planning Commission to reduce the Project’s private open space
requirement from 80 square feet per unit to 60 square feet as part of the Large project
Authorization.

The Project requests reduction in the private usable open space requirement from 80 square feet to 60 square
feet per unit, to facilitate greater density of residential development on a relatively small site. Applying this
standard, the Project’s 24,495 square foot ground floor network of POPOS satisfies the open space
requirement for 454 units, nearly half of its unit count. In addition, the requirement for 132 units would be
satisfied through provision of private balconies over 60 square feet in size, and the requirement for an
additional 175 units would be satisfied through provision of 10,512 square feet of private common open space.
To accommodate a high density of residential development, the Project will require exception from usable
open space requirements for approximately 199 units, or approximately 11,940 square feet. The Project will
meet the minimum on-site usable open space requirement of 36 square feet per unit for residential towers in
the Central SoMa SUD. Given overall amount of open space provided by the Project and design of these
spaces, the Commission supports an exception to this Planning Code requirement.

POPOS Design Standards (Section 138(d)). Planning Code Section 138(d)(2)(E)(i) requires that
POPOS be open to the sky, except for permitted obstructions per Planning Code Section 136 and
subject to an allowance of up to 10% of the space to be located under cantilevered portions of the
building if the space has a minimum height of 20 feet.

The Project proposes 24,495 square feet of outdoor POPOS, approximately 2,102 square feet of which would
not be open to the sky. This area is within the 10% allowance under Section 135. However, the Project
requires an exception to locate portions of outdoor POPOS below cantilevered building area less than 20 feet
in height. Specifically, the building cantilevers over: (1) a portion of the 3,115 square foot publicly-accessible
plaza on 4" Street, starting at a height of 11’ 10”; and (2) the mid-block passage connecting from 4 Street
to the central plaza, starting at a height of 12" 6”. Approximately 502 square feet in these areas would be
have a height of less than 20 feet. The cantilevered massing facilitates the building’s distinctive architectural
style which steps up at each floor, creating a visual line of site towards the open sky and an intended
perception of grandeur. Given overall design of the POPOS, the Commission supports an exception to this
Planning Code requirement.

Dwelling Unit Exposure (Sections 140 and 249.78). Planning Code Section 140 requires all
dwelling units to have exposure onto either a public street, public alley, side yard of at least 25 feet
in depth; a code-compliant rear yard; or open area that is no less than 25 feet in every horizontal
dimension for the floor at which the dwelling unit in question is located and the floor immediately
above it, with an increase of five feet in every horizontal dimension at each subsequent floor.
Section 249.78(d)(11) modifies this requirement within the Central SoMa SUD to (1) allow 10% of
units constructed at or below 85 feet to face directly onto an open area that is at least 15 feet by 15
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feet, and (2) relief from the requirement for increased horizontal dimensions at each subsequent
floor when these units face onto open spaces.

The Project requires an exception for approximately 183 of its 960 units (19%) which face setbacks and open
areas that do not meet the strict dimensions of the Planning Code. All units facing the Project’s interior plaza
comply with the exposure requirement: at approximately 105" by 93.5", the courtyard provides a significant
source of light and air to these features. Exception is required for units located on two facades: the
northeastern facade of the eastern tower and the northwestern facade of the western tower. The affected units
would face onto either a 31-foot deep easement area which will not allow for future development or a 15 foot
setback, and are largely located above the level of allowable building height on adjacent properties. The
Commission supports an exception to this requirement given the height of the subject building

Street Frontage Controls (Section 145.1 & 249.78(c)(1). Planning Code Section 145.1 requires
projects in the CMUO District to limit parking and loading entrances to 1/3 the width of the
respective building frontage or 20 feet, whichever is less. Additionally, “active” uses are required
within the first 25 feet of building depth on the ground floor and 15 feet on floors above from any
facade facing a street at least 30 feet in width. Building systems may be exempted by the Zoning
Administrator if they do not negatively impact the quality of the ground floor space. In the Central
SoMa SUD, active use requirements are also required along any outdoor publicly-accessible
POPOS.

The Project requires exception to provide a single 35-foot wide point of entry into the below-grade parking
and loading. This width is required to provide shared parking and loading access and accommodate turn
radius of cars and freight loading vehicles. This width of curb cut will allow three lanes of entry onto the
site, lowering queues in the Townsend Street right-of-way by more efficiently allowing entry into the
basement area. A number of services are located within the basement to internalize the potential transit-
disrupting effects of loading and unloading, including valet parking. The Project further avoids the potential
for pedestrian and vehicle conflicts by avoiding curb cuts along 4 Street and providing minimal parking for
commercial uses and code-compliant parking for residents.

In addition, the Project requires minor exceptions from active use requirements for (1) approximately 72
combined linear feet along the buildings’ mechanical cores that front interior POPOS; (2) limited retail uses
less than 25 feet of deep at the ground floor and 15 feet on certain upper stories, including (a) approximately
36 linear feet of micro retail use fronting the Project’s 4t Street plaza and 25 linear feet along Townsend
Street which back up to the mechanical core and back-of-house areas; and (b) approximately 75 combined
linear feet of retail use fronting onto the POPOS. These areas will not negatively impact ground floor
design. The Project contains more than 1,300 linear feet of street and POPOS frontages, which are
predominantly lined by active use in compliance with this Section.

Commercial Street Frontage (Section 145.4). Planning Code Section 145.4 requires active
commercial uses at the ground floor of all street frontages along both 4t and Townsend Streets. In
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this area, individual ground floor uses must not occupy more than 75 contiguous linear feet for the
first 25 feet of depth along the street-facing fagade.

The Project requires exception to allow the retail/interior POPOS area anchoring the northwest corner of 4"
and Townsend Streets to extend for 80 continuous linear feet (vather than 75) along Townsend Street. The
Commission supports this exception due to the prominent location of this active retail and/or interior POPOS
space, which will act as a pedestrian gateway to the project.

Curb Cut Restrictions (Section 155(r)). Planning Code Section 155(r) generally prohibits new curb
cuts along Townsend Street between 27 and 6t Streets, but allows for the Project to seek exception
from this standard as part of the Large Project Authorization.

The Project requires an exception to locate a new 35" wide curb cut along its Townsend Street frontage
providing combine parking and loading access to the below-grade garage. This is consistent with design
guidelines adopted in connection with the Central SoMa Plan which call for vehicular access along Townsend
Street on this site in order to minimize the potential for impacts to transit vehicles traversing 4" Street.
Therefore, the Commission supports this exception to this Planning Code requirement.

Wind Standards (Section 249.78(d)(7)). This Section provides thresholds for wind comfort and
wind hazard levels associated with development within the Central SoMa Plan area, as follows:

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

Wind Hazard. Projects must refrain from resulting in net new locations with an exceedance of the
“One-Hour Hazard Criterion” (ground-level equivalent wind speed of 26 mph for more than one
hour per year per test location), except that exceedance from this standard may be allowed by the
Planning Commission where (1) The project, with mitigations, does not result in net new locations
with an exceedance of the “Nine-Hour Hazard Criterion” (ground-level equivalent wind speed of
26 mph for more than nine hours per year per test location); (2) The project has undertaken all
feasible measures to reduce hazardous wind speeds, such as building sculpting and
appurtenances, permanent wind baffling measures, and landscaping; and (3) meeting the
requirements of the One-Hour Hazard Criterion standard would detract from the building design
or unduly restrict the square footage of the project.
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j)

The Project requires exception from both the wind comfort and wind hazard standards. The Project will result
in wind speeds at a total of 52 test locations (out of 60) that exceed the Comfort Criterion and 23 test locations
(out of 60) that exceed the One-Hour Hazard Criterion. Wind baffling measures will reduce the locations
that exceed the Comfort Criterion from 52 to 48, and would reduce the locations that exceed the One-Hour
Hazard Criterion from 23 to 4. The Project would not result in any new exceedance of the 9-Hour Hazard
Criterion. The Commission supports this exception from these standards since:

o The Project would not result in any exceedance of the Nine Hour Hazard Criterion;

o The Project has undertaken all feasible measures to reduce hazardous wind speeds including refinement
of building massing; provision of a voided terrace on the facade of Tower 1B; installation of wind canopies
on all towers; and installation of a 6-foot wide by 10-foot tall wind screen in the public right of way; and
substantial on-site landscaping; and

o Further reduction of wind speeds would detract from building design and/or unduly restrict the square
footage of the project. The project massing has already undergone significant revisions and reductions
in order to mitigate wind conditions.

Commercial Orientation of Large Sites (Section 249.78(c)(6). This Section requires development
sites south of Harrison Street and larger than 40,000 square feet that propose a project over 100,000
square feet in size to provide at least two thirds of all building area below 160 feet in height as non-
residential.

The Project requires exception from this requirement, since the Project is one of the only Key Sites in the
Central SoMa Plan Area anticipated to provide predominantly residential development. At 960 dwelling
units, the Project is anticipated to deliver nearly 1/5 of the total residential units anticipated to be constructed
within the Plan area. The Commission supports this exception due to the overall design and program.
Currently, new housing is a top priority for the City and County of San Francisco and this exception allows
for the construction of new housing.

Narrow and Mid-Block Alley Controls (Section 261.1). This Section requires that building
frontages abutting a mid-block passages provided per Section 270.2 that are twenty to thirty feet
in width to provide upper stories that are set back not less than 10 feet above a height of 25 feet.

The Project includes mid-block passages provided per Section 270.2 along its 4% and Townsend Street
frontages ranging from 20-28 feet in width. The Project requires exception to allow for areas adjacent to both
alleys that do not set back 10 feet above a height of 25 feet. Given the overall design of these mid-block
passages, the Commission supports this exception.

Tower Bulk (Section 270(h)). Planning Code Section 270(h) applies a number of bulk restricts to
tower development in the Central SoMa SUD, including: (1) for residential and hotel projects, the
maximum gross floor area of any floor is 12,000 gsf; (2) maximum plan length of 150 feet; (3)
maximum diagonal dimension of 190 feet; and (4) for buildings with a Height of 250 feet or more,
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the average gross floor area of the Upper Tower (upper 1/3 of building area above a height of 85
feet) shall not exceed 85 percent of the average gross floor area of the Lower Tower (lower 2/3 of
building area above a height of 85 feet), and the average diagonal of the Upper Tower shall not
exceed 92.5 percent of the average diagonal of the Lower Tower. Exception from these standards
is permitted in connection with Large Project Authorization for Key Sites within the Central SoMa
SUD, per Section 329(e)(3)(B).

Both of the Project’s towers comply with the average floor area ratio requirements comparing upper and
lower portions of the towers. However, the Project requires an exception to the length and diagonal dimension
requirements, as well as the 12,000 gross square foot floorplate limit. The floorplates of floors 9 through 21
in Tower 1 exceed the 12,000 gsf requirement, ranging in size from 15,011 gsf to 12,188 gsf. The remaining
21 stories comply. In addition, the Project’s maximum length is 179" 8”, and maximum diagonal is 217" 8”.
On Tower 2, levels 9 through 26 exceed maximum gfa requirement, ranging from 18,289 gsf to 12,008 gsf.
In addition, Tower 2’s maximum length is 227’ 3”7, and maximum diagonal dimension is 258" 5”. These
massing exceptions are in general conformity with bulk exceptions anticipated under the Key Sites
Guidelines adopted in connection with the Central SoMa Plan for development at this site.

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

Objectives and Policies

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

Policy 1.1:

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

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

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

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

Policy 2.3:

SAN FRANCISCO
PLANNING DEPARTMENT 25



Draft Motion RECORD NO. 2014-000203ENX
June 20, 2019 655 4t Street

Maintain a favorable social and cultural climate in the city in order to enhance its attractiveness as a
firm location.

OBJECTIVE 3:

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

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

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

The Project will contain approximately 20,938 gross square feet of retail use, approximately 24,509 gross square
feet of hotel use, and approximately 21,480 gross square feet of office use, expanding employment opportunities
for city residents within close proximity to a range of public transit options. These uses will help to retain existing
commercial and industrial activity and attract new such activity. The Project will also include up to 4 micro-
retail spaces intended to contain smaller-scale neighborhood-serving uses.

URBAN DESIGN ELEMENT:

OBJECTIVE 1:
EMPHASIS OF THE CHARACTERISTIC PATTERN WHICH GIVES TO THE CITY AND ITS
NEIGHBORHOODS AN IMAGE, A SENSE OF PURPOSE, AND A MEANS OF ORIENTATION.

Policy 1.3:
Recognize that buildings, when seen together, produce a total effect that characterizes the city and its
districts.

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

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

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

Policy 3.2:
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Avoid extreme contrasts in color, shape and other characteristics which will cause new buildings to
stand out in excess of their public importance.

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

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

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

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

The Project will provide innovative and distinctive architecture that will elevate the standard for new
development in the Plan area. The building materials are of high quality. The Project will feature two separate
towers featuring staggered heights which will minimize the appearance of massing and scale to avoid
overwhelming or dominating appearance in new construction.

HOUSING ELEMENT

Objectives and Policies

OBJECTIVE 11:
SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN FRANCISCO’S
NEIGHBORHOODS.

Policy 11.1
Promote the construction and rehabilitation of well-designed housing that emphasizes beauty,
flexibility, and innovative design, and respects existing neighborhood character.

Policy 11.2
Ensure implementation of accepted design standards in project approvals.

Policy 11.3
Ensure growth is accommodated without substantially and adversely impacting existing residential
neighborhood character.

Policy 11.4:
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Continue to utilize zoning districts which conform to a generalized residential land use and density
plan and the General Plan.

Policy 11.6
Foster a sense of community through architectural design, using features that promote community
interaction.

Policy 11.8
Consider a neighborhood’s character when integrating new uses, and minimize disruption caused by
expansion of institutions into residential areas.

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

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

The Project will provide innovative and distinctive architecture that will elevate the standard for new
development in the Plan area. The Project Sponsor has worked with City staff to develop a project that
incorporates a dynamic and distinctive design and maximizes public benefit through provision of improved
pedestrian networks and publicly-accessible open space. The Project was designed in conjunction with the
development and implementation of the Central SoMa Plan to create a development that would meet the goals,
objectives and policies of the plan, as well as comply with design guidelines and planning code requirements. The
Project will provide 960 residential units on a site where only two residential units exist and includes a central
plaza that will be publicly accessible and provide access through the site. The Project will feature two separate
towers featuring staggered heights which will minimize the appearance of massing and scale to avoid
overwhelming or dominating appearance in new construction.

CENTRAL SOMA PLAN

GOAL 2: MAINTAIN A DIVERSITY OF RESIDENTS

Objectives and Policies

OBJECTIVE 2.3:

ENSURE THAT AT LEAST 33 PERCENT OF NEW HOUSING IS ADDORDABLE TO VERY LOW,
LOW, AND MODERATE-INCOME HOUSEHOLDS

Policy 2.3.2:

Require contribution to affordable housing from commercial uses.
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Policy 2.3.3:
Ensure that affordable housing generated by the Central SoMa Plan stays in the neighborhood.

Objective 2.6:
Support Services — Schools, Child Care, and Community Services — Necessary to Serve Local Residents

Policy 2.6.2:
Help facilitate the creation of childcare facilities.

The Project will satisfy the Inclusionary Housing Program through payment of an In-Lieu Fee that will be used
to facilitate construction of affordable housing in proximity to the Plan Area. The Project will jointly contribute
to development of a 5,546 square foot child care facility in the mixed-use office development at 598 Brannan
Street.

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

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

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

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

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

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

The Project will not result in removal of PDR space within the Plan area. The Project will provide approximately
20,938 gsf of ground floor retail use, lining 4% and Townsend Streets as well as POPOS. The Project will also
include approximately 24,509 gsf of hotel use and 21,840 gsf of office use, which will accommodate significant
opportunities for job growth within the Central SoMa SUD.

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

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

Policy 4.1.1:
Ensure streets throughout the Plan Area are designed in accordance with the City’s Vison Zero Policy.

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

Policy 4.1.7:
Provide corner sidewalk extensions to enhance pedestrian safety at crosswalks, in keeping with the
Better Streets Plan.

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

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

OBJECTIVE 4.4:
ENCOURAGE MODE SHIFT AWAY FROM PRIVATE AUTOMOBILE USAGE

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

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

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

The Project will provide a total of 264 off-street parking spaces to accommodate all residential and non-residential
uses, which is below the maximum allowed. Additionally, a total of 540 Class 1 and 81 Class 2 bicycle spaces will
be provided. The Project has also developed a TDM Program and will for incorporate improvements to the
pedestrian network, including bulb-outs and widening of adjacent sidewalks. All street and sidewalk
improvements will comply with the City’s Better Street’s Plan and Vision Zero Policy.

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

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

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

The Project will provide approximately 24,495 square feet of POPOS.

GOAL 6: CREATE AN ENVIRONMENTALLY SUSTAINABLE AND RESILIENT
NEIGHBORHOOD OBJECTIVES AND POLICIES

Objectives and Policies

OBJECTIVE 6.2:
MINIMIZE GREENHOUSE GAS EMISSIONS

Policy 6.2.1:
Maximize energy efficiency in the built environments.

Policy 6.2.2:
Maximize onsite renewable energy generation.

Policy 6.2.3:
Satisfy 100 percent of electricity demand using greenhouse gas-free power supplies.

The Project will meet all Title 24 Energy Standards and, as required for development sites within the Central
SoMa SUD, will comply with the Renewable Energy Requirements, pursuant to Planning Code 249.78.

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

Objectives and Policies

OBJECTIVE 8.1:

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

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

Policy 8.1.2:
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10.

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

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

Policy 8.1.4:
Minimize parking and loading entrances.

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

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

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

Policy 8.6.2:
Promote innovative and contextually-appropriate design.

Policy 8.6.4:
Design buildings to be mindful of wind.

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

The Project Sponsor has worked with City staff to develop a project that incorporates a dynamic and distinctive
design and maximizes public benefit through provision of improved pedestrian networks and publicly-accessible
open space. The Project’s massing has been designed to advance the intent of area plan standards. The Project
incorporates features on-site to mitigate potential wind impacts.

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

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

The Project site currently contains 52,590 square feet of commercial use, including the Creamery
neighborhood café, a taqueria, a designer furnishing store, and a catering service. The Project would create
approximately 20,938 gsf of new neighborhood serving retail uses, including four new micro retail spaces,
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and a gross square feet of new retail use, including seven new micro-retail spaces, and approximately 24,509
gsf of hotel use, enhancing future opportunities for employment and ownership of area 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 would remove two existing dwelling units and construct 960 dwelling units in a range of size
and unit types, increasing the City’s available housing stock and preserving cultural and economic diversity.
In addition, the Project’s office and retail components will conserve and protect the neighborhood’s existing
commercial character.

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

The Project will not displace any affordable housing units. The Project will construct 960 new dwelling
units and will satisfy the City’s Inclusionary Housing Program through payment of an in-lieu fee, which
will be used to fund development of affordable housing within the area bounded by Market Street, the
Embarcadero, King Street, Division Street, and South Van Ness Avenue.  The Project’s commercial
components will also be subject to payment of the City’s Jobs-Housing Linkage Fee, which will be used to
develop and preserve affordable housing options throughout the City.

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

The Project will not impede transit service, or overburden streets or neighborhood parking. The Project will
contain off-street parking spaces to serve residential and non-residential uses within the ratios principally
permitted by the Planning Code, and will participate in the City’s Transportation Demand Management
Program. The site is within walking distance of San Francisco’s downtown, Financial District, and office
hubs around SoMa, as well as the Montgomery Street BART station, and is located kitty corner from the 4
and King Caltrain station, providing access to the East Bay, the peninsula and into Silicon Valley. The
Property is also extremely well-served by public transit. The Property is within walking distance of the 09,
09A, 10, 16A, 16B, 30, 45, 47, 76, 80X, 81X, 82X and 91 bus lines. The Project is also located along the
future Central Subway line.

e. That a diverse economic base be maintained by protecting our industrial and service sectors from
displacement due to commercial office development, and that future opportunities for resident
employment and ownership in these sectors be enhanced.

The site contains no industrial use, and proposes largely residential development. The Project will also
contain approximately 20,938 gsf of new retail development, split amongst a number of individual retail
units of varying size, providing future opportunities for resident employment and ownership.
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11.

12.

13.

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

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

g. That landmarks and historic buildings be preserved.
The Project site does not contain any City Landmarks or historic buildings.

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

The Project has been designed to minimize sunlight and vista impacts to City parks and open spaces

First Source Hiring. The Project is subject to the requirements of the First Source Hiring Program as
they apply to permits for residential development (Administrative Code Section 83.11), and the Project
Sponsor shall comply with the requirements of this Program as to all construction work and on-going
employment required for the Project. Prior to the issuance of any building permit to construct or a First
Addendum to the Site Permit, the Project Sponsor shall have a First Source Hiring Construction and
Employment Program approved by the First Source Hiring Administrator, and evidenced in writing.
In the event that both the Director of Planning and the First Source Hiring Administrator agree, the
approval of the Employment Program may be delayed as needed.

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

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

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

That based upon the Record, the submissions by the Applicant, the staff of the Department and other
interested parties, the oral testimony presented to this Commission at the public hearings, and all other
written materials submitted by all parties, the Commission hereby APPROVES Large Project
Authorization Application No. 2014-000203ENX subject to the following conditions attached hereto as
“EXHIBIT A” in general conformance with plans on file, dated June 6, 2019, and stamped “EXHIBIT B”,
which is incorporated herein by reference as though fully set forth.

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

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Large Project
Authorization to the Board of Appeals within fifteen (15) days after the date of this Motion. The effective
date of this Motion shall be the date of this Motion if not appealed (After the 15-day period has expired)
OR the date of the decision of the Board of Appeals if appealed to the Board of Appeals. For further
information, please contact the Board of Appeals in person at 1650 Mission Street, Room 304, San Francisco,
CA 94103, or call (415) 575-6880.

Protest of Fee or Exaction: You may protest any fee or exaction subject to Government Code Section 66000
that is imposed as a condition of approval by following the procedures set forth in Government Code
Section 66020. The protest must satisfy the requirements of Government Code Section 66020(a) and must
be filed within 90 days of the date of the first approval or conditional approval of the development
referencing the challenged fee or exaction. For purposes of Government Code Section 66020, the date of
imposition of the fee shall be the date of the earliest discretionary approval by the City of the subject
development.

If the City has not previously given Notice of an earlier discretionary approval of the project, the Planning
Commission’s adoption of this Motion, Resolution, Discretionary Review Action or the Zoning
Administrator’s Variance Decision Letter constitutes the approval or conditional approval of the
development and the City hereby gives NOTICE that the 90-day protest period under Government Code
Section 66020 has begun. If the City has already given Notice that the 90-day approval period has begun
for the subject development, then this document does not re-commence the 90-day approval period.

I hereby certify that the Planning Commission ADOPTED the foregoing Motion on June 20, 2019.
Jonas P. Ionin
Commission Secretary

AYES:
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EXHIBIT A
AUTHORIZATION

This authorization is for a Large Project Authorization to allow new construction of a two 36- to- 40-story
mixed-use buildings, containing a total of 1,014,968 gross square feet of residential use with 960 dwelling
units, 24,509 gross square feet of hotel use with 38 guest rooms, 21,840 gross square feet of office use; 18,454
gross square feet of retail; and 2,484 gsf of retail/interior POPOS at 655 4t Street, 280-290 and 292-296
Townsend Street, Block 3787, Lots 045 and 050-052, pursuant to Planning Code Section 329 within the
CMUO Zoning District, Central SoMa Special Use District and 400-CS Height and Bulk district; in general
conformance with plans, dated June 6, 2019, and stamped “EXHIBIT B” included in the docket for Record
No. 2014.000203ENX and subject to conditions of approval reviewed and approved by the Commission on
June 20, 2019 under Motion No . 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 June 20, 2019 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
Large 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 five (5) 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 five-year period.

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

Expiration and Renewal. Should a Building or Site Permit be sought after the five (5) year period
has lapsed, the project sponsor must seek a renewal of this Authorization by filing an application
for an amendment to the original Authorization or a new application for Authorization. Should
the project sponsor decline to so file, and decline to withdraw the permit application, the
Commission shall conduct a public hearing in order to consider the revocation of the
Authorization. Should the Commission not revoke the Authorization following the closure of the
public hearing, the Commission shall determine the extension of time for the continued validity of
the Authorization.

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

Diligent Pursuit. Once a site or Building Permit has been issued, construction must commence
within the timeframe required by the Department of Building Inspection and be continued
diligently to completion. Failure to do so shall be grounds for the Commission to consider revoking
the approval if more than five (5) years have passed since this Authorization was approved.

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

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

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

Conformity with Current Law. No application for Building Permit, Site Permit, or other
entitlement shall be approved unless it complies with all applicable provisions of City Codes in
effect at the time of such approval.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org
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Additional Project Authorization. The Project Sponsor must obtain a Conditional Use
Authorization under Sections 303, 317, an 848 for removal of two dwelling units at the property
and to establish a hotel use in the Central SoMa Mixed Use Office Zoning District, 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 415-575-6863,
www.sf-planning.org

Mitigation Measures. Mitigation measures described in the MMRP attached as Exhibit C are
necessary to avoid potential significant effects of the proposed project and have been agreed to by
the project sponsor. Their implementation is a condition of project approval.

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

DESIGN - COMPLIANCE AT PLAN STAGE

8.

10.

11.

Final Materials. The Project Sponsor shall continue to work with Planning Department on the
building design. Final materials, glazing, color, texture, landscaping, and detailing shall be subject
to Department staff review and approval. The architectural addenda shall be reviewed and
approved by the Planning Department prior to issuance.

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

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

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

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

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

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
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12.

13.

14.

15.

Better Streets Plan and all applicable City standards. The Project Sponsor shall complete final
design of all required street improvements, including procurement of relevant City permits, prior
to issuance of first architectural addenda, and shall complete construction of all required street
improvements prior to issuance of first temporary certificate of occupancy.

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

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

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

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

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

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 recommends the following preference schedule in
locating new transformer vaults, in order of most to least desirable: (1) on-site, likely at the
northwest end of the site, adjacent to the driveway of the 601 Fourth Street property; (2) on-site, in
an alternate location of the building at or near grade; (3) on-site, in a basement area accessed via
garage or other access point without use of separate doors on a ground floor fagade facing a public
right-of way; on-site, in a driveway, underground. The final selected preference shall adhere to
the Memorandum of Understanding regarding Electrical Transformer Locations for Private
Development Projects between Public Works and the Planning Department dated January 2, 2019.
For information about compliance, contact Bureau of Street Use and Mapping, Department of Public Works

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

Noise, Ambient. Interior occupiable spaces shall be insulated from ambient noise levels.
Specifically, in areas identified by the Environmental Protection Element, Map1l, “Background
Noise Levels,” of the General Plan that exceed the thresholds of Article 29 in the Police Code, new
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developments shall install and maintain glazing rated to a level that insulate interior occupiable
areas from Background Noise and comply with Title 24.
For information about compliance, contact the Environmental Health Section, Department of Public Health

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

PARKING AND TRAFFIC

16.

17.

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 415-558-
6377, www.sf-planning.org.

Car Share. Pursuant to Planning Code Section 166, no fewer than six (6) car share space shall be
made available, at no cost, to a certified car share organization for the purposes of providing car
share services for its service subscribers.

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

Bicycle Parking. Pursuant to Planning Code Sections 155, 155.1, and 155.2, the Project shall
provide no fewer than 323 Class 1 bicycle parking spaces and 58 Class 2 (315 Class 1 and 48 Class 2
spaces for the residential portion of the Project and 8 Class 1 and 10 Class 2 spaces for the commercial portion
of the Project). SFMTA has final authority on the type, placement and number of Class 2 bicycle
racks within the public ROW. Prior to issuance of first architectural addenda, the project sponsor
shall contact the SFMTA Bike Parking Program at bikeparking@sfmta.com to coordinate the

installation of on-street bicycle racks and ensure that the proposed bicycle racks meet the SFMTA’s
bicycle parking guidelines. Depending on local site conditions and anticipated demand, SFMTA
may request the project sponsor pay an in-lieu fee for Class II bike racks required by the Planning
Code.
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19.

20.

21.

22.

23.

24.

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

Showers and Clothes Lockers. Pursuant to Planning Code Section 155.3, the Project shall provide
no fewer than 3 showers and 18 clothes lockers.

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

Parking Maximum. Pursuant to Planning Code Section 151.1, the Project shall provide no more
than two hundred and sixty-four (264) off-street parking spaces.

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

Off-Street Loading. Pursuant to Planning Code Section 152, the Project will provide five (5) off-
street loading spaces.

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

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

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

www.sf-planning.org

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

26.

27.

28.

29.

Discriminatory Housing policy, pursuant to Administrative Code Section 1.61.
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org

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

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

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

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

Jobs-Housing Linkage. 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 415-558-6378,
www.sf-planning.org

Child-Care Requirements for Office and Hotel Development. Child-Care Requirements for
Office and Hotel Development. The Project is subject to Childcare Fee for Office and Hotel
Development Projects, as applicable, pursuant to Planning Code Section 414. Pursuant to Planning
Code Section 249.78(e)(4), prior to issuance of a building or site permit the Project must elect its
choice of the options described in subsection (A), (B) and (E) of Section 414.4(c)(1) as a condition of
Project approval. The Project anticipates electing compliance option under Section 414.4(c)(1)(E) to
“combine payment of an in -lieu fee to the Child Care Capital Fund with construction of a child
care facility on the premises or providing child-care facilities near the premises, either singly or in
conjunction with other sponsors pursuant to 414.9.” The Project anticipates such election would be
made in conjunction with the sponsors of the proposed residential development at 598 Brannan
Street. In the event the Project intends to elect an alternate method of compliance as provided in
Section 249.78(e)(4), it shall notify the Planning Department of this change prior to issuance of a
building or site permit for the Project.

For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org
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30.

31.

32.

33.

34.

35.

36.

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

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

Eastern Neighborhoods Infrastructure Impact Fee. The Project is subject to the Eastern
Neighborhoods Infrastructure Impact Fee, as applicable, pursuant to Planning Code Section 423.
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org

Eastern Neighborhoods Usable Open Space In Lieu Fee for EN Mixed Use Non-residential
Projects. The Project is subject to the Eastern Neighborhoods Usable Open Space In-Lieu Fee, as
applicable, pursuant to Planning Code Section 426.

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

Eastern Neighborhoods Payment in case of variance or exception. The Project is subject to the
Eastern Neighborhoods Fee, as applicable, due to the granting of an exception per Section 329 from
usable open space requirements for residential use, pursuant to Planning Code Section 427.

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

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

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

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

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

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

38. Central SoMa Infrastructure Impact Fee. The Project is subject to the Central SoMa Infrastructure
Impact Fee, as applicable, pursuant to Planning Code Section 433.
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org

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

AFFORDABLE HOUSING

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

40. Requirement. Pursuant to Planning Code Section 415.5, the Project Sponsor must pay an
Affordable Housing Fee at a rate equivalent to the applicable percentage of the number of units in
an off-site project needed to satisfy the Inclusionary Affordable Housing Program Requirement for
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41.

the principal project. The applicable percentage for this project is thirty percent (30%) because it is
a rental project. The Project Sponsor shall pay the applicable Affordable Housing Fee at the prior
to the issuance of the first construction document.

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

www.sf-planning.org or the Mayor’s Office of Housing and Community Development at 415-701-5500,
www.sf-moh.org.

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

As provided in the Inclusionary Affordable Housing Program, the applicable Procedures Manual
is the manual in effect at the time the subject units are made available for sale or rent.

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

www.sf-moh.org.

a. The Project Sponsor must pay the Fee in full sum to the Development Fee Collection Unit at
the DBI for use by MOHCD prior to the issuance of the first construction document.

b. Prior to the issuance of the first construction permit by the DBI for the Project, the Project
Sponsor shall record a Notice of Special Restriction on the property that records a copy of this
approval. The Project Sponsor shall promptly provide a copy of the recorded Notice of Special
Restriction to the Department and to MOHCD or its successor.

c. If project applicant fails to comply with the Inclusionary Affordable Housing Program
requirement, the Director of DBI shall deny any and all site or building permits or certificates
of occupancy for the development project until the Planning Department notifies the Director
of compliance. A Project Sponsor’s failure to comply with the requirements of Planning Code
Sections 415 et seq. shall constitute cause for the City to record a lien against the development
project and to pursue any and all other remedies at law, including interest and penalties, if
applicable.
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MONITORING - AFTER ENTITLEMENT

42.

43.

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

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

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

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

OPERATION

44.

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

A. The business operator shall maintain the main entrance to the building and all sidewalks
abutting the subject property in a clean and sanitary condition in compliance with the
Department of Public Works Street and Sidewalk Maintenance Standards. In addition, the
operator shall be responsible for daily monitoring of the sidewalk within a one-block radius of
the subject business to maintain the sidewalk free of paper or other litter associated with the
business during business hours, in accordance with Article 1, Section 34 of the San Francisco
Police Code.

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

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

For information about compliance of fixed mechanical objects such as rooftop air conditioning,
restaurant ventilation systems, and motors and compressors with acceptable noise levels, contact the
Environmental Health Section, Department of Public Health at (415) 252-3800, www.sfdph.org.
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45.

46.

47.

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

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

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

For information about compliance with odor or other chemical air pollutants standards, contact the
Bay Area Air Quality Management District, (BAAQMD), 1-800-334-ODOR (6367),

www.baagmd.gov and Code Enforcement, Planning Department at 415-575-6863, www.sf-
planning.org

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

For information about compliance, contact the Bureau of Street Use and Mapping, Department of Public

Works at 415-554-.5810, http://sfdpw.org.

Sidewalk Maintenance. The Project Sponsor shall maintain the main entrance to the building and
all sidewalks abutting the subject property in a clean and sanitary condition in compliance with
the Department of Public Works Streets and Sidewalk Maintenance Standards.

For information about compliance, contact Bureau of Street Use and Mapping, Department of Public Works,

415-695-2017, http://sfdpw.org

Community Liaison. Prior to issuance of a building permit to construct the project and implement
the approved use, the Project Sponsor shall appoint a community liaison officer to deal with the
issues of concern to owners and occupants of nearby properties. The Project Sponsor shall provide
the Zoning Administrator and all registered neighborhood groups for the area with written notice
of the name, business address, and telephone number of the community liaison. Should the contact
information change, the Zoning Administrator and registered neighborhood groups shall be made
aware of such change. The community liaison shall report to the Zoning Administrator what
issues, if any, are of concern to the community and what issues have not been resolved by the
Project Sponsor.

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

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.
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48.

49.

50.

51.

Nighttime lighting shall be the minimum necessary to ensure safety, but shall in no case be directed
so as to constitute a nuisance to any surrounding property.

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

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

Privately- Owned Public Open Space Provision. Pursuant to Planning Code Section 138, the
Project shall provide no less than 927 gross square feet of privately-owned public open space
(POPOS), of which 2,484 gross square feet may be indoor. The Project Sponsor shall continue to
work with Planning Department staff to refine the design and programming of the POPOS so that
the open space meets the standards of Section 138(d) and the Urban Design Guidelines. Prior to
the first certificate of occupancy for any building on the site, the Project Sponsor shall submit a
maintenance and operations plan for the POPOS for review and approval by the Planning
Department. At a minimum the maintenance and operations plan shall include:

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

B. asite and floor plan of the POPOS detailing final landscape design, irrigation plan, public
art, materials, furnishings, lighting, signage and areas for food service [Edit for any project
specific requirements];

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

D. aproposed schedule for maintenance activities; and

E. contact information for a community liaison officer.

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

Hours of Access of Open Space. All POPOS shall be publicly accessible from 7AM to 6PM every
day. Should all or a portion of the POPOS be temporarily closed due to construction or
maintenance activities, the operator shall contact the Planning Department in advance of the
closure and post signage, plainly visible from the public sidewalks, that indicates the reason for
the closure, an estimated date to reopen, and contact information for a community liaison officer.
For information about compliance, contact the Code Enforcement, Planning Department at 415-558-6378,
www.sf-planning.org

Food Service in Open Spaces. Pursuant to Planning Code Section 138, food service area shall
occupy no more than 20% of the required POPOS during the hours that the open space is accessible
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52.

53.

to the public. Restaurant seating shall not take up more than 20% of the seating and tables provided
in the required open space.

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

Open Space Plaques. Pursuant to Planning Code Section 138 (i), the Project Sponsor shall install
the required public open space plaques at each building entrance. The plaques shall be plainly
visible from the public sidewalks on 4% and Townsend Streets. Design of the plaques shall utilize
the standard templates provided by the Planning Department, as available, and shall be approved
by the Department staff prior to installation.

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

Monitoring and Reporting - Open Space. One year from the issuance of the first certificate of
occupancy for any building on the site, and then every 3 years thereafter, the Project Sponsor shall
submit a maintenance and operations report to the Zoning Administrator for review by the
Planning Department. At a minimum the maintenance and operations report shall include:
F. a description of the amenities, and list of events and programming with dates, and any
changes to the design or programing during the reporting period;
G. a plan of the POPOS including the location of amenities, food service, landscape,
furnishing, lighting and signage;
H. photos of the existing POPOS at time of reporting;
description of access to the POPOS;
J. a schedule of the means and hours of access and all temporary closures during the

!—1

reporting period;
K. aschedule of completed maintenance activities during the reporting period;
L. aschedule of proposed maintenance activities for the next reporting period; and
M. contact information for a community liaison officer.
For information about compliance, contact the Code Enforcement, Planning Department at 415-558-6378,
www.sf-planning.org
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Planning Commission Draft Motion
HEARING DATE: JUNE 20, 2019

Record No.: 2014-000203CUA

Project Address: 655 4t STREET; 280-290 TOWNSEND STREET; AND
292-296 TOWNSEND STREET

Zoning: CMUO (Central SoMa Mixed Use Office) Zoning District
Central SoMa Special Use District
400-CS Height and Bulk District

Block/Lot: 3787/026, 028, 050, 161-164

Project Sponsor: 655 4 Owner, LLC
One Bush Street, Suite 500, San Francisco, CA, 94104

Property Owner: 655 4t Owner, LLC

San Francisco, CA 94104

Staff Contact: Linda Ajello Hoagland — (415) 575-6823
linda.ajellohoagland@sfgov.org
Recommendation: ~ Approval with Conditions

ADOPTING FINDINGS RELATING TO THE APPROVAL OF CONDITIONAL USE
AUTHORIZATION PURSUANT TO PLANNING CODE SECTIONS 303,317 AND 848 TO DEMOLISH
TWO EXISTING DWELLING UNITS AND ESTABLISH A TOURIST HOTEL WITH 38 ROOMS
WITHIN THE CMUO (CENTRAL SOMA MIXED-USE OFFICE) ZONING DISTRICT, CENTRAL
SOMA SPECIAL USE DISTRICT, AND A 400-CS HEIGHT AND BULK DISTRICT, LOCATED AT 655
FOURTH STREET, 280-290 TOWNSEND STREET, AND 292-296 TOWNSEND STREET, LOTS 045
AND 050-052 IN ASSESSOR’S BLOCK 3787, AND ADOPTING FINDINGS UNDER THE
CALIFORNIA ENVIRONMENTAL QUALITY ACT.

PREAMBLE

On December 19, 2017, Melinda Sarjapur of Reuben, Junius & Rose, LLP, acting on behalf of 655 4™ Owner,
LLC (hereinafter “Project Sponsor”) filed a request, as modified by subsequent submittals, with the San
Francisco Planning Department (hereafter “Department”) for Large Project Authorization pursuant to
Planning Code Section 329 and Conditional Use Authorization pursuant to Planning Code Sections 303,
317, and 848, to demolish three existing buildings and associated surface parking on the site and to
construct two 36-to-40 story mixed-use buildings containing a mix of residential, office, hotel, and retail
uses (collectively, the “Project”).

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

www.sfplanning.org
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CA 94103-2479

Reception:
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and Chapter 31 of the San Francisco Administrative Code (hereinafter "Chapter 31"). The Commission has
reviewed the EIR, which has been available for this Commission’s review as well as public review.

The Central SoMa Plan EIR is a Program EIR. Pursuant to CEQA Guideline 15168(c)(2), if the lead agency
finds that no new effects could occur or no new mitigation measures would be required of a proposed
project, the agency may approve the project as being within the scope of the project covered by the program
EIR, and no additional or new environmental review is required. In approving the Central SoMa Plan, the
Commission adopted CEQA findings in its Resolution No. 20183 and hereby incorporates such Findings
by reference.

Additionally, State CEQA Guidelines Section 15183 provides a streamlined environmental review for
projects that are consistent with the development density established by existing zoning, community plan
or general plan policies for which an EIR was certified, except as might be necessary to examine whether
there are project-specific effects which are peculiar to the project or its site. Section 15183 specifies that
examination of environmental effects shall be limited to those effects that (a) are peculiar to the project or
parcel on which the project would be located, (b) were not analyzed as significant effects in a prior EIR on
the zoning action, general plan or community plan with which the project is consistent, (c) are potentially
significant off-site and cumulative impacts which were not discussed in the underlying EIR, or (d) are
previously identified in the EIR, but which are determined to have more severe adverse impact than that
discussed in the underlying EIR. Section 15183(c) specifies that if an impact is not peculiar to the parcel or
to the proposed project, then and EIR need not be prepared for that project solely on the basis of that impact.

On June 11, 2019, the Department determined that the Project did not require further environmental review
under Section 15183 of the CEQA Guidelines and Public Resources Code Section 21083.3. The Project is
consistent with the adopted zoning controls in the Central SoMa Area Plan and was encompassed within
the analysis contained in the EIR. Since the EIR was finalized, there have been no substantive changes to
the Central SoMa Area Plan and no substantive changes in circumstances that would require major
revisions to the EIR due to the involvement of new significant environmental effects or an increase in the
severity of previously identified significant impacts, and there is no new information of substantial
importance that would change the conclusions set forth in the Final EIR. The file for this project, including
the Central Soma Area Plan EIR and the Community Plan Exemption certificate, is available for review at
the San Francisco Planning Department, 1650 Mission Street, Suite 400, San Francisco, California.

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

On June 20, 2019, the Commission adopted Motion No. ____, approving a Large Project Authorization for
the Project (Large Project Authorization No. 2014.000203ENX), including a Mitigation, Monitoring, and
Reporting Program for the Project, attached as Exhibit __ to Motion No. ___, which are incorporated herein
by this reference thereto as if fully set forth in this Motion.
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On June 20, 2019, the Commission conducted a duly noticed public hearing at a regularly scheduled
meeting on Conditional Use Authorization Application No. 2014.0002030CUA.

The Planning Department Commission Secretary is the custodian of records located in the file for Case No.
2014.000203CUA at 1650 Mission Street, Fourth Floor, 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 Conditional Use Authorization requested in
Application No. 2014-000203CUA, subject to the conditions contained in “EXHIBIT A” of this motion and
incorporated by reference, based on the following findings:

FINDINGS

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

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

2. Project Description. The Project will demolish existing buildings on the site (which contain, among
other uses, two dwelling units) and will construct two 360- to- 400-foot tall (425 to top of rooftop
mechanical screening), 36- to- 40-story mixed-use buildings, located at the northeast corner of 4t and
Townsend Streets. The Project will contain a total of 1,014,968 gross square feet (“gst”) of residential
use with approximately 960 dwelling units, 24,509 gsf of hotel use with approximately 38 rooms; 21,840
gst of office use; 18,454 gsf of ground-floor retail; and 2,484 gsf of retail/interior privately-owned,
publicly-accessible open space (“POPOS”) fronting on 4t Street. The Project will provide
approximately 24,495 square feet of outdoor POPOS though landscaped plazas and mid-block alleys
leading from Townsend and 4t Streets through to the center of the site, as well as approximately 18,432
square feet of privately-accessible open space for building residents, including 132 private balconies
and two commonly-accessible rooftop open spaces. The Project will be served by a below-grade garage
accessed along Townsend Street, containing 275 off-street parking spaces (including 12 car-share
spaces) and eight off-street loading spaces.

3. Site Description and Present Use. The Project site spans seven separate parcels (collectively
encompassing approximately 1.64 acres) with addresses located at 655 4t Street and 280-290 Townsend
and 292-296 Townsend Street (Assessor’s Block 3787, Lots 026, 028, 050, and 161-164) in San Francisco’s
South of Market Neighborhood. The subject site is located at the northeast corner of 4t and Townsend
Streets, and has approximately 275-ft along each of these frontages. Currently, the subject parcels
contain three buildings, including one three-story condominium containing two residential units and
one commercial unit, and two one- to- two-story retail buildings containing uses including H.D.
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Buttercup, Balthaup, and the Creamery. The Project site also contains an approximately 4,000 square
foot surface parking lot, and a 2,300 square foot loading area.

4. Surrounding Properties and Neighborhood. The Project site is located in the South of Market
Neighborhood, within the CMUO (Central SoMa Mixed Use-Office) and Central SoMa Special Use
Zoning Districts. The SoMa neighborhood is a high-density downtown neighborhood with a mixture
of low- to- mid-rise development containing commercial, office, industrial, and residential uses, as well
as several undeveloped or underdeveloped sites, such as surface parking lots and single-story
commercial buildings. The Project site is generally bounded by 4t Street to the west, Townsend Street
to the south, four story residential and office buildings to the north at 601 4t Street and 475 Brannan
Street, and a seven-story office building to the east at 260 Townsend Street. The 4t and King Street
Caltrain station is located across the intersection of 4™ and Townsend Streets. To the immediate south
across Townsend Street is a 13-story mixed-use residential, retail, and office development at 250 King
Street (the Beacon). Approximately 200 feet northwest of the Project site is 505 Brannan Street, which
has been identified as Key Site 9 under the Central SoMa Plan and proposes development of an eleven-
story vertical addition to an existing office building.

5. Public Outreach and Comments. To date, the Department has received two phone calls in opposition
of the Project from residents in an adjacent residential building, siting impacts to their building adjacent
to the Project site on 4th Street as a result of the Project. The Sponsor has conducted multiple one-on-
one meetings with individual stakeholders, community organizations and nearby homeowner’s
associations, and participated in three additional community outreach forums, as outlined in the
Project Sponsor Brief (Exhibit E).

6. Planning Code Compliance: The Planning Code Compliance Findings set forth in Motion No.
Case No. 2014-000203ENX (Large Project Authorization, pursuant to Planning Code Section 329) 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 or feature, at the size and intensity contemplated and at the proposed
location, will provide a development that is necessary or desirable for and compatible with, the
neighboring community.

The Project will construct two new mixed-use residential buildings containing approximately 960 dwelling
units, 24,509 gross square feet of hotel, 21,840 gross square feet of office, and 20,938 square feet of ground
floor retail use. The buildings will reach maximum heights of 400 feet (425 including rooftop screening),
and will feature a distinctive architectural style, emphasizing the importance of the 4" and Townsend
intersection in proximity to Caltrain and the Central Subway. The Project will be among the largest housing
developments in the Central SoMa Plan area and the Eastern Neighborhoods, thereby significantly
contributing to the approximately 8,300 new housing units proposed for the Plan area. It advances Plan
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goals and objectives, including Goal 1: To accommodate a substantial amount of jobs and housing; Goal 2:
maintain the diversity of residents; Goal 3: facilitate an economically diversified and lively jobs center; Goal
4: Provide safe and convenient transportation that prioritizes walking, bicycling, and transit; Goal 5: offer
an abundance of parks and recreational opportunities; and Goal 8: ensure that new buildings enhance the
character of the neighborhood and the City.

Housing is a top priority for the City and County of San Francisco. The size and intensity of the proposed
development is necessary and desirable for this neighborhood and the surrounding community because it will
provide new opportunities for housing and add new site amenities that will contribute to the character of the
surrounding neighborhood. The Project will also replace an underutilized site, while also providing new
public amenities, including landscaping, sidewalk improvements, publicly-owned private open space and
bicycle parking. The Project is consistent with the neighborhood uses, which include a mix of ground floor
commercial uses with residential above, multi-family residential building and commercial uses. The influx
of new residents will contribute to the economic vitality of the existing neighborhood by adding new patrons
for the nearby retail uses. In summary, the Project is an appropriate urban invention and infill development.

The Project is consistent with land use controls established for the Central SOMA Mixed Use-Office Zoning
District, as well as with scope and character of development anticipated for this location in the Planning
Department’s Key Development Sites Guidelines. It is the only Key Site Central SoMa project that is
primarily residential.

Further, the Project will provide significant public benefits for the Plan area and City through payment of
numerous development impact fees that will be used to improve local transportation infrastructure, affordable
housing, community facilities, and the public realm.

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 in the area, in that:

1. The nature of the proposed site, including its size and shape, and the proposed size, shape and
arrangement of the structures;

The Project will construct two buildings, each reaching a maximum height of 400 feet (425 including
rooftop screening). The buildings will be situated to provide multiple mid-block connections for
pedestrian foot traffic, with lobby access for the residential, retail, hotel and office uses located along a
spacious landscaped POPOS. The property is located in a height and bulk district, which allows for up
to 400 feet of development. This prominent height emphasizes the importance of the 4" and Townsend
intersection due to its location in proximity to the Caltrain and Central Subway stations. The Project’s
proposed height and massing are consistent with design policies of the Central SoMa Plan. The Project
will feature a distinctive architectural style, enhancing the character of the neighborhood and City, and
will feature approximately 20,938 square feet of ground floor retail, both activating its prominent 4
and Townsend Street frontages and effectively drawing foot traffic into the site’s central public open
spaces.
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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 property is well-served by public transit. The Property is within walking distance of the Powell
Street BART station, one block from the 4" and King MUNI light rail station and Caltrain, and just
minutes away from numerous bus lines including the 09, 09A, 09B,10, 16A, 16B, 30, 45, 47, 76, 80X,
81X, 82X and 91. The project would also be located along the future Central Subway line, which is
currently under construction. In addition, the project would provide below-grade off-street parking in
an amount consistent with the standards set forth in the Plan, and will therefore avoid burdening
neighborhood parking.

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

The Project entails construction of a mixed-use residential development compatible with the surrounding
Central SoMa Plan area. It is not anticipated to generate any noxious or offensive emissions.
Appropriate mitigation measures will be undertaken to accommodate for noise, glare and dust during
construction.

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

The Project will feature a variety of streetscape improvements including street widening, installation of
new signage, landscaping, tree planting, etc., consistent with the City’s Better Streets Plan. Further,
the project will incorporate approximately 24,495 square feet of attractively landscaped and hardscaped
publicly-accessible open space, re-activating and drawing foot traffic into development on this prominent
corner location.

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

will not adversely affect the General Plan.

The Project complies with relevant requirements and standards of the Planning Code and is consistent with
objectives and policies of the General Plan as detailed below.

D. That the use as proposed would provide development that is in conformity with the purpose of
the applicable CMUO (Central SoMa Mixed Use Office) District.

The Project is consistent with the stated purpose of the CMUQO Zoning District in that it will result in
development of a mix of residential and non-residential uses, including office, retail, and a tourist hotel. Per
Planning Code Section 848, the CMUO Zoning District is described as:

The Central SoMa Mixed Use-Office (CMUO) extends predominantly between 2nd Street and 6th
Street in the South of Market area. The CMUO is designed to encourage a mix of residential and
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non-residential uses, including office, retail, light industrial, arts activities, nighttime
entertainment, and tourist hotels.

8. Planning Code Section 303(g) establishes additional criteria and findings for the Planning Commission
to consider when reviewing applications for hotels and motels, in addition to those applicable to
Conditional Uses. On balance, the project does comply with said criteria in that:

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

The Project Sponsor will comply with the First Source Hiring Program, thus allowing certain positions to
be available to local residents. The Project Sponsor also expects that a sizable portion of its new hires will be
local, minimizing effects on the demand for new housing, public transit, childcare, and other social services.
The Project site is well-served by numerous public transit options and accessible via bicycle and foot from
major transit stops. Further, the Project will contribute funding to support affordable housing, child-care,
public transit, and other social services through various applicable impact fees.

B. 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;

The Project Sponsor intends to coordinate local hiring to address Project construction and employment needs
of the hotel use. The Project is in close proximity to public transit. Further, the Project has demonstrated
compliance with the TDM Program, and will encourage modes of non-vehicular transportation including:
walking, bicycling, and public transit by providing sufficient bicycle parking, real time transportation
displays, multi-modal wayfinding signage, and streetscape improvements.

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

According to the Market Demand Analysis prepared by CBRE dated December 27, 2018, the San Francisco
Bay Area is one of the strongest lodging markets in the United States, and has been approximately 20
percentage points above national averages, and with the reopening of the Moscone Center, occupancy in the
San Francisco lodging market is expected to remain significantly above the national average. The report
indicates that the overall demand for hotel units in San Francisco is set to continue at its currently high
levels. Specific to the Project’s proposed hotel, the competitive market’s performance similarly surpasses both
national and regional trends. The Analysis concludes that the hotel will not have any material impact on the
overall market’s long-term performance, and that occupancy in its market space will remain relatively stable
at 83-85% over the next several years. Finally, the hotel is expected to achieve a stabilized occupancy in 2024
of 85%, again well over national trends and in line with the stabilized level projected for the competitive
market.

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

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

9. Planning Code Section 317 establishes additional criteria and findings for the Planning Commission
to consider when reviewing applications for projects that will demolish existing dwelling units. On
balance, the project does comply with said criteria in that:

A.

Whether the property is free of a history of serious, continuing Code violations;

There are no serious, continuing Code violations at the property. The subject property (655 4" Street) has an
open violation with the Department of Building Inspection for failure to comply with the Commercial Water
Conservation Ordinance.

Whether the housing has been maintained in a decent, safe, and sanitary condition;

The two existing condominium units have been maintained in a decent, safe, and sanitary condition.
Whether the Property is an “historical resource” under CEQA;

Not Applicable. The property is not an historical resource under CEQA.

Whether the removal of the resource will have a substantial adverse impact under CEQA;

Not Applicable. The property is not an historical resource under CEQA.

Whether the project converts rental housing to other forms of tenure or occupancy;

The property currently contains two market rate condominium units. The Project will remove these units
to construct a new residential project containing approximately 960 rental dwelling units.

Whether the project removes rental units subject to the Residential Rent Stabilization and
Arbitration Ordinance for affordable housing;

The two existing units at the property are not subject to the Residential Rent Stabilization and Arbitration
Ordinance.

Whether the project conserves existing housing to preserve cultural and economic neighborhood
diversity;

The Project will remove two market rate condominium units, to facilitate construction of a new residential
project containing approximately 960 rental dwelling units. The new housing will provide additional
opportunity for neighborhood housing and the Project will participate in the City’s Inclusionary Housing
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Program, contributing to conservation and preservation of cultural and economic diversity and promote the
construction and rehabilitation of permanently affordable units within the neighborhood.

H. Whether the project conserves neighborhood character to preserve neighborhood cultural
economic diversity;

The project is consistent with policy goals of the Central SoMa Plan area, and will contribute to the evolving
neighborhood character while enhancing opportunity for cultural and economic diversity of area residents.

I.  Whether the project protects the relative affordability of existing housing;

The existing building contains two market rate condominium units. There are no existing affordable housing
units at the property.

J. Whether the project increases the number of permanently affordable units as governed by Section
415;

The existing building contains two market rate condominium units. The Project will not remove any
affordable housing units. The Project will construct approximately 960 market-rate rental dwelling units on
site, and will satisfy the City’s Inclusionary Housing Program requirements through payment of an In Lieu
Fee that will contribute to the development of affordable housing within the Central SoMa neighborhood.

K. Whether the project locates in-fill housing on appropriate sites in established neighborhoods;

The Project will locate approximately 960 market rate units of in-fill housing within the Central SoMa Plan
area, in a transit-rich location.

L. Whether the project increases the number of family-sized units on site;
The Project will significantly increase the number of family-sized units on site. The property currently
contains two market rate condominium units. The Project will construct approximately 960 new dwelling
units, including approximately 351 two-bedroom and 37 three-bedroom units, resulting in a net increase of
approximately 958 new dwelling units.

M. Whether the project creates new supportive housing;

The Project will not contain new supportive housing.

N. Whether the project is of superb architectural and urban design, meeting all relevant design
guidelines, to enhance existing neighborhood character;

The Project has an iconic design at a prominent street corner in the Central SoMa Plan area. The Project is,
on balance, consistent with all relevant design guidelines, and will enhance existing neighborhood character.
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O. Whether the project increases the number of on-site Dwelling Units;

The Project will increase the number of on-site dwelling units from 2 to 960, a net increase of 958 units.
P. Whether the project increases the number of on-site bedrooms;

The Project will increase the number of on-site bedrooms from 6 to 1,385.
Q. Whether or not the replacement project would maximize density on the subject lot; and

The Project would maximize residential density on the subject lot, consistent with project design, massing,
dwelling unit mix, and all other applicable standards for the Central SoMa Plan area.

R. If replacing a building not subject to the Residential Rent Stabilization and Arbitration Ordinance,
whether the new project replaces all of the existing units with new Dwelling Units of a similar size
and with the same number of bedrooms.

The Project will replace the existing market-rate condominium units with new dwelling units with a range
of sizes and bedroom configurations, as discussed above.

10. General Plan Compliance. The General Plan Consistency Findings set forth in Motion No , Case
No. 2014-000203ENX (Large Project Authorization, pursuant to Planning Code Section 329) apply to
this Motion, and are incorporated herein as though fully set forth.

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

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

The Project site currently contains 52,590 square feet of commercial use, including the Creamery
neighborhood café, a taqueria, a designer furnishing store, and a catering service. The Project would create
approximately 20,938 gsf of new neighborhood serving retail uses, including four new micro retail spaces,
and a gross square feet of new retail use, including seven new micro-retail spaces, and approximately 24,509
gsf of hotel use, enhancing future opportunities for employment and ownership of area 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 would remove two existing dwelling units and construct 960 dwelling units in a range of size
and unit types, increasing the City’s available housing stock and preserving cultural and economic
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diversity. In addition, the Project’s office and retail components will conserve and protect the
neighborhood’s existing commercial character.

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

The Project will not displace any affordable housing units. The Project will construct 960 new dwelling
units and will satisfy the City’s Inclusionary Housing Program through payment of an in-lieu fee, which
will be used to fund development of affordable housing within the area bounded by Market Street, the
Embarcadero, King Street, Division Street, and South Van Ness Avenue.  The Project’s commercial
components will also be subject to payment of the City’s Jobs-Housing Linkage Fee, which will be used to
develop and preserve affordable housing options throughout the City.

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

The Project will not impede transit service, or overburden streets or neighborhood parking. The Project will
contain off-street parking spaces to serve residential and non-residential uses within the ratios principally
permitted by the Planning Code, and will participate in the City’s Transportation Demand Management
Program. The site is within walking distance of San Francisco’s downtown, Financial District, and office
hubs around SoMa, as well as the Montgomery Street BART station, and is located kitty corner from the 4!
and King Caltrain station, providing access to the East Bay, the Peninsula and into Silicon Valley. The
Property is also extremely well-served by public transit. The Property is within walking distance of the 09,
09A, 10, 16A, 16B, 30, 45, 47, 76, 80X, 81X, 82X and 91 bus lines. The Project is also located along the
future Central Subway line.

e. That a diverse economic base be maintained by protecting our industrial and service sectors from
displacement due to commercial office development, and that future opportunities for resident
employment and ownership in these sectors be enhanced.

The site contains no industrial use, and proposes largely residential development. The Project will also
contain approximately 20,938 gsf of new retail development, split amongst a number of individual retail
units of varying size, providing future opportunities for resident employment and ownership.

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

The Project will be designed and 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. That landmarks and historic buildings be preserved.
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The Project site does not contain any City Landmarks or historic buildings.

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

The Project has been designed to minimize sunlight and vista impacts to City parks and open spaces.
12. 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.

13. 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. 2014-000203CUA subject to the following conditions attached hereto as
“EXHIBIT A” in general conformance with plans on file, dated June 6, 2019, and stamped “EXHIBIT B”,
which is incorporated herein by reference as though fully set forth.

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

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Conditional Use
Authorization to the Board of Supervisors within thirty (30) days after the date of this Motion. The effective
date of this Motion shall be the date of this Motion if not appealed (after the 30-dau period has expired) OR
the date of the decision of the Board of Supervisors if appealed to the Board of Supervisors. For further
information, please contact the Board of Supervisors at (415) 554-5184, City Hall, Room 244, 1 Dr. Carlton
B. Goodlett Place, San Francisco, CA 94102.

Protest of Fee or Exaction: You may protest any fee or exaction subject to Government Code Section 66000
that is imposed as a condition of approval by following the procedures set forth in Government Code
Section 66020.The protest must satisfy the requirements of Government Code Section 66020(a) and must be
filed within 90 days of the date of the first approval or conditional approval of the development referencing
the challenged fee or exaction. For purposes of Government Code Section 66020, the date of imposition of
the fee shall be the date of the earliest discretionary approval by the City of the subject development.

If the City has not previously given Notice of an earlier discretionary approval of the project, the Planning
Commission’s adoption of this Motion, Resolution, Discretionary Review Action or the Zoning
Administrator’'s Variance Decision Letter constitutes the approval or conditional approval of the
development and the City hereby gives NOTICE that the 90-day protest period under Government Code
Section 66020 has begun. If the City has already given Notice that the 90-day approval period has begun
for the subject development, then this document does not re-commence the 90-day approval period.

I'hereby certify that the Planning Commission ADOPTED the foregoing Motion on June 20, 2019.

Jonas P. Ionin
Commission Secretary

AYES:

NAYS:
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EXHIBIT A
AUTHORIZATION

This authorization is for a Conditional Use Authorization to allow demolition of two dwelling units and
establishment of a tourist hotel containing 38 guestrooms at 655 4t Street, 280-290 and 292-296 Townsend
Street, Block 3787, Lots 045 and 050-052, pursuant to Planning Code Sections 303, 317, and 848 within the
CMUO Zoning District, Central SoMa Special Use District and 400-CS Height and Bulk District; in general
conformance with plans, dated June 6, 2019, and stamped “EXHIBIT B” included in the docket for Record
No. 2014-000203CUA and subject to conditions of approval reviewed and approved by the Commission on
June 20, 2019 under Motion No XXXXXX. This authorization and the conditions contained herein run with
the property and not with a particular Project Sponsor, business, or operator.

RECORDATION OF CONDITIONS OF APPROVAL

Prior to the issuance of the building permit or commencement of use for the Project the Zoning
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder
of the City and County of San Francisco for the subject property. This Notice shall state that the project is
subject to the conditions of approval contained herein and reviewed and approved by the Planning
Commission on June 20, 2019 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 five (5) 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 five-year period.

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

Expiration and Renewal. Should a Building or Site Permit be sought after the five (5) year period
has lapsed, the project sponsor must seek a renewal of this Authorization by filing an application
for an amendment to the original Authorization or a new application for Authorization. Should
the project sponsor decline to so file, and decline to withdraw the permit application, the
Commission shall conduct a public hearing in order to consider the revocation of the
Authorization. Should the Commission not revoke the Authorization following the closure of the
public hearing, the Commission shall determine the extension of time for the continued validity of
the Authorization.

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

Diligent Pursuit. Once a site or Building Permit has been issued, construction must commence
within the timeframe required by the Department of Building Inspection and be continued
diligently to completion. Failure to do so shall be grounds for the Commission to consider revoking
the approval if more than five (5) years have passed since this Authorization was approved.

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

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

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

Conformity with Current Law. No application for Building Permit, Site Permit, or other
entitlement shall be approved unless it complies with all applicable provisions of City Codes in
effect at the time of such approval.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org
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Additional Project Authorization. The Project Sponsor must obtain a Large Project Authorization
under Planning Code Section 329 for new construction of more than 50,000 gross square feet and
greater than 85 feet in height within the CMUO Zoning District, Central SoMa Special Use District
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 415-575-6863,
www.sf-planning.org

Mitigation Measures. Mitigation measures described in the MMRP attached as Exhibit C are
necessary to avoid potential significant effects of the proposed project and have been agreed to by
the project sponsor. Their implementation is a condition of project approval.

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

DESIGN - COMPLIANCE AT PLAN STAGE

8.

10.

Final Materials. The Project Sponsor shall continue to work with Planning Department on the
building design. Final materials, glazing, color, texture, landscaping, and detailing shall be subject
to Department staff review and approval. The architectural addenda shall be reviewed and
approved by the Planning Department prior to issuance.

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

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

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

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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11.

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

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

planning.org

MONITORING - AFTER ENTITLEMENT

12.

13.

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

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

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

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

OPERATION

14.

15.

Sidewalk Maintenance. The Project Sponsor shall maintain the main entrance to the building and
all sidewalks abutting the subject property in a clean and sanitary condition in compliance with
the Department of Public Works Streets and Sidewalk Maintenance Standards.

For information about compliance, contact Bureau of Street Use and Mapping, Department of Public Works,

415-695-2017, http://sfdpw.org

Community Liaison. Prior to issuance of a building permit to construct the project and implement
the approved use, the Project Sponsor shall appoint a community liaison officer to deal with the
issues of concern to owners and occupants of nearby properties. The Project Sponsor shall provide
the Zoning Administrator and all registered neighborhood groups for the area with written notice
of the name, business address, and telephone number of the community liaison. Should the contact
information change, the Zoning Administrator and registered neighborhood groups shall be made
aware of such change. The community liaison shall report to the Zoning Administrator what

SAN FRANCISCO
PLANNING DEPARTMENT 1 8
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issues, if any, are of concern to the community and what issues have not been resolved by the
Project Sponsor.

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

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

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

SAN FRANCISCO
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VIEW FROM CORNER OF 4TH ST AND TOWNSEND ST
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PARKING & LOADING ENTRY ON TOWNSEND ST
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CENTRAL COURTYARD
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VIEW UNDER GATEWAY ON 4TH STREET
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ZONING INFORMATION

ZONING INFORMATION AND PROJECT STATISTICS

ADDRESS

655 4TH STREET, SAN FRANCISCO

ASSESSORS BLOCK/LOT

BLOCK 3787: LOT 26, 28, 50, 161, 162/164

SITE AREA

71,290 SF

ZONING DISTRICT

CENTRAL SOMA MIXED USE - OFFICE (CMUO)

SPECIAL USE DISTRICT

CENTRAL SOMA SPECIAL USE DISTRICT

HEIGHT AND BULK

400-CS, STREET WALL SET BACK AT 4TH ST; STREET WALL SETBACK AT 85’=15"; MAX. HORIZONTAL DIM =150"; NO RESIDEN-
TIAL FLOOR TO EXCEED 12,000 SF AND MAX DIAGONAL DIMENSION =130’ TOP 1/3 = 15% MIN BULK REDUCTION; DISTANCE
BETWEEN TOWERS MIN. 85’ IF THE DIFFERENCE IN HEIGHT OF THE TOWERS IS MIN. 50’

FLOOR AREA RATIO

UNLIMITED

RESIDENTIAL DENSITY

NONE

LOT COVERAGE

67.7% (LESS THAN 80% )

GROUND FLOOR HEIGHT

14" MINIMUM

GROUND FLOOR

ACTIVE USE REQUIRED

RESIDENTIAL UNIT MIX CAR PARKING COUNTS
TOWER1A/B | TOWER2A/B | TOTAL UNIT % RESIDENTIAL | OFFICE | RETAIL | HOTEL | TOTAL
STUDIO 121 121 242 25% CAR PARKING 240 6 15 2 263
1BR 170 160 330 34% CAR SHARE PARKING* | 12 0 0 0 12
2BR 190 161 35 37% *CAR SHARE SPACES DO NOT COUNT TOWARDS MAX. PARKING
3BR 15 22 37 4%
BIKE PARKING COUNTS
TOTAL | 496 | 464 [ 960 | RESIDENTIAL | OFFICE | RETAIL | HOTEL | TOTAL
CLASS 1BICYCLE 530 5 3 2 540
HOTEL | [EE | | CLASS 2 BICYCLE 48 2 29 2 81
SF PLANNING GROSS FLOOR AREA - BY USE
TOWER 1A TOWER 18 TOWER 2A TOWER 2B TOTAL
RETAIL 3,070 4130 4,254 7,000 18,454
INTERIOR POPOS/ 0 2,484 0 0 2,484
RETAIL
OFFICE 0 0 0 21,840 21,840
HOTEL 0 0 0 24,509 24,509
RESIDENTIAL 297,075 208,986 318,305 190,504 1,014,968
TOTAL 300,145 215,600 322,559 243,853 1,082,157

PLANNING UPDATE _ JUNE - 06 - 2019
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OPEN SPACE SUMMARY SF PLANNING GROSS FLOOR AREA
TOTAL UNIT COUNT 960 - ABOVE GRADE BY FLOOR
UNITS W/ PRIVATE BALCONIES (GREATER THAN 60 SF) | 132 FLOOR I:)’;TRE A ;2‘/’;E:RE A
TOTAL UNITS WITHOUT BALCONIES 828 — - -

LEVEL 40 7,278 7,278
TOTAL PUBLIC OPEN SPACE (GROUND) POPOS 24,495 i P p—
CSOMA PUBLIC OPEN SPACE REQUIREMENT 54 L P P m—
UNITS SATISFIED 454 EVEL R - p—
LEVEL 36 11,950 11,933
TOTAL PRIVATE OPEN SPACES 10,512 LEVEL 35 | 1,950 1,933
CSOMA PRIVATE OPEN SPACE REQUIREMENT 60 LEVEL 34 | meso 1,933
UNITS SATISFIED 175 LEVEL 33 | 1950 11,933
LEVEL 32 11,950 11,933
TOTAL UNITS SATISFIED 629 LEVEL 3 [n,950 11,933
TOTAL UNITS NOT SATISFIED 199 LEVEL 30 | M350 1,933
LEVEL 29 11,950 11,933
LEVEL 28 11,945 11,933
LOADING LEVEL 27 11,945 11,997
LEVEL 26 11,945 12,008
TOWER1& 2 LEVEL 25 11,945 12,171
34’ LONG ROLL-OFF COLLECTION VEHICLE OR SEMI | 3 LEVEL 4 | 19as 12,372
(3 AXLE) LEVEL 23 1,971 12,593
SEMI (3 AXLE) 3 LEVEL 22 | 1589 12,856
20X10 PARCEL DELIVERY 2 EVEL 7 |12188 5107
LEVEL 20 12,417 13,420
TOTAL 8 LEVEL 19 12,309 13,782
LEVEL 18 12,500 14,190
LEVEL 17 12,744 14,515
LEVEL 16 12,957 14,965
LEVEL 15 13,274 15,467
LEVEL 14 13,555 16,022
LEVEL 13 13,860 16,655
LEVEL 12 14,280 17,226
LEVEL n 14,195 17,748
LEVEL 10 14,645 18,289
LEVEL 9 15,01 12,401
LEVEL 8 15,402 18,615
LEVEL 7 15,964 20,373
LEVEL 6 16,164 20,238
LEVEL 5 16,576 20,165
LEVEL 4 16,843 19,922
LEVEL 3 17,039 19,567
LEVEL 2 17,065 19,408
LEVEL 1 18,760 19,831
SUB-TOTAL 515745 | 566,412
TOTAL 1,082,157
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