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PROJECT DESCRIPTION

The proposed project involves demolition of the two subject buildings, merger of the two parcels and
construction of one six-story with basement commercial building, approximately 83-foot-tall extending to
approximately 96 feet 1 inch of architectural features, to be comprised of retail use on floors basement
through three, and approximately 29,703 gross square feet office use on floors four through six.

The building will occupy the entire project site with three visible facades facing Sutter Street, Grant
Avenue, and Harlan Place. The building is proposed to be constructed to the property line, except for the
approximate 2-foot setback at the ground story. Improvements to Harlan Place are proposed to enhance
the public realm, and streetscape improvements are proposed at all three frontages. No off-street parking
is proposed, and loading is proposed on-street at the Harlan Place alley.

The vertical tripartite design as proposed is consistent with the surrounding buildings that are composed

of well-defined components of a base, shaft and capital. The fagades of the proposed building will be
divided into bays, characteristic of the District, demarcated by cement columns that extend into vertical
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metal piers. At the street level, each bay module is defined by bulkhead, coated aluminum storefront
glazed system, and demarcated by ovoid white cement columns. The continuous vertical piers are
expressed through the cement columns at the base that extend into coated steel piers to articulate the
facade and provide a sense of scale. Further, the continuous vertical piers anchor the base of the building
and strongly define the storefront bay modules. The new construction proposes to respond to the
character of the District in a contemporary manner. Although an external screen is not typical, the
incorporation of the screen helps define the tripartite building composition, while providing texture and
depth, Details which are compatible with the surrounding buildings and the District.

SITE DESCRIPTION AND PRESENT USE

The proposed 10,500-square-foot subject site area would encompass two parcels at the northeast corner of
Grant Avenue and Sutter Street: 300 Grant Avenue (290 Sutter Street) and 272 Sutter Street. The 300 Grant
Avenue building, currently occupied by a variety of retail tenants, is three stories. The 272 Sutter Street
building is a one-story building, with mezzanine level, occupied by retail use.

SURROUNDING PROPERTIES AND NEIGHBORHOOD

The Project Site is located in the Downtown Plan Area, two blocks from the Union Square, and also
located within the Kearny-Market-Mason-Sutter Conservation District. Land uses in the vicinity consist
primarily of retail uses in buildings ranging from two to ten stories.

This District is a regional center for comparison shopper retailing and direct consumer services. It covers
a compact area with a distinctive urban character, consists of uses with cumulative customer attraction
and compatibility, and is easily traversed by foot. Like the adjacent Downtown Office District, this
District is well-served by City and regional transit, with automobile parking best located at its periphery.
Within the District, continuity of retail and consumer service uses is emphasized, with encouragement of
pedestrian interest and amenities and minimization of conflicts between shoppers and motor vehicles. A
further merging of this District with adjacent, related Districts is anticipated, partially through
development of buildings which combine retailing with other functions.

ENVIRONMENTAL REVIEW

In January 2007, the San Francisco Planning Commission (Planning Commission) adopted the 300 Grant
Avenue Mitigated Negative Declaration, Case No. 2004.1245E, (MND). On July 12, 2007, the Planning
Commission held a duly noticed public hearing on two appeals of the MND and declined to uphold the
MND pending changes to the document. An Amended Mitigated Negative Declaration (AMND) was
published on May 29, 2008 to address revisions to the project as well as the Planning Commission’s
comments. The Planning Commission held a subsequent public hearing on June 12, 2008 at which time
the Planning Commission rejected the appeals and adopted a Final Mitigated Negative Declaration, as
amended (FMND) in Motion No. 17614. An appeal of the FMND was filed with the San Francisco Board
of Supervisors (Board of Supervisors) on July 2, 2009 and at a duly noticed public hearing on August 12,
2008, the Board of Supervisors upheld the FMND in Motion No. M08-135.

On September 2, 2016, the Planning Department mailed a "Notification of Project Receiving
Environmental Review" to community organizations, tenants of the affected property and properties
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adjacent to the project site, and those persons who own property within 300 feet of the project site. No
comments related to environmental review were received in response. The Planning Department has
prepared an Addendum to the Final Mitigated Negative Declaration (Addendum to FMND) pursuant to
California Environmental Quality Act (California Public Resources Code Sections 21000 et seq.) (CEQA),
Title 14 California Code of Regulations Sections 15000 et seq. (the “CEQA Guidelines”) and Chapter 31 of
the San Francisco Administrative Code (“Chapter 31”). The Addendum to FMND finds that since the
preparation of the FMND in 2008, there have been no changes in the project or the project’s circumstances
or no new information leading to new significant impacts not previously analyzed in the FMND, or to a
substantial increase in the severity of previously-identified significant impacts, or to new mitigation
measures that would reduce the project’s significant impacts, but that the project sponsor declines to
implement. Therefore, the analysis in the FMND remains valid and no supplemental environmental
analysis is necessary.

HEARING NOTIFICATION

TYPE REQUIRED REQUIRED ACTUAL ACTUAL

PERIOD NOTICE DATE NOTICE DATE PERIOD

Classified News Ad 20 days November 18, 2016 November 16,2016 | 22 days
Posted Notice 20 days November 18, 2016 November 10,2016 | 28 days
Mailed Notice 20 days November 18, 2016 November 18,2016 | 20 days

The original hearing date was scheduled for November 17, 2016. Posted notices did not receive the
adequate posting timeframe, therefore hearing date was continued. All hearing notifications were re-
noticed to reflect the revised public hearing date.

PUBLIC COMMENT/COMMUNITY OUTREACH

= To date, the Department has received one communication from a member of the public in
support of the project.

= A letter of concern was submitted to the Historic Preservation Commission from the
representative of the Triton Hotel.

PREVIOUS APPROVALS

On June 12, 2008, the Planning Commission held a duly noticed regularly scheduled public hearing (Case
No. 2004.1245!EKVX), and approved Motion No. 17615 for Downtown Project Authorization (Section 309
of the Planning Code) with exceptions for rear yard, off-street parking, building height and bulk, for a
revised Project proposing to demolish two commercial buildings and construct a 10-story, mixed use
building containing 45 dwelling units and 16,000gsf retail on the ground and second floors. In addition,
40 underground parking spaces were proposed. The Zoning Administrator granted Variances required
for the project to proceed.

On October 6, 2011, the Planning Commission held a duly noticed regularly scheduled public hearing
(Case No. 2011.0567VX), and approved Motion No. 18460 to extend the performance period for a
previously approved project, as referenced above Motion No. 17615.
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ISSUES AND OTHER CONSIDERATIONS

Historic Preservation Commission

In Motion No. 0291, the Historic Preservation Commission approved the Major Permit to Alter for the
demolition of two Category V- Unrated buildings and new construction of a six-story, with basement,
mixed-use commercial building. The HPC found that the new construction is consistent with the Massing
and Composition, Scale, Materials and Colors, and Detailing and Ornamentation, of the Kearny-Market-
Mason-Sutter Conservation District per the Guidelines of Article 11 of the Planning Code. In addition, the
new construction was found in conformance with the Secretary of the Interior’s Standards as the
proposed design exhibits a contemporary design vocabulary that distinguishes it from the contributing
buildings in the Conservation District.

Exceptions for Height, Bulk and Off-Street Loading (Section 309 of the Planning Code)
The project is requesting exceptions from Planning Code requirements for “Exceptions to Height Limits

in 80-130-F Height and Bulk Districts”, “Freight Loading”, “Bulk”.

e Height in Exceedance of 80 Feet: The proposed six-story mixed-use commercial building will

replicate the prevailing three-part vertical compositions found throughout the District, with a
height of approximately 83 feet (to top of roof), and a “capital” consists of vertical scrim framing
members extending approximately 6 feet above the top of the scrim and terminating it with a
projecting steel plate, extending this architectural feature to a height of approximately 96 feet 1
inch. Within the KMMS Conservation District, building heights generally range from four to
eight stories, although a number of taller buildings exist. Buildings on the block and immediately
across the streets range from 3 to 11 stories. The proposed 6-story building, adjacent to a four-
story commercial building and across Harlan Place from a 7-story hotel is an appropriate
transition in an area of varied building heights.

e Bulk Exceedance: Projects within “-F” Bulk Districts have defined bulk dimensions starting at
height of 80 feet and greater, with requirements in plan as follows: the maximum length is 110
feet and the maximum diagonal dimension is 140 feet. At 83 feet, the Project would have a length
of 118’4” and a diagonal of 153'1”; and at the architectural feature (96 feet 1 inch), the Project
would have a length of 125’5” and a diagonal of 156 feet. These exceedances occur at the top of
the sixth, and final, floor and the area of the capital. The proposed six-story mass at the streetwall
is consistent with the Kearny-Mason-Market-Sutter Conservation District and consistent with the
urban form created by the surrounding buildings and Conservation District, in that the building
is composed in a vertical tripartite composition and its fagades express a continuous streetwall at
all sides and all levels.

o  Off-Street Loading. The Project requires two-off street loading spaces, but does not propose any

off street loading spaces. Both Sutter Street and Grant Avenue are protected frontages, therefore
proposing curb cuts at these locations would be in conflict with the General Plan. Further,
providing direct off-street loading space to the basement would need to be accessed from either
Grant Avenue or Sutter Street and would detract from providing active uses with lively street
frontages. Because of the narrowness of Harlan Place, providing a full-sized loading space from
Harlan would be problematic. A roll-up door and loading dock area, accessible from Harlan
Place, a dead-end alley, is incorporated at the north facade. Spaces for delivery functions can be
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accommodated at the adjacent curb on Harlan Place and along a loading zone on Grant Avenue
and would not significantly interfere with transit operations or traffic conditions.

Conditional Use Authorization for Office Use in C-3-R Zoning District

Non-residential uses greater than 5,000 square feet or above the ground floor within the C-3-R zoning
district requires Conditional Use Authorization to proceed. The Sponsor requests office use at the newly
proposed floors four through six of the new building. The Department recommends approval, with
conditions, of Conditional Use Authorization for office use at floors four through six.

The project proposes a new mixed-use building with retail as the primary use from the basement up
through floor three, which preserves the existing retail use conditions at the site. The new floors four
through six are proposed with new office use at the site. The proposed six-story corner building is
consistent with the character of the KMMS Conservation District, completes the streetwall, and is
designed with a commercial storefront system at all three street frontages. Primary retail entryways are
located on both Grant Avenue and Sutter Street facades, with a secondary access to the Harlan Place open
space.

At street level, the Project’s proposed three facades, which are primarily dedicated to retail use, exceed
Planning Code requirements for storefront transparency and ground floor ceiling heights. In addition,
access to the retail use is proposed from all three frontages. A discrete entry point to the top three floors
of office use is accessible from a lobby on Harlan Place, the alley frontage, providing the retail storefront
frontage on all three facades for three floors of height. Improvements to Harlan Place alley include re-
paving with high-quality pavers and creation of a daytime pedestrian seating plaza to enhance the public
realm. In addition, the pedestrian improvements to Harlan Place provide a midblock connection east to
the pedestrian alley at Mark Lane. This plaza would provide reprieve from the busy sidewalks one block
from the Chinatown Gates along Grant Avenue.

These design elements prioritize the retail use at the corner of Grant Avenue and Sutter Street, consistent
with and complementary to the three other buildings at this intersection, properties all within the C-3-R
Zoning District. The project site’s existing condition is proposed to remain.

The Sponsor indicates that the retail tenant is not known, but that the space could be occupied by one or
several tenants. The General Plan notes that “[r]etail services, such as hairdressers, travel agencies, and
medical professionals, occupy approximately three million square feet in downtown San Francisco. A
large number of these services are located in upper story office space in the C-3-R district.” Preserving
upper floor space - in this case as proposed by the sponsor on the second and third floors - for general or
personal service retail is an important tool to promote diverse downtown retail types and satisfies several
Objectives and Policies in the General Plan.

According to the Downtown Plan Monitoring Report (2015), the rate of office vacancy is lower in the
neighborhood of the subject site (Union Square) than for the City overall. This report should not be used
as a discrete analysis of current conditions, but it does provide a snapshot of supply and demand for
office space, which illustrates that office space supply may be short and demand high in this area.
Economic cycles must be balanced with the long-term concerns of expanded office space. This concern
was outlined in the early 1980s Downtown Plan, and added as a subsection of the General Plan.
Converting the second or third floors to office would replace existing retail uses on site, in conflict with
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the General Plan, which notes specifically “concern[s] about encroachment of office development into the
traditional retail areas. Upper story space traditionally used by retail services could easily be converted
for office users able to pay higher rents.” And as noted above, preserving upper floors for personal
service retail is outlined as a policy in the General Plan. By contrast, adding new floors to the site, which
would be occupied by office, does not convert existing retail space to office use.

The Department supports the Conditional Use Authorization to permit office use in the C-3-R Zoning
District, because, due to a combination of factors as discussed above, the office use in newly proposed
floors four through six does not detract from the existing retail focus of the District.

REQUIRED COMMISSION ACTION

In order for the project to proceed, the Commission must 1) Determine that the Project complies with
Planning Code Section 309, granting requests for exceptions as discussed under “Issues and Other
Considerations”, above; 2) Authorize Conditional Use to establish a nonresidential use (office use) on
floors 4-6 (Code Sections 210.2 and 303), as discussed under “Issues and Other Considerations”, above;
and 3) Allocate office square footage under the 2016-2017 Annual Office Development Limitation
program pursuant to Sections 320 through 325 of the Planning Code.

BASIS FOR RECOMMENDATION

. The ground floor design prioritizes retail use and the first two upper floors are proposed as retail.
The proposed office use on new floors four through six, in combination with these other features,
do not detract from the District’s primary function as retail.

. The project meets the goals and objectives of the Downtown Plan and the C-3-R zoning district to
preserve upper level retail space.

. The project will add employment within an intense, walkable urban context.

. Employees and patrons would be able to walk or utilize transit to commute and satisfy

convenience needs without reliance on the private automobile. This pedestrian traffic will
activate the sidewalks and proposed adjacent open space.

= The Project is, on balance, consistent with the Objectives and Policies of the General Plan and
meets all applicable requirements of the Planning Code, with exceptions requested pursuant to
Planning Code Section 309.

RECOMMENDATION: Approval with Conditions

Attachments:

Draft Section 309 Motion

Exhibit C: Improvement and Mitigation Monitoring Report Program (IMMRP)
Draft Section 303 Motion

Draft Section 321 Motion

Amended Mitigated Negative Declaration, October 31, 2016
Historic Preservation Commission Motion No. 0291
Block Book Map

Sanborn Map

Aerial Photographs
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Public Correspondence (Neighbor email + Triton Hotel letter)
Project Sponsor Submittal
Exhibit B: Graphics Package from Project Sponsor
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PREAMBLE

WHEREAS, on September 17, 2015, Steve Atkinson, Arent Fox LLP (“Applicant”) filed an application on
behalf of the Owner with the San Francisco Planning Department (hereinafter “Department”) for a
Downtown Project Authorization for a Determination of Compliance pursuant to Section 309 with
requested exceptions from Planning Code (“Code”) requirements for “Exceptions to Height Limits in 80-
130-F Height and Bulk Districts”, “Freight Loading”, “Bulk”, for a project involving demolition of two
Category V (Unrated) buildings and new construction of one 72,905 square foot, six-story, mixed-use
commercial building, on the subject property located on Lot 013 and Lot 014 in Assessor’s Block 0287; and

WHEREAS, In January 2007, the San Francisco Planning Commission (Planning Commission) adopted
the 300 Grant Avenue Mitigated Negative Declaration, Case No. 2004.1245E, (MND); and

On July 12, 2007, the Planning Commission held a duly noticed public hearing on two appeals of the
MND and declined to uphold the MND pending changes to the document; and

An Amended Mitigated Negative Declaration (AMND) was published on May 29, 2008 to address
revisions to the project as well as the Planning Commission’s comments. The Planning Commission held
a subsequent public hearing on June 12, 2008 at which time the Planning Commission rejected the appeals
and adopted a Final Mitigated Negative Declaration, as amended (FMND) in Motion No. 17614; and

An appeal of the FMND was filed with the San Francisco Board of Supervisors (Board of Supervisors) on
July 2, 2009 and at a duly noticed public hearing on August 12, 2008, the Board of Supervisors upheld the
FMND in Motion No. M08-135; and

On September 2, 2016, the Planning Department mailed a "Notification of Project Receiving
Environmental Review" to community organizations, tenants of the affected property and properties
adjacent to the project site, and those persons who own property within 300 feet of the project site. No
comments related to environmental review were received in response; and

The Planning Department has prepared an Addendum to the Final Mitigated Negative Declaration
(Addendum to FMND) pursuant to California Environmental Quality Act (California Public Resources
Code Sections 21000 et seq.) (CEQA), Title 14 California Code of Regulations Sections 15000 et seq. (the
“CEQA Guidelines”) and Chapter 31 of the San Francisco Administrative Code (“Chapter 31”); and

The Addendum to FMND finds that since the preparation of the FMND in 2008, there have been no
changes in the project or the project’s circumstances or no new information leading to new significant
impacts not previously analyzed in the FMND, or to a substantial increase in the severity of previously-
identified significant impacts, or to new mitigation measures that would reduce the project’s significant
impacts, but that the project sponsor declines to implement. Therefore, the analysis in the FMND remains
valid and no supplemental environmental analysis is necessary.

The Planning Department, Office of the Commission Secretary, is the custodian of records for this action,
and such records are located at 1650 Mission Street, Fourth Floor, San Francisco, California.
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WHEREAS, On September 10, 2015 the Project Sponsor submitted a request for a Major Permit to Alter
for the demolition of two Category V (Unrated) buildings and new construction under Article 11 of the
Planning Code, located within the Kearny-Market-Mason-Sutter Conservation District (Case No. 2015-
000878PTA). On November 2, 2016, the Historic Preservation Commission conducted a duly noticed
public hearing at a regularly scheduled meeting and adopted Motion No. 0291, approved the requested
Major Permit to Alter; and

WHEREAS, On December 8, 2016, the Planning Commission conducted a duly noticed public hearing at
a regularly scheduled meeting on Case No. 2015-000878DNX/CUA/OFA. 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, the Planning Department staff, and
other interested parties; and

MOVED, that the Commission hereby authorizes the Downtown Project Authorization requested in
Application No. 2015-000878DNX/CUA/OFA, subject to the conditions contained in Exhibit A of this
motion, based on the following findings:

FINDINGS

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

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

2. Site Description and Present Use. The proposed 10,500-square-foot subject site area would
encompass two parcels at the northeast corner of Grant Avenue and Sutter Street: 300 Grant
Avenue (290 Sutter Street) and 272 Sutter Street. The 300 Grant Avenue building, currently
occupied by a variety of retail tenants, is three stories. The 272 Sutter Street building is a one-
story building occupied by retail use.

3. Properties and Neighborhood. The Project Site is located in the Downtown Plan Area, two
blocks from the Union Square, and also located within the Kearny-Market-Mason-Sutter
Conservation District. Land uses in the vicinity consist primarily of retail uses in buildings
ranging from two to ten stories.

This District is a regional center for comparison shopper retailing and direct consumer services. It
covers a compact area with a distinctive urban character, consists of uses with cumulative
customer attraction and compatibility, and is easily traversed by foot. Like the adjacent
Downtown Office District, this District is well-served by City and regional transit, with
automobile parking best located at its periphery. Within the District, continuity of retail and
consumer service uses is emphasized, with encouragement of pedestrian interest and amenities
and minimization of conflicts between shoppers and motor vehicles. A further merging of this
District with adjacent, related Districts is anticipated, partially through development of buildings
which combine retailing with other functions.

4. Proposed Project. The proposed project involves demolition of the two subject buildings,
merger of the two parcels and construction of one six-story with basement commercial
building, approximately 83-foot-tall extending to approximately 96 feet 1 inch of architectural
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features, to be comprised of retail use on floors basement through three, and approximately
29,703 gross square feet office use on floors four through six.

The building will occupy the entire project site with three visible facades facing Sutter Street,
Grant Avenue, and Harlan Place. The building is proposed to be constructed to the property
line, except for the approximate 2-foot setback at the ground story. Improvements to Harlan
Place are proposed to enhance the public realm, and streetscape improvements are proposed
at all three frontages. No off-street parking is proposed, and loading is proposed on-street at
the Harlan Place alley.

The vertical tripartite design as proposed is consistent with the surrounding buildings that
are composed of well-defined components of a base, shaft and capital. The facades of the
proposed building will be divided into bays, characteristic of the District, demarcated by
cement columns that extend into vertical metal piers. At the street level, each bay module is
defined by bulkhead, coated aluminum storefront glazed system, and demarcated by ovoid
white cement columns. The continuous vertical piers are expressed through the cement
columns at the base that extend into coated steel piers to articulate the facade and provide a
sense of scale. Further, the continuous vertical piers anchor the base of the building and
strongly define the storefront bay modules. The new construction proposes to respond to the
character of the District in a contemporary manner. Although an external screen is not
typical, the incorporation of the screen helps define the tripartite building composition, while
providing texture and depth, Details which are compatible with the surrounding buildings
and the District.

Public Comment/Public Outreach. The Planning Department has received one communication

in support of the project. A letter of concern was submitted to the Historic Preservation
Commission from the representative of the Triton Hotel.

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

A.

SAN FRANCISCO

Floor Area Ratio (Sections 123, 124, and 210.2). Planning Code Section 124 establishes
basic floor area ratios (FAR) for all zoning districts. For C-3 zoning districts, the
numerical basic FAR limit is set out in Section 210.2. The FAR for the C-3-R District is 6.0
to 1. Under Section 123, FAR can be increased to 9.0 to 1 with the purchase of transferable
development rights (TDR).

The Project Site is 10,500 square feet in size, after the merger of two lots. Therefore, up to 63,000
square feet of gross floor area ("gfa”) is allowed under the basic FAR limit, and up to 94,500 square
feet of gfa is permitted with the purchase of TDR. The Project’s total gross floor area is approximately
69,550 gfa, for a floor-area ratio of approximately 6.62-to-1. Conditions of Approval are included to
require the Project Sponsor to purchase TDR for the increment of development between 6.0 to 1 FAR
and 9.0 to 1 FAR (approximately 6,550 square feet).

The Project, which is compatible with the character of the Kearny-Mason-Market-Sutter Conservation
District and in conformance with the Secretary of the Interior’s Standards, would be constructed
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according to current local building codes and would comply with all current seismic safety standards,
in order to insure a high level of seismic safety.

Publicly Accessible Open Space (Section 138). Planning Code Section 138 requires new
buildings in the C-3-R zoning district to provide public open space at a ratio of one
square foot per 100 square feet of all uses except residential, institutional, or use in a
predominantly retail/personal services building. The public open space must be located
on the same development site or within 900 feet.

The Project proposes approximately 69,550 square feet (gsf) of non-residential use. It requires a total
of 696 square feet of non-residential publicly-accessible open space. The Project proposes to improve
the adjacent Harlan Place, a dead-end alley by re-paving approximately 4,400 square feet of the
asphalt-paved street with high quality pavers to improve the pedestrian experience. Other
improvements include installation of a temporary bollard system at the intersection with Grant
Awvenue to block off vehicular traffic, and programming the street for daytime use by people, at
minimum between 11 a.m. and 3 p.m., through the installation of temporary moveable tables and
chairs into the Harlan Place alley for use by the general public. The Sponsor shall be responsible
for ensuring that the trash dumpsters by use at the subject site and other properties along Harlan
Place do not linger in the Alley, so as to provide an enhanced pedestrian experience. In addition,
the Sponsor will engage with the nearby food service vendors, including but not limited to the food
service at the adjacent Triton Hotel and the Irish Bank at the end of the alley, which will enhance
public use of the area.

The Sponsor is required to submit a Programming and Maintenance Plan, to be approved by the

Planning Department, Department of Public Works and Fire Department, prior to approval of
Architectural Addenda. Other improvements under strong consideration, with review and
approval by Planning, Public Works and Fire Department, include development of a shared street
on Harlan Place to match the street frontage of the Project, or sidewalk widening, for benefit of
pedestrian access, tree planting andlor landscaping, inclusion of permanent benches and
potentially installation of public art, as appropriate for this location.

The Project Sponsor shall comply with this requirement.

Streetscape and Pedestrian Improvements (Section 138.1). Planning Code Section
138.1(b) requires that when a new building is constructed in C-3 Districts, street trees,
enhanced paving, and other amenities such as lighting, seating, bicycle racks, or other
street furnishings must be provided.

The Project Sponsor shall comply with this requirement. The conceptual plan shows a curb bulb-
out on Grant Avenue, enhanced paving on Grant Avenue, Sutter Street and Harlan Place, raised
crosswalk at Harlan Place, bicycle parking, and potential installation of street trees, lighting, and
street furniture on Harlan Place. The precise details of the streetscape improvements will be
further refined throughout the building permit review process.

Street Frontage in Commercial Districts (145.1(c)). Section 145.1(c)(3) of the Planning
Code requires that within Downtown Commercial Districts, space for “active uses” shall
be provided within the first 25 feet of building depth on the ground floor. Spaces such as
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lobbies are considered active uses only if they do not exceed 25% of the building’s
frontage at the ground level, or 40 feet, whichever is greater. Section 145.1(c)(2) of the
Planning Code requires that no more than one-third of the width or 20 feet, whichever is
less, of any given street frontage of a new or altered structure parallel to and facing a
street shall be devoted to parking and loading ingress or egress. With the exception of
space allowed for parking and loading access, building egress, and access to mechanical
systems, space for active uses as defined in Subsection (b)(2) and permitted by the
specific district in which it is located shall be provided 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. Section 145.1(c)(4) of the Planning Code requires that ground floor
non-residential uses in all C-3 Districts shall have a minimum floor-to-floor height of 14
feet, as measured from grade. Section 145.1(c)(5) requires 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.
Section 145.1(c)(6) of the Planning Code requires that within Downtown Commercial
Districts, frontages with active uses must be fenestrated with transparent windows and
doorways for no less than 60 percent of the street frontage at the ground level and allow
visibility to the inside of the building.

The proposed ground floor base is a double-height commercial space approximately 19 feet in
height, defined by a bronze-colored aluminum storefront display system, with transparent glazing,
and pedestrian-scale awnings, which are compatible with the District.

The proposed active retail use at ground floor extends greater than 25 feet of building depth along
the Sutter Street and Grant Avenue, with exception for required egress along Sutter Street. The
interior spaces housing the retail use are as close as possible to the grade along Grant Avenue; the
primary entry points to the ground floor retail space are accessible from the flat corner from the
Sutter Street and Grant Avenue streets. Although Harlan Place is not 40 feet wide, the Harlan
Place frontage is lined with code-compliant active use —retail and a small lobby for the upper floor
office use, with the easternmost bay dedicated to the loading bay and egress, measuring
approximately 25% of total frontage. The Project complies with this Code section.

Shadows on Public Sidewalks (Section 146). Section 146(a) establishes design
requirements for buildings on certain streets in order to maintain direct sunlight on
public sidewalks in certain downtown areas during critical use periods. Section 146(c)
requires that other buildings should be shaped so as to reduce substantial shadow
impacts on public sidewalks, if doing so would not create an unattractive design and
without unduly restricting the development potential of the site in question.

Section 146(a) does not apply to Grant Avenue or Sutter Street, and therefore does not apply to
the project. Regarding Section 146(c), due to the height of the existing structure the Project would
create new shadows on sidewalks adjacent to the Site. A shadow analysis was conducted for the
originally proposed 130-foot-tall Project (Final Amended Mitigated Negative Declaration, Case
No. 2004.1245E; certified June 12, 2008), which shows that the Project would cast some
additional shadow on the block of Grant Avenue between Sutter and Bush Streets during the
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morning hours only. Compared to an 80 foot building, a 113 foot high project (as was approved in
2008) would cast approximately one-half hour of additional shadow on Grant Avenue's west
sidewalk; however, the shadow would generally leave the west sidewalk by between 10: 30 A.M.
and 10: 45 A.M. each day. Also, the shadow from the previously analyzed Project would never
reach the Chinatown Gate. Generally, the new shadows created would not exceed levels commonly
expected in urban areas. Shadows from the proposed 83 foot tall project would expected to be less
than those from the previously approved 113-foot-tall project.

Off-Street Parking (Section 151.1). Planning Code Section 151.1 does not require any off-
street parking spaces be provided, but instead provides maximum parking amounts
based on land use type.

The Project does not propose any off-street parking, therefore meets this requirement.

Protected Pedestrian-, Cycling-, and Transit-Oriented Street Frontages (Section 155(r)).
Section 155(r) prohibits curb cuts along Mission Street between the Embarcadero and
Annie Street for garage entries, private driveways, or other direct access to off-street
parking or loading, except when the curb cut would create new publicly-accessible
streets and alleys.

Both Sutter Street and Grant Avenue are protected frontages. No curb cuts exist or are proposed at
these frontages. The Project meets this requirement.

Bicycle Parking (155.1-155.2). Sections 155.1- 155.2 establish bicycle parking requirements
for new developments, depending on use. For office, one Class 1 space is required for every
5,000 occupied square feet, and two Class 2 spaces are required for the first 5000 gross
square feet, plus one Class 2 space for each additional 50,000 occupied square feet. One
Class 1 space is required for every 7,500 square feet of occupied floor area devoted to
Restaurants, Limited Restaurants, and Bars. One Class 2 space is required for every 750
square feet of occupied retail area devoted to Restaurants, Limited Restaurants, and Bars,
and in no case less than two Class 2 spaces. A Class 1 space is located in a secure, weather-
protected facility and intended for long-term use by residents and employees. A Class 2
space is located in a publicly-accessible and visible location, and intended for use by visitors,
guests, and patrons.

The Project requires a total of 9 Class 1 bicycle parking spaces, by use: 4 spaces (retail), 5 spaces
(office). The Class 1 parking spaces are provided in secure rooms in the basement accessed by an
elevator. The Project requires 13 Class 2 bicycle parking spaces, by use: 11 spaces (retail), 2 spaces
(office). In the conceptual plan, Class 2 bicycle parking is shown located on the sidewalks. The Project
complies with this Code Section 155.1-155.2.

Shower Facilities and Lockers (Section 155.4). Section 155.4 requires shower facilities
and lockers for new developments, depending on use. For non-retail sales and services
uses (i.e. office), two showers and 12 lockers are required where occupied floor area
exceeds 20,000 square feet but is no greater than 50,000 square feet. For retail sales and
services uses, one show and six clothes lockers are required where occupied floor area
exceeds 25,000 square feet but is no greater than 50,000 square feet.
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The Project provides 3 showers and 18 lockers on the basement level, adjacent to the Class 1
bicycle parking spaces, meeting Code Section 155.4. The Project complies with Code Section
155.4.

Height (Section 260). Section 260 requires that the height of buildings not exceed the
limits specified in the Zoning Map and defines rules for the measurement of height. The
project is located within the 80-130-F Height and Bulk District.

The Project proposes construction of one commercial building with height of approximately 83 feet, to
top of roof, extending to approximately 96 feet 1 inch to architectural features. The project requires an
exception through Section 309 of the Planning Code for exceeding the base height of 80 feet pursuant
to Section 263.8 of the Planning Code, as discussed in Section #7A of this Motion.

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

For this Project, a preliminary shadow fan did not indicate that the proposed building height
(approximately 83 feet to top of roof and extending to architectural features of 96 feet) would
result in net new addition of shadow on properties under the jurisdiction of the Recreation and
Parks Department. Further, a shadow analysis was conducted for the originally proposed 130-foot-
tall Project (Final Amended Mitigated Negative Declaration, Case No. 2004.1245E; certified June
12, 2008), which concluded that a 130 foot-high building on the site would not introduce net new
shadow on properties under the jurisdiction of the Department of Recreation and Parks (Rec and
Park). Since the current proposal is designed as a shorter building, the finding remains as such, in
that the Project does not add net new shadow to properties under the jurisdiction of Rec and Park.

Transportation Sustainability Fee (TSF) (Section 411A). Projects that result in more than
twenty new dwelling units or new construction of a non-residential use exceeding 800
square feet are required to pay the TSF to help meet the demands imposed on the City’s
transportation system by new developments, funding transit capital maintenance, transit
capital facilities and fleet, and pedestrian and bicycle infrastructure.

The Project Sponsor shall comply with this requirement and pay the fee.

Downtown Parks Fee (Section 412). Section 412 requires all new office projects within the
C-3 zoning districts to pay a fee for additional public park and recreation facilities in
downtown.

The Project Sponsor shall comply with this requirement and pay the fee.

Jobs-Housing Linkage Fee (Section 413). Section 413 requires new commercial projects to
pay a fee to mitigate the increased burden caused by large-scale commercial development
projects on low- and moderate-income housing in San Francisco.

The Project Sponsor shall comply with this requirement and pay the fee.
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O. Child Care Requirement in C-3 (Section 414). Section 414 requires large-scale office and

hotel developments over 25,000 gross square feet in size to pay a fee to fund construction of
child care facilities in C-3 districts, or otherwise directly contribute to the construction of a
facility.

The Project Sponsor shall comply with this requirement and pay the fee.

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

The Project Sponsor shall comply with this Section by dedicating one percent of its construction
cost to works of art.

7. Exceptions Request Pursuant to Planning Code Section 309. 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. Height Limits in 80-130-F Height and Bulk District. Section 263.8 establishes design

SAN FRANCISCO

requirements meant to limit height to 80 feet in the 80-130-F districts. Specifically, the
purpose of allowing additional height above 80 feet only as an exception is to ensure that
height above 80 feet will not adversely affect the scale of the affected area or block sunlight
access to public sidewalks and parks. Pursuant to Section 263.8(b), exceptions to this
requirement can be granted if the following specific criteria are met.

(1) The height of the building or structure does not exceed 130 feet; and

(2) The additional height will not add significant shadows on public sidewalks
and parks; and

(3) The structure provides an appropriate transition to adjacent higher or lower
buildings; and

(4) The additional height of the structure is set back an appropriate distance
from the street frontage to maintain continuity of the predominant streetwall on the
block.

The total height of the Project is less than the 130-foot maximum height limit as zoned for the
parcel. The Project is designed as a 6-story building form, at a height of 83 feet to top of roof,
which extends to a steel plate supported by the wvertical piers of the scrim, measuring
approximately 96-feet-tall. The additional habitable height beyond 80 feet is approximately only 3
feet. Extending beyond the 83-foot top of roof is a 4-foot extension of the architectural scrim that
acts as a parapet and the termination of the building at 96 feet of a steel plate projecting cornice.

Within the KMMS Conservation District, building heights generally range from four to eight
stories, although a number of taller buildings exist. Buildings on the block and immediately across
the streets range from 3 to 11 stories. The proposed 6-story building, adjacent to a four-story
commercial building and across Harlan Place from a 7-story hotel is an appropriate transition in
an area of varied building heights. The continuity of the streetwall is maintained.
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Pursuant to Section 295 of the Planning Code, a shadow analysis was conducted for the originally
proposed 130-foot-tall Project (Final Amended — Mitigated Negative Declaration, Case No.
2004.1245E; certified June 12, 2008), which concluded that a 130 foot-high building on the site The
Project would not introduce net new shadow on properties under the jurisdiction of the Department of
Recreation and Parks (Rec and Park). Since the current proposal is designed as a shorter building, the
finding remains as such, in that the Project does not add net new shadow to properties under the
jurisdiction of Rec and Park. Pursuant to Section 146 of the Planning Code, additional shadow
analysis in the 2008 AMND shows that the Project would cast some additional shadow on the block of
Grant Avenue between Sutter and Bush Streets during the morning hours only. Compared to an 80
foot building, a 113 foot high project (as was approved in 2008) would cast approximately one-half
hour of additional shadow on Grant Avenue’s west sidewalk; however, the shadow would generally
leave the west sidewalk by between 10: 30 A.M. and 10: 45 A.M. each day. Also, the shadow from the
previously analyzed Project would never reach the Chinatown Gate. Generally, the new shadows
created would not exceed levels commonly expected in urban areas.

Therefore, it is appropriate to grant an exception to the height limit pursuant to Section 309.

Off-street Freight Loading (Section 161). Pursuant to Section 152.1 of the Code, in C-3,
Eastern Neighborhoods Mixed Use and South of Market Mixed Use Districts, two (2) off-
street freight loading spaces are required for retail stores, restaurants, bars, nighttime
entertainment and drugstores uses between 30,001 — 50,000 gross floor area (square feet).

The Project proposes approximately 40,147 gross square feet retail uses, therefore requires two off-
street freight loading spaces. The Project would not provide any off street loading spaces, but would
include a roll up door and loading dock area, accessible from Harlan Place, which is a dead-end alley.
Both Sutter Street and Grant Avenue are protected frontages, therefore proposing curb cuts at these
locations would be in conflict with the General Plan. Because of the narrowness of Harlan Place,
providing a full-sized loading space from Harlan would be problematic. Providing direct off-street
loading space to the basement would need to be accessed from either Grant Avenue or Sutter Street
and would detract from providing active uses with lively street frontages. Spaces for delivery
functions can be accommodated at the adjacent curb on Harlan Place and along a loading zone on
Grant Avenue and would not significantly interfere with transit operations or traffic conditions.

Due to the proposal to satisfy the privately-owned public open space requirement by improvements to
Harlan Place, including activation of the street as a pedestrian plaza at daytime between the hours at
minimum 11 a.m. through 3 p.m., the freight hours will be limited to times outside of these open space
activities, with hours also designated in consideration of adjacent uses.

Therefore, it is appropriate to grant an exception pursuant to Section 309.

Bulk (Section 272). The subject property is located within the 80-130-F Height and Bulk
district. Pursuant to Section 270, projects within “-F” Bulk District have defined bulk
dimensions starting at height of 80 feet and greater, with requirements in plan as follows:
the maximum length is 110 feet and the maximum diagonal dimension is 140 feet.
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From 80 feet to the approximately 83 feet height of the roof, the Project would have a length of 118'4”
and a diagonal of 153’1”. At the halo element, with a maximum approximate height of 961", the
Project would have a length of 125’5” and a diagonal of 156 feet. The increased diagonal of the halo
element compared to at the roof level results from the flat metal top element, which extends out 3 feet
beyond the property line.

These exceedances occur at the top of the sixth, and final, floor and the area of the parapet. The
proposed six-story mass at the streetwall is consistent with the Kearny-Mason-Market-Sutter
Conservation District and consistent with the urban form created by the surrounding buildings and
Conservation District, in that the building’s facades express a continuous streetwall at all sides and
all levels.

Moreover, the amount of the proposed bulk exception is relatively minor and would not justify the
above-noted negative impacts on the building’s form. From 80 83 feet, the Project’s diagonal
dimension exceeds the Code standard by slightly over 13 feet and would be barely perceptible. The
length exceedance (feet) along Grant Avenue exceeds the Code standard by only 8 feet; however, most
of this exceedance only extends for about 3 feet vertically (from the 80-foot height to approximately the
83-foot height of the roof) plus an additional 13 feet of the decorative halo feature which has little
“mass”. Strict compliance with the bulk limits would require the building to be set back further at the
sixth level. The exception also provides a distinctly better design in that it respects the two corners of
the building and ties the base of the building together better with the capital to complete the facade.
Carving away the corners to comply with the bulk limits or setting back the 6th floor and decorative
“halo” element and would be inconsistent with the character of adjacent buildings within the Kearny-
Mason-Market-Sutter Conservation District, which do not employ setback penthouses.

Therefore, it is appropriate to grant an exception to Bulk pursuant to Section 309.

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

DOWNTOWN AREA PLAN

OBJECTIVE 2
MAINTAIN AND IMPROVE SAN FRANCISCO’S POSITION AS A PRIME LOCATION FOR
FINANCIAL, ADMINISTRATIVE, CORPORATE, AND PROFESSIONAL ACTIVITY.

Policy 2.1
Encourage prime downtown office activities to grow as long as undesirable consequences of
growth can be controlled.

Policy 2.2
Guide location of office development to maintain a compact downtown core and minimize
displacement of other uses.

Two buildings are proposed for demolition, 300 Grant Avenue (aka 290 Sutter Street) and 272 Sutter
Street, with three floors of retail use and one floor of retail use, respectively. The Project proposes new
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construction of a six-story mixed-use building to replace and expand three floors of retail use, and
three new floors to be dedicated to new office use.

OBJECTIVE 3
IMPROVE DOWNTOWN SAN FRANCISCO'S POSITION AS THE REGION'S PRIME
LOCATION FOR SPECIALIZED RETAIL TRADE.

Policy 3.1
Maintain high quality, specialty retail shopping facilities in the retail core.

Policy 3.3
Preserve retail service businesses in upper floor offices in the retail district.

The new mixed-use building promotes retail as the primary use on the ground floor through floor
three, and basement. The proposal preserves the existing use conditions at the site by replacing three
floors, with basement, of retail use. The Sponsor indicates that the tenant is not known, and the space
could be occupied by one or several tenants. Preserving upper floor, in this case the second and third
floors, for retail could be used by general or personal service retail, both of which are an important
component of downtown retail. At street level, the Project’s frontage is dedicated to retail use,
exceeding code requirements for storefront transparency and ground floor ceiling heights, and access to
retail is from all three frontages. The office lobby and entry to the top three floors of office use is
discreetly accessible from Harlan Place (alley), permitting the retail street frontage to occupy the
majority of frontage at all three facades. The Project is a contemporary structure compatible with the
Kearny-Mason-Market-Sutter Conservation District and does not detract from the retail as the
primary use at the site.

OBJECTIVE 6
WITHIN ACCEPTABLE LEVELS OF DENSITY, PROVIDE SPACE FOR FUTURE OFFICE,
RETAIL, HOTEL, SERVICE AND RELATED USES IN DOWNTOWN SAN FRANCISCO.

The Project will incorporate retail use at the first three floors, reflecting the existing condition, and
new floors are proposed as dedicated to office use, a use conditionally permitted within the C-3-R
district. Density in C-3 Districts is primarily limited by floor area ratio, ("FAR”). The Project Site is
10,500 square feet in size, after the merger of two lots. Therefore, up to 63,000 square feet of gross floor
area ("gfa”) is allowed under the basic FAR limit, and up to 94,500 square feet of gfa is permitted with the
purchase of TDR. The Project’s total gross floor area is approximately 69,550 gfa, for a floor-area ratio of
approximately 6.62-to-1. The proposed six floors at the corner of Grant Avenue and Sutter Street is an
appropriately scaled building, surrounded by historic buildings ranging from two to eleven stories.

OBJECTIVE 9
PROVIDE QUALITY OPEN SPACE IN SUFFICIENT QUANTITY AND VARIETY TO MEET
THE NEEDS OF DOWNTOWN WORKERS, RESIDENTS, AND VISITORS.

Policy 9.1
Require usable indoor and outdoor open space, accessible to the public, as part of new
downtown development.
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Policy 9.5
Improve the usefulness of publicly owned rights-of-way as open space.

Improvements to publicly-owned Harlan Place, adjacent to the subject site, will transform a dead-end
vehicular alley into a lunchtime plaza. The west-facing alley receives sunlight and will be improved
with high-quality pavers and activated with moveable chairs and tables.

OBJECTIVE 10
ASSURE THAT OPEN SPACES ARE ACCESSIBLE AND USABLE.

Policy 10.2
Encourage the creation of new open spaces that become a part of an interconnected
pedestrian network.

The pedestrian improvements to Harlan Place provide a midblock connection to the pedestrian alley at
Mark Place (Irish Bank) as well as link the busy sidewalks one block from the Chinatown Gates along
Grant Avenue to an improved pedestrian plaza.

GENERAL PLAN: COMMERCE AND INDUSTRY

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.

The Project would provide significant benefits by increasing the supply of office space in the Downtown
area, and thus would create new jobs in a location that is easily accessible by multiple modes of transit
services. The project would also contribute new high-quality retail space on the lower levels of the building.
It would result in an increase in retail/personal services activity in the immediate neighborhood. The
Project would also contribute revenue toward the improvement of San Francisco’s transportation network,
as well as funds for new open spaces, affordable housing, and other public services.

GENERAL PLAN: TRANSPORTATION

OBJECTIVE 2
USE THE EXISTING TRANSPORTATION INFRASTRUCTURE AS A MEANS FOR GUIDING
DEVELOPMENT AND IMPROVING THE ENVIRONMENT.

Policy 2.1
Use rapid transit and other transportation improvements in the city and region as the catalyst for
desirable development and coordinate new facilities with public and private development.
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The area is served by a variety of transit options. The Project Site is one block from the Central Subway
project currently under construction, three blocks from MUNI and BART lines on Market Street, and has
direct access to abundant local and regional bus service on Sutter, Kearny, Bush and Stockton Streets, and
is seven blocks from the future Transit Center. The area is also characterized by a rich pedestrian
environment in downtown San Francisco, and is one block away from the Chinatown Gates. The Project
will also pay a number of impact fees and other exactions meant to fund contemplated infrastructure and
public realm improvements, as well as paying into City funds that support affordable housing.

GENERAL PLAN: URBAN FORM

OBJECTIVE 2
CREATE AN URBAN FORM FOR DOWNTOWN THAT ENHANCES SAN FRANCISCO'S
STATURE AS ONE OF THE WORLD'S MOST VISUALLY ATTRACTIVE CITIES.

Policy 2.1
Relate the height of buildings to important attributes of the city pattern and to the height and
character of existing and proposed development.

OBJECTIVE 14
CREATE AND MAINTAIN A COMFORTABLE PEDESTRIAN ENVIRONMENT.

Policy 14.1
Promote building forms that will maximize the sun access to open spaces and other public
areas.

OBJECTIVE 15
CREATE A BUILDING FORM THAT IS VISUALLY INTERESTING AND HARMONIZES
WITH SURROUNDING BUILDINGS.

Policy 15.1
Ensure that new facades relate harmoniously with nearby facade patterns.

Policy 15.2
Assure that new buildings contribute to the visual unity of the city.

The project site is consistent with the characteristics of the Kearny-Mason-Market-Sutter Conservation
District, as outlined in Appendix E of Article 11 of the Planning Code.

Although a lesser height than some surrounding buildings and for a corner building, the six-story building
is generally consistent with varied heights in the District and the proposed footprint continues the
streetwall. The vertical tripartite design as proposed is consistent with the surrounding buildings that are
composed of well-defined components of a base, shaft and capital. In the proposed building, fenestration
and cladding will introduce a three-part composition on two elevations.

The facades of the proposed building will be divided into bays, characteristic of the District, demarcated by
cement columns that extend into vertical metal piers. Specifically, the west facade (Grant Avenue) is
divided into four bays, approximately 28 feet wide, and the north and south facades are divided into three
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bays, approximately 23 feet wide, which is consistent with the large bay width of other buildings in the
District.

At the street level, each bay module is defined by bulkhead, coated aluminum storefront glazed system, and
demarcated by ovoid white cement columns. The continuous vertical piers are expressed through the
cement columns at the base that extend into coated steel piers to articulate the facade and provide a sense of
scale. Further, the continuous vertical piers anchor the base of the building and strongly define the
storefront bay modules.

9. Section 101 Priority Policy Findings. Section 101.1(b)(1-8) establishes eight priority planning
policies and requires review of permits for consistency with said policies. On balance, the Project

does comply with said policies in that:

a)

b)

d)

SAN FRANCISCO

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

The Subject Property is located in the center of San Francisco’s retail district and does not house
many neighborhood-serving retail uses. The Project would include retail at the ground (first),
second and third floors as well as basement, and new floors of office uses, and create ownership
and employment opportunities for San Francisco residents. The influx of new employees and
patrons to the area as a result of the Project will strengthen the customer base of existing retail
uses in the area and contribute to the demand for new retail uses serving downtown workers and
visitors to the area.

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

No housing would be removed by the Project. The Project will be compatible with the existing
character of the Kearny-Mason-Market-Sutter Conservation District and will be consistent with
the existing character of the District as a regional center for comparison shopper retailing and
direct consumer services.

The City’s supply of affordable housing be preserved and enhanced.

The Project will enhance the supply of affordable housing by participating in the City’s Jobs-
Housing Linkage Program, pursuant to Section 413 of the Planning Code.

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

The Project Site, located downtown, is extremely well served by public transit. The Project Site is
one block from the Central Subway project currently under construction, three blocks from MUNI
and BART lines on Market Street, and has direct access to abundant local and regional bus service
on Sutter, Kearny, Bush and Stockton Streets, and is seven blocks from the future Transit Center.
The area is also characterized by a rich pedestrian environment in downtown San Francisco.
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e) That a diverse economic base be maintained by protecting our industrial and service
sectors from displacement due to commercial office development, and that future
opportunities for resident employment and ownership in these sectors be enhanced.

The Project Site does contain retail uses on three floors of the 300 Grant Avenue building and one
floor of the 272 Sutter Street building, which are proposed to be retained and enlarged, but does
not contain any industrial uses. In addition, the Project’s employees and patrons will increase the
demand for, and patronage of, existing and new retail uses in the immediate Project vicinity and
throughout Downtown.

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

The Project will conform to the structural and seismic requirements of the San Francisco Building
Code, meeting this policy.

g) That landmarks and historic buildings be preserved.

The building at 272 Sutter Street was originally constructed in 1919 and the building at 300
Grant Avenue in 1908; both exhibit alterations. Both buildings were assigned ratings of ‘D’,
minor or no importance, in the 1978 SF Heritage survey of Downtown buildings. According to
Planning Department staff response (HRER dated January 23, 2007) and the Final Amended
Mitigated Negative Declaration (Case No. 2004.1245E; certified June 12, 2008), it was
determined that the existing buildings did not meet any of the qualifying criteria for eligibility in
the California Register. Neither building was found to have any direct links to important historic
activities, events, or associations with prominent persons, nor were they determined to be
important examples of design or construction or important sources of historical and archeological
information. Although both buildings remain in their original locations, various renovations over
the years have destroyed all of the qualities of workmanship, design, materials, feeling, and
association needed to retain their historical integrity and thus, their capacity to convey their
significance. Since the 2007-2008 evaluation, no new information has been discovered to make the
buildings eligible for re-classification as Category 1, I, or IV Buildings.

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

Pursuant to Section 295 of the Planning Code, a shadow analysis was conducted for the originally
proposed 130-foot-tall Project, which concluded that a 130 foot-high building on the site would
not introduce net new shadow on properties under the jurisdiction of the Department of
Recreation and Parks (Rec and Park). Since the current proposal is designed as a shorter building,
the finding remains as such, in that the Project does not add net new shadow to properties under
the jurisdiction of Rec and Park. No shading would occur at the Chinatown Gate.

10. The Project is consistent with and would promote the general and specific purposes of the Code
provided under Section 101.1(b) in that, as designed, the Project would contribute to the character
and stability of the neighborhood and would constitute a beneficial development.
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11. The Commission hereby finds that approval of the Downtown Project Authorization and Request
for Exceptions would promote the health, safety and welfare of the City.

SAN FRANGISCO 17
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DECISION

That based upon the Record, the submissions by the Applicant, the staff of the Department and other
interested parties, the oral testimony presented to this Commission at the public hearings, and all other
written materials submitted by all parties, the Commission hereby APPROVES Downtown Project
Authorization Application No. 2015-000878DNX/CUA/OFA subject to the following conditions attached
hereto as “EXHIBIT A” in general conformance with plans on file, dated November 17, 2016, and
stamped “EXHIBIT B”, which is incorporated herein by reference as though fully set forth.

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Downtown
Project Authorization to the Board of Appeals within fifteen (15) days after the date of this Motion No.
XXXXX. The effective date of this Motion shall be the date of this Motion if not appealed (After the 15-
day period has expired) OR the date of the decision of the Board of 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 constitutes the 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 December 8, 2016.

Jonas P. Ionin
Commission Secretary
AYES:

NAYS:

ABSENT:

ADOPTED:
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EXHIBIT A
AUTHORIZATION

This authorization is for a Downtown Project Authorization and Request for Exceptions pursuant to
Section 309 relating to a project that includes the demolition of two commercial buildings and
construction of one six-story with basement commercial building comprised of retail and office uses,
approximately 83-foot-tall, extending to 96 feet 1 inch for architectural features, located at the northeast
corner of Grant Avenue and Sutter Street, Lots 013 and 014 in Assessor’s Block 0287, within the 80-130-F
Height and Bulk districts, the C-3-R (Downtown, Retail) Zoning District, and Downtown Plan Area, in
general conformance with plans dated November 17, 2016 and stamped "Exhibit B" included in the
docket for Case No. 2015-000878DNX/CUA/OFA and subject to conditions of approval reviewed and
approved by the Planning Commission on December 8, 2016 under Motion No. XXXXX. This
authorization and the conditions contained herein run with the property and not with a particular Project
Sponsor, business, or operator.

RECORDATION OF CONDITIONS OF APPROVAL

Prior to the issuance of the building permit or commencement of use for the Project the Zoning
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder
of the City and County of San Francisco for the subject property. This Notice shall state that the project is
subject to the conditions of approval contained herein and reviewed and approved by the Planning
Commission on December 8, 2016, under Motion No. XXXXX.

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

The conditions of approval under the “Exhibit A” of this Planning Commission Motion No. XXXXX shall
be reproduced on the Index Sheet of construction plans submitted with the Site or Building permit
application for the Project. The Index Sheet of the construction plans shall reference to the Downtown
Project Authorization and any subsequent amendments or modifications.

SEVERABILITY

The Project shall comply with all applicable City codes and requirements. If any clause, sentence, section
or any part of these conditions of approval is for any reason held to be invalid, such invalidity shall not
affect or impair other remaining clauses, sentences, or sections of these conditions. This decision conveys
no right to construct, or to receive a building permit. "Project sponsor" shall include any subsequent
responsible party.

CHANGES AND MODIFICATIONS

Changes to the approved plans may be approved administratively by the Zoning Administrator.
Significant changes and modifications of conditions shall require Planning Commission approval of a
new Downtown Project Authorization.

Conditions of Approval, Compliance, Monitoring, and Reporting

SAN FRANGISCO 19
PLANNING DEPARTMENT



Draft Motion 2015-000878DNX/CUA/OFA
Hearing date: December 8, 2016 300 Grant Ave/ 272 Sutter St

PERFORMANCE

1. Validity. The authorization and right vested by virtue of this action is valid for three (3) years
from the effective date of the Motion. The Department of Building Inspection shall have issued a
Building Permit or Site Permit to construct the project and/or commence the approved use within
this three (3) year period.

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

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

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

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

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

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

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

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

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

6. Additional Project Authorizations. The Project Sponsor must obtain an Office Allocation
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Authorization under Section 321; and a Conditional Use Authorization pursuant to Sections 210.2
and 303 for office use on floors four through six. The Project Sponsor must satisfy all the
conditions thereof for each additional project authorization. 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. Improvement and Mitigation measures described in the IMMRP are
attached as Exhibit C are necessary to avoid potential significant effects of the proposed project
and have been agreed to by the project sponsor.

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

Transferable Development Rights. Pursuant to Sections 123, 124, and 128, the Project Sponsor
shall purchase the required units of Transferable Development Rights (TDR) and secure a Notice
of Use of TDR prior to the issuance of an architectural addendum for all development which
exceeds the base FAR of 6.0 to 1, up to a maximum FAR of 9.0 to 1. The net addition of gross floor
area subject to the requirement shall be determined based on drawings submitted with the
Building Permit Application.

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

DESIGN — COMPLIANCE AT PLAN STAGE

10.

Final Materials. Per Case No. 2015-000878PTA, the Project sponsor shall continue to work with
Preservation Staff of the 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 Preservation Staff of
the Planning Department prior to issuance. Modifications may be subject to review by the
Historic Preservation Commission.

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

Canopy/Awning/Marquee. Pursuant to Planning Code Section 136.1, the Project Sponsor shall
continue to work with Planning Department staff to ensure proposed canopy, awning or
marquee are in compliance with projections over the public-right-of-way. Due to the site’s
location in an Article 11 Conservation District, canopy, awning or marquee installation requires
approval of a Minor Permit to Alter prior to installation.

For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sfplanning.org
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11.

12.

13.

14,

15.

Streetscape Plan Elements. 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 required Streetscape features so that the plan generally
meets the standards of the Better Streets and Downtown Plans 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.sfplanning.org

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

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

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

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

Open Space Provision - C-3 Districts. Pursuant to Planning Code Section 138, the Project
Sponsor shall continue to work with Planning Department staff to refine the design and
programming of the improvements to Harlan Place, as noted below. The Project Sponsor shall
complete final design of all required open space improvements and additional Programming and
Maintenance Plan, including procurement of relevant City permits, prior to issuance of first
architectural addenda, and shall complete construction of all required improvements prior to
issuance of first temporary certificate of occupancy.
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a. The project sponsor shall submit improvements to Harlan Alley, at minimum shall
include the following:

i.

ii.

iii.

iv.

vi.

The project sponsor shall repave Harlan Place as a plaza using high-quality
pavers. The pavers are to be installed between the proposed curbs in the vehicle
lane and meet requirements of Department of Public Works and SFPUC. Special
paving in the right-of-way will require a Major Encroachment Permit from the
Department of Public Works. Other permits and legislation may be required to
authorize the programming of the space. A partial shared street or sidewalk
widening shall be investigated at Harlan Place in the area of the project frontage,
for benefit of tree planting and permanent bench installation at Harlan Place.

The project sponsor shall include a door at the northern facade ground-floor
retail use and Harlan Place improved alley to facilitate access between the open
space and adjacent retail space within the building.

The project sponsor shall design a minimal barrier such as strings across bollards
or planting movable boxes on casters or other mechanism incorporating public
art that can be rolled into and out of the space when it is being used as a public
gathering space. A permanent gate solution is not supportable.

The project sponsor shall be responsible for setting up chairs and tables in Harlan
Place plaza at minimum between 11 am and 3 p.m, seven days per week.
Subsequently, the project sponsor shall dedicate storage space in the subject
building for storage of tables and chairs. Tables and chairs design is to be light-
weight and easily moveable in case of emergency.

The project sponsor shall engage with adjacent food service, at minimum at
Triton Hotel and Irish Bank, to learn about extension of food service to this site
(which may require additional permits from City Agency(ies), prepared/ to-go
foods to be brought to this site, or some alternative proposed to have food
service available at the open space.

The project sponsor shall ensure that the dumpsters for the Project are retrieved
after trash/recycling/compost service by the subject site. The project sponsor shall
engage with adjacent property owners lining Harlan Place to work towards
after

ensuring that the retrieved

trash/recycling/compost service. Dumpsters are not to be stored in the alley.

dumpsters at those properties are

b. The project sponsor shall submit a Programming and Maintenance Plan subject to

review and approval by Planning Department, Department of Public Works and Fire

Department. At minimum, the plan shall include:

1.

ii.
iii.

iv.

SAN FRANCISCO
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Hours of operation for plaza, at minimum 11 a.m. to 3 p.m. seven days per week,
with anticipation for extension with inclusion of community input and agency
input

Emergency vehicle access procedures

Programming for plaza, including assigning task for moving tables and chairs,
dedicated area for storage for tables and chairs

Process for ensuring garbage collection at property and surrounding properties
Hours for on-street freight loading
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16.

17.

18.

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

Open Space Plaques - C-3 Districts. Pursuant to Planning Code Section 138, the Project Sponsor
shall install the required public open space plaques including the standard City logo identifying
it; the hours open to the public and contact information for building management. Work with
staff planner to determine appropriate location of the plaques for this site. Design of the plaques
shall utilize the standard templates provided by the Planning Department, as available, and shall
be approved by the Department staff prior to installation.

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

Transformer Vault. The location of individual project PG&E Transformer Vault installations has
significant effects to San Francisco streetscapes when improperly located. However, they may
not have any impact if they are installed in preferred locations. Therefore, the Planning
Department recommends the following preference schedule in locating new transformer vaults,
in order of most to least desirable:

a. On-site, in a basement area accessed via a garage or other access point without use of
separate doors on a ground floor facade facing a public right-of-way;

b. On-site, in a driveway, underground;

€. On-site, above ground, screened from view, other than a ground floor facade facing a
public right-of-way;

d. Public right-of-way, underground, under sidewalks with a minimum width of 12 feet,
avoiding effects on streetscape elements, such as street trees; and based on Better Streets
Plan guidelines;

e. Public right-of-way, underground; and based on Better Streets Plan guidelines;

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

g. Ons-site, in a ground floor fagade (the least desirable location).

h. Unless otherwise specified by the Planning Department, Department of Public
Work's Bureau of Street Use and Mapping (DPW BSM) should use this preference
schedule for all new transformer vault installation requests.

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

SFMTA.

For information about compliance, contact San Francisco Municipal Railway (Muni), San Francisco
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Municipal Transit Agency (SFMTA), at 415-701-4500, www.sfmta.org.

PARKING AND TRAFFIC

19.

20.

21.

Bicycle Parking. Pursuant to Planning Code Sections 155.1, the Project shall provide no fewer
than 9 Class 1 bicycle parking spaces, by use: 4 spaces (retail), 5 spaces (office), and 13 Class 2
bicycle parking spaces, by use: 11 spaces (retail), 2 spaces (office) bicycle parking spaces.

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

Showers and Clothes Lockers. Pursuant to Planning Code Section 155.4, the Project shall provide
no fewer than three (3) showers and eighteen (18) clothes lockers.

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

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

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

PROVISIONS

22.

23.

24.

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

Downtown Park Fee - C-3 District. Pursuant to Planning Code Section 412, the Project Sponsor
shall pay the Downtown Park Fee.

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

Jobs Housing Linkage. Pursuant to Planning Code Section 413, the Project Sponsor shall
contribute to the Jobs-Housing Linkage Program (JHLP).

For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org
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25.

26.

217.

28.

29.

30.

Childcare Requirements for Office and Hotel Development Projects. Pursuant to Section 414,
the Project Sponsor shall pay the in-lieu fee as required.

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.

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

Art. Pursuant to Planning Code Section 429, the Project shall include work(s) of art valued at an
amount equal to one percent of the hard construction costs for the Project as determined by the
Director of the Department of Building Inspection. The Project Sponsor shall provide to the
Director necessary information to make the determination of construction cost hereunder.

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

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

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

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

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

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

MONITORING

3L

32.

Revocation due to Violation of Conditions. Should implementation of this Project result in
complaints from interested property owners, residents, or commercial lessees which are not
resolve by the Project Sponsor or its successor(s) 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 415-558-6863,
www.sfplanning.org.

Enforcement. Violation of any of the Planning Department conditions of approval contained in
this Motion or of any other provisions of the 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.sfplanning.org

OPERATIONS

33.

34.

35.

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

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

Sidewalk Maintenance. The Project sponsor shall maintain the main entrances to the buildings
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 with written notice of the name, business
address, and telephone number of the community liaison. Should the contact information change,
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36.

37.

the Zoning Administrator shall be made aware of such change. The community liaison shall
report to the Zoning Administrator what issues, if any, are of concern to the community and
what issues have not been resolved by the Project sponsor.

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

Open Space Provision — C3 Districts. Pursuant to Planning Code Section 138, the Harlan Place
open space shall be maintained as accessible open space per the approved Programming and
Maintenance Plan for the life of the project.

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

Subject to: (Select only if applicable)

O Inclusionary Housing (Sec 415)

M Childcare Requirement (Sec 414)

[ Jobs Housing Linkage Program (Sec 413)
M Downtown Park Fee (Sec 412)

M Public Open Space (Sec 138)

M First Source Hiring (Admin. Code)
M Transportation Sust. Fee (Sec 411)
M Public Art (Sec 429)

Planning Commission Draft Motion
Conditional Use Authorization

HEARING DATE: DECEMBER 8, 2016

Date: November 23, 2016
Case No.: 2015-000878DNX/CUA/OFA
Project Address: 300 GRANT AVENUE/272 SUTTER STREET
Zoning: C-3-R (Downtown Retail) District

80-130-F Height and Bulk District

Downtown Plan Area
Block/Lot: 0287/013, 014
Owner: Grant Avenue Properties LLC

C/O St. Bride’s Managers LLC Attn: John Loehr
Two Stamford Landing, Suite 115

69 Southfield Avenue

Stamford, CT 06902

Steve Atkinson, Arent Fox LLP

55 2nd Street, Ste. 2100

San Francisco, CA 94105

Marcelle Boudreaux - (415) 575-9140
Marcelle.boudreaux@sfgov.org

Project Contact:

Staff Contact:

ADOPTING FINDINGS RELATED TO THE APPROVAL OF A CONDITIONAL USE
AUTHORIZATION UNDER PLANNING CODE SECTIONS 210.2 AND 303, TO ALLOW OFFICE
USE ON FLOORS FOUR THROUGH SIX, AS PART OF A PROJECT THAT INCLUDES THE
DEMOLITION OF TWO COMMERCIAL BUILDINGS AND CONSTRUCTION OF ONE
APPROXIMATELY 72,905 SQUARE FOOT COMMERCIAL BUILDING COMPRISED OF RETAIL
AND OFFICE USES, APPROXIMATELY 83-FOOT-TALL, EXTENDING TO 96 FEET 1 INCH
ARCHITECTURAL FEATURES, LOCATED AT THE NORTHEAST CORNER OF GRANT AVENUE
AND SUTTER STREET, LOTS 013 AND 014 IN ASSESSOR’S BLOCK 0287, WITHIN THE 80-130-F
HEIGHT AND BULK DISTRICTS, THE C-3-R (DOWNTOWN, RETAIL) ZONING DISTRICT, AND
DOWNTOWN PLAN AREA.

PREAMBLE

WHEREAS, on September 17, 2015, Steve Atkinson, Arent Fox LLP (“Applicant”) filed an application on
behalf of the Owner with the San Francisco Planning Department (hereinafter “Department”) for a

www.sfplanning.org

1650 Mission St.
Suite 400

San Francisco,
CA 94103-2479

Reception:
415.558.6378

Fax:
415.558.6409

Planning
Information:
415.558.6377
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Draft Motion 2015-000878DNX/CUA/OFA
Hearing Date: December 8, 2016 300 Grant Ave/ 272 Sutter St

Conditional Use Authorization to allow office space on floors above the ground story and greater than
5,000 square feet, for a project involving demolition of two Category V (Unrated) buildings and new
construction of one 69,290 square foot, six-story, mixed-use commercial building, on the subject property
located on Lot 013 and Lot 014 in Assessor’s Block 0287; and

WHEREAS, In January 2007, the San Francisco Planning Commission (Planning Commission) adopted
the 300 Grant Avenue Mitigated Negative Declaration, Case No. 2004.1245E, (MND); and

On July 12, 2007, the Planning Commission held a duly noticed public hearing on two appeals of the
MND and declined to uphold the MND pending changes to the document; and

An Amended Mitigated Negative Declaration (AMND) was published on May 29, 2008 to address
revisions to the project as well as the Planning Commission’s comments. The Planning Commission held
a subsequent public hearing on June 12, 2008 at which time the Planning Commission rejected the appeals
and adopted a Final Mitigated Negative Declaration, as amended (FMND) in Motion No. 17614; and

An appeal of the FMND was filed with the San Francisco Board of Supervisors (Board of Supervisors) on
July 2, 2009 and at a duly noticed public hearing on August 12, 2008, the Board of Supervisors upheld the
FMND in Motion No. M08-135; and

On September 2, 2016, the Planning Department mailed a "Notification of Project Receiving
Environmental Review" to community organizations, tenants of the affected property and properties
adjacent to the project site, and those persons who own property within 300 feet of the project site. No
comments related to environmental review were received in response; and

The Planning Department has prepared an Addendum to the Final Mitigated Negative Declaration
(Addendum to FMND) pursuant to California Environmental Quality Act (California Public Resources
Code Sections 21000 et seq.) (CEQA), Title 14 California Code of Regulations Sections 15000 et seq. (the
“CEQA Guidelines”) and Chapter 31 of the San Francisco Administrative Code (“Chapter 31”); and

The Addendum to FMND finds that since the preparation of the FMND in 2008, there have been no
changes in the project or the project’s circumstances or no new information leading to new significant
impacts not previously analyzed in the FMND, or to a substantial increase in the severity of previously-
identified significant impacts, or to new mitigation measures that would reduce the project’s significant
impacts, but that the project sponsor declines to implement. Therefore, the analysis in the FMND remains
valid and no supplemental environmental analysis is necessary.

The Planning Department, Office of the Commission Secretary, is the custodian of records for this action,
and such records are located at 1650 Mission Street, Fourth Floor, San Francisco, California.

WHEREAS, On September 10, 2015 the Project Sponsor submitted a request for a Major Permit to Alter
for the demolition of two Category V (Unrated) buildings and new construction under Article 11 of the
Planning Code, located within the Kearny-Market-Mason-Sutter Conservation District (Case No. 2015-
000878PTA). On November 2, 2016, the Historic Preservation Commission conducted a duly noticed
public hearing at a regularly scheduled meeting and adopted Motion No. 0291, approved the requested
Major Permit to Alter; and

SAN FRANCISCO 2
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Draft Motion 2015-000878DNX/CUA/OFA
Hearing Date: December 8, 2016 300 Grant Ave/ 272 Sutter St

WHEREAS, On December 8, 2016 the Planning Commission adopted Motion No. XXXXX, approving a
Section 309 Determination of Compliance and Request for Exceptions; and

WHEREAS, On December 8, 2016, the Planning Commission conducted a duly noticed public hearing at
a regularly scheduled meeting on Case No. 2015-000878DNX/CUA/OFA. 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, the Planning Department staff, and
other interested parties; and

MOVED, that the Commission hereby authorizes the Conditional Use requested in Application No. 2015-
000878 DNX/CUA/OFA, subject to the conditions contained in Exhibit A of this motion, based on the
following findings:

FINDINGS

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

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

2. Site Description and Present Use. The proposed 10,500-square-foot subject site area would
encompass two parcels at the northeast corner of Grant Avenue and Sutter Street: 300 Grant
Avenue (290 Sutter Street) and 272 Sutter Street. The 300 Grant Avenue building, currently
occupied by a variety of retail tenants, is three stories. The 272 Sutter Street building is a one-
story building occupied by retail use.

3. Properties and Neighborhood. The Project Site is located in the Downtown Plan Area, two
blocks from the Union Square, and also located within the Kearny-Market-Mason-Sutter
Conservation District. Land uses in the vicinity consist primarily of retail uses in buildings
ranging from two to ten stories.

This District is a regional center for comparison shopper retailing and direct consumer services. It
covers a compact area with a distinctive urban character, consists of uses with cumulative
customer attraction and compatibility, and is easily traversed by foot. Like the adjacent
Downtown Office District, this District is well-served by City and regional transit, with
automobile parking best located at its periphery. Within the District, continuity of retail and
consumer service uses is emphasized, with encouragement of pedestrian interest and amenities
and minimization of conflicts between shoppers and motor vehicles. A further merging of this
District with adjacent, related Districts is anticipated, partially through development of buildings
which combine retailing with other functions.

4. Proposed Project. The proposed project involves demolition of the two subject buildings,
merger of the two parcels and construction one approximately 83-foot-tall, six-story with
basement commercial building, to be comprised of retail use on floors basement through
three, and approximately 29,703 gross square feet office use on floors four through six.

The building will occupy the entire project site with three visible facades facing Sutter Street,
Grant Avenue, and Harlan Place. The building is proposed to be constructed to the property

SAN FRANCISCO 3
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Draft Motion 2015-000878DNX/CUA/OFA
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line, except for the approximate 2-foot setback at the ground story. Improvements to Harlan
Place are proposed to create a privately-owned public open space, and streetscape
improvements are proposed at all three frontages. No off-street parking is proposed, and
loading is proposed on-street at the Harlan Place alley.

5. Public Comment/Public Outreach. The Planning Department has received one communication
in support of the project. A letter of concern was submitted to the Historic Preservation
Commission from the representative of the Triton Hotel.

6. Planning Code Compliance: The Planning Code Compliance findings as set forth in Motion No.
XXXXX apply to this Motion, and are incorporated as though fully set forth herein.

7. Planning Code Section 303 (c) establishes criteria for the Planning Commission to consider when
reviewing applications for Conditional Use approval. On balance, the project does comply with
said criteria in that:

A. The proposed new uses and building, at the size and intensity contemplated and at the
proposed location, will provide a development that is necessary or desirable, and compatible
with, the neighborhood or the community.

The Project will provide new high quality retail space, a primary and permitted use within the C-
3-R District. There is evidence of existing office use at upper levels above the third floor The site is
located two blocks from Union Square and destination shopping area within the Downtown area.
The proposed configuration is retail on the ground and upper levels, and office space on upper
levels (level 4 and above). The existing smaller buildings on the site that would be demolished to
permit the new construction are not historic resources, and the new structure will be designed to

be compatible with the character of the Conservation District.

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

i.  Nature of proposed site, including its size and shape, and the proposed size, shape and
arrangement of structures;

The proposed site area consists of two parcels which will be merged as part of the development. The
site is located at the northeast corner of Sutter and Grant and the north side also fronts on Harlan
Place, a small dead-end alley. The site is generally rectangular with an area of 10,500 square feet.
The shape and size of the site present no unusual difficulties for development or for the proposed

mix of retail and office uses.

ii.  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;

SAN FRANCISCO 4
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iii.

iv.

The Project proposes to demolish two existing buildings, which combined totaling approximately
45,765 square feet, to merge the lots, and to construct a new approximately 72,905 square foot
building. The project site is located in an area well-served by transit. Within 1/4 mile of the project
site, 26 Muni bus routes, nine Muni metro routes, the new Central Subway currently under
construction at Stockton Street, and the Montgomery Street Muni and Bay Area Rapid Transit
(BART) stations on Market Street are located. The project does not propose off-street parking or
off-street loading. Existing curb spaces at Grant Avenue and Harlan Place will be utilized for on-
street loading needs. This area is characterized by vibrant pedestrian activity and the project will
reinforce this pattern.

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

The Project would not generate noxious emissions, such as noises, glare, dust and odor. Outdoor
open spaces would be well-managed through a Programming and Maintenance Plan to ensure
that noise remains at acceptable levels. On-street loading is proposed at Harlan Place, where
garbage retrieval is already established, so no unusual or new noise would be introduced.

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

The Project would comply with street tree, streetscape, lighting, and signage requirements of the
Planning Code and Public Works Code. In satisfaction of Section 138 of the Planning Code, the
project proposes improvements to Harlan Place including new paving, moveable tables and chairs
to create a plaza in the street, a simple bollard to close off the alley to vehicular traffic, and benches
in the sidewalk. At other frontages along Grant Avenue and Sutter Street, sidewalk widening and
a curb bulb-out are proposed to improve the pedestrian experience. No off-street parking or loading
provided.

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 all relevant requirements and standards of the Planning Code and is
consistent with Objectives and Policies of the General Plan, as detailed below.

8. Planning Code Section 210.2(2) establishes criteria for the Planning Commission to consider

when reviewing applications for the development of non-retail sales and service if the use is

larger than 5,000 gross square feet in size or located above the ground floor. In the C-3-R District,

in addition to the criteria set forth in Section 303, approval shall be given upon a determination

that the use will not detract from the District's primary function as an area for comparison

shopper retailing and direct consumer services. On balance, the Project complies with said

criteria in that:

SAN FRANCISCO

The six-story corner building is consistent with the KMMS Conservation District, completes the
streetwall and includes a clear-glazed storefront system at all three street frontages, with retail
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10.

11.

12.

entryways at the corner at Grant Avenue and Sutter Street. Retaining retail uses at the site from
the first through the third floor will maintain an active use, which is consistent with the
surrounding buildings, and consistent with the existing condition of the larger building on site at
300 Grant Avenue (aka 292 Sutter Street).

The existing conditions contain two retail use buildings, a three-story and a one-story, proposed
for demolition. The proposal is a six-story mixed-use building, basement and ground floor through
floor three proposed with retail use and floors four — six proposed with office use, thus, the
replacement of retail and addition of new floors for office is consistent with the Objectives in the
General Plan.

At street level, frontage at all three facades is primarily dedicated to retail use, exceeding code
requirements for storefront transparency and ground floor ceiling heights, and access to retail is
from all three frontages. The discrete entry to the top three floors of office use is accessible from an
easternmost bay on Harlan Place, permitting the retail storefront to occupy the prime streetfront
at all three facades. The Sponsor indicates that the tenant is not known, and the space could be
occupied by one or several tenants. Preserving upper floor space, in this case second and third
floors, for retail to potentially be used by general or personal service retail, is an important
component of downtown retail and satisfies the General Plan.

In combination, these components achieve the objective for Conditional Use Authorization to not
detract from the retail focus of the District.

General Plan Conformity. The General Plan Consistency Findings set forth in Section #8 of
Motion No. XXXXX, Case #2015-000878DNX (Determination of Compliance and Granting of
Exceptions Under Planning Code Section 309) apply to this Motion, and are incorporated herein
as though fully set forth.

Planning Code Section 101.1(b). The General Plan Priority Policy Findings of Planning Code
Section 101.1 as set forth in Motion No. XXXXX apply to this Motion, and are incorporated as
though fully set forth herein.

The Project is consistent with and would promote the general and specific purposes of the Code
provided under Section 101.1(b) as outlined in Motion No. XXXXX and also in that, as designed,
the Project would contribute to the character and stability of the Downtown and would constitute
a beneficial development.

The Commission hereby finds that approval of this Conditional Use Authorization would
promote the health, safety and welfare of the City.

SAN FRANCISCO 6
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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 a Conditional Use
Authorization under Sections 210.2 and 303, Application No. CASE NO. 2015-000878DNX/CUA/OFA,
subject to the following conditions attached hereto as “EXHIBIT A”, and subject to the Conditions of
Approval of Planning Commission Motion No. XXXXX, in general conformance with plans on file, dated
November 17, 2016, and stamped “EXHIBIT B”, which is incorporated herein by reference as though
fully set forth.

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Conditional
Use Authorization to the Board of Supervisors within thirty (30) days after the date of this Motion No.
XXXXX. The effective date of this Motion shall be the date of this Motion if not appealed (After the
30-day period has expired) OR the date of the decision of the Board of Supervisors if appealed to the

Board of Supervisors. For further information, please contact the Board of Supervisors at (415) 554-
5184, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San Francisco, CA 94102.

I hereby certify that the Planning Commission ADOPTED the foregoing Motion on December 8, 2016.

Jonas P. Ionin
Acting Commission Secretary

AYES:
NAYS:
ABSENT:

ADOPTED:

SAN FRANCISCO 7
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EXHIBIT A
AUTHORIZATION

This authorization is for the granting of a Conditional Use Authorization pursuant to Section 210.2 and
303 to allow up office use of floors four through six, in connection with a project that includes the
demolition of two commercial buildings and construction of one six-story with basement commercial
building comprised of retail and office uses, approximately 83-foot-tall, extending to 96 feet 1 inch for
architectural features, located at the northeast corner of Grant Avenue and Sutter Street, Lots 013 and 014
in Assessor’s Block 0287, within the 80-130-F Height and Bulk districts, the C-3-R (Downtown, Retail)
Zoning District, and Downtown Plan Area, in general conformance with plans dated November 17, 2016
and stamped "Exhibit B" included in the docket for Case No. 2015-000878 DNX/CUA/OFA and subject to
conditions of approval reviewed and approved by the Planning Commission on December 8, 2016 under
Motion No. XXXXX. This authorization and the conditions contained herein run with the property and
not with a particular Project Sponsor, business, or operator.

COMPLIANCE WITH OTHER REQUIREMENTS

The Conditions of Approval set forth in Exhibit B of Motion No. XXXXX, Case No. 2015-000878DNX
(Determination of Compliance Under Section 309), and the Mitigation, Monitoring, and Reporting
Program attached as Exhibit C to Planning Commission Motion XXXXX, Case No. 2015-000878DNX
apply to this approval, and are incorporated herein as though fully set forth, except as modified herein.

RECORDATION OF CONDITIONS OF APPROVAL

Prior to the issuance of the building permit or commencement of use for the Project the Zoning
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder
of the City and County of San Francisco for the subject property. This Notice shall state that the project is
subject to the conditions of approval contained herein and reviewed and approved by the Planning
Commission on December 8, 2016 under Motion No. XXXXX.

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

The conditions of approval under the 'Exhibit A’ of this Planning Commission Motion No. XXXXX shall
be reproduced on the Index Sheet of construction plans submitted with the Site or Building permit
application for the Project. The Index Sheet of the construction plans shall reference to the 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.

SAN FRANCISCO 8
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CHANGES AND MODIFICATIONS

Changes to the approved plans may be approved administratively by the Zoning Administrator.

Significant changes and modifications of conditions shall require Planning Commission approval of a

new Conditional Use Authorization.

Conditions of Approval, Compliance, Monitoring, and Reporting
PERFORMANCE

1.

Additional Project Authorizations. The Project Sponsor must obtain a Downtown Project
Authorization under Section 309; and an Office Allocation Authorization under Section 321. The
Project Sponsor must satisfy all the conditions thereof for each additional project authorization.
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.

Validity and Expiration. The authorization and right vested by virtue of this action is valid for
three years from the effective date of the Motion. A building permit from the Department of
Building Inspection to construct the project and/or commence the approved use must be issued
as this Conditional Use authorization is only an approval of the proposed project and conveys no
independent right to construct the project or to commence the approved use. The Planning
Commission may, in a public hearing, consider the revocation of the approvals granted if a site or
building permit has not been obtained within three (3) years of the date of the Motion approving
the Project. 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. The Commission may also consider revoking the approvals if a permit for the
Project has been issued but is allowed to expire and more than three (3) years have passed since
the Motion was approved.

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

Extension. This authorization may be extended at the discretion of the Zoning Administrator
only where failure to issue a permit by the Department of Building Inspection to perform said
tenant improvements is caused by a delay by a local, State or Federal agency or by any appeal of
the issuance of such permit(s).

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org.
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Subject to: (Select only if applicable)

O Inclusionary Housing (Sec 415)

M Childcare Requirement (Sec 414)

[ Jobs Housing Linkage Program (Sec 413)
M Downtown Park Fee (Sec 412)

M Public Open Space (Sec 138)

M First Source Hiring (Admin. Code)
M Transportation Sust. Fee (Sec 411)
M Public Art (Sec 429)

Planning Commission Draft Motion

Office Allocation
HEARING DATE: DECEMBER 8, 2016

Date: November 23, 2016
Case No.: 2015-000878DNX/CUA/OFA
Project Address: 300 GRANT AVENUE/272 SUTTER STREET
Zoning: C-3-R (Downtown Retail) District
80-130-F Height and Bulk District
Downtown Plan Area
Block/Lot: 0287/013, 014
Ouwner: Grant Avenue Properties LLC

C/O St. Bride’s Managers LLC Attn: John Loehr
Two Stamford Landing, Suite 115

69 Southfield Avenue

Stamford, CT 06902

Steve Atkinson, Arent Fox LLP

55 2nd Street, Ste. 2100

San Francisco, CA 94105

Marcelle Boudreaux - (415) 575-9140
Marcelle.boudreaux@sfgov.org

Project Contact:

Staff Contact:

ADOPTING FINDINGS RELATING TO THE APPROVAL OF ALLOCATION OF OFFICE SQUARE
FOOTAGE UNDER THE 2016-2017 ANNUAL OFFICE DEVELOPMENT LIMITATION PROGRAM
PURSUANT TO SECTIONS 320 THROUGH 325 OF THE PLANNING CODE TO ALLOW A
PROJECT THAT INCLUDES THE DEMOLITION OF TWO COMMERCIAL BUILDINGS AND
CONSTRUCTION OF ONE APPROXIMATELY 72,905 SQUARE FOOT COMMERCIAL BUILDING
COMPRISED OF RETAIL AND OFFICE USES, APPROXIMATELY 83-FOOT-TALL, EXTENDING
TO 96 FEET 1 INCH ARCHITECTURAL FEATURES, LOCATED AT THE NORTHEAST CORNER OF
GRANT AVENUE AND SUTTER STREET, LOTS 013 AND 014 IN ASSESSOR’S BLOCK 0287,
WITHIN THE 80-130-F HEIGHT AND BULK DISTRICTS, THE C-3-R (DOWNTOWN, RETAIL)
ZONING DISTRICT, AND DOWNTOWN PLAN AREA.

PREAMBLE

WHEREAS, on September 17, 2015, Steve Atkinson, Arent Fox LLP (“Applicant”) filed an application on
behalf of the Owner with the San Francisco Planning Department (hereinafter “Department”) for a

www.sfplanning.org

1650 Mission St.
Suite 400

San Francisco,
CA 94103-2479

Reception:
415.558.6378

Fax:
415.558.6409

Planning
Information:

415.558.6377
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request for Allocation of Square Footage under the Annual Office Development Limitation Program, for a
project involving demolition of two Category V (Unrated) buildings and new construction of one 69,290
square foot, six-story, mixed-use commercial building, on the subject property located on Lot 013 and Lot
014 in Assessor’s Block 0287; and

WHEREAS, In January 2007, the San Francisco Planning Commission (Planning Commission) adopted
the 300 Grant Avenue Mitigated Negative Declaration, Case No. 2004.1245E, (MND); and

On July 12, 2007, the Planning Commission held a duly noticed public hearing on two appeals of the
MND and declined to uphold the MND pending changes to the document; and

An Amended Mitigated Negative Declaration (AMND) was published on May 29, 2008 to address
revisions to the project as well as the Planning Commission’s comments. The Planning Commission held
a subsequent public hearing on June 12, 2008 at which time the Planning Commission rejected the appeals
and adopted a Final Mitigated Negative Declaration, as amended (FMND) in Motion No. 17614; and

An appeal of the FMND was filed with the San Francisco Board of Supervisors (Board of Supervisors) on
July 2, 2009 and at a duly noticed public hearing on August 12, 2008, the Board of Supervisors upheld the
FMND in Motion No. M08-135; and

On September 2, 2016, the Planning Department mailed a "Notification of Project Receiving
Environmental Review" to community organizations, tenants of the affected property and properties
adjacent to the project site, and those persons who own property within 300 feet of the project site. No
comments related to environmental review were received in response; and

The Planning Department has prepared an Addendum to the Final Mitigated Negative Declaration
(Addendum to FMND) pursuant to California Environmental Quality Act (California Public Resources
Code Sections 21000 et seq.) (CEQA), Title 14 California Code of Regulations Sections 15000 et seq. (the
“CEQA Guidelines”) and Chapter 31 of the San Francisco Administrative Code (“Chapter 31”); and

The Addendum to FMND finds that since the preparation of the FMND in 2008, there have been no
changes in the project or the project’s circumstances or no new information leading to new significant
impacts not previously analyzed in the FMND, or to a substantial increase in the severity of previously-
identified significant impacts, or to new mitigation measures that would reduce the project’s significant
impacts, but that the project sponsor declines to implement. Therefore, the analysis in the FMND remains
valid and no supplemental environmental analysis is necessary.

The Planning Department, Office of the Commission Secretary, is the custodian of records for this action,
and such records are located at 1650 Mission Street, Fourth Floor, San Francisco, California.

WHEREAS, On September 10, 2015 the Project Sponsor submitted a request for a Major Permit to Alter
for the demolition of two Category V (Unrated) buildings and new construction under Article 11 of the
Planning Code, located within the Kearny-Market-Mason-Sutter Conservation District (Case No. 2015-
000878PTA). On November 2, 2016, the Historic Preservation Commission conducted a duly noticed
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public hearing at a regularly scheduled meeting and adopted Motion No. 0291, approved the requested
Major Permit to Alter; and

WHEREAS, On December 8, 2016 the Planning Commission adopted Motion No. XXXXX, approving a
Section 309 Determination of Compliance and Request for Exceptions, and

WHEREAS, On December 8, 2016, the Planning Commission conducted a duly noticed public hearing at
a regularly scheduled meeting on Case No. 2015-000878DNX/CUA/OFA. 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, the Planning Department staff, and
other interested parties.

MOVED, that the Commission hereby authorizes the Office Allocation requested in Application No.
2015-008780FA, subject to the conditions contained in Exhibit A of this motion, based on the following
findings:

FINDINGS

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

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

2. Site Description and Present Use. The proposed 10,500-square-foot subject site area would
encompass two parcels at the northeast corner of Grant Avenue and Sutter Street: 300 Grant
Avenue (290 Sutter Street) and 272 Sutter Street. The 300 Grant Avenue building, currently
occupied by a variety of retail tenants, is three stories. The 272 Sutter Street building is a one-
story building occupied by retail use.

3. Properties and Neighborhood. The Project Site is located in the Downtown Plan Area, two
blocks from the Union Square, and also located within the Kearny-Market-Mason-Sutter
Conservation District. Land uses in the vicinity consist primarily of retail uses in buildings
ranging from two to ten stories.

This District is a regional center for comparison shopper retailing and direct consumer
services. It covers a compact area with a distinctive urban character, consists of uses with
cumulative customer attraction and compatibility, and is easily traversed by foot. Like the
adjacent Downtown Office District, this District is well-served by City and regional transit,
with automobile parking best located at its periphery. Within the District, continuity of retail
and consumer service uses is emphasized, with encouragement of pedestrian interest and
amenities and minimization of conflicts between shoppers and motor vehicles. A further
merging of this District with adjacent, related Districts is anticipated, partially through
development of buildings which combine retailing with other functions.

4. Proposed Project. The proposed project involves demolition of the two subject buildings,
merger of the two parcels and construction one six-story with basement commercial
building, approximately 83-foot-tall, extending to 96 feet with architectural features, to be
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comprised of retail use on floors basement through three, and approximately 29,703
gross square feet office use on floors four through six.

The building will occupy the entire project site with three visible facades facing Sutter
Street, Grant Avenue, and Harlan Place. The building is proposed to be constructed to
the property line, except for the approximate 2-foot setback at the ground story.
Improvements to Harlan Place are proposed to create a privately-owned public open
space, and streetscape improvements are proposed at all three frontages. No off-street
parking is proposed, and loading is proposed on-street at the Harlan Place alley.

The vertical tripartite design as proposed is consistent with the surrounding buildings
that are composed of well-defined components of a base, shaft and capital. The fagades of
the proposed building will be divided into bays, characteristic of the District, demarcated
by cement columns that extend into vertical metal piers. At the street level, each bay
module is defined by bulkhead, coated aluminum storefront glazed system, and
demarcated by ovoid white cement columns. The continuous vertical piers are expressed
through the cement columns at the base that extend into coated steel piers to articulate
the fagade and provide a sense of scale. Further, the continuous vertical piers anchor the
base of the building and strongly define the storefront bay modules. The new
construction proposes to respond to the character of the District in a contemporary
manner. Although an external screen is not typical, the incorporation of the screen helps
define the tripartite building composition, while providing texture and depth, Details
which are compatible with the surrounding buildings and the District.

Public Comment/Public Outreach. The Planning Department has received one
communication in support of the project. A letter of concern was submitted to the Historic
Preservation Commission from the representative of the Triton Hotel.

Office Allocation. Section 321 establishes standards for San Francisco’s Office Development
Annual Limit. In determining if the proposed Project would promote the public welfare,
convenience and necessity, the Commission considered the seven criteria established by
Code Section 321(b)(3), and finds as follows:

I. APPORTIONMENT OF OFFICE SPACE OVER THE COURSE OF THE APPROVAL
PERIOD IN ORDER TO MAINTAIN A BALANCE BETWEEN ECONOMIC GROWTH ON
THE ONE HAND, AND HOUSING, TRANSPORTATION AND PUBLIC SERVICES, ON
THE OTHER.

As of November 23, 2016, there exists 1,037,747 gross square feet of office space available for allocation
to office buildings of between 25,000 square feet and 49,999 square feet of office space (“Small
Buildings”) during this Approval Period, which ends October 16, 2017. With the allocation of 29,703
gross square feet (gsf) of net new office space to the Project, 1,008,044 square feet would remain
available for allocation. On October 17, 2017 and on October 17 of each succeeding year, an additional
75,000 square feet of office space will become available for allocation to Small Buildings. For this
reason, allocation of this proposed 29,703 gsf of office space for the Project will not impact the
availability of space for other Small Cap office projects.
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The Sponsor’s contribution to the Jobs-Housing Linkage Program will help to fund the construction of
affordable housing in the City. The Project is also subject to the Transportation Sustainability Fee,
Child Care In-Lieu Fee, and Downtown Parks Fee, all of which will contribute to maintaining a
balance between economic growth and housing, transportation and public services. Additionally, the
Project would create both construction jobs and permanent end use jobs, and would comply with all
the requirements of the First Source Hiring Program (Chapter 83 of the Administrative Code). Thus,
the Project will maintain a balance between economic growth, housing, transportation and public
services.

II. THE CONTRIBUTION OF THE OFFICE DEVELOPMENT TO, AND ITS EFFECTS ON,
THE OBJECTIVES AND POLICIES OF THE GENERAL PLAN.

The Project is consistent with the General Plan, as discussed in Section #8 of Motion No. XXXXX,
Case 2015-000878 DNX (Determination of Compliance and Granting of Exceptions Under Planning
Code Section 309). The Project would advance the Objectives and Policies of the Commerce, Urban
Design, Downtown Plan, and Transportation Plan Elements of the General Plan, and presents no
significant conflicts with other elements.

III. THE QUALITY OF THE DESIGN OF THE PROPOSED OFFICE DEVELOPMENT.

The project proposes construction of one Replacement Building which respects the character-defining
features of and is generally in conformance with the Kearny-Mason-Market-Sutter Conservation
District, pursuant to Article 11 of the Planning Code, and with the Secretary of the Interior’s
Standards for Rehabilitation. The Historic Preservation Commission held a regularly scheduled public
hearing on November 2, 2016 and approved Motion No. 0291 for a Major Permit to Alter for the
proposed demolition and new construction.

The proposed mixed-use commercial building will replicate the prevailing three-part vertical
compositions — “base”, “shaft”, “capital” - found throughout the District, with a height of
approximately 83 feet (to top of roof), extending to 96 feet of architectural features. Its facades will be
divided into bays demarcated by white cement columns that are ovoid in plan section, with four bays
across the west facade facing Grant Avenue and three bays across the north and south facades facing
Sutter Street and Harlan Place, respectively. A full height, four-sided structurally glazed curtain wall
system without exterior mullions but with bronze paint-coated aluminum interior mullions will be
located between each column. A majority of the shaft is clad in an architectural scrim. This
architectural scrim over glass curtain wall features architectural terra-cotta tubes (“baguettes”) in
three “warm” earth tone colors, with baguettes set at 50 percent density at the third floor, creating a
transition of greater opacity and horizontal emphasis from the building’s “base” to “capital.”

IV. THE SUITABILITY OF THE PROPOSED OFFICE DEVELOPMENT FOR ITS LOCATION,
AND ANY EFFECTS OF THE PROPOSED OFFICE DEVELOPMENT SPECIFIC TO THAT
LOCATION.

a) Use. The Project’s proposed retail use is a permitted use in the C-3-R Zoning District. Office uses
on upper levels are conditionally permitted in the C-3-R Zoning District with a required finding
that the office use will not detract from the District’s primary function as an area of comparison
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shopping. The site is two blocks from Union Square, and surrounding by primarily retail uses at
the ground and lower upper levels; the project proposes to demolish two existing retail structures
(one- and three-story) and rebuild three floors of retail, consistent with the surrounding uses and
District. The project proposes an additional three stories (floors four through six) with office use,
which is generally consistent with the surrounding uses at the upper floors of existing retail
buildings. The small office building lobby is accessed from Harlan Place, an alley, that will not
detract from the primary retail frontages along Grant Avenue and Sutter Street, and secondarily
along Harlan Place.

This District is a regional center for comparison shopper retailing and direct consumer services. It
covers a compact area with a distinctive urban character, consists of uses with cumulative
customer attraction and compatibility, and is easily traversed by foot. Like the adjacent
Downtown Office District, this District is well-served by City and regional transit, with
automobile parking best located at its periphery. Within the District, continuity of retail and
consumer service uses is emphasized, with encouragement of pedestrian interest and amenities
and minimization of conflicts between shoppers and motor vehicles. A further merging of this
District with adjacent, related Districts is anticipated, partially through development of buildings
which combine retailing with other functions.

Transit Accessibility. The area is served by a variety of transit options. The Project Site is one
block from the Central Subway project currently under construction, three blocks from MUNI
and BART lines on Market Street, and has direct access to abundant local and regional bus service
on Sutter, Kearny, Bush and Stockton Streets, and is seven blocks from the future Transit Center.
The area is also characterized by a rich pedestrian environment in downtown San Francisco.

Open Space Accessibility. The project is required to provide privately-owned public open space
due to the inclusion of non-residential uses. A proposal to meet this requirement includes
improving Harlan Place, the adjacent dead-end alley, by re-paving the street, widening the
sidewalk, potentially adding trees and benches, and in addition, programming the street for
daytime use by people by providing moveable tables and chairs and a temporary bollard to block off
vehicular traffic.

Urban Design. The six-story corner building is consistent with the KMMS Conservation District,
completes the streetwall and includes a glazed storefront system at all three street frontages, with
retail entryways at the corner at Grant Avenue and Sutter Street. Retaining retail uses at the site
from the first through the third floor will maintain an active retail use, which is consistent with
the surrounding buildings, and consistent with the existing use at the buildings on site at 300
Grant Avenue. The existing scenario at Harlan Place alley consists of an opaque wall at the rear of
the 300 Grant Avenue building and an underutilized alley. The proposal increases the storefront
transparency at the Harlan Place alley, provides access to the office lobby from Harlan Place and
provides a temporary plaza for people during lunchtime (11 a.m. — 3 p.m.) seven days per week.
These active design approaches are consistent with and reinforce the pedestrian scale of the
District.
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V. THE ANTICIPATED USES OF THE PROPOSED OFFICE DEVELOPMENT IN LIGHT OF
EMPLOYMENT OPPORTUNITIES TO BE PROVIDED, NEEDS OF EXISTING BUSINESSES,
AND THE AVAILABLE SUPPLY OF SPACE SUITABLE FOR SUCH ANTICIPATED USES.

a) Anticipated Employment Opportunities. Upon completion of construction, the Project would be
occupied by commercial tenants in both retail and office uses that would create new jobs. Available
entry level jobs offered by these businesses must be processed through the First Source Hiring Program
and would benefit economically disadvantaged persons.

b) Needs of Existing Businesses. The demand for office space stems from a variety of sectors. The three
floors could be occupied by one entity or by several entities, thus, a variety of business types and sizes
could have opportunities at the new site.

Awailable Supply of Space Suitable for Such Anticipated Uses. According to the Downtown Plan
Monitoring Report (2015), the office vacancy rate in San Francisco is approximately 5.9%, and
the rate in the Union Square downtown area is approximately 5.0%. This report should not be
used as a discrete analysis of current conditions, but it does provide a snapshot of supply and
demand for office space, which illustrates that office space supply may be short and demand high
in this area. However, the economic cycles must be balanced with the long-term concerns, which
were outlined beginning in the early 1980s in the Downtown Plan, a subsection of the General
Plan.

Although the rate of vacancy is lower in the neighborhood of the subject site, the addition of the
new upper floors (four through six) for new office use would be appropriate as an addition to an
existing condition. The existing condition of 300 Grant Avenue (aka 290 Sutter Street) building -
lower three floors occupied by retail use - will be preserved in the proposal, and this helps achieve
the objective for Conditional Use Authorization to not detract from the retail focus of the District.

Converting the upper floors to office would replace existing retail uses at the second and third
floors on site, and not conform to the General Plan, which notes specifically “concern[s] about
encroachment of office development into the traditional retail areas. Upper story space
traditionally used by retail services could easily be converted for office users able to pay higher
rents.” And as noted above, preserving existing upper floors for general retail or personal service
retail is outlined as a policy in the General Plan.

VI. THE EXTENT TO WHICH THE PROPOSED DEVELOPMENT WILL BE OWNED OR
OCCUPIED BY A SINGLE ENTITY.

The Project is a mixed-use project. Floors basement through three would be occupied by one or more
retail uses. The office levels are designed with flexibility so they could all be leased to a single user, or
individual floors (or portions of floors) could be leased to multiple users.

VII. THE USE, IF ANY, OF TRANSFERABLE DEVELOPMENT RIGHTS ("TDRs”) BY THE
PROJECT SPONSOR.
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Section 124 establishes basic floor area ratios (FAR) for all zoning districts. As set forth in Section
124(a), the FAR for the C-3-R District is 6.0 to 1. Under Sections 123 and 128, the FAR can be
increased to 9.0 to 1 with the purchase of Transferable Development Rights (TDR).

The Project Site is 10,500 square feet in size, after the merger of two lots. Therefore, up to 63,000
square feet of gross floor area ("gfa”) is allowed under the basic FAR limit, and up to 94,500 square
feet of gfa is permitted with the purchase of TDR. The Project’s total gross floor area is approximately
69,550 gfa, for a floor-area ratio of approximately 6.62-to-1. Conditions of Approval are included to
require the Project Sponsor to purchase TDR for the increment of development between 6.0 to 1 FAR
and 9.0 to 1 FAR (approximately 6,550 square feet).

7. General Plan Conformity. The General Plan Consistency Findings set forth in Section #8 of
Motion No. XXXXX, Case #2015-000878DNX (Determination of Compliance and Granting of
Exceptions under Planning Code Section 309) apply to this Motion, and are incorporated
herein as though fully set forth.

8. Planning Code Section 101.1(b). The General Plan Priority Policy Findings of Planning Code
Section 101.1 as set forth in Motion No. XXXXX apply to this Motion, and are incorporated as
though fully set forth herein.

9. The Project is consistent with and would promote the general and specific purposes of the
Code provided under Section 101.1(b) as outlined in Motion No. XXXXX and also in that, as
designed, the Project would contribute to the character and stability of the Downtown Area
and would constitute a beneficial development.

10. The Commission hereby finds that, for the reasons described above, approval of the Office
Allocation 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 Office Allocation
Application No. CASE NO. 2015-000878DNX/CUA/QOFA subject to the following conditions attached
hereto as “EXHIBIT A” in general conformance with plans on file, dated November 17, 2016 and stamped
“EXHIBIT B”, which is incorporated herein by reference as though fully set forth.

The Planning Commission hereby adopts the IMMRP attached hereto as “EXHIBIT C” and incorporated
herein as part of this Motion by this reference thereto. All required improvement and mitigation
measures contained in the Amended Final Mitigated Negative Declaration are included as Conditions of
Approval.

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Section 320-
325 Office Space Allocation to the Board of Appeals within fifteen (15) days after the date of this
Motion No. XXXXX. The effective date of this Motion shall be the date of this Motion if not appealed
(after the 15-day period has expired) OR the date of the decision of the Board of 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 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 foregoing Motion was ADOPTED by the Planning Commission at its regular
meeting on December 8, 2016.

Jonas P. Ionin
Commission Secretary
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EXHIBIT A
AUTHORIZATION

This authorization is to grant an allocation of 29,703 gross square feet of net new office space under the
2016-2017 Annual Office Development Limitation Program, pursuant to Planning Code Sections 320
through 325, in connection with a project that includes the demolition of two commercial buildings and
construction of one six-story with basement commercial building comprised of retail and office uses,
approximately 83-foot-tall, extending to 96 feet 1 inch for architectural features, located at the northeast
corner of Grant Avenue and Sutter Street, Lots 013 and 014 in Assessor’s Block 0287, within the 80-130-F
Height and Bulk districts, the C-3-R (Downtown, Retail) Zoning District, and Downtown Plan Area, in
general conformance with plans dated November 17, 2016 and stamped "Exhibit B" included in the
docket for Case No. 2015-000878DNX/CUA/OFA and subject to conditions of approval reviewed and
approved by the Planning Commission on December 8, 2016 under Motion No. XXXXX. This
authorization and the conditions contained herein run with the property and not with a particular Project
Sponsor, business, or operator.

COMPLIANCE WITH OTHER REQUIREMENTS

The Conditions of Approval set forth in Exhibit B of Motion No. XXXXX, Case No. 2015-000878DNX
(Determination of Compliance Under Section 309), and the Mitigation, Monitoring, and Reporting
Program attached as Exhibit C to Planning Commission Motion XXXXX, Case No. 2015-000878DNX
apply to this approval, and are incorporated herein as though fully set forth, except as modified herein.

RECORDATION OF CONDITIONS OF APPROVAL

Prior to the issuance of the building permit or commencement of use for the Project the Zoning
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder
of the City and County of San Francisco for the subject property. This Notice shall state that the project is
subject to the conditions of approval contained herein and reviewed and approved by the Planning
Commission on December 8, 2016 under Motion No. XXXXX.

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

The conditions of approval under the 'Exhibit A" of this Planning Commission Motion No. XXXXX shall
be reproduced on the Index Sheet of construction plans submitted with the Site or Building permit
application for the Project. The Index Sheet of the construction plans shall reference to the Office
Allocation and any subsequent amendments or modifications.

SEVERABILITY

The Project shall comply with all applicable City codes and requirements. If any clause, sentence, section
or any part of these conditions of approval is for any reason held to be invalid, such invalidity shall not
affect or impair other remaining clauses, sentences, or sections of these conditions. This decision conveys
no right to construct, or to receive a building permit. “Project Sponsor” shall include any subsequent
responsible party.
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CHANGES AND MODIFICATIONS

Changes to the approved plans may be approved administratively by the Zoning Administrator.
Significant changes and modifications of conditions shall require Planning Commission approval of a
new Office Allocation authorization.

Conditions of Approval, Compliance, Monitoring, and Reporting
PERFORMANCE

1. Additional Project Authorizations. The Project Sponsor must obtain an Downtown Project
Authorization under Section 309; and a Conditional Use Authorization pursuant to Sections 210.2
and 303 for office use on floors four through six in the C-3-R Zoning District. 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.

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

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

3. Extension. This authorization may be extended at the discretion of the Zoning Administrator
only where failure to issue a permit by the Department of Building Inspection to perform said
construction is caused by a delay by a local, State or Federal agency or by any appeal of the
issuance of such permit(s).

For information about compliance, contact the Planning Department at 415-558-6378, wwuw.sf-
planning.org.
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Addendum to Mitigated Negative Declaration

Addendum Date:
Case No.:
Project Title:

October 25, 2016
2015-00000878ENV

300 Grant Avenue

2004.1245E, adopted June 12, 2008

Project Sponsor: Steve Atkinson, Arent Fox LLP  (415) 445-4558
Lead Agency: San Francisco Planning Department
Staff Contact: Alana Callagy — (415) 575-8734

alana.callagyv@sfgov.org

1.0 BACKGROUND

In January 2007, the San Francisco Planning Commission (Planning Commission) adopted the 300 Grant
Avenue Mitigated Negative Declaration (MND). On July 12, 2007, the Planning Commission held a public
hearing on two appeals of the MND and declined to uphold the MND pending changes to the document.
An Amended Mitigate Negative Declaration (AMND) was published on May 29, 2008 to address
revisions to the project as well as the Planning Commission’s comments. The Planning Commission held
a subsequent public hearing on June 12, 2008 at which time the Planning Commission rejected the appeals
and adopted a Final Mitigated Negative Declaration, as amended (FMND) in Motion No. 17614. An
appeal of the FMND was filed with the San Francisco Board of Supervisors (Board of Supervisors) on July
2, 2009 and at a duly noticed public hearing on August 12, 2008, the Board of Supervisors upheld the
FMND in Motion No. M08-135.

The project analyzed in the FMND was the demolition of two buildings (272 and 290 Sutter streets),
merging of two lots (Lots 013 and 014), and construction of an approximately 113-foot, 10-story over two-
level basement building of approximately 111,000 square feet (sf) that would contain up to 45 residential
units (approximately 60,000 sf), approximately 16,000 sf of retail space on the first two floors, and
approximately 18,900 sf of parking space in a two-level underground garage consisting of 40
independently accessible parking spaces, of which up to 15 would be accessory commercial spaces. The
retail entrance to the project analyzed in the FMND would be at the corner of Grant Avenue and Sutter
Street, or on Grant and Sutter frontages, with the residential lobby entrance on Sutter Street, east of the
retail entry. Vehicular access to the parking garage would be from Harlan Place off of Grant Avenue.

At the time the FMND was prepared 272 Sutter Street was a vacant retail building and 290 Sutter Street
contained retail uses. Demolition of the existing buildings and construction of the proposed 113-foot
building and foundations was anticipated to include excavation in excess of 30 feet below existing grade.
Construction was anticipated to excavate approximately 4,000 to 6,000 cubic yards of soil and
construction activities were expected to last 17 months.

2.0 PROPOSED MODIFICATIONS TO THE PROJECT

The proposed Modified Project would demolish two existing buildings (272 and 290 Sutter streets) with
retail uses; merge two lots (Lots 013 and 014); and construct an approximately 83-foot-tall (96 feet with
architectural features), 68,000 gross square feet (gsf), six-story plus basement-level, mixed-use building.

1650 Mission St.
Suite 400

San Francisco,
CA 94103-2479

Reception:
415.558.6378

Fax:
415.558.6409

Planning
Information:
415.558.6377
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Addendum to Final Mitigated Negative Declaration CASE NO. 2015-000878ENV
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The Modified Project would not construct residential uses. The Modified Project proposes a building
with retail uses from the basement level through the second floor, either retail or office uses on the third
floor, and office use on floors four through six. Under the option for retail uses on the third floor, the
building would contain approximately 40,080 and 28,050 gsf of retail and office uses, respectively. Under
the option with the third floor containing office uses, the building would contain approximately 30,075
and 38,055 gsf of retail and office uses, respectively. The Modified Project proposes access to the office
uses via Harlan Place and access to the retail uses via Sutter Street with a potential second access entry to
retail uses via Grant Avenue.

Construction of the Modified Project would require excavation up to 26 feet for foundation work and soil
excavation. Construction of the Modified Project is anticipated to excavate approximately 1,078 cubic
yards of soil and construction activities are anticipated to last approximately 17 months.

The Modified Project does not contain any vehicle parking but would add 10 Class I bicycle parking
spaces in the basement level, accessible via Harlan Place, and five Class II bicycle parking racks along
Grant Avenue, five along Sutter Street, and two along Harlan Place.

Table 1 summarizes the proposed changes between the 2008 FMND and the Modified Project.
Table 1. Comparison of FMND and the Modified Project

Project Element FMND Modified Project Change

Number of buildings to be 2 2 None
demolish
Number of buildings to be 1 1 None
constructed
Total Number of Residential 42 0 -42
Units
Height 113 feet 83 feet (96 feet with -30 feet
(10 stories) architectural features) .
. . (-four stories)
(six stories)

Residential (square feet) 56,000 0 -56,000 sf
Retail (square feet) 16,000 30,075 or 40,080 +14,075 or +24,080 sf
Office (square feet) 0 28,050 or 38,055 sf +28,050 or +38,055 sf

Parking (spaces) 40 0 -40
Total Project (square feet) 111,000 68,000 -43,000
Depth of Excavation (feet) 30+ 26 -4

Figures 1 and 2 present the original project site plan and cross section with elevations as presented in the
FMND and Figures 3 and 4 present the Modified Project site plan and elevations.
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Addendum to Final Mitigated Negative Declaration CASE NO. 2015-000878ENV
October 25, 2016 300 Grant Avenue

3.0 PURPOSE OF THE ADDENDUM

Section 31.19(c)(1) of the San Francisco Administrative Code states that a modified project must be
reevaluated and that, “If, on the basis of such reevaluation, the Environmental Review Officer determines,
based on the requirements of the California Environmental Quality Act (CEQA), that no additional
environmental review is necessary, this determination and the reasons therefore shall be noted in writing
in the case record, and no further evaluation shall be required by this Chapter.” In addition, CEQA
Section 21166 and CEQA Guidelines Sections 15162-15164 provide that when an MND has been adopted
for a project, no subsequent or supplemental Environmental Impact Report shall be required unless one
or more of the following events occurs: (1) Substantial changes are proposed in the project which will
require major revisions of the Negative Declaration due to the involvement of new significant
environmental effects or a substantial increase in the severity of previously identified significant effects;
(2) Substantial changes occur with respect to the circumstances under which the project is being
undertaken will require major revisions of the previous Negative Declaration due to the involvement of
new significant environmental effects or a substantial increase in the severity of previously identified
significant effects; or (3) New information of substantial importance, which was not known and could not
have been known at the time the Negative Declaration was adopted, becomes available. The lead agency
shall prepare an addendum to a previously adopted MND if some changes or additions are necessary,
but none of these conditions has occurred.

This addendum evaluates the potential environmental effects of the proposed project changes of the
Modified Project described above.

Since adoption of the FMND, no changes have occurred in the circumstances under which the Modified
Project as currently proposed would be implemented. No new information has emerged that would
materially change the analyses or conclusions set forth in the FMND. Therefore, these issues are not
discussed further in the addendum.

This addendum also analyzes mitigation and improvement measures that were imposed at the time of
project approval for which the City or other agencies have either adopted comprehensive regulations that
address the same impacts or the City has developed additional guidance to facilitate mitigation measure
implementation. The analysis evaluates whether the regulations, which will apply to the project would
provide the same or more effective mitigation than that provided by the adopted mitigation measures
and improvement measures. The proposed revised Mitigation and Monitoring and Reporting Program is
presented in Exhibit A.

This addendum will be used to support the following project approvals by City agencies needed for
implementation of the 300 Grant Avenue Project:

e Permit to Alter (Historic Preservation Commission)

¢ Conditional Use Authorization (Planning Commission)
e Office Space Allocation (Planning Commission)

¢ Downtown Exception (Planning Commission)

e Lot Merger (San Francisco Public Works)

¢ Demolition Permit (Planning Department and Department of Building Inspection)

SAN FRANCISCO 8
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Addendum to Final Mitigated Negative Declaration CASE NO. 2015-000878ENV
October 25, 2016 300 Grant Avenue

o Site/Building Permit (Planning Department and Department of Building Inspection)

4.0 CHANGES TO APPROACH TO ANALYSIS

This addendum provides an analysis of transportation impacts in accordance with new guidance from
the State Office of Planning and Research (OPR) adopted by the San Francisco Planning Commission in
March 2016. These regulatory and statutory changes are discussed below.

SENATE BILL 743

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

a) The project is in a transit priority area;
b) The project is on an infill site; and
c) The project is residential, mixed-use residential, or an employment center.

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

Additionally, CEQA Section 21099(b)(1) requires that OPR develop revisions to the CEQA Guidelines
establishing criteria for determining the significance of transportation impacts of projects that promote
the “reduction of greenhouse gas emissions, the development of multimodal transportation networks,
and a diversity of land uses.” CEQA Section 21099(b)(2) states that upon certification of the revised
CEQA Guidelines for determining transportation impacts pursuant to Section 21099(b)(1), automobile
delay, as described solely by level of service (LOS) or similar measures of vehicular capacity or traffic
congestion, shall not be considered a significant impact on the environment under CEQA.

In January 2016, OPR published for public review and comment a Revised Proposal on Updates to the
CEQA Guidelines on Evaluating Transportation Impacts in CEQA? (proposed transportation impact
guidelines) recommending that transportation impacts for projects be measured using a vehicle miles
traveled (VMT) metric. VMT measures the amount and distance that a project might cause people to
drive, accounting for the number of passengers within a vehicle.

OPR’s proposed transportation impact guidelines provide substantial evidence that VMT is an
appropriate standard to use in analyzing impacts to protect environmental quality and a better indicator
of greenhouse gas, air quality, and energy impacts than automobile delay. Acknowledging this, San
Francisco Planning Commission Resolution 19579,® adopted on March 3, 2016:

! San Francisco Planning Department. Eligibility Checklist: CEQA Section 21099 — Modernization of Transportation
Analysis for 300 Grant Avenue, September 22, 2016.

2 This document is available online at: https://www.opr.ca.gov/s sb743.php.

3 San Francisco Planning Department, Planning Commission Resolution No. 19579, Transportation Sustainability Program
— Align Component, Case No. 2012.0726E, March 3, 2016.
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e Found that automobile delay, as described solely by LOS or similar measures of vehicular
capacity or traffic congestion, shall no longer be considered a significant impact on the
environment pursuant to CEQA, because it does not measure environmental impacts and
therefore it does not protect environmental quality.

e Directed the Environmental Review Officer to remove automobile delay as a factor in
determining significant impacts pursuant to CEQA for all guidelines, criteria, and list of
exemptions, and to update the Transportation Impact Analysis Guidelines for Environmental
Review and Categorical Exemptions from CEQA to reflect this change.

e Directed the Environmental Planning Division and Environmental Review Officer to replace
automobile delay with VMT criteria which promote the reduction of greenhouse gas emissions,
the development of multimodal transportation networks, and a diversity of land uses; and
consistent with proposed and forthcoming changes to the CEQA Guidelines by OPR.

Planning Commission Resolution 19579 became effective immediately for all projects that have not
received a CEQA determination and all projects that have previously received CEQA determinations, but
require additional environmental analysis. Accordingly, this addendum provides a VMT impact analysis
of the transportation effects of the Modified Project under Transportation and Circulation.

5.0 ANALYSIS OF POTENTIAL ENVIRONMENTAL EFFECTS

The FMND found that the project would result in impacts that were either less than significant or less
than significant with mitigation. As described above, the Modified Project proposes a six-story over one
basement level building with retail and office uses. Taking into account these changes, the Modified
Project would have similar effects as the original project.

As described further below, the Modified Project would not result in new or different environmental
impacts, substantially increase the severity of the previously identified environmental impacts, nor
require new mitigation measures, and no new information has emerged that would materially change the
analyses or conclusions set forth in the FMND. Therefore, the Modified Project would not change the
analysis or conclusions reached in the FMND.

Cultural and Paleontological Resources.

The FMND found that the buildings at 272 and 290 Sutter streets are not listed under Article 10
(Preservation of Historical Architectural and Aesthetic Landmarks) or Article 11 (Preservation of
Buildings and Districts of Architectural, Historical, Aesthetic Importance in the C-3 Districts) of the City
Planning Code. The FMND also found that the existing buildings do not meet any of the qualifying
criteria for eligibility in the California Register and that the project would not likely have an adverse
effect on the Kearny-Market-Mason-Sutter Conservation District, in which the project site is located. The
FMND found that the project would have a less-than-significant effect on historic resources. The FMND
found that the demolition of the existing buildings and reuse of the project site would not constitute a
significant historic resources impact under CEQA.

A Historic Resource Evaluation (HRE) was prepared and submitted to the Planning Department for
review of the Modified Project.* The HRE found that the existing buildings (272 and 290 Sutter streets) are

4 Garcia and Associates, Historic Resources Evaluation, 300 Grant Avenue, San Francisco, CA, October 4, 2016.
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not listed in the National Register of Historic Places (NRHP), the California Register of Historical
Resources, as California Historical Landmarks and Points of Historical Interest, San Francisco City
Landmarks, Structures of Merits, or within a historic district listed under Article 10 of the City Planning
Code. The HRE noted that in 2001 the Office of Historic Preservation assigned the California Historical
Resource Status Code “6Y” to the property at 290 Sutter Street, indicating it has been determined to be
ineligible for listing in the NRHP through review under Section 106 of the National Historic Preservation
Act. In conclusion, consistent with the findings of the FMND, the existing buildings at 272 and 290 Sutter
streets are not eligible for listing on the California Register as an individual resource or as a contributor to
a historic district, and thus are not considered a historical resource under CEQA. Additionally, the
FMND found that the composition, massing, scale, materials, colors, details, and ornamentation of the
proposed building would be compatible with the conservation district.

The FMND found that the project would have less-than-significant effects with mitigation on
archaeological resources. While the Modified Project would include a slight decrease in depth of
excavation for building foundations (the Modified Project would have a maximum depth up to 26 feet
and the project analyzed in the FMND would have a depth in excess of 30 feet), the potential effects on
archaeological resources would be the same as the original project and would be reduced to a less-than-
significant level with implementation of Mitigation Measure 1, Archaeological Resource (Testing).

Transportation and Circulation.

Localized Trip Generation. The FMND found that the project would generate an estimated 2,980 average
daily person-trips, including about 316 p.m. peak-hour daily person-trips. The FMND found that these
316 p.m. peak-hour person-trips would be distributed among various modes of transportation, including
92 automobile person-trips, 49 public transit trips, and 175 walking/other trips, including bicycling and
motorcycles. The FMND found that the proposed residential and retail uses would generate
approximately 64 vehicle-trips during the p.m. peak-hour, of which 58 vehicle trips would be net new
trips determined by subtracting the existing trips from the project's trips.

The Modified Project’s proposed retail on the third floor option or office on the third floor option would
generate an estimated 6,520 or 5,200 person trips (inbound and outbound) on a weekday daily basis,
respectively. These trips would consist of 1,868 or 1,499 person trips by auto, 1,267 or 1,098 transit trips,
2,665 or 2,047 walk trips, and 720 or 557 trips by other modes, respectively. During the p.m. peak hour,
the Modified Project would generate an estimated 584 or 465 person trips, for the retail on the third floor
option or the office on the third floor option, respectively. Accounting for vehicle occupancy data for the
project site’s census tract, the Modified Project would generate 1,027 or 816 daily vehicle trips, 92 or 72 of
which would occur during the p.m. peak hour.®

Though the Modified Project represents an increase in person trips and p.m. peak hour trips and an
increase in the severity of the previously identified less than significant impact, it would remain less than
significant and the conclusions of the FMND remain. Additionally, see the VMT analysis below.

Transit. The project site is located in an area well-served by transit. Within 1/4 mile of the project site 26
Muni bus routes and nine Muni metro routes, including the 1AX/1BX California A/B Express, 2 Clement,
3 Jackson, 8 Bayshore, 8AX/BX Bayshore A/B Express, 30 Stockton, 31AX/31BX Balboa A/B Express, 38

5 San Francisco Planning Department, Transportation Calculations, 300 Grant Avenue, September 23, 2016.
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Geary, 38AX/BX Geary A/B Express, 45 Union-Stockton, F-Market & Wharves, and N-Judah, run. The
project site is located 1/4 mile from the Montgomery Street Muni and Bay Area Rapid Transit (BART)
station on Market Street. The Modified Project would generate 117 to 103 p.m. peak-hour transit trips,
based on the third floor office use or retail use, respectively. Existing transit facilities would be able to
accommodate added ridership associated with the Modified Project. Therefore, no significant impacts to
transit would occur as a result of the Modified Project.

Pedestrians. The project site is adjacent to sidewalks on Grant Avenue and Sutter Street. Both of these
streets are part of the City’s Vision Zero High Injury Network. The Modified Project would generate 352
or 281 p.m. peak-hour walk trips under the third floor retail or office option, respectively. (The walk trips
include, under the third floor retail or office option, respectively, 235 p.m. peak-hour walk-trips and 117
p-m. peak-hour transit trips, or 178 p.m. peak-hour walk-trips and 103 p.m. peak-hour transit trips). The
Modified Project would not modify the existing curbs or walkways on Grant Avenue or Sutter Street.
Although the Modified Project would add vehicular and pedestrian traffic to the streets and sidewalks on
and along Grant Avenue, Sutter Street, and Harlan Place. Compared to the project analyzed in the
FMND, the Modified Project would improve conditions for people walking. The Modified Project would
reduce potential conflicts between people walking and people driving as the Modified Project would
include no curb cuts. Therefore, no significant impacts to pedestrians would occur as a result of the
Modified Project.

Bicycles. Grant Avenue and Sutter Street are both designated bicycle routes. In addition to the combined
total of three bicycle routes on Grant Avenue and Sutter Street, there are an additional five bicycle routes
within 1/4 mile of the project site. The Modified Project would include 10 Class I bicycle parking spaces in
the basement level with access from Harlan Place, and five Class II bicycle parking racks on Grant
Avenue, five along Sutter Street, and two along Harlan Place. The Modified Project would generate 64 or
49 p.m. peak-hour other trips, including bicycle trips, under the third floor retail or office option,
respectively. Although the Modified Project would add vehicular traffic to the streets nearby, the
Modified Project would not create potentially hazardous conditions for bicyclists; therefore, no
significant impacts related to bicyclists would occur.

Additionally, as part of the Transportation Sustainability Program, the Board of Supervisors approved
amendments to the City Planning Code, referred to as the Transportation Sustainability Fee (Ordinance
200-154, effective December 25, 2015).® The Transportation Sustainability Fee updated, expanded, and
replaced the prior Transit Impact Development Fee. The Modified Project would be subject to the
Transportation Sustainability Fee.

As identified in the FMND, the existing building at 290 Sutter Street has an eyebolt, which helps support
MUNTI's overhead wire lines. Improvement Measure 1, Transit (MUNI Eyebolt) was incorporated to
ensure minimal disruption to the transit service during demolition and construction of the project, and
following the completion of the project. The Modified Project would comply with Improvement Measure
1 and potential impacts to transit would remain less-than-significant.

The Modified Project would not include residential uses or vehicle parking spaces as compared to the
project analyzed in the FMND. The FMND included Improvement Measure 2, Encourage Alternative

¢ Two additional files were created at the Board of Supervisors for TSF regarding hospitals and health services,
grandfathering, and additional fees for larger projects: see Board file nos. 151121 and 151257.
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Modes of Travel, to encourage new residents to use alternative modes of travel, including public
transportation and a car-share service, to lessen the project’s potential impact on increased traffic and
parking demand. As the Modified Project would not include residential uses, FMND Improvement
Measure 2 is not applicable.

Since adoption of the FMND, as discussed above under “Changes to the Approach to Analysis,” the
Planning Commission has adopted the use of the VMT metric to evaluate the impacts of projects.
Accordingly, the impacts of the Modified Project are analyzed below using the guidelines set forth in the
San Francisco Guidelines and Planning Commission Resolution 19579 and supporting materials.
Although an addendum focuses on how the project, new information, or changes in circumstances may
have changed the impact conclusions in the original FMND analysis, because the FMND did not evaluate
impacts based on the VMT metric, the analysis in this addendum first uses the VMT screening criteria to
determine whether the project (assuming the modifications), is presumed to have a significant impact on
VMT. If not, no further analysis is required of how the Modified Project would affect VMT as compared
to the original FMND project.

The San Francisco County Transportation Authority (Transportation Authority) uses the San Francisco
Chained Activity Model Process (SF-CHAMP) to estimate VMT by private automobiles and taxis for
different land use types. Travel behavior in SF-CHAMP is calibrated based on observed behavior from
the California Household Travel Survey 2010-2012, Census data regarding automobile ownership rates
and county-to-county worker flows, and observed vehicle counts and transit boardings. SF-CHAMP uses
a synthetic population, which is a set of individual actors that represents the Bay Area’s actual
population, who make simulated travel decisions for a complete day. The Transportation Authority uses
tour-based analysis for office and residential uses, which examines the entire chain of trips over the
course of a day, not just trips to and from the project. For retail uses, the Transportation Authority uses
trip-based analysis, which counts VMT from individual trips to and from the project (as opposed to entire
chain of trips). A trip-based approach, as opposed to a tour-based approach, is necessary for retail
projects because a tour is likely to consist of trips stopping in multiple locations, and the summarizing of
tour VMT to each location would over-estimate VMT.”8

For office development, existing regional average daily work-related VMT per employee is 19.1. For retail
development, existing regional average daily retail VMT per employee is 14.9.°

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

8 San Francisco Planning Department, Executive Summary: Resolution Modifying Transportation Impact Analysis,
Appendix F, Attachment A, March 3, 2016.

°Retail travel is not explicitly captured in SFE-CHAMP, rather, there is a generic "Other" purpose which includes retail
shopping, medical appointments, visiting friends or family, and all other non-work, non-school tours. The retail
efficiency metric captures all of the "Other" purpose travel generated by Bay Area households. The denominator of
employment (including retail; cultural, institutional, and educational; and medical employment; school
enrollment, and number of households) represents the size, or attraction, of the zone for this type of “Other”
purpose travel.
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Vehicle Miles Traveled Analysis — Retail. Existing average daily work-related VMT per retail employee is 8.3
for transportation analysis zone (TAZ) 932, the TAZ in which the project is located. This is below the
existing regional average daily work-related VMT per retail employee minus 15 percent of 12.6. Future
2040 average daily work-related VMT per retail employee is 7.8 for the TAZ 932. This is below the future
2040 regional average daily work-related VMT per retail employee minus 15 percent of 12.4.

As mentioned above, existing average daily work-related VMT per retail employee is 8.3 for the
transportation analysis zone the project site is located in, TAZ 932. This is 34 percent below the existing
regional average daily work-related VMT per retail employee of 12.6. Given the project site is located in
an area where existing VMT is more than 15 percent below the existing regional average, the Modified
Project’s retail uses would not result in substantial additional VMT and impacts would be less-than-
significant. 10

Vehicle Miles Traveled Analysis — Office. Existing average daily work-related VMT per office employee is 7.7
for TAZ 932. This is below the existing regional average daily work-related VMT per office employee
minus 15 percent of 16.2. Future 2040 average daily work-related VMT per office employee is 6.1 for TAZ
932. This is below the future 2040 regional average daily work-related VMT per office employee minus 15
percent of 14.5.

As mentioned above, existing average daily work-related VMT per office employee is 7.7 for the
transportation analysis zone the project site is located in, TAZ 932. This is 52 percent below the existing
regional average daily work-related VMT per office employee of 16.2. Given the project site is located in
an area where existing VMT is more than 15 percent below the existing regional average, the Modified
Project’s office uses would not result in substantial additional VMT and impacts would be less-than-
significant.!!

The Modified Project would have less than significant impacts on VMT and no further analysis is
required.

Induced Automobile Travel Analysis. The Modified Project is not a transportation project and does not
include features that would alter the transportation network. The Modified Project would continue to use
curb spaces on Harlan Place and Grant Avenue for loading and garbage pickup. Therefore, impacts
would be less-than-significant.

Construction Traffic. The Modified Project would result in fewer stories of construction and levels of
excavation than the project analyzed in the FMND, and the construction impacts of the Modified Project
on the transportation system would remain less than significant. Construction of the Modified Project is
expected to occur over the course of a 17-month period. Construction staging would occur primarily on
the project site and is not expected to close any travel lanes on Grant Avenue or Sutter Street; any
necessary closures would be temporary and would be subject to review and approval by Public Works
and the San Francisco Municipal Transportation Agency (SEMTA). During that time, it is anticipated that
the majority of the construction-related truck traffic would use 1-80, I-280, and U.S. 101 to access the
project site from the East Bay, South Bay, and North Bay and from locations within the City. Due to the
slower movement and larger turning radii of trucks, there would be a temporary reduction in the

10 San Francisco Planning Department. Eligibility Checklist: CEQA Section 21099 — Modernization of Transportation
Analysis for 300 Grant Avenue, September 22, 2016.
1 Ibid.
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capacities of local streets. The addition of worker-related vehicle or transit trips would not substantially
affect these roadways or local streets near the project site. Construction workers who drive to the site
would cause a temporary increase in traffic volume and demand for on-street parking. Overall
construction activities would result in a small incremental increase in traffic (worker vehicles and
equipment) and only slightly reduce the availability of on-street parking during working hours. Due to
the temporary nature of construction activities, construction-related traffic impacts would be less than
significant.

The FMND proposed an Improvement Measure, to minimize the disruption of traffic flow by limiting
truck movement to the hours between 9:00 a.m. and 3:30 p.m. The Modified Project would comply with
Improvement Measure 2, Timing of Construction Truck Traffic and potential construction-related
transportation impacts would remain less-than-significant.

Noise.

The FMND found that the project would have less-than-significant impacts related to noise. The Modified
Project’s duration of temporary, noise-generating construction activities associated with the use of
construction equipment and vehicles for the excavation and construction would be consistent with that
analyzed in the FMND. Construction noise would remain within the noise levels established in the San
Francisco Noise Ordinance, anticipated construction duration would be similar between the FMND and
the Modified Project (17 months), and the noise impacts of the Modified Project would be less than
significant.

Additionally, Improvement Measure 2, Timing of Construction Truck Traffic, discussed under
Transportation and Circulation, above, would limit truck movement to the hours between 9:00 a.m. and
3:30 p.m., and would also have the secondary effect of reducing the construction noise impacts.

Consistent with the project analyzed in the FMND, the Modified Project would include mechanical
equipment that could produce operational noise and the operation of mechanical equipment is subject to
the provisions of Section 2909 of the Noise Ordinance. Compliance with Section 2909 of the Noise
Ordinance would minimize noise from building operations.

The Modified Project would have no change on the project’s noise operations; therefore, it would not
affect the FMND noise analysis of the original project and impacts would remain less than significant.

Air Quality.

The FMND found the project would have less than significant impacts related to conflicting with or
obstructing implementation of an air quality plan, resulting in a cumulatively considerable net increases
of criteria pollutants, and creating objectionable odors. The Modified Project would not conflict with or
obstruct implementation of an air quality plan and operation would not include activities considered to
create objectionable odors.

Construction. Using the Bay Area Air Quality Management District's (BAAQMD) CEQA Air Quality
Guidelines’ (December 1999) analytical approach to assessing construction emissions, the FMND found
that while construction emission would occur in short-term, temporary phases, they could cause adverse
effects on local air quality, which would be less than significant with implementation of mitigation based
on BAAQMD measures contained in FMND Mitigation Measure 2, Construction Air Quality.
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FMND Mitigation Measure 2, Construction Air Quality required the project sponsor to include dust
control measures and to maintain and operate construction equipment so as to minimize exhaust
emissions of particulates and other pollutants.

Since adoption of the 2008 FMND, the BAAQMD has updated their CEQA Air Quality Guidelines (May
2011) and developed screening criteria to determine if projects would violate an air quality standard,
contribute substantially to an air quality violation, or result in a cumulatively considerable net increase in
criteria air pollutants within the San Francisco Bay Area Air Basin. If a proposed project meets the
screening criteria, then the project would result in less-than-significant criteria air pollutant impacts. A
project that exceeds the screening criteria may require a detailed air quality assessment to determine
whether criteria air pollutant emissions would exceed significance thresholds. The Modified Project
would not exceed criteria air pollutant screening criteria for construction due to the relatively limited
scale of development.’

Additionally, since adoption of the FMND, the Board of Supervisors approved a series of amendments to
the San Francisco Building and Health Codes, generally referred to as the Construction Dust Control
Ordinance (Ordinance 176-08, effective July 30, 2008). The intent of the Construction Dust Control
Ordinance is to reduce the quantity of fugitive dust generated during site preparation, demolition, and
construction work in order to protect the health of the general public and of on-site workers, minimize
public nuisance complaints, and to avoid orders to stop work by the San Francisco Department of
Building Inspection (DBI). Project-related construction activities would result in construction dust,
primarily from ground-disturbing activities. In complying with the Construction Dust Control
Ordinance, the project sponsor and contractor responsible for construction activities at the project site
would be required to control construction dust on the site through a combination of watering disturbed
areas, covering stockpiled materials, street and sidewalk sweeping and other measures.

The regulations and procedures set forth by the San Francisco Dust Control Ordinance would ensure that
construction dust impacts would not be significant. Thus, as the Modified Project would comply with the
Dust Control Ordinance requirements, which supersede the dust control provisions of FMND Mitigation
Measure 2, and the Modified Project does not exceed the current BAAQMD criteria pollutant screening
levels, FMND Mitigation Measure 2, Construction Air Quality is no longer applicable and construction
effects related to dust and criteria air pollutants under the Modified Project would be less than
significant.

Additionally, the Modified Project would decrease construction activity with construction of fewer floors,
and, therefore, decrease the amount of associated construction emissions.

Operation. The project analyzed in the FMND was found to not result in significant air quality impacts
due to vehicular emissions because the project would not exceed the BAAQMD'’s thresholds of 320
single-family or 510 multi-family units and generation of 2,000 or more daily vehicle trips.

The Modified Project would not construct residential units and construction would produce between
30,075 to 40,080 gsf of retail uses and up to approximately 38,055 gsf of office use, which is well below the

12 Bay Area Air Quality Management District, CEQA Air Quality Guidelines, Updated May 2011. Table 3-1.
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criterial air pollutant screening criteria identified in the current BAAQMD CEQA Air Quality
Guidelines.™

The Modified Project’s impacts on air quality would be less than significant as compared to the FMND’s
air quality impacts of less than significant and less than significant with mitigation.

Greenhouse Gases.

The FMND found that state and local policies and ordinances included measures to decrease the amount
of greenhouse gas (GHG) emitted into the atmosphere and decrease San Francisco’s overall contribution
to climate change. The FMND found that the project would increase the activity onsite and would
contribute to long-term increases in GHGs as a result of traffic increases (mobile sources) and residential
and commercial operations associated with heating, energy use and solid waste disposal (area source).

Since adoption of the FMND, the Planning Department released San Francisco’s Strategies to Address
Greenhouse Gas Emissions,'* which presents a comprehensive assessment of policies, programs, and
ordinances that collectively represent San Francisco’s GHG reduction strategy in compliance with the
BAAQMD and CEQA guidelines. These GHG reduction actions have resulted in a 23.3 percent reduction
in GHG emissions in 2012 compared to 1990 levels,'> exceeding the year 2020 reduction goals outlined in
the BAAQMD's 2010 Clean Air Plan,'s Executive Order S-3-05,'7 and Assembly Bill 32 (also known as the
Global Warming Solutions Act).’® In addition, San Francisco’s GHG reduction goals are consistent with,
or more aggressive than, the long-term goals established under Executive Orders S-3-05%° and B-30-15.21%
Therefore, projects that are consistent with San Francisco’s GHG Reduction Strategy would not result in

13 Bay Area Air Quality Management District, CEQA Air Quality Guidelines, updated May 2011. See pp. 3-2 to 3-3.

14 San Francisco Planning Department, Strategies to Address Greenhouse Gas Emissions in San Francisco, November 2010.
Available at http://sfmea.sfplanning.org/GHG Reduction Strategy.pdf, accessed March 3, 2016.

15 ICF International, Technical Review of the 2012 Community-wide Inventory for the City and County of San Francisco,
January 21, 2015.

16 Bay Area Air Quality Management District, Clean Air Plan, September 2010. Available at
http:/[www.baagmd.gov/vlans-and-climate/air-quality-plans/current-plans, accessed March 3, 2016.

17 Office of the Governor, Executive Order S-3-05, June 1, 2005. Available at
https://www.gov.ca.gov/news.php?id=1861, accessed March 3, 2016.

18 California Legislative Information, Assembly Bill 32, September 27, 2006. Available at
http://www.leginfo.ca.gov/pub/05-06/bill/asm/ab_0001-0050/ab 32 bill 20060927 chaptered.pdf, accessed March
3, 2016.

19 Executive Order S-3-05, Assembly Bill 32, and the Bay Area 2010 Clean Air Plan set a target of reducing GHG
emissions to below 1990 levels by year 2020.

20 Executive Order S-3-05 sets forth a series of target dates by which statewide emissions of GHGs need to be
progressively reduced, as follows: by 2010, reduce GHG emissions to 2000 levels (approximately 457 million
MTCO:E); by 2020, reduce emissions to 1990 levels (approximately 427 million MTCO:E); and by 2050 reduce
emissions to 80 percent below 1990 levels (approximately 85 million MTCO:E).

21 Office of the Governor, Executive Order B-30-15, April 29, 2015. Available at
https://www.gov.ca.gov/news.php?id=18938, accessed March 3, 2016. Executive Order B-30-15 sets a state GHG
emissions reduction goal of 40 percent below 1990 levels by the year 2030.

22 San Francisco’s GHG reduction goals are codified in Section 902 of the Environment Code and include: (i) by 2008,
determine City GHG emissions for year 1990; (ii) by 2017, reduce GHG emissions by 25 percent below 1990 levels;
(iii) by 2025, reduce GHG emissions by 40 percent below 1990 levels; and by 2050, reduce GHG emissions by 80
percent below 1990 levels.
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GHG emissions that would have a significant effect on the environment and would not conflict with state,
regional, and local GHG reduction plans and regulations.?

Compliance with the City’s Commuter Benefits Program, Emergency Ride Home Program,
Transportation Management Programs, Transportation Sustainability Fee, Jobs-Housing Linkage
Program, and bicycle parking requirements would reduce the Modified Project’s transportation-related
emissions. These regulations reduce GHG emissions from single-occupancy vehicles by promoting the
use of alternative transportation modes with zero or lower GHG emissions on a per capita basis.

The Modified Project would be required to comply with the energy efficiency requirements of the City’s
Green Building Code, Stormwater Management Ordinance, and Water Efficient Irrigation Ordinance, ,
which would promote energy and water efficiency, thereby reducing the Modified Project’s energy-
related GHG emissions.?* Additionally, the project would be required to meet the renewable energy
criteria of the Green Building Code, further reducing the project’s energy-related GHG emissions.

The Modified Project’s waste-related emissions would be reduced through compliance with the City’s
Recycling and Composting Ordinance, Construction and Demolition Debris Recovery Ordinance, and
Green Building Code requirements. These regulations reduce the amount of materials sent to a landfill,
reducing GHGs emitted by landfill operations. These regulations also promote reuse of materials,
conserving their embodied energy?® and reducing the energy required to produce new materials.

Thus, the Modified Project was determined to be consistent with San Francisco’s GHG reduction strategy
and impacts to GHGs would be less than significant.?

Wind and Shadow.

The FMND found that the project would have less-than-significant effects related to wind impacts for a
130-foot tall building for which a wind analysis was prepared and evaluated in the 2007 MND. The
Modified Project would construct a shorter building yet (an approximately 83-foot-tall building [96 feet
with architectural features]) and would not change the analysis or conclusions reached in the FMND that
shadow impacts would be less than significant.

The FMND found that the project would have less-than-significant effects related to shadow impacts
associated with the 113-foot tall building. A shadow fan was prepared for the FMND and indicated that
project shadows would not cast new shadows on St. Mary’s Square, Union Square, or any other
properties under the Recreation and Park Commission’s jurisdiction protected by Section 295 of the
Planning Code. A shadow fan was prepared to the Modified Project and found that no new shadow
would be cast on public open space under the jurisdiction of the Recreation and Park Commission. The
Modified Project, like the project analyzed in the FMND, would not shade private, publicly accessible
open space but would shade portions of nearby streets and buildings at times. Consistent with the project

2 San Francisco Planning Department, Greenhouse Gas Analysis: Compliance Checklist for 300 Grant Avenue, October 20,
2016.

24 Compliance with water conservation measures reduce the energy (and GHG emissions) required to convey, pump
and treat water required for the project.

% Embodied energy is the total energy required for the extraction, processing, manufacture and delivery of building
materials to the building site.

% San Francisco Planning Department, Greenhouse Gas Analysis: Compliance Checklist for 300 Grant Avenue, October 20,
2016.
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analyzed in the FMND, the Modified Project would result in new shadows but those would not exceed
levels commonly expected in urban areas, and would be considered a less-than-significant effect under
CEQA.

The proposed changes to the project would not result in any new or substantially more severe effects due
to wind and shadow. Consistent with the FMND, The Modified Project’s impacts on wind and shadow
would remain less than significant.

Hazards and Hazardous Materials.

The FMND found that the project would have less-than-significant effects with mitigation on creating a
significant hazard to the public or the environment through the routine transport, use, or disposal of
hazardous materials. The FMND found that as the site and surrounding properties were developed prior
to the 20t century, it is likely that underground storage tanks (UST) for heating oil existed at the site at
one time and the potential effects related to encountering an unknown UST would be reduce to a less-
than-significant level with implementation of FMND Mitigation Measure 3, Underground Storage Tank.

Since adoption of the FMND, Article 22A of the Health Code, also known as the Maher Ordinance, was
expanded to include properties throughout the City where there is potential to encounter hazardous
materials, primarily industrial zoning districts, sites with industrial uses or UST, sites with historic bay
fill, and sites in close proximity to freeways or USTs. The over-arching goal of the Maher Ordinance is to
protect public health and safety by requiring appropriate handling, treatment, disposal and when
necessary, remediation of contaminated soils that are encountered in the building construction process.
Projects that disturb 50 cubic yards or more of soil that are located on sites with potentially hazardous
soil or groundwater area are subject to this ordinance. In compliance with the Maher Ordinance, the
project sponsor has submitted a Maher Application to San Francisco Department of Public Health?” and a
Phase I Environmental Site Assessment?® and Soil Sampling Analysis® has been prepared to assess the
potential for site contamination. The expansion of the Maher Ordinance resulted in addressing the
potential to encounter USTs, therefore, superseded the need for FMND Mitigation Measure 3.

The FMND found that other potential hazardous building materials such as PCB-containing electrical
equipment could pose health threats for construction workers. The Modified Project would expose
construction workers to potential hazardous building materials, the same as with the original project and
these potential effects would be reduced to a less-than-significant level with implementation of Modified
Project Mitigation Measure 2 Hazards (PCBs and Mercury) (FMND Mitigation Measure 4).

Consistent with the FMND, the Modified Project’s impacts on hazards and hazardous materials would
remain less than significant with mitigation with Modified Project Mitigation Measure 2, Hazards (PCBs
and Mercury).

Other Environmental Topics. The Modified Project would have similar, less-than-significant impacts

related to Land Use, Population and Housing, Recreation, Utilities and Service Systems, Public Services,

27 Cushing, Stephanie, San Francisco Department of Health. “300 Grant” October 12, 2016.

28 Pearlmark Real Estate Partners. 2014. Phase I Environmental Site Assessment Report, 300 Grant, 272 & 290 Sutter Street,
San Francisco, CA, 94108. April 4, 2014.

» Langan Treadwell Rollo. 2015. Soil Sampling and Analysis, 300 Grant (272 Sutter Street and 290 Sutter Street), San
Francisco, CA. November 13, 2015.
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Biological Resources, Geology and Soils, Hydrology and Water Quality, Mineral and Energy Resources,
and Agricultural Resources. The Modified Project, including the proposed reduction in building height
from 113 to 83 feet (96 feet with architectural features), reduction in basement levels from two to one, and
change in use from retail and residential to retail and office, would neither increase the severity of these
impacts associated with the project or result in new or substantially different environmental effects. These
topics do not warrant further discussion.

Mitigation Measures. Mitigation measures established in the 2008 FMND would still apply to the
Modified Project, with some exceptions. As discussed above, one mitigation measure has been modified

to clarify the requirements for meeting the performance standard specified by the measure and two
measures have been removed based on changes to the regulatory environment since adoption of the
FMND. A revised MMRP for the project describing the remaining two mitigation measures,
implementing and reporting responsibilities is attached as Exhibit A. In addition, the MMRP also
identifies the two improvement measures.

6.0 CONCLUSION

Based on the foregoing, it is concluded that the analyses conducted and the conclusions reached in the
FMND adopted by the Planning Commission on June 12, 2008 remain valid. The proposed revisions to
the project would not cause new significant impacts not identified in the FMND, and no new mitigation
measures would be necessary to reduce significant impacts. No changes have occurred with respect to
circumstances surrounding the proposed project that would cause significant environmental impacts to
which the project would contribute considerably, and no new information has become available that
shows that the project would cause significant environmental impacts. Therefore, no supplemental
environmental review is required beyond this addendum.

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

/o/zz//w “. p

Lisa M. Gibson
Acting Environmental Review Officer

cc:  Steve Atkinson, Arent Fox LLP, Project Sponsor Bulletin Board / Master Decision File
Marcelle Boudreaux, Current Planner Distribution List
Historic Preservation Distribution List

Exhibits
Exhibit A. Revised Mitigation Monitoring and Reporting Program, 300 Grant Avenue, October 2016.

SAN FRANCISCO 20
PLANNING DEPARTMENT



T-V Hayx3
970¢ 'S¢ 4390100 ANVIO0dd ONILYOdId ANV ONIHOLINOW NOILVOILIN
AN38/.8000-5T0¢ "ON ISVO INNIAV LNVIO 00€

"(9)(e) GH90GT 199G saur[apIny

VOHD Ul paulap se 901nosal [ed130[0aypre JuedyIuSIs e Uuo $)0ajJo
Tenuajod [9AS] JUEDHIUSIS ULY) SSI B 0) 3ONPII 0) SULIW J[]ISELd]
Aquo aup st uotsuadsns e yons J1 AJUO S)eaM INOJ PUOAaq PIPUI)X
3 Ued UOKONIISUOD JO uoIsuadsns afy ‘O Y JO UOTIIIP )

}V "SPaMm Inoj Jo wnwixew e 03 dn 105 309fo1d ay Jo uonoNIISUOd
puadsns p[noo aiseaw siyy Aq parmbai swreiSoid Lraaooar eyep
10/pue uriojruour [edrdojoaypry "OYd Yyt Aq reaoxdde reury (yun
UOISIARI 0} 303[qns s310da1 JJeIp PaIdPISUOD 3 [[BYS PUE JUaWIod
pue MI1AdI I0J OYH O3 03 A[PDSIIP PUe ISITJ PIRIWIANS 3G

[eys ureray _umcammm se JUeJNSU0d o) O3 NE vmhm&ma syrodar
pue suerd 1y -

ADHDISISHOIHH JO-OIHHRISH U AOMm_v 120130 >>9>mm [eIusWUOIIAUY

31y} JO UONDAIIP AU} J& SINSLIW ST} YIIM 3DULPIOddE Ul Pajonpuod
3 [[eYS IOM S JUL}NSUOD [edIZ0[03DIE d], DINSELIU SI}

03 yuensand paxmnbai j1 urer8oid A1ar00a1 Ep 10/pUE SULIojTUOW
[eo130[0apIe UE JoNPUOd 0} A[JEIeAR 3q [[BYS JUe}NSU0d

ay) ‘uonIppe Uy ‘ure1dy paynads se werdoid Sunsay jedr3oosypre
ue 9yepapun [[eys Juejnsuod [ed18o[oaydIe oyl "1IVO op

‘Odd
UIJIM UOT}e)[NSU0d
ur wex8oxd
Surrojruowr
“JUeINSUOD [eo18ojoaepre : : osnadxe Suraey jueyNSUOD [ed1So[oaEydIe
reor3ojoaepae (0¥a) JyeppuUn syrurzod " e Jo sad1AIes oy utejas [reys 1osuods 1afoxd ay] ‘sadInosar
payrenb 190130 MaTAY 0} JUeYNSUoDd Surping [edtI0}sTY padiauigns 10 parmg uo pafoxd pasodoid ayy woig ayze
surejar rosuodg  [ejudwIUOIIAUY [eo18ojoaepIe 10 Surperd aszaape juedyudis A[reryuajod Aue proae 03 usseIBpUN 3] [[eYS
palorg uaym pue jsrojoseypire ure}ax JO souensst sarnseaw SUrmoroy a3 ‘a31s yaloxd ayy unyym juasard aq Aew
go[dwoy  “rosuods 30s(o1 03 rosuodg joslorg ojror]  Josuods joalorg sadnosai [eardofoaypie jey; uondunsaid ajqeuosear e uo paseg
(813531 ) $241053Y [VI130]00YIAY — [ dANSVIN UODSIIIN
SHOUYNOSHA TVIIDOTOIHOIV
YOSNOIS
123[0¥d A9 OL AFTIDV STINSVAN NOLLVOILLIN
JMmpayds Amqrsuodsay uonpPy JMmpayds uonjejudtayduny samsea\ uoneSyIN paidopy
SurojruoN Sunrodayy uoneSHIN uoneSnIN 10J
/3uriojruoy Aiiqrisuodsay

NVIOO0Ud ONILIOITTY ANV ONIIOLINOW

n n . NVYO0ud ONILYOdIY ANV ONIMOLINOWN NOILVOILLIN  :V LIGIHX3
910T ‘ST 2290100 ‘ANHSL8000-S 10T ON [t WNPUappy

800C ‘1 dunf ‘G[9L1 "ON UONOIN ‘HYSTI¥00T "ON 2I'd ANIAA
L00T ‘¢ Arenuef gy 1 $00C 'ON Alld ANIN
ONUAAY JUBID) ()0



¢-V Hayx3
970¢ 'S¢ ¥390100 ANVIO0dd ONILYOdId ANV ONIHOLINOW NOILVOILIN
AN38/8000-5T0¢ "ON ISVO INNIAV LNVIO 00€

‘s13o0apre juswreda ay) YIIM UOLE)NSUOD Ul PAUTULIep 9 pInoys sdnoid juepuadsap 19430 jo aanejuasardar sjerrdordde uy eduawy jo A1910gG [EDLIOSTE]

9SAUIY) A} “DSAUTYD) SLISIDAQ) dY} JO 3SeDd Y} UL puk UOISSIUIO) 93e)LISL] ULdLIDWY dALEN] BIUIOfI[eD) a3 Aq paurejurewr odspuer,] ueg jo Ajuno)) pue A310) ayjj 10J 3SI7 10Lju0))
UEBDLISUIY dALIEN] JUSLIND d} UL PIJSI] [ENPIAIPUI AUk ‘SULILIDWY dAT)EN] JO 9S€D 9Y) UI “UedW 0} pauygap a1ay st dnoid juepusnsap oy jo ,2anejussaidar ajerrdordde,, uy C
‘[eLINg JO SOUIPIAS IO ‘[ering ‘a1mjesy 41sodap [esrdojoaypre Aue apnpUI A[[EWIUIUI 0} 918 PIPUIUL ST 931 [edI30[0aypdIe,, uLId) ay) £g I

O¥d 243 1 1s13o[0aydae juaunredad SuruuelJ ay3 10 OYH
ayj jo reaoxdde rorxd 9y} INOYIIM USNERIDPUN 3] [[BYS AI2A0D3I
ejep [esrdooaypre oN "weirdoid A19A00a1 eyep [edrdofoapre ue

Io/pue “3urrojruowr [edr3ojoapIe “3unss) [edI30[0aPIE [euonIppe
9PNOUT Usye}IopUN g AW Jel]) SISl [eUOHIPPY "pajuerrem

‘sQurpury werdol ] OYH oIe SoINSLaw [eUOnIPPE JI SUIULISAP [[BYS JUeNsuod [ed130[0aydIe
JLV uo ‘wexor ] Sunsa], Bunsal, 9y} Jo uondAIIp AU} YHIM UOne}[nsuod ur Oy oy yuesaid aq Aew sadInosax
y1odaz jo O¥A [eordo[oaypry  [ed130[0aUDIY  AYj I JUe)nsuod [eo13ooaypae Juedyrudis Jey) Spuly Juensuod [edr3ojoaydIe a)
0} [epTIIqnNs o¥d ay jo s3urpuy ay reo1dojoaeypre  werdoxrd 3unss) Tedrdoosydre ay} uo paseq I ‘O Y3 03 s3urpury
uo 9jo[dwod  pue jueynNSuod apjoOYd  Jo uonodwod pue a3 jo 310dar uanLIM B JTUNS [[EYS JUL}NSUOD [ed130[0dDIe
parapisuo)  [edrdofoseypry 03 3rodar jruugng Yy  Iosuods joaforg a3 “‘wrexdoxd Sunsay Tedr3ojoaypre ay) Jo uona[dwod ayj 3y
vOID

I9PUN 20INOSAI [BDLIOISIY UR S9}JTISUOD 9}IS U} UO PIIAJUNOdUD
901N0sa1 [ed130[0aYDIE AUR ISUIOYM djeN[eAd 0} pue AJuapr

0} pue S32IN0S3I [LIIZ0[03YDIL JO dUISe J0 puasaid ayy afqissod
JU2IXa A} 0} SUTULId}RP 03 9] [[im wrerSoxd 3unsey [esrdooaypre
ayy jo asodind oy, “Sursa) 10§ POPUSWIUIODAI SUOHEIO] Y} pue
‘pasn aq 03 poypawr 3unsay Yy ‘3loxd pasodoxd ayy Aq pazosyye

ol Ap@siaape aq prnod Aqreryusjod jeup (s)aoanosai [esr3ojoaydire

"JINV Jo O¥MH 9} JO UOTIIIIP paroadxe ayj jo sad Ay £31adoad ayy Aynuspr [reys J1V oYL "IV
£Aq 1eaoadde 9y} e “Jueynsuod paaoidde sy yiim aduepIodde Ul pajonpuod a4 reys weidoid
pue \pm ol dILV dURqINISIP [eor3ojoaeypIe Zunsay reor8ooaypae ay [, (J1v) uerd Sunsay eordojosypire
uone)nsuod pue jsidofoaeypre  jo adods uo OYH S[1os pue ue [eaordde pue maraar 105 Oy ayp 03 yruqns pue aredard
LYy  “Iosuods pafor] yim uonejmsuo)) Aue oy 1011y  I0suods paforg [[eYs yuejnsuod [ed130[0aYdIe S, ‘WviS04] SULSI] [09180]0aY2LY

Sont

Jiodoy tmuwwoo/dnoid

S90Inosay JuepuooSop

[eJ150[0dRPIY O¥d pue Pm

[EUL] oy} SopIUNuIwIod Ppa3jedosse s3s

jo topnpoid JUEpUa3SIp [Eo130[0oy1E

o)y  “Tosuods joolor] YITm UOHeINSUO) U JO AISAODSI(]  -IoSuods 30901
JMmpayds Amqrsuodsay uonPy JMmpayds uonjejudtaduny samsea\ uoneSyIN paidopy
SurojruoN Sunrodayy uoneSHIN uoneSHIN 10J
/3uriojruoy Aiiqrisuodsay

NVIOO0Ud ONILIOITY ANV ONIIOLINOW



€-V Hayx3
970¢ 'S¢ ¥390100 ANVIO0dd ONILYOdId ANV ONIHOLINOW NOILVOILIN
AN38/8000-5T0¢ "ON ISVO INNIAV LNVIO 00€

*95L3D [[eys 31S0dap AU} JO AJIUIDIA S} UI SaRIATE SUIqINISIp
-STIOS [[e “pa1junodud st yisodap [edrdojoapie Ppejurue j| o
‘sisA[eue 10§ pajuerIem
Se [eLIajew [eNjorjod9/[enjoejnie pue sajdures [10s 109[[0d
0} PaZLIOINe 3 pue PIOdAI [[eYS IOJIUOW [eDI30[0aDIe dY]
‘syisodep Tesr3ooaypre
JUEDIJTUSIS UO S3109§J0 OU ALY P[NOD SIPIAOE UOIINISUOD
10loxd yey pauruwrsiep ‘Jueimnsuod Tedrdooaypre 1afoxd ypm
UOI}e)NSUODd UL ‘Sey OYH Y3 [Hun OYH 9} pue Juejnsuod
rear3ojoaydre ay £q uodn paside anpayos e 03 Surpiodoe 23S
1oloxd oy uo yuasaid aq [reys (s)10jruow [edI30[0YDIE A,
‘921n0sa1 Tedr3o[oapre ue Jo A19A00sIp juaredde jo juasa
a3 ur jooojoxd ayerrdoxdde ayj jo pue ‘(s)edanosar payoadxa
31y} JO 9OUDPIAS Y} AJHUIPI 0} MOY JO “(S)a0IN0sax pajoadxa aufy
JO 9ouasazd ay} JO ADUSPIAS 10 3I8[€ Y} UO 3] 0} SIO}LIUOD
1o9load [re asiape [reys juejMsuod [ed130[0aydIe Y],

‘sonrAnOe Jx23u00 [euonsodsp
BurqImystp-1os 1194} 0} pue $901n0sai [edr3ojoaeypie egusjod o3 asod
[[e ynoysnory SOTIALOE 3SaY} MSH A3 JO 9snedaq Suriojruowr [edrdojoaydre

| lopuour axmbaz [reys “539 ‘uonerpawai ay1s /(-39 ‘SurIoys ‘uogepuNoy)

Aressadou sa(1d Jo SUIALIP “[I0M U0 RPUNOJ “UOT}R[[RISUI ST

st werdo1q ‘Burpeis ‘UoEARIXD ‘[RAOWIDI UO}RPUNOJ ‘UOHI[OWSP S8
Sutiojtuoy yons ‘sagrande SuiqInsip -s[ios Aue ‘sased JS0UI U *PaIoyuou
Euﬁmo_omﬁuwm A[reo18ojoaypae aq [reys sentanoe Psloxd yeym suruissp [reys

JuejNSUOd [ed130[0aYPI. A} UM UOHRINSUO0d Ul O YL
% ‘SunUaWIWOd SanIAOE SUIGINSIP S[I0S pajera1-}afoxd Aue
Odd I “Aianoe OdH °W 0y jo11d A[qeuoseas JINV a3 Jo 2dods afy UO JNSUOD pue 9w

wﬁmwwwmww . ww%mwww“w%:ww 1eys O¥d pue “1osuods 303(oad quejmsuod [edr3ojoaypie 3y, e

Jey} SaUTWLIdP

‘paruswardur JUSWADUSUIWOD /IO}UOIA :suorstaoxd
JNV 12y O¥A 03 1ouid jeowr [esr3ojoa Iy Surmoroy sy apnpur Arewrruru [reys werdord urioyruowr
Aq Surpury odd JNV JuRNSU0)) /auejmsuo)) Teor3o1oapae ayy pajuswarduwr aq reys werdosd Surrojruowr

uo 9jo[dwod  puejuejnsuod  jo adods uo Oy  [edr30[0aPIY [eor3ooaypry [eo130[0aYDIe UR Jel]} SSUIUWLISRP JUEBINSUO0D [edI30[0aydIe 3}
pa1opIsuo)  [edI30[09EUDIY IIM UOLE)NSU0)) pue Oy /rosuodgioslor]  Uim uoneynsuod ur O¥Y Y J1 ‘UpLS04J SUL0JIUOIN [DILE0]0aYILY

*9[qISEdJ SI 9DINOSII A} JO SN
aanaxdiajur yeyy pue aduedyudIs yoreasar uelfy sanaidiajur
193213 JO SI 32IN0SAI [EDIS0[0ADI. 3} Jey) SOUIULISRP O
oy ssafun “pajyuswardur oq [reys weidoid A1oaoda1eiep v (g
10 ‘901n0sa1 [ed130[0aPIe JuedyIuSIS S} UO J09§J0 ISIdApE
Aue proae 0} se 0s paudisap-a1 94 [reys 109loxd pasodord ayy (v

19310 J0suods oafoxd sy Jo uonaidsp avy Je “osload
pasodouid a3 Aq pajoajge A[esIaApe aq PINod 30IN0SAI 3} ey}
pue juasaid st 901nosai [ed130[0aydIe JULdYIUSIS € Jey) SOUIULISP

JMmpayds Amqrsuodsay uonPy JMmpayds uonjejudtaduny samsea\ uoneSyIN paidopy
SurojruoN Sunrodayy uoneSHIN uoneSHIN 10J
/3uriojruoy Aiiqrisuodsay

NVIOO0Ud ONILIOITY ANV ONIIOLINOW



¥-V Hayx3
970¢ 'S¢ ¥390100 ANVIO0dd ONILYOdId ANV ONIHOLINOW NOILVOILIN
AN38/8000-5T0¢ "ON ISVO INNIAV LNVIO 00€

‘sap1[0d UoISsadOEIp puk predSIp pRY-isod pue poy

103 areuonye1 pue jo uondirsa( fdo1jod U01SSIVA(T puv pivisiq e
'sampadoid sisAfeue pejnre pue weysAs 3umdoreed

porores jo uondusaq sisAwuy Aiogpioqu] puv Sumndopy) e
‘suoryerado pue ‘sampadoid ‘sardajens

peYy pasodoid jo suondisaq sainpacoiJ puv SpoyjolN plaid e

:SjuLWIS[a UIMOT[0] 9} SPpNOUI [TeYs LAY 3 Jo adoos ay],

‘Teonoead are POy SADNISIPUOU JI S9DINOSII [edIZ0[0dDIEe
o jo suonxod 03 parfdde aq jou [[eys Spoyjow AI9A031

eyep 2APNNSI(] ‘Pooload pasodoid sy £q pajdajge A[esoape

9q pnod ey A11adoixd eorroisty oy jo suonzod a3 03 pajruary

9q pInoys ‘Terauad ur ‘A19A40091 eye(] ‘suonsanb yoressar spqeoridde
AU} SSaIppE P[NoMm Sasse]d ejep pajoadxa ayy Moy pue ‘ssassod

0} Pa30adxa SI 9DINOSIL A} SISSE BIep JeyM ‘90IN0sal pajdadxa
ay3 03 o[qeorjdde axe suonsanb yp1easal [EILI0ISIY/OYHUSIDS

yeym AJnuapt [[Im LAV Y3 ‘ST ey "Urejuod 0y pajadxa st
901N0sa1 [e2130[03DIE A} UOHLULIOJUT JUBDIJTUSIS 9} 2A19sa1d [[1m

paxmbor wexdord A1oa00a1 eyep pasodoad ayy moy AJiuspr [Teys JIAV UL

st wex3oxd "O¥A 243 03 NIV HeIp ' JIuIgns [[eys Juejnsuod [esrdojosydie

K19A0031 BYIEP AL " NIAV WeIp e jo uoneredard 03 roud AV 2y Jo adoos

‘O¥d 49 nMav esr3ojoaepae O¥A 2Y3 U0 J[NSuod pue 322w [[eys O¥Y pue “Iosuods jooloxd “Juejmnsuod
jo reaoxdde odd AV ueleyt OYA 49 UM UOTIEINSU0D resrdoroaypre Y[ (NIAV) uerd A1aa001 eyep Tedrdojoaydre
uodn jordwod pue juejnsuod  jo adods uo OYH ~ UOHEUIULId}OP Ur Juejnsuod Ue YjIM PIOddE Ul Pajonpuod 3q [eys werdoid A1oA0091
poIopIsuo)  [ed180[09RDIY UM UOHR}NSU0)) pyy  [eoidojoseydry eyep [eardofoaypie Y[, ‘uwiSoiq Ai120033y viv(] [v2180]03Y24Y

‘O H 9y 03 wexdoad Suriojruow ayy jo s3urpury ayy jo yrodax
USHLIM B JTWNS [[EYS JUB}NSU0D [e2130[03DIE J} ‘PAIdFUNOIUD
aIe $92IN0SAI [edI30[0dPIE JURdHIUSIIS JOU IO ISYIYAM

‘Odd
a1y} 03 JuawWISsasse STy} Jo s3urpury oy Juasaxd pue 41sodap

[e2130]0adIE PAISFUNOIUS dY} JO dUELdHIUIIS pue ‘Ajrrdajur
‘AU pI 9} SSISSE 0} 1103J0 S[JEUOSEDI B LW [[eYS JUBINSUO0D
[eor8ojoaypire oy ‘ysodep [esr3ojoaypie paIuUNOdUD A}

3O OYH 91 AJnou A[eyerpawulr [[eys jue}[nsuod [edrdojosayie
YL O oY} YIM UOLJE}[NSUOD Ul IPLW U] S 30INO0SII df}
jo uonenead dyerrdordde ue [yun pajeururay aq [[eys AJALOe
Surarrp aqid sy ‘ed1nosai [esr3o[oapae ue pajge Aew Aj1anoe
Gurarrp o1d oy 3ey} 9A91[2q 03 dsNEd SeY I0jTUowW [ed130[0dDIe
ays ‘("039 “Surroys ‘uonepunoy) Ajande Surarp aid jo ased sy
urj[ ‘parenyeas st jisodap ayp [pun juswdinbs pue sanranoe
UOHONIYSUO0I/SUIALIP 9[1d/UOT}RABIXS/UOHI[OWP JOIIIPAI
Aqrerodway 03 paramoduwrs aq [[eYs I0jTUOW [BI130]0aDIE ST,

JMmpayds Amqrsuodsay uonPy JMmpayds uonjejudtaduny samsea\ uoneSyIN paidopy
SurojruoN Sunrodayy uoneSHIN uoneSHIN 10J
/3uriojruoy Aiiqrisuodsay

NVIOO0Ud ONILIOITY ANV ONIIOLINOW



§-V Hayx3

970¢ 'S¢ ¥390100 ANVIO0dd ONILYOdId ANV ONIHOLINOW NOILVOILIN
AN38/8000-5T0¢ "ON ISVO INNIAV LNVIO 00€
pa1apIsuo)) [ed130109ePIYy puearedary Jouonsdwo)  Iosuods jodlorg JUBINSUOD [eDIZ0[OdDIR dU T, ‘140day] S20410SaY [VI130]09Y0LY/ [pUl]

'§109[q0 ATeIaUN} PAjEIIOSSEUN 10 PIJRIIOSSE PUE SUTEWDT Uewny
au jo uonisodstp Teur pue ‘voneins ‘drysuerpoysnd ‘sisAjeue
“UOTIepI0dAI ‘TeAOWdI “UoT)eALdXd djerrdordde ay) uonelapisuod

ojur axe} pmoys juswaaide ay], "((P)SFOST 09G "SaurEpImo)
e IM muuwﬁo Arerauny pajerosseun

"s309[qo Arerouny 10 PaJLIOSSE PUE SUTEWI Uewny
poyeosseun 40 JuduIyEaI} Ay} 10§ JuswaaISe ue do[aAdp 0} S}I0JJ A[qeUOSEaT
/pajerosse pue [[© 9ew OF ATOAODSIP JO SABP XIS pUOA( JOU J1q 03 ANl oABY
sureura1 uewny reys TN pue ‘O¥d “2osuods pafoxd quejmnsuod [eordojosyore
UedLIDWY dANEN YL (86'£60S 23S 9p0D) ‘s qnd) (ATIN) Iuepuadsaq
*A1essadou Jo A19A00STp A1 31S0IA ® Jurodde [reys oym (DHVN) UOISSTWIUWIO)) 93ejLI9L]
JTOHUVN Gurpre3ar ‘TN pue UBDLIDUWLY SATIEN 9)B)G BIUIOJI[RD) 3} JO UOHEIOU ‘SUTeWal
pue 12uoIo)) ‘s[qeardde DHVN “I8Uu010)) URDLIDUIY 9ATJEN SIB SUTBWIDI UBWINY 3} Jey} UOHRUIULIdRP
£Ayuno) J1 ‘syuswaambaz odspueI] §,I9U0I0)) 2Y} JO JUIAD 3U} Ul pue 0dSIDURI] Ueg Jo Ajuno))
odspueI] K10yeInSa1 ueg 3y} yHm pue £310) 2yj JO I2U0I0) JY} JO UOHLIYHOU ) RIPSWIUIL SPN[OUL
ueg ay) Juswarduy 's10alqo  uonRINSUOD UI [[eys SIY, ‘sme[ [e1apay] pue ajeig arqeordde yym Ajdwod jeys
JO uonEdYHOU oyd “I9U0I0D AIeIdunjIo/pue  juejnsuo)) [esid Ayanoe Surqinysip sios Aue Surnp paraAodsIp s3oa(qo Arerauny
uo 9e[dwod pue 3sidojoaepie 0dSPUEI] SUIBUIdI UBWNY O[0dPIy/Iosuodg PojeIDOSSEeUN IO PAJRIDOSSE JO PUR SUTRWRI UBWINY JO JUSW}EaI)
paispisuo)  “rosuods 303(o1] ueg AJnoN Jo A19A0081(] 12[01 QY "S702lqO Aviaung papio0sspur) 40 pajpioossy, puv SUIDWIY UDNE]

‘sanI[Dey

uoneInd 9y} jo saiod uorssadde 2y} jo Arewwns e pue
‘sani[oey uonpeind deridordde jo uonesyUSpL ‘ONfeA YdILasal
[enuajod Suiaey ejep paIdA0ddI Aue JO UOHRIND JY} 10§
suoEPUIWILIOIRI pue saimpadoid ayj jo uondosa( uoypInd) e
"$}[NSI JO UOHNJLYSIP
pue jeurroj jrodax pasodoid jo uondisaq jioday ui] e
‘santAnoe Jurewep A[feuonusjur
-uou pue ‘8UROO[ “WSI[EPUBA WOIJ 30IN0SAI [eDIS0[0ddIe 3}
109301d 03 Sarnseaw AJLINDS PIPUIWIWIOIRY "SAUNSVIN AJ1ANIIS e
‘wrex8oxd A1aa0091 eyep
Teor3ojoapare oy} jo asinod ay} Surmp werdord sanardisjur
orqnd 931S-JJ0/9}1S-UO UE JO UOHRIIPISUOD) "UDLS0L] d01J24didju] o

JMmpayds Amqrsuodsay uonPy JMmpayds uonjejudtaduny samsea\ uoneSyIN paidopy
SurojruoN Sunrodayy uoneSHIN uoneSHIN 10J
/3uriojruoy Aiiqrisuodsay

NVIOO0Ud ONILIOITY ANV ONIIOLINOW



9-V Haiyx3
ANVIO0dd ONILYOdId ANV ONIHOLINOW NOILVOILIN
INNIAV LNVIO 00€

970¢ 'S¢ ¥390100
AN38/8000-5T0¢ "ON ISVO

parordwod usaq
sey uonnqrysip

‘aA0qe pajuasaid jey) uey) UORNJLISIP pUe 4eurioy

quayuod 310da1 [euy JusIayyIp e axmbar Aewr Oy Y3 ‘@01N0Sal

oy Jo anpea aanaxdiayur y31y ayp 1o ur 3saxajur orqnd Y3y

JO S9DUBISUL U] "S90INOSIY [EILIOISIE] JO I9)SISY] BIUIOJI[RD)/SIDR ]
OLIOISIL] JO I9)SISaY] [euoneN U} 0} UOHEUIUIOU 0] UOHEIUIUINIOP
I0/pue (SaLIds €76 VI VD) SULIO UOLRPIODII 9}IS [EUWLIO)

Aue jo sardod yyim Suore WYV 9Yyp Jo QD U0 AJOD J(IJ J[qeoIess

(oua) WAV paxmbar ISTATD-ST ; £ "“DIMN 243

WAVA I901JO MITAYY jeyy Odd O¥Hd 01 YAV 2 Jo [ennusuer) a3 Jo Adod e aaredai [[eys OyH oW pue

JO uonNALISIP [EFUSWUOIIAUY 0} paptuigqns  ayp jo uondarrp  Adod (1) auo 9AT131 [[eys (DIMN) I9IUS)) UOLJRULIOJU] JSOMUION

uo 9)o[dwod  pue JURHNSUOD UOLEOYTIADd  JY} ' JUB)NSU0)) KaAIng 931G [LI1S0[03RYDIY BILLIOJI[ED) :SMO[[0] SB PINJLIISIP

paIspIsuo)) [eor8o[ooewPry WV 2INqLusi(q USPLIM [esr3o[0aypry aq [1eys WAV 23 Jo sardod ‘OyH oy Aq paaoidde soup

‘p10da1 [RUTy U UIYIIM 1I9SUL 9[qeaowar ajeredas e ur papraoid aq

[1eys @21nosai [edrdooaypre Aue st je nd Aew jey} UO eULIOU]

‘uonyejardioyur odd ‘uayepapun (s)wrerdoxd A1oa00a1 eyep/3urrojruour/3ursay

pue sisA[eue a3 JO UOLIIIIP [esr3oj0aypie ay; Ut pakojdurs SpOYIaW YDIBasal [BILIO)SIY pue

MAVA ‘GULIOJUDAUL  3U} B JUBI[NSUOD  [eIIZ0[0dYDIR A} SIQLIISIP PUR 32IN0SAI [2D130[03YdIe PAISA0ISIP

JO [epruIqns o¥d ‘K19A0091 BYRD [eo13ojoaeypIe Aue Jo oouedyrudIs [eOLI0ISTY AU} SayeneAd 3eys OYH Y3 O3

uo 9jordwod pue juejnNSuod WMV wgns  [ear8ojoaypire pue (V) 1oday s901nosay [e2130[09 DIy [eUL] Jei(] € JTWqns [[eys

JMmpayds Amqrsuodsay uonPy JMmpayds uonjejudtaduny samsea\ uoneSyIN paidopy
SurojruoN Sunrodayy uoneSHIN uoneSHIN 10J
/3uriojruoy Aiiqrisuodsay

NVIOO0Ud ONILIOITY ANV ONIIOLINOW



970¢ 'S¢ ¥390100
AN38/8000-5T0¢ "ON ISVO

L~V Hqiyx3

ANVIO0dd ONILYOdId ANV ONIHOLINOW NOILVOILIN
INNIAV LNVIO 00€

‘910d 2ATIRIODIP
jJo yuawraoerd

Josuods 193loxd a3 ‘aanseawr JuswWdAOIAWI Ue Sy "pa[[eIsul aq
PInod Mremaprts ay} uo ojod jusuewriad aAreI039p € 10 ‘paderdar

10 Juawade[dax VIN 9q pnom 3[0qa4a oy “pa3a[dwIod ST UOOINISUOD UM 04D
jjogeda  gg/yusunredsq ‘uondnistp ue e1a Surpmg 991G I9NgG 06 943 03 paypepe AFUaiind are
uo jardwod Suruue[J 9DIAISS JISuer) “uonIOuIep Jey) saul aIIm peayIaao s, INNIA Hoddns 03 sfod Arerodway e jo
pazapisuo)  “1osuods aforg QZIWIUIN o} Iotr]  -1osuods joaforg uonerejsur axmbar pnom 30afoxd pasodoid sy Jo uononisuo)
(1109oA9 INNIN) 11SUDLL — T 24NSVaN Judtaodul]
NOILVINDUID ANV NOILVLIOdSNVIL
AOSNOIS
LD3(0¥d A4 OL IFIOV STANSVIN INTNIAOUIINI
suone[ngdax
pue
Sme[ [e20] pue ‘suone[n3a1 pue SMe[ [BD0] Pue ‘93e)s ‘[eIdpaj 03 Surpiodde pajeqe
‘3ye)S ‘TeIaPay 3 P[NOM PIISA0ISIP OS S[ELISJeW Snopiezey AUy "uonIowap
Juounredsq 03 Surprodoe Jo 1xe3s ay) 0 Jorid pawrroyrad axe sjy3I[ JusdsaIony pue ‘s[ro
‘uoYI[OWapP SuruuelJ S[errajewt “uonIOuIp ormerpAy ‘(uswdinba 103essre Surpnpur) juswdmba Sururejuod
ojionr] “rosuods 3o3[o1] Suneqy ojrorr] Iosuodsidalor]  -gDJ 103 sAaaims Surpmg ey arnsus pnom osuods joafoxd oy,
(AN puv SgDd) SPAVZUH— F T 2ANSVIN UOHVSIIN
JMmpayds Amqrsuodsay uonPy JMmpayds uonjejudtaduny samsea\ uoneSyIN paidopy
SurojruoN Sunrodayy uoneSHIN uoneSHIN 10J
/3uriojruoy Aiiqrisuodsay

NVIOO0Ud ONILIOITY ANV ONIIOLINOW



970¢ 'S¢ ¥390100
AN38/8000-5T0¢ "ON ISVO

8-V Haiyx3
ANVIO0dd ONILYOdId ANV ONIHOLINOW NOILVOILIN
INNIAV LNVIO 00€

‘yooloxd

ay3 Jo uoponsuod Junnp speduar uogerrodsuen
HoRseSueddHFeR 8:@8% 0] saInsesawr
HOHESHItE DIJJeI) [ISLd] SUIULI}AP 0} SoDUSe
£1D 1930 pue qusunredsq Suruuey ] sy SYIOM

STANd HNAA Jueuntedaq a1t ayi "V INIS tdet
Y} YIIM J92W p[nom

sapuade Amvuouumb:nuu :ozusbmcg pue tosuods slord ayy e
A1 IOYI0  UORONIISUOD
pue juounsedaq Bunmp Suppregyoyuowiedag o) £q pasoxdde Ji ‘sawum o130
Suruuerg uonsaguod 10) ‘wrdogie pue ‘wre ((:6 Usamiaq SINOY ayj O} Pyl
“UOT}ONIISUOD ayl ‘INNIN oyyen 3q P[NOYS SJUaWAOW YN} ‘d[qissod jusxo oy 0, e
uodn agsidiod qusimredaq 10 spWLAOUT ‘uontowep *(s)1030e13U00 :S39013S JuddE(pe U0 MO} dyFer) [eraudd
paIopIsuoc) 9IL] oy ‘1Ldd o Jruary 0} IOL  /10suods j0alo1] 9y} jo uondnisIp dZIWIUTW PNom aInseawr SUrmor[oy ayJ,
Y] yoni] uoonisuo)) Jo Suii] — € 7 aAnsvapy juanuacoiduy
-10suods 309(01d a3 ypim juswaaide
1e94-G7 e ojur 19jud 0} 19j1d p[nom [NJA ‘UISOYD dIoMm
uondo jjoqaka ayj J1 “uasoyp jou st uondo 3joqakas ap 1 ‘safod
Juawade[dal Ay} JO 3SOD [[NJ S} 03 ANLIFUOD 0} parmbail aq pnod
JMmpayds Amqrsuodsay uonPy JMmpayds uonjejudtaduny samsea\ uoneSyIN paidopy
SurojruoN Sunrodayy uoneSHIN uoneSHIN 10J
/3uriojruoy Aiiqrisuodsay

NVIOO0Ud ONILIOITY ANV ONIIOLINOW



SAN FRANCISCO
PLANNING DEPARTMENT

Historic Preservation Commission Motion No. [&iwes
0291 ch 4103 247

Permit to Alter Rason,
DEMOLITION AND NEW CONSTRUCTION . o
HEARING DATE: NOVEMBER 2, 2016 Fa
. . 415.556.6409
Case No.: 2015-000878PTA ol
Project Address: 300 GRANT AVENUE/272 SUTTER STREET 415.558.6377
Conservation District:  Kearny-Mason-Market-Sutter Conservation District
Zoning: C-3-R (Downtown Retail) District
80-130-F Height and Bulk District
Block/Lot: 0287/013, 014
Owner Grant Avenue Properties LLC

C/O St. Bride’s Managers LLC Attn: John Loehr
Two Stamford Landing, Suite 115
69 Southfield Avenue
Stamford, CT 06902
Project Contact: Steve Atkinson, Arent Fox LLP -
55 2nd Street, Ste. 2100
San Francisco, CA 94105

Staff Contact: Marcelle Boudreaux - (415) 575-9140
Marcelle boudreaux@sfgov.org
Reviewed By Tim Frye— (415) 575-6822

Tim.frve@sfgov.org

ADOPTING FINDINGS FOR A PERMIT TO ALTER FOR DEMOLITION AND NEW
CONSTRUCTION DETERMINED TO BE APPROPRIATE FOR AND CONSISTENT WITH THE
PURPOSES OF ARTICLE 11, TO MEET THE STANDARDS OF APPENDIX E IN ARTICLE 11 AND
TO MEET THE SECRETARY OF INTERIOR’S STANDARDS FOR REHABILITATION, FOR THE
TWO CATEGORY V (UNRATED) BUILDINGS LOCATED ON LOT 013 AND 014 IN ASSESSOR’S
BLOCK 0287, THE SUBJECT SITE IS WITHIN A (C-3-R (COMMERCIAL-RETAIL) ZONING
DISTRICT, AN 80-130-F HEIGHT AND BULK DISTRICT AND KEARNY-MASON-MARKET-
SUTTER CONSERVATION DISTRICT.

PREAMBLE

WHEREAS, on September 17, 2015, Steve Atkinson, Arent Fox LLP (“Applicant”) filed an application on
behalf of the Owner with the San Francisco Planning Department (hereinafter “Department”) for a Permit
to Alter for demolition of two Category V (Unrated) buildings and new construction of one new building,
on the subject property located on Lot 013 and Lot 014 in Assessor’s Block 0287.

www.sfplanning.org



Motion No. 0291 CASE NO 2015-000878PTA
November 2, 2016 300 Grant Ave/ 272 Sutter St

WHEREAS, In January 2007, the San Francisco Planning Commission (Planning Commission) adopted
the 300 Grant Avenue Mitigated Negative Declaration, Case No. 2004.1245E, (MND); and

On July 12, 2007, the Planning Commission held a duly noticed public hearing on two appeals of the
MND arnd declined to uphold the MND pending changes to the document; and

An Amended Mitigated Negative Declaration (AMND) was published on May 29, 2008 to address
revisions to the project as well as the Planning Commission’s comments. The Planning Commission held
a subsequent public heating on June 12, 2008 at which time the Planning Commissiori rejected the appeals
and adopted a Final Mitigated Negative Declaration, as amended (FMND) in Motion No. 17614; and

An appeal of the FMND was filed with the San Francisco Board of Supervisors (Board of Supervisors) on
July 2, 2009 and at a duly noticed public hearing on August 12, 2008, the Board of Supervisors upheld the
FMND in Motion No. M08-135; and

On September 2, 2016, the Planning Department mailed a "Notification of Project Receiving
Environmental Review" to community organizations, tenants of the affected property and properties
adjacent to the project site, and those persons who own property within 300 feet of the project site. No
comments related to environmental review were received in response; and

The Planning Department has prepared an Addendum to the Final Mitigated Negative Declaration
(Addendum to FMND) pursuant to California Environmental Quality Act (California Public Resources
Code Sections 21000 et seq.) (CEQA), Title 14 California Code of Regulations Sections 15000 et seq. (the
“CEQA Guidelines”) and Chapter 31 of the San Francisco Administrative Code (“Chapter 31”); and

The Addendum to FMND finds that since the preparation of the FMND in 2008, there have been no
changes in the project or the project’s circumstances or no new information leading to new significant
impacts not previously analyzed in the FMND, or to a substantial increase in the severity of previously-
identified significant impacts, or to new mitigation measures that would reduce the project’s significant
impacts, but that the project sponsor declines to implement. Therefore, the analysis in the FMND remains
valid and no supplemental environmental analysis is necessary.

The Planning Department is the custodian of records, located in the File for Case No. 2015-000878PTA at
1650 Mission Street, Fourth Floor, San Francisco, California;

The Historic Preservation Commission (hereinafter “Commission”) has reviewed and concurs with said
determination.

WHEREAS, on November 2, 2016, the Commission conducted a duly noticed public hearing on Permit to
Alter application no. 2015-000878PTA (“Project”).

WHEREAS, in reviewing the Application, the Commission has had available for its review and
consideration case reports, plans, and other materials pertaining to the Project contained in the

SAN FRANGISCO 2
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Motion No. 0291 CASE NO 2015-000878PTA
November 2, 2016 300 Grant Ave/ 272 Sutter St

Department's case files, has reviewed and heard testimony and received materials from interested parties
during the public hearing on the Project. ,
MOVED, that the Commission hereby APPROVES WITH CONDITIONS the Permit to Alter, in
conformance with the architectural plans dated October 20, 2016 and labeled Exhibit A on file in the

docket for Case No. 2015-000878PTA based on the following findings:

CONDITIONS OF APPROVAL ;

1. Final Materials. The Project Sponsor shall continue to work with Planning
Department on the building design. The final design, including but not limited to
the final color, finishes, textures, glazing details and storefront display and entry
details, including possible replacement of marble and replacement of corrugated
metal with compatible materials, shall be reviewed and approved by the Planning
Department prior to the issuance of architectural addenda.

2. Signs. The Project Sponsor shall submit an exterior signage plan to the Planning
Department. The proposed signage plan shall be reviewed by the Planning
Department as a Minor Permit to Alter pursuant to delegation for such review
outlined by the Historic Preservation Commission in Motion No. 0289, unless the
scope exceeds parameters of said delegation.

FINDINGS

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

1. The above recitals are accurate and also constitute findings of the Commission.
2. Findings pursuant to Article 11:

The Commission has determined that the proposed work is compatible with the exterior
character-defining features of the Conservation District and meets the requirements of Article 11
of the Planning Code:

» The project proposes to demolish two Category V (Unrated) buildings which have been
determined not to be eligible for re-classification to Category I, Il or IV;

» The project proposes construction of one new Replacement Building which respects the
character-defining features of and is generally in conformance with the Conservation District;

* That the proposed project meets the following Secretary of the Interior’s Standards for
Rehabilitation:

Standard 9.
New additions, exterior alterations, or related new construction will not destroy historic materials,

SAN FRANGCISCO 3
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Motion No. 0291 CASE NO 2015-000878PTA
November 2, 2016 » 300 Grant Ave/ 272 Sutter St

features, and spatial relationships that characterize the property. The new work will be differentiated
from the old and will be compatible with the historic materials, features, size, scale and proportion, and
massing to protect the integrity of the property,and its environment.

Standard 10.
New additions and adjacent or related new construction shall be undertaken in such a manner that if
removed in the future, the essential form and integrity of the historic property and its environment
would be unimpaired.
.
3. General Plan Compliance. The proposed Permit to Alter is, on balance, consistent with the
following Objectives and Policies of the General Plan:

1. URBAN DESIGN ELEMENT
THE URBAN DESIGN ELEMENT CONCERNS THE PHYSICAL CHARACTER AND ORDER
OF THE CITY, AND THE RELATIONSHIP BETWEEN PEOPLE AND THEIR ENVIRONMENT.

GOALS

The Urban Design Element is concerned both with development and with preservation. It is a concerted
effort to recognize the positive attributes of the city, to enhance and conserve those attributes, and to
improve the living environment where it is less than satisfactory. The Plan is a definition of quality, a
definition based upon human needs.

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.

OBJECTIVE 2
CONSERVATION OF RESOURCES WHICH PROVIDE A SENSE OF NATURE, CONTINUITY
WITH THE PAST, AND FREEDOM FROM OVERCROWDING.

POLICY 2.4
Preserve notable landmarks and areas of historic, architectural or aesthetic value, and promote the
preservation of other buildings and features that provide continuity with past development.

POLICY 2.5 :
Use care in remodeling of older buildings, in order to enhance rather than weaken the original character of
such buildings.

SAN FRANGISCO 4
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Motion No. 0291 CASE NO 2015-000878PTA
November 2, 2016 300 Grant Ave/ 272 Sutter St

POLICY 2.7
Recognize and protect outstanding and unique areas that contribute in an extraordinary degree to San
Francisco’s visual form and character.

The goal of a Permit to Alter is to provide additional oversight for buildings and districts that are
architecturally or culturally significant to the City in order to protect the qualities that are associated with
that significance.

The proposed i)roject qualifies for a Permit to Alter and therefore furthers thesevpolicies and objectives by
maintaining and preserving the character-defining features of the subject property for the future enjoyment
and education of San Francisco residents and visitors.

4. The proposed project is generally consistent with the eight General Plan priority policies set forth
in Section 101.1 in that:

A) The existing neighborhood-serving retail uses will be preserved and enhanced and future
opportunities for resident employment in and ownership of such businesses will be
enhanced:

The proposed project will not have an impact on neighborhood serving uses.

B) The existing housing and neighborhood character will be conserved and protected in order to
preserve the cultural and economic diversity of our neighborhoods:

The proposed project will strengthen neighborhood character by respecting the character-defining
features of the District in conformance with the Secretary of the Interior’s Standards

C) The City’s supply of affordable housing will be preserved and enhanced:
The project does not have impact on housing.

D) The commuter traffic will not impede MUNI transit service or overburden our streets or
neighborhood parking:

The proposed project will not result in commuter traffic impeding MUNI transit service or
overburdening the streets or neighborhood parking. The site is located adjacent to a MUNI rail line,
and across the street from a regional transit BART line stop.

E) A diverse economic base will be maintained by protecting our industrial and service sectors
from displacement due to commercial office development. And future opportunities for
resident employment and ownership in these sectors will be enhanced:

SAN FRANGISCO 5
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Motion No. 0291 CASE NO 2015-000878PTA
November 2, 2016 - 300 Grant Ave/ 272 Sutter St

F)

G)

H)

The proposed will not have any impact on industrial sector jobs as there are none on the site. Service
sector opportunities exist currently and a large retail use or serveral retails uses are proposed, therefore
providing opportunities in the service sector. ’

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

All construction will be executed in compliance with all applicable construction and safety measures.

That landmark and historic buildings will be preserved:

The proposed project is in conformance with Article 11 of the Planning Code and the Secretary of the
Interior’s Standards.

Parks and open space and their access to sunlight and vistas will be protected from
development:

The proposed project will not impact the access to sunlight or vistas for the parks and open space.

5. For these reasons, the proposal overall, appears to meet Secretary of Interior’s Standards and the
provisions of Article 11 of the Planning Code regarding demolition and new construction of a

replacement structure(s) within the Kearny-Market-Mason-Sutter Conservation District.

SAN FRANGISCO
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Motion No. 0291 CASE NO 2015-000878PTA
November 2, 2016 300 Grant Ave/ 272 Sutter St

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 GRANTS WITH CONDITIONS a
Permit to Alter for the property located at Lot 013 and 014 in Assessor’s Block 0287 for proposed work in
conformance with the renderings and architectural sketches dated October 20, 2016 and labeled Exhibit A
on file in the docket for Case No. 2015-000878PTA.

APPEAL AND EFFECTIVE DATE OF MOTION: The Commission’s decision on a Permit to Alter
shall be final unless appealed within thirty (30) days after the date of this Motion No. 0291. Any
appeal shall be made to the Board of Appeals, unless the proposed project requires Board of
Supervisors approval or is appéaled to the Board of Supervisors as a conditional use, in which case
any appeal shall be made to the Board of Supervisors (see Charter Section 4.135). For further
information, please contact the Board of Appeals in person at 1650 Mission Street, (Room 304) or call
(415) 575-6880.

Duration of this Permit to Alter: This Permit to Alter is issued pursuant to Article 11 of the Planning
Code and is valid for a period of three (3) years from the effective date of approval by the Historic
Preservation Commission. The authorization and right vested by virtue of this action shall be deemed
void and canceled if, within 3 years of the date of this Motion, a site permit or building permit for the
Project has not been secured by Project Sponsor.

THIS IS NOT A PERMIT TO COMMENCE ANY WORK OR CHANGE OF OCCUPANCY UNLESS
NO BUILDING PERMIT IS REQUIRED. PERMITS FROM THE DEPARTMENT OF BUILDING
INSPECTION (and any other appropriate agencies) MUST BE SECURED BEFORE WORK IS
STARTED OR OCCUPANCY IS CHANGED.

I hereby certify that the Historic Preservation Commission ADOPTED the foregoing Motion on
November 2, 2016.

Jonas nin

Commission Secretary

AYES: Wolfram, Hyland, Hasz, Johns, Johnck, Pearlman
NAYS: None
ABSENT: Matsuda

ADOPTED: November 2, 2016

SAN FRANGCISCO 7
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November 1, 2016

VIA MESSENGER AND E-MAIL

San Francisco Historic Preservation
Commission

1650 Mission Street, Suite 400

San Francisco, CA 94103

Attention: Jonas P. lonin, Commission
Secretary

Re: 300 Grant Avenue/272 Sutter Street (Case No. 2015-000878 PTA)

Dear President Wolfram and Commissioners:

We write on behalf of our client Waverly Grant Properties, the owners of the Hotel Triton
property at 342 Grant Avenue, to express our concerns regarding the proposed 300 Grant
Avenue/272 Sutter Street project scheduled for your consideration on November 2, 2016. We
have had positive discussions with St. Bride's Managers, the developers of the project. While
we are optimistic that a private agreement can be negotiated to address our concerns, we want
to preserve our rights and make sure that the Commission and City staff are aware of our
concerns, in order to address them in the City's environmental review and in the project
conditions of approval and mitigation measures. We reserve the right to raise any additional
concerns we may have regarding environmental review of the project before the Planning
Commission.

The Hotel Triton is a Category | (Significant) building in the Kearny-Market-Mason-Sutter
("KMMS") Conservation District, located adjacent to (and separated only by Harlan Place from)
the 300 Grant project site. We are concerned that there has not been sufficient identification of
mitigation measures to address potential vibration and noise impacts to this historic structure.

[n addition, we are concerned about disruptions to hotel guests and operations, and to our other
tenants, including the Café de la Presse and Rouge et Blanc wine bar, from construction noise
and activity, and that these noise impacts have not been fully mitigated. Specifically, we ask
that the City impose the following conditions of approval on the Permit to Alter and subsequent
Planning Commission approvals for the project:

. Construction Vibration and Noise Management Plan. The project applicant should be
required to submit a construction vibration management plan prepared by a qualified
acoustical consultant, which should include the following: (1) a preconstruction survey of
the Hotel Triton building, which shall determine conditions that exist before demolition
and construction begin and shall be used to evaluate damage caused by construction

12761.001 3569861v4
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activities; (2) requirements to repair any damage to preexisting conditions; and (3)
monitoring of noise and vibration levels at interior locations within the Hotel Triton, Café
de La Presse and Rouge et Blanc wine bar.

Morning and Weekend Construction Activities. In order to avoid disruption of hotel
guests, no demolition or construction activity should be permitted prior to 8:00 a.m.
Weekend construction activities should be prohibited (we understand that no weekend
construction is proposed).

Community Liaison. Designation of a community liaison to manage and respond to
noise complaints, and produce a periodically updated schedule of construction
operations and provide it to the owners and tenants of the Hotel Triton site. The
community liaison should be responsible for ensuring that reoccurring noise complaints
are evaluated by a qualitied acoustic consultant to determine and implement appropriate
noise control measures that would be taken to meet applicable standards. The
community liaison should also coordinate with the Hotel Triton operator to ensure
minimal disruption from construction activities during any special events at the hotel.

Construction Noise Mitigation Measures. Construction equipment should be fitted with
the best available noise suppression devices (e.g., mufflers, silencers, wraps). All hand-
operated impact tools should be shrouded or shielded, and all intake and exhaust ports
on power equipment should be muffled or shielded. Construction equipment should not
idie for longer than five minutes. Stationary equipment (compressors, generators, and
cement mixers) should be located as far from the Hotel Triton as feasible. Sound
attenuating devices should be placed adjacent to individual pieces of such equipment,
and temporary barriers (noise blankets or wood paneling) should be placed around the
construction site parcels. Installation of the curtain wall should be done as soon as
feasible after completion of the framing of each building floor.

Staging and Construction Trucks. Staging should be located along and materials
delivery should occur from Sutter Street to the extent feasible, and as far from the Hotel
Triton as feasible. To the extent possible, truck movements should be limited to the
hours between 9:00 a.m. and 3:30 p.m.; we are pleased to see that the October 25,
2016, Addendum to Mitigated Negative Declaration (the "Addendum") for the 300 Grant
Project states that the project would comply with Improvement Measure 2, Timing of
Construction Truck Traffic, which imposes such an hours restriction. In no event should
construction trucks be allowed within Harlan Place prior to 9:00 a.m.

We appreciate the Commission's and Planning staff's dedication to ensuring that the project's

design

is consistent with the KMMS Conservation District. However, we believe that in order to

be more fully consistent with the District, plans shouid include the potential for an increased six
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floor setback in order to reduce shadows, visibility from the street, and the relative mass of the
building.

We respectfully urge the Commission and Planning staff to ensure that these concerns are
addressed.

Respectfully submitted,

OB bons

Robert B. Hodil

rbh:RBH

12761.001 3569861v4



From: Tom Hardy (office

To: Boudreaux, Marcelle (CPC)

Subject: Re: 300 Grant & 272 Sutter Street project
Date: Thursday, October 20, 2016 9:03:23 AM

Thanks, Marcelle. Looks like a nice addition to the neighborhood.

- tom

On 10/19/2016 7:02 PM, Boudreaux, Marcelle (CPC) wrote:

Hi, Tom;
Apologies for the delay. Please see attached most recent version.
Let me know if you have questions. Thanks,

Marcelle

Marcelle W Boudreaux, AICP
Preservation/Planner, NE Quadrant

Direct: 415-575-9140

From: Tom Hardy (office) [mailto:trhaia@sbcglobal.net]
Sent: Friday, October 14, 2016 11:12 AM

To: Boudreaux, Marcelle (CPC)
Subject: 300 Grant & 272 Sutter Street project

Hello Marcelle,
Would you kindly send me the drawings for the proposed project?
Many thanks,

- tom

THOMAS REX HARDY, AIA, LEED AP
510 Stockton Street No. 101

San Francisco CA 94108

+1 (415) 837-0489 tel

tom@trhaia.com

www. TRHaia.com
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Are nt hx Arent Fox LLP / Attorneys at Law
Los Angeles, CA / New York, NY / San Francisco, CA / Washington, DC

www.arentfox.com

November 17, 2016 Steve Atkinson
Counsel

VIA E-MAIL 415.805.7971 DIRECT
415.757.5501 FAX

steve.atkinson@arentfox.com

President Rodney Fong and
Planning Commissioners

San Francisco Planning Commission
1650 Mission Street, Suite 400

San Francisco, CA 94103

Re: 300 Grant Avenue Project
- Conditional Use for Office Space on Levels 4 through 6: Office Authorization and
Downtown Project Authorization

Dear President Fong and Planning Commissioners:

Grant Avenue Properties (“Project Sponsor™) is proposing a new 6 story building on the
site now occupied by two smaller (3 story and one story) buildings which are not historic
resources. The Project would include high quality retail space at levels 1 and 2, retail on the
lower below-grade level as well, office uses on levels 4-6, and also will seek to lease level 3 for
retail space. The Project would not include any parking, and Harlan Place would be improved as
a POPOS.

The purpose of this letter is to explain why the conditional use for office on levels 4-6
should be approved along with the associated Office Allocation for approximately 29,703 of
Small Building Office Space. In addition, this letter also explains why the Downtown
Project/Section 309 Authorization should be approved.

Summary

Office uses in the C-3-R District require a conditional use approval (“CUA”) with a
special finding that the office use “will not detract from the District’s primary function as an area
for comparison shopper retailing and direct consumer services.”

The proposed office use on levels 4-6 will satisfy this finding for the following reasons:

e The Project provides very high quality retail space on levels 1 and 2, as well as lower
level retail space, and retail area on level 3, and given that large retail component,

AFDOCS/14155817.4
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inclusion of office space on levels 4-6 has no negative impact on the District’s
primary retail function.

e Levels 4-6 of the Project are unsuitable for retail due to lack of visibility or access
from the Grant and Sutter Street sidewalks. Also, office use on upper levels helps
contribute to retail demand for the entire C-3-R/Union Square district.

e In our current changing economy, demand for upper floor retail space is increasingly
rare; providing office use on upper levels when there is no demand for retail space on
those levels does not detract from the District’s retail function.

e Office use on levels 4-6 is consistent with Planning Department policy.
In addition, office use on levels 4-6 meets the general CUA criteria.

The Office Authorization should be approved because, as set forth in the Draft Motion,
the Authorization meets all the applicable criteria, and approximately 1 million square feet of
space would remain available in the Small Building category.

Finally, the Downtown Project Authorization should be approved because the Project
meets all the applicable criteria for approval. The Project will satisfy the open space requirement
by improvements to Harlan Place, and the Project will meet the criteria for the minor exceptions
regarding height and bulk, and for not providing generally required offsite loading.

1. Proposed Project.

The Project Sponsor is proposing to construct a new 6 story building at the northeast
corner of Grant Avenue and Sutter Street. The Project would include high quality, full-floor
retail space on Levels 1 and 2, and a lower level area which would also be used for retail, and the
Sponsor would also attempt to lease level 3 for retail use. Overall, the Project would include
approximately 26,000 gsf of retail space, on levels 1 and 2, and the basement, with an additional
approximately 9800 sf of retail area on level 3. The Project Sponsor has proposed that Levels 4
through 6 be approved for office use. The Project will not provide any on-site parking in this
transit-rich area. Also, the Project will satisfy its open space requirement by improvement of
approximately 4400 square feet of Harlan Place and operation of this space as a privately owned
public open space (POPOS).

In addition to the CUA for office use of the upper floors, the Project requires
Commission approval of a (small cap) Office Authorization and a Downtown Project
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Authorization. On November 2, the Historic Preservation Commission approved the Major
Permit to Alter for the Project.

2. Background.

Currently, the site includes two buildings, a 3 story plus mezzanine building at
300 Grant/292 Sutter, and a one level building at 272 Sutter, both of which have been determined
to not be historic resources. Overall, these buildings include approximately 31,000 gsf of above
ground retail space on levels 1 through 3, plus mezzanine, as well as some basement space and
some space in sub-sidewalk vaults. The buildings are currently leased on a short term, pre-
construction basis, for various retail uses. Harlan Place is an unimproved alley which has been
used for years primarily for loading and trash dumpsters.

In 2008, the Planning Commission approved a new mixed use, 10 story building for the
Property. This Prior Project included retail use on Levels 1 and 2 (approximately 16,000 gsf)
residential uses on Levels 3 through 10, and two levels of subsurface parking (“Prior Project”).
(That Prior Project did not include any open space improvements to Harlan, which would have
provided vehicular access to the subsurface garage levels.) The Prior Project approvals were
extended by the Commission in 2011. Subsequently, the original sponsor sold the Property, and
when the current Project Sponsor acquired the Property in 2014, it decided that the current
Project was a more appropriate use of the Site.

3. In the Context of the Overall Project, Office Use of Levels 4 through 6 Supports and Will
Not Detract From the District’s Primary Retail Function, and this Office Use Satisfies the
Criteria for a CUA.

A. The Project provides substantial, high-quality retail space which enhances the
C-3-R District’s retail function

The current Project would include approximately 18,993 gsf of retail space on
Levels 1 and 2. This high-quality space would feature an approximately 20 foot high ground
level and a 14 foot high 2™ floor. These two levels alone would provide almost 3,000 more gsf
of retail than the Prior Project. In addition, the current Project, unlike the Prior Project, includes
a lower level area with about 7300 gsf of space that would be used for retail, not including the
sidewalk vault space. Finally, while it believes that in the current market, retailer demand for
third floor space is very limited, the Sponsor will attempt to lease the third floor for retail use as
well. Thus, current Project would provide substantially more area for retail use than the Prior
Project.
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As noted above, the Property currently provides approximately 30,000 sf of
above-ground retail space, split between two buildings and on multiple levels. Although the
Project will provide somewhat less above-grade retail area than the current buildings, it would
provide retail space of far higher quality, and thus would increase the retail value, compared to
the current Property. Thus, compared to the current situation, the Project provides retail space of
a similar size, but much higher value.

B. Levels 4 through 6 are not physically suitable for viable retail uses, so office use
of these upper levels would not detract from the District’s retail function

The fourth level of the building begins approximately 44 feet above Grant Avenue (and
even higher above Sutter Street), and of course the 5™ and 6™ levels are even higher and less
visible from street level, and thus levels 4, 5, and 6 would have virtually no visibility from the
street level.

The ground floor would, of course, be highly visible and accessible from entries on Grant
and Sutter, and Harlan. The Applicant’s goal would be to lease the ground and second level to a
single retailer, although it is possible that two retailers would lease these spaces. In any event, it
is assumed that the second floor, also highly visible from the sidewalk level, will be leased as
part of a lease that includes an entry at the ground level. The Sponsor will also make every effort
to lease the third level for retail use although for various reasons, including less visibility and
street level access, they are uncertain at this time about whether there will be any retailer
demand.

In contrast, access to the fourth floor and above would be from a small lobby and elevator
along the Harlan frontage. (Locating this upper floor access elsewhere would significantly
detract from the primary retail space on the lower levels.) Thus, the upper floors of the Project
would not only lack visibility from the street level, but would have much less direct and
convenient access for potential customers.

C. Upper floor retailers are becoming obsolete in the Union Square/C-3-R District,
particularly in areas close to downtown such as the Property

In the Union Square District (which largely overlaps the C-3-R District) recent
data indicates that in today's digital retail economy, large footprint, upper-floor retailers are
increasingly rare. A prevailing view among retail economists today is that due to the growth in
digital retailing, retailers need smaller physical spaces. In this growing on-line sales economy,
more than ever, physical retailers need street-level visibility in order to attract shoppers. (See
EXHIBIT A.) As explained below, this view is reflected by the numbers and nature of retailers
in the Union Square district.
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Recent data show that upper floor retailers are becoming obsolete in the Union
Square district. Attached as EXHIBIT B is a map showing retailers that occupy more than one
floor in the Union Square district. Data showing how many floors each of these retailers
occupies, and the origination date of their leases, is attached as EXHIBIT C.

This information reveals the following:
e There are approximately 46 multi-floor retailers in the Union Square district;

e All of the 46 multi-floor retailers occupy the first floor; in other words, multi-floor
retailers need a first-floor presence to succeed. Thus a retailer occupying only space
above the ground is severely handicapped.

e Only 16 of these retailers occupy more than 2 floors;

e Only 10 of the 46 multi-floor retailers have leases that originated after 2012,
emphasizing the prevailing trend away from large format, multi-floor retail;

e Of the 10 multi-floor retailers with leases that originated after 2012, only 3 occupy
more than 2 floors; and

e The recent announcement by Macy’s that it plans to sell it multi-level Men’s Store on
Stockton Street offers further evidence that retailers in the Union Square area are
seeking to shrink their physical footprints, especially upper-level space. (See Exhibit
D)

In today's digital retail economy, multi-floor retail tenants are rare, multi-floor tenants
must occupy the first floor, and multi-floor tenants in the Property's location near Downtown are
almost non-existent. Retail uses that might occupy single upper floors, such as art galleries, no
longer have a presence in Union Square, having moved to online services or other neighborhoods
such as South of Market.

For all these reasons, demand for retail space, even on the third floor, from retailers also
leasing ground level space is likely to be extremely limited if not non-existent. In addition,
especially given the inherent physical limits (lack of visibility from the street, etc.) retailers
wishing to lease space only upper level floors are likely to be rare, and probably can be
accommodated in existing buildings. Thus, there is every reason to believe that there is no
demand for retail use of floors 4 through 6. Because the current buildings on the site are three
level and one level, providing office on levels 4 through 6 does not take away any existing retail
space but rather, adds offices at levels not used on the site currently.
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D. Proposed office use on Levels 4 through 6 is consistent with Planning Department
Policy for the C-3-R District

As discussed at the Commission’s November 3, 2016 hearing regarding 222 Sutter, the
Department has a policy to allow conversion to office use on levels 4 and above, but to restrict
any office conversion on levels 3 and below. At that hearing, there was no indication
challenging the policy of allowing office use on levels 4 and above. (In fact, at least some
Commissioners indicated that office uses might be appropriate in some cases on level 3, after
further analysis.) Therefore, the proposed CUA for office uses on levels 4 and above is
consistent with existing Planning policy.

E. Approval of office use on the third floor, as well as floors 4 through 6, meets the
general criteria for a conditional use

In additional to the special criteria for office space in the C-3-R District, office space on
the upper levels also meets the general criteria for CUAs, as set forth in Exhibit E.

4, The Project Meets the Criteria for an Allocation of Office Space from the Small Building
Category.

Levels 4-6 would include approximately 29,703 gsf of office use. Allocation of this
office space from the small building category would meet all the applicable criteria as follows:

e After allocation of this amount of space, there would still be approximately 1 million
sf of space available in the Small Office cap.

e The proposed office use in this location and configuration is consistent with the
General Plan.

e The Historic Preservation Commission has unanimously concluded that the building
design is appropriate for this location.

e Office use on the upper floors meets the criteria for a CUA and thus is appropriate for
this location, which, among other things, is in a transit-rich area.

e The current market demonstrates that there is demand for such office space.

o The Project will utilize some TDR in order to exceed the base FAR of 6.0 to 1.
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5. The Project Satisfies the Criteria for a Downtown Project Authorization, Including Public
Open Space and Minor Exceptions for Height, Bulk and Freight [.oading.

As discussed in detail in the Draft Motion, this proposed Project generally satisfies the
requirements for a Downtown Project Authorization. A few items are highlighted below.

A. Publicly Accessible Open Space

The Project proposes to satisfy its open space requirement by repaving 4400 sf of Harlan
Place with high quality pavers, as well as closing off the alley during midday and programming
this area for daytime use, including temporary movable chairs and tables for the general public.
Existing and planned food service would help activate the alley. When the Sponsor reached out
to property owners that abut Harlan, to discuss both physical improvements and
post-construction operations, it was gratified to find that there was already great interest among
adjacent properties in cleaning up and enhancing Harlan Place. In addition to reaching out to
owners and operators abutting Harlan, Sponsor has met with the Union Square BID design
advisory committee and officials to explain the plan and to solicit advice on a sub-BID
management entity for Harlan. Thus, while many details remain to be resolved, it seems evident
that the resources are available which will help Harlan become an open space asset for the
immediate area.

B. Height and Bulk Exception

The Project site is in an 80-130 foot height/bulk district, which means that exceptions are
needed for height above 80 feet, and for certain bulk limits that become applicable above a
height of 80 feet.

In contrast to the Prior Project (2008) which was granted an exception for a height of 113
feet, the current Project, with a roof height of 83 feet, barely exceeds the 80 foot threshold which
triggers the need for exceptions. Above the roof, an open architectural feature reaches a height
of about 96 feet. This feature was added to enhance the Project’s relationship to existing
buildings in the area. With its 83 foot roof, and open architectural feature extending to 96 feet,
the Project height would be comparable to nearby structures and would not add significant
shadow.

The Project would result in bulk exceedances at the roof level (approximate height
83 feet), as well as at the 96 foot level of the architectural “halo” element. The bulk exceedances
would be minor and would not be inconsistent with the urban form of nearby buildings. In
particular, while the halo element would have a somewhat greater dimension than at the roof
level (due to the projections from the property lines to help establish a stronger cornice-like
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element), the open nature of the halo minimizes any visual bulk. Carving away the corners or
setting back the 6™ level to meet the bulk limits would be inconsistent with the character of the
buildings in this Conservation District.

C. Off Street Loading

The Code recognizes that in crowded downtown locations, generally required off street
loading spaces may not be appropriate. Providing a full size loading space on Harlan would be
problematic, as well as clashing with the intended POPOS, and loading spaces on the Sutter or
Grant frontages would detract from desirable retail area. The Project’s loading needs can best be
accommodated by existing loading zones on Grant and Harlan, and since the retail area would be
similar to existing conditions, it is reasonable that such loading would not interfere with transit or
traffic. Thus, the exception from off-street loading is reasonable and appropriate.

6. Conclusion

The Project will provide high quality, highly-visible retail space on the first and second
levels, as well as additional retail area in the basement and third level, which overall will
enhance the retail character of this section of the C-3-R/Union Square area. The proposed office
use on levels four through six would not detract from the retail character of this area, since office
use is common on such upper floors, and these upper floors are not suitable for retail use due to
issues of street visibility and access. In addition, there is evidence of a declining demand for
retail space on upper levels. On the other hand, inclusion of office users on upper levels not
suitable to retail will help provide demand for a range of retail businesses in the area.

Since office space on levels four through six meets the CUA criteria, it is also appropriate
to grant the Project an office allocation for this space. Low vacancy rates on both the City as a
whole, and the Union Square area, establish that there is a demand for this space, and the Project
will utilize only a very small part of the available space in the Small Office cap, thus leaving
more than sufficient space for any other worthy small office projects.

Finally, the Project meets all the criteria for a Downtown Project Authorization. The
Project fully satisfies almost all Code requirements, and where exceptions are sought (height and
bulk above 80 feet) and loading, the exceptions are minor and consistent with the character of the
immediate area. The Project will provide a building that is modern, with high seismic safety and
energy efficiency, but which is also compatible in design with the Conservation District. The
proposed open space improvements to Harlan will provide an open-space feature lacking on the
immediate blocks.
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We respectfully request that the Commission approve the Conditional Use, Office
Allocation, and Downtown Project Authorization. We look forward to presenting the Project to
you on December 8, and in the interim, please contact us if you have any questions.

Very truly yours,

Arent Fox LLP

Steve Atkinson

Exhibits

cc: Grant Avenue Properties
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McKinsey&Company

Interview
July 2014

How digital is transforming retail:
The view from eBay

Does mobile commerce spell the end of traditional stores? In this series of short
videos, Devin Wenig, the president of eBay Marketplaces, explains the impact of
digitization and why retailers must evolve to survive.

he worlds of traditional commerce and e-commerce are merging. Devin

Wenig, president of eBay Marketplaces—one of the world’s largest online
markets—explains the impact of digitization on traditional retailers, bricks-
and-mortar stores, the shopping experience, as well as the use of data to meet
customers’ needs. This interview was conducted by McKinsey Publishing’s Simon
London. An edited transcript of each of Wenig’s videos follows.

Omni everything

Ijust think we've hit an inflection point where technology is now so pervasive and so
useful that we're past the tipping point. And the world of e-commerce and commerce
are now just seamlessly merged, and everything is omnichannel. It's not about the
phone or the desktop or the store—it's about all of those. I think the last two years in
particular have been extraordinary in the sense that technology has deconstructed

the retail industry.

I think e-commerce for many years was an interesting trend, but it was on the side,
largely, of what was happening in retail. Today we don’t even know what e-commerce
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means, They’ve just come together, the on- and the offline. Now, every merchant,
every retailer must have an omnichannel strategy or they won’t survive. That’s very
different than even just 24 months ago.

Future of the store

1 should say the death of the store has been greatly exaggerated. There willbe a
transformation of retail real estate, but not an end to it. You could step back and
connect dots and say, “The world’s going to have e-commerce only” and that “stores
are dead,” but we don’t see that future at all—in part because I don’t think consumers
want that future. I think people like to shop and they like the serendipity of stores.
Shopping is as much about entertainment and engagement as it is about utility.

I think stores are going to become as much distribution and fulfillment centers as
they are full-fledged shopping experiences. I think that stores and malls are going to
be highly technology enabled. Think of today—the square footage in a store needs to
attract people in the door, it needs to have the right inventory at the right time, and it
needs to have high service levels. That’s a very expensive model, and it’s a very
inefficient model.

‘What e-commerce has shown is that, particularly down the tail, it’s a much better
business model to be just in time. I think that there’s a pattern in there for the way
stores will transform. They’ll become technology enabled so that you can go to a store
and see enough inventory, but you may shop “shoppable windows.” We’re building
those right now for retailers around the world.

You may end up hollowing out the real estate, where the showroom is a much smaller
part of the footprint, and the inventory and the distribution center become more of
that footprint. That uses the phone, and it creates local commerce economies.

So I think that there are going to be stores, and I think that retail real estate is not
dead, but it is going to transform, and it’s going to happen faster than people think.
Within 24 months, you will see a fundamental restructuring of retail real estate—you
will see distribution centers, local economies, technology-enabled shopping, anda
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very different approach toward how you engage with the consumer.

Beyond mobile

The latest trend has been that mobile is very important. I think we’re already past the
mobile tipping point, where mobile is increasingly not a meaningful concept. It was
only a few years ago that there were no tablets and there weren’t any smartphones.
Now we’re very quickly moving to a world where we just think there will be
technology-enabled screens, connected screens, of all sizes.

Some of them may be in a retail location, some of them will be on your wrist, some of
them you may hold. I don’t know what mobile means anymore. Nobody has an
electricity department in their company; nobody has an Internet department
anymore—although they did a few years ago. I suspect that within 24 months, no one
will have a mobile strategy. They’ll just have an omnichannel, connected-screens

strategy.

New skills

Building engaging experiences across channels is incredibly important. Many
retailers have spent their entire lives thinking about how to build an engaging
experience in one channel, which is the store. But now, understanding how to connect
with your core customers across every way they want to connect—not the way you
want them to connect but the way they want to connect with you—is a different skill.

It requires design and product management. It requires understanding how to
market in a digital world. There are still many instances that I see where it is
old-school marketing. It’s still about major TV campaigns, get people into the stores.
That’s still important, and that’s not going to go away.

But understanding how to engage in a world of exploding social networks, how to use
search, how to use catalog, how to optimize, and how to engage—very different skills. I
think that is going to become a core part of the playbook for retailers and merchants
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of all sizes around the world.

Data as competitive advantage

Various channels have advantages today; eBay, for one, has a selection advantage.
We’re the world’s biggest store, and we have more things for sale than anyone else, But
I think that’s going to go away. I think that in this omnichannel world—imagine, for
planning purposes, that everything is for sale in every marketplace, every means, and
every channel. We may never get to that world, but it’s a useful planning assumption.

So what’s left in that world? How do you compete and how do you build a barrier
around your business? I think the answer is data. I think that the sustainable
advantage of a retailer or a digital-commerce business is data. What datacandoisto
allow you to connect this exploding inventory, exploding selection that we’re all
seeing, down to be a highly relevant experience for a consumer.

‘While from the merchant standpoint incredible selection may seem great, from the
consumer standpoint it can be overwhelming. I actually don’t want to shop in a store
with a billion items for sale, I'm just looking for this. Data is the way to connecta
long-tail advantage with consumers that oftentimes want simplicity.

It's easier said than done, but you're starting now, in the industry, to see really good
examples of businesses that are using data to their advantage. It’s certainly an
incredibly important part of what we’re trying to do here at eBay.

Art and science

Great data is both art and science. There’s a lot of press about the science; there’s not
as much about the art. But the truth is that judgment matters a lot. I could create an
infinite number of segments and an infinite number of possibilities from our data,
but creating an infinite number of possibilities isn’t an actionable strategy.

We use alot of judgment, and we bring quantitative analysis to that to say, “The right
way to look at our customers is this, not this,” even though there are infinite ways we
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could. So we have people that have alot of experience. We've brought people into our
data groups that actually did things like ran stores, so they have human insight and
judgment. We have brilliant mathematicians who can run regression with the best of
them. And somewhere in that mix we’re creating actionable insights, which is the
only thing that this is about.

Small data

It’s not about big data, it's about small data. Big data is useless. Big data is about big

data sets that represent large groups of people and large behaviors, But in the world
that I mentioned before, it’s about me connecting with you, my business connecting
with you. You don’t want to be part of a big data set; you're just looking to buy a shirt.

And that’s about small data. That’s about understanding insights that I can glean
about you that don’t feel intrusive, don’t feel creepy, and don’t feel artificial—but feel

natural. That, to me, is the future. There are glimmers of success there. I wouldn't say
the industry has arrived. For all the rhetoric about data, it’s a work in progress, but a

critically important work in progress.

Can e-commerce inspire?-

E-commerce has historically been incredibly search based because it’s fulfilling a
utilitarian function. I know I want exactly this, so I put itin a search bar, and I'll put it
into a marketplace thatI trust, like eBay or others. And I'll either find that item or not,

and if I find it, Pll buyit.

Stores have had an important element of serendipity. I go to the store because I kind
of want a shirt, but ’m not exactly sure what shirt I want—I may have an idea, butI
like to browse. And inspiration matters, particularly in emotional categories like

fashion.

The future of digital commerece is trying to get the best of both. Search is still
incredibly important to us; people come to eBay, they’re looking for something, But as
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we bring curators in, and as we begin to create collections of beautiful items—we’re
trying to spur inspiration, and we’re trying to spur imagination. We're trying to
capture some of what happens in stores, which is, “I went into a store to buy a shirt,
and I also bought a pair of pants—didn’t know that I wanted it.” We're seeing real

success there.

It’s early days, but there’s no reason that digital shopping can’t be both utilitarian and
inspiring, and I think that's the next wave. But to do that effectively, data won’t get
you there, because data tends to narrow you toward what you want. It’s not yet great
at inspiring you as to what you may not have known you want, but you do after you

seeit.

About the author(s)

Devin Wenig is president of eBay Marketplaces. This interview was conducted by
McKinsey Publishing’s Simon London, who is based in McKinsey's Silicon Valley
office.
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Implications for retailers and brands

The rise of a new digital shopping world creates many operational and financial
implications:

Store closures are expected as chains no longer need as many physical stores.

u Physical bricks and mortar stores will not be entirely eliminated, but they will change. Store
closures are expected as chains no longer need as many physical stores. Store size will also change,
as categories go online. This will drive leasing decisions, physical layout and merchandising plans.

u Retallers wiil find ways to rethink shopper loyalty to create reasons for shoppers to come to
their stores. This will include differentlated in-store experiences, enhanced service models and new
loyalty program benefits. Exclusive brands and products will also become important to retailers, as a
way to differentiate from the competition. These changes can affect the accounting for many
pre-existing loyalty plans, or create newer and more complex structures.

» Transactions will occur more in the digital space. Retailers will turn fo muiti-channel models
including online, moblle and social commerce, and virtual stores, in addition to physical stores. As
these virtual transactions occur, retailers will need to ensure that their revenue recognition policies

and practices are appropriate and supportable.
= Multl-channel retailing will provide a strategic advantage to companies by virtue of the
transactional and behavioral shopper data gained, but with that will come a greater need to mine and

leverage this data more effectively. Additional stress may be put on existing systems and the people
that operate them. Ability to manage and utilize larger data warehouses of critical information will be

Imperative.

= All of the impacts above create massive supply chain implications. The most obvious — the
inventory implications of fewer physical stores, less inventory in stores and a muilti-channel model.

= There are also significant organizational implications. Leading retaflers will utilize these new
technologies to enhance their supply chains, while identifying efficiencies and cost effectiveness as

critical components to competitive advantages.

The future Is now

Consumers are becoming increasingly comforiable with using digital technology in the shopping
environment and presumably will more frequently measure a retailer on how well it supports this change.

The challenge for retail companies is how well they can adapt, how wisely they can make spending
decisions on new technology, and how best they can use technology to continuously connect with their

greatest asset — the consumer.
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Implications for retailers and brands

The rise of a new digital shopping world creates many operational and financial
implications:

Store closures are expected as chains no longer need as many physical siores.

= Physical bricks and mortar stores will not be entirely eliminated, but they will change. Store
closures are expected as chains no longer need as many physical stores. Store size will also change,
as categories go online. This will drive leasing decisions, physical layout and merchandising plans.

= Retallers will find ways to rethink shopper loyalty to create reasons for shoppers to come to
thelr stores. This will include differentiated in-store experiences, enhanced service models and new
loyalty program benefits. Exclusive brands and products will also become important to retailers, as a
way to differentiate from the competition. These changes can affect the accounting for many
pre-existing loyalty plans, or create newer and more complex structures.

= Transactions will occur more In the digital space. Retallers will turn to multi-channel models
including online, mobile and social commerce, and virtual stores, in addition to physical stores. As
these virtual transactions occur, retailers will need to ensure that their revenue recognition policies

and practices are appropriate and supportable.
@ Multi-<channel retalling wiil provide a strategic advantage to companies by virtue of the
transactional and behavioral shopper data gained, but with that will come a greater need to mine and

leverage this data more effectively. Additional stress may be put on existing systems and the people
that operate them. Ability to manage and utilize larger data warehouses of critical information will be

Imperative.

= All of the impacts above create massive supply chain implications. The most obvious - the
inventory implications of fewer physical stores, less inventory in stores and a multi-channel model.

= There are also significant organizational implications. Leading retailers will utilize these new
technologies to enhance thelr supply chains, while identifying efficiencies and cost effectiveness as
critical components to competitive advantages.

The future is now

Consumers are becoming increasingly comfortable with using digital technology in the shopping
environment and presumably will more frequently measure a retailer on how well it supports this

change.

The challenge for retail companies is how well they can adapt, how wisely they can make spending
decisions on new technology, and how best they can use technology to continuously connect with their
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greatest asset — the consumer.
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EXHIBIT C



From Right To Left-Top to Bottom

Key Tenant Floors Original Lease Expirations
Commencement
A DSW 4 August 2011 2021
B Saks FifthAve |3 Early 80’s, Last 2030
Renewed 2005
C Tiffany & Co 2 Oct 1991 2025
D Williams 3 Spring 2002 2027
Scnoma
E Apple 2 July 2013 2028
F Nike 4 Nov 1993 2026
G Zara 2 Jan 2005 2020
H Brooks 3 Dec 2011 2025
Brothers
I Faerragamo 2 1998 2022
J Sak’s Men 4 July 1997 2017
K North Face 2 Feb 2000 2020
L Victoria’s 2 June 2005 2025
Secret
M Gucci 2 March 1987 2018
N Burberry 3 Self Owned Self Owned
0 Christian Dior | 3 Feb 2014 2029
P Armani 3 2015 2025
Q Gump’s 2 Nov 1995 2022
R Express 2 2012 2022
S Louis Vuitton 2 n/a n/a
T Arthur Beren 2 July 2005 2020
Y] Bulgari 2 August 2008 2023
Vi Suitesupply 2 2015 2025
W Chanel 2 June 1998 2023
X JohnVarvatos | 2 April 2007 2017
Y Britex 3 Purchased in 1952, Sold | 2017
in 2015, Signed a two
year lease
Z Allsaints 2 April 2010 2020
AA Valentino 3 2013 2023
BB Dolce Gabbana | 2 October 2014 2024
CC Sketchers 2 May 2007 2017
DD CH Herrera 2 August 2013 2024
EE Hakasan 2 May 2012 2022
FF Walgreens 2 March 1998 2024
GG H&M 2 June 2004 2019
HH Crate & Barrel | 3 Spring 2000 2020
] Barneys NY 4 June 2006 2021




Rack

3 Uniqio 2 March 2012 2021
KK T-Mobile 2 Nov 2013 2024
LL XX! Forever 2 June 2010 2025
MM Urban 3 n/a 2018
Outfitters
NN Diesel 2 Jan 2008 2023
00 Old Navy 3 June 1997 2022
PP Ross 3 May 2008 2017
QQ At&T 2 May 2015 2026
RR Gap 2 June 1994 2016
SS Container 2 November 2001 2018
Store
i3 Nordstroms 2 Jan 2013 2024
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Macy’s Plans to Sell Union Square Men's
Store

Sign of the times

Business Times has word that the retail giant are in negotiations to sell their Union Square Men’s
Store at 120 Stockton.

While the deal is not yet final, the property will reportedly be redeveloped.

"The fact that more and more shopping is done online has affected the overall size required for
Macy’s," Jeff Green of Jeff Green Partners, a retail real estate consulting firm, tells Business
Times. "Not only are there too many stores in the chain, the stores themselves are too oversized

for this changing retail environment."

Opening in 1994 [correction: 1984], the dimly-lit men’s store stood in the shadow of its larger
counterpart, the iconic women’s store directly across the street. (Among other things, the store is
noteworthy for the wreath displays in the windows during the holiday season.)

The Stockton Street location has struggled recently, having to compete with online retailers as
well as the Central Subway construction brouhaha happening directly outside their entryway
doors.

Macy’s 100 store closures, around fifteen percent of Macy's 675 locations, are the most recent
round of shutterings for the company. The major retailer is hoping to turn business around after

six consecutive quarters of plummeting sales.

No word yet who plans on buying the Stockton Street property. We’ll update as soon as we know
more,

e Macy's to sell prime Men's Store property in San Francisco's Union Square [SF Business

Times]
e Macy's to close 100 stores as big-box retailer shrinks further [USA Today]



EXHIBIT E



Conditional Use Findings
1. That the proposed use or feature, at the size and intensity contemplated and at the
proposed location, will provide a development that is necessary and desirable for and compatible

with the neighborhood.

The Project would be new 6 story building with retail at the basement through level three. Office is
proposed on level 4 through 6. The Project will provide new high quality retail space on the C-3-R district/Union
Square area which is a prime use of this area. The configuration of retail on the ground and lower levels, and office
space on upper levels (level 4 and above) less suitable for retail is typical and compatible with the surrounding C-3-
R area, which often includes office uses on upper levels.. In addition, the proposed office use on the upper levels is
necessary in order to make construction of a new, seismically-superior, energy efficient building, with enhanced
retail space, financially viable. The Project site is also in the KMMS conservation district. The existing smaller
buildings on the site that would be demolished to permit the new construction are not historic resources, and the new
structure, which among other things will be more energy efficient and seismically secure, will be designed to be
compatible with the character of the Conservation District, and the Historic Preservation Commission has approved
that design. Office use is typical on upper floors in the Union Square area and does not detract from with primary
retail uses on the lower floors, and in fact office workers on upper floors help contribute to retail demand in the

District.

2. That such use of feature as proposed will not be detrimental to the health, safety,
conveniences or general welfare of persons residing or working in the vicinity, or injurious to
property, improvements or potential development in the vicinity with respect to aspects including

but not limited to the following:

(a) The nature of the proposed site, including its size and shape and the proposed

size, shape and arrangement of structures.

The site consists of two parcels which will be merged as part of the development to allow a single larger

AFDOCS/12241084.3



building to be built. The site is located at the northeast corner of Sutter and Grant and the north side has frontage
Harlan Place, a small dead-end alley. The site is generally rectangular with an area of 10,500 square feet. The
shape and size of the site present no unusual difficulties for development or for the proposed mix of retail and office
uses. The lower level frontages along Grant and Sutter, and lower, subsurface level, will be devoted to one or more
high quality retailers and so will be a desirable and compatible use in this area. Harlan Place will provide access for
garbage pick up and some deliveries etc thus minimizing the impact of those uses on the adjacent primary streets.
The curb loading space on Grant will also continue to be used for deliveries. Office uses on the upper floors will be
accessed from a small lobby on Harlan Place, where such access will not interfere with the retail frontages on Grant

and Sutter. Having an office entry on Harlan will also enhance the activity for the proposed POPOS on Harlan.

(b)  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.

Vehicular access to the Project is provided by Grant Avenue and Sutter Street. The site is located a few
blocks north of Market Street and has strong access to public transportation including BART and Muni at Market
Street, the new Central Subway, and numerous Muni bus routes. The Project will not provide any off street loading
or service vehicle spaces but loading would continue to use curb spaces on Grant, and Harlan. Applicant has applied
for an exception from off street loading space requirements and the Project meets the Planning Code criteria for an
exception. Proposed upper floor office uses will generate less loading demand than would retail uses on the same
levels. No parking is required in this location and the Project does not propose any parking, due to the richness of
transportation resources in the vicinity. Most retail customers and office and retail employees will arrive by transit
or other non-vehicular means. In addition, parking is available in the vicinity, including the nearby Sutter-Stockton

garage.

(¢c)  The safeguards afforded to prevent noxious or offensive emissions such as noise,

glare dust and odor.

The proposed mix of retail and office uses are typical of the Project vicinity and neither use would result in

noxious or offensive omissions. Loading and garbage pickup would occur in Harlan Place , an alley used for utility

AFDOCS/12241084.3



purposes by the hotel on the north side of Harlan, so these necessary activities will not create any new or unusual

noise etc. Nothing about the proposed upper level office uses could result in unusual noise, odors or glare.

Treatment given as appropriate to such aspects as landscaping, screening, open spaces, parking and

loading, service areas, lighting and signs.

The Project generally will be built out to the property lines (except at ground level where there is an
approximate 2 foot setback for architectural purposes) so provides limited opportunities for landscaping. The
Applicant proposes to address usable public open space requirements through improvements to Harlan Place, which

may include trees or greenery subject to Fire Department access requirements.

No parking will be provided. A delivery door will be located on Harlan, and delivery trucks will park at

curb spaces on Harlan and Grant, as for the present retail users.

Lighting and signage plans will comply with City requirements. Although detailed design plans are still

being developed, the intent is to integrate signage and lighting with the overall design of the exterior.

Rooftop mechanical features will be screened from view in accordance with Code requirements.

3. Office uses on Levels 4-6 are consistent with the General Plan:

Commerce and Industry, Policy 1.1:

Office uses on the upper levels would provide substantial net benefits, while minimizing undesirable consequences.
Looked at as a whole, the Project provides a new seismically safe, energy efficient building with substantially
enhanced retail space. Although retail area is somewhat less than the existing situation, the overall quality of the

new building and retail space offsets the minor loss of retail space from the existing site.

Commerce and Industry, Objective 2,

The Project, including office space on upper levels helps enhance a sound and diverse economic base and fiscal

AFDOCS/12241084.3



structure by providing a new high quality building, with enhanced retail space, mixed with high quality office on
upper levels that will generate new tax revenues and impact fees to contribute to the City general fund and other

purposes, including likely enhanced sail tax from improved retail volume.

Commerce and Industry, Policy 4.1:

The Project by providing a mix of very high quality retail space on the lower levels where retail is most viable and
office on upper floors where there is a declining demand for retail space would provide a supportive mix that would
help retain and attract new retail to the City while also helping to meet the demand for office space, including office

space for businesses that support the District’s retail uses.

Downtown Plan, Objective 2

Building a new high quality building in an area of the City where there are very few sites for such new construction
due to the prevalence of historic resources, and providing a mix of retail space on lower levels, supporting the
district’s primary retail function, while providing office space on upper levels less suitable to retail, will help
enhance San Francisco’s position as a prime location for financial, administrative, corporate and professional

activity while not negatively affecting the area’s retail character.

AFDOCS/12241084.3
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Conformance to the Kearny-Market-Mason-Sutter (KMMS) Conservation District and the
Secretary of Interior’s Rehabilitation Standards:

Evaluation of Design and Response to Draft HRE Recommendations

(Graphic References A —L)

Evaluation of Design

The proposed project complies with the Secretary of the Interior’s Standards for Rebhabilitation and to character-
defining features of Contributing buildings in the KMMS Conservation District, defined in Appendix E of the
City Planning Code.

Massing and Composition

® The massing and composition of the proposed project is largely consistent with the dense, urban full-
build-out of Contributing buildings to the KMMS Conservation District.

0 The building will occupy the entire project site, and the fagades facing Sutter Street, Grant
Avenue, and Harlan Place will be constructed to the property line. The storefront at the
southwest corner bays are set back approximately 3 feet from the property line and align with
the face of the columns; the rest of the ground floor glazing is set back approximately 4 feet
to align with the center line of the columns to further emphasize the entrance bay, and will
align with the existing buildings along those streets, thereby forming to a continuous street
wall. (I, I<)

0 The proposed building has a solid massing that will visually hold its own on a corner with
several prominent, ornate buildings within the District.

= While it does not have a rounded corner (like the White House Building at 255 Sutter Street across the
street to the south) or corner entrance (such as the Hammersmith Building at 301-303 Sutter Street
and the Myers Building on the opposite corners), the proposed building will emphasize its corner
entrance at the corner of Sutter Street and Grant Avenue with a conjoined ovoid cement column
exposed from the “base” to the “capital,” with a break in the scrims on both facades at the corner,
with fenestration setbacks at both corner bays at the base level, and with a retail entry portal clad in
white Carrera marble. (], K, L)

® The building fagades in the KMMS Conservation District are typically either two- or three-part vertical
compositions. The proposed design forms a three-part composition with a commercial storefront at
the first story forming the “base,” the aluminum window wall and architectural terra-cotta scrim on
the second to sixth stories delineating the shaft, and the vertical scrim framing members extending
approximately 6 feet above the top of the scrim and terminating in a projecting steel plate (Left - base,
shaft, capital). The halo, comprised of plate steel supported by a light tubular space frame, and the
space between it and the top of scrim and planter simulate the capital (A). The 6-foot scrim frame
extension forms the vertical proportion of a classical frieze and the horizontally extending halo forms
a cornice for the “capital” but do not replicate the deep, projecting, full-width cornices of adjacent
buildings or the rooftop addition of the White House Building at 255 Sutter Street. The design does
achieve a visual horizontal terminus and responds to adjacent cornices. The capital of many of the
buildings in the KMMS Conservation District includes a row of fenestration in the frieze portion of
the capital, above the architrave course and below the projecting cornice. The design reflects these
components of building capitals in the district without historicism; The top of the scrim lends
definition to the base of the capital, the space under the halo mitrors fenestration in frieze courses
found in the District, and the halo projects like a classical cornice. The capital lends greater detailing
and ornamentation to the design. (A, D)

Scale

The full-height white cement columns and bronze-tone scrim frame divide the building into bays, and
the profile of the metal mullions, which form vertically oriented rectangles within the window wall,
and vertical division of the scrim between bays, provide a counterbalance to the architectural terra-
cotta scrim, which is also semi-transparent, allowing the columns and vertical supports to be visible
underneath (C, I, H).

The buildings within one block of the subject property range in height from 40 to 170 feet; therefore,
the proposed height of approximately 83 feet, as measured from the midpoint of the Grant Street
elevation-sidewall to the top of roof, is consistent with heights in the KMMS Conservation District.

The fagades of the proposed building will be divided into bays, with the Sutter Street bays ranging from
20 to 25 feet wide and the Grant Avenue bays ranging from 28 to 30 feet wide. These widths are within
the range of bay widths found on other buildings in the KMMS Conservation District. (E, H)

The building’s base, with large windows separated by ovoid cement columns (H) and the Carrera
marble bulkhead over the primary entrance (G), provides a pedestrian scale at the ground floor. The
exterior screen formed by the architectural terra-cotta scrim/aluminum window wall (D, I) and the
entry bulkhead provides visual separation between the first-story retail space and the floors above.
Additionally, the large horizontal surfaces of the facades are broken up by the varying spacing of the
architectural terra-cotta scrim’s horizontal members from the third story contrasting by gradation of
separation from the fourth through sixth floors. (D)

Materials and Colors

The majority of the materials, including the white cement columns and architectural terra-cotta scrim,
will feature light, neutral colors, ranging from off-white to beige to bronze and light gray. The color
and spacing of the architectural terra-cotta scrim and the bronze paint-coated aluminum minimize the
modern window wall and blend the proposed building with the surrounding buildings in the KMMS
Conservation District. In comparison, scrims are not commonly found in the KMMS Conservation
District; however, the terra-cotta used to make the scrim baguettes is commonly found in the District,
comparable in both texture and color. (D, G, H, I, K)

Detailing and Ornamentation

The contemporary design detailing incorporates a simplified version of the ornate, Classical detailing
on the adjacent buildings without directly copying detailing or ornamentation in the District. The
vertical scrim framing members extending 6 feet above the top of the scrim and terminating it with a
projecting steel plate simulate an entablature, echoing the Classical detailing found at the cornice lines
of adjacent buildings in the KMMS Conservation District (A, D). Although the building capital,
comprised of the vertical scrim framing members approximately 6 feet above the top of the scrim and
terminating with a steel plate halo plate supported by a light tubular space frame with bronze paint-
coating projecting approximately 3 feet, does not have the material bulk of other cornices with their
large modillions and dentils, a heavier cornice would tend to appear as duplicative of historical materials
and massing and inauthentic to current architectural design and materials. Instead of the historicism
contrary to guidance by the Rehabilitation Standards, the cornice reflects Classical cornice proportions
found in the District but in contemporary materials. The retail entry portal clad in white Carrera marble
emphasizes the public point of egress, an emphasis typical feature of buildings in the District. (], I.)

The conjoined, ovoid columns at the corners of the building suggest building access at the corner,
similar to corner entrances found on the three other buildings at the corner of Sutter Street and Grant
Avenue.

Design Evaluation - Response to HRE Recommendations

N
[ /\‘)\ //

)
J )

o

2016
49850

960 ATLANTIC AVENUE

17 NOVEMBER
PROJECT NO

<
Z
(a'el
@)
L
-
<
O
o
O
wn
@)
Z
<
o
L
<
~n
<C
o
)
(@)
(@)
o

ALAMEDA, CA 94501

T 510.865.8663 F 510.865.1611

© MBH ARCHITECTS




2016
49850

960 ATLANTIC AVENUE
© MBH ARCHITECTS

ALAMEDA, CA 94501

T 510.865.8663 F 510.865.1611

Rehabilitation Standard 9 steel plate supported by a light tubular space frame or “halo,” projecting approximately 3 feet
to cap the building’s perimeter on the Sutter Street, Grant Avenue, and Harlan Place facades,

= Incompliance with Rehabilitation Standard 9, the proposed design has a modern, contemporary design — ' Llend k . ial ()
suggest a projecting cornice, and lend greater ornamentation to the capital (A);

vocabulary that distinguishes it from the KMMS Conservation District’s Significant and Contributing

buildings. Its use of modern materials such as the aluminum window walls and architectural terra-cotta *  The Draft HRE suggested that an alternative material rather than mirrored glass be selected at the sixth

scrim allow it to be recognized as a building from its own time (C, D, I). It is compatible with the size, story if it will be prominently visible from the street. The design changes in response are:
scale and proportion, and massing of the adjacent contributing properties within the District. The

proposed design has been altered since the Draft Historic Resource Evaluation submission of
December 15, 2015 to be more compatible with the historic features of adjacent buildings, as evidenced
below under Section 5.0.

17 NOVEMBER
PROJECT NO

0 To pull the sixth story out flush with the stories below, removing the penthouse concept and
continuing the scrim design and define the building capital by extending the vertical scrim
framing members 6 feet above the top of the scrim, terminating it with a projecting steel plate
or “halo”. These changes suggest a building capital of Classical proportions. The capital from

= The proposed building at 300 Grant Avenue will be physically separated from the adjacent buildings top to bottom consists of the “halo” as cornice, the opening between the sctim and “halo” as
at 246 and 266 Sutter Street; therefore, it will not directly alter those buildings’ historic fabric and frieze, and the top of the scrim as the capital’s base or architrave (see Figure 1) to define the
character-defining features. boundary of the building’s shaft from its capital. (A, D)

Rehabilitation Standard 10

*  Under Rehabilitation Standard 10, the new building will not alter existing buildings within the KMMS ] '
Conservation District, including the adjacent buildings at 246 and 266 Sutter Street (1.5 foot separation = /
for seismic movement). Therefore, it does not remove or otherwise irreversibly alter any existing g
historic buildings or distinctive materials that characterize the KMMS Conservation District; the §
proposed building can be removed or altered in the future and leave the District intact. .
. ¢ J 7
Design Recommendations %
The December 15, 2015 Draft Historic Resource Evaluation (Draft HRE) recommended the following design g g <—5
changes to improve the proposed project’s compliance with the Secretary of the Interior’s Standards for Rebabilitation B I
and compatibility with the KMMS Conservation District. These design recommendations and changes were
as follows: g
® The Draft HRE suggested there be greater delineation of the building’s base from the shaft, such as §I
creating a stronger horizontal break between the first and second stories by 1) having the metal arm 1< . .

sign span the width of the south and west facades, 2) lowering the bottom edge of the window
wall/architectural tetra-cotta sctim so that it aligns with the top of the first stoty, or 3) adding a stronger
horizontal line that creates a transom at the top of the storefront windows. These recommendations
were provided to allow the building to have a more intimate scale at the street level and more firmly
define the transition from the first and second stories. The change in the revised design response (see
Appendix B) is:

Figure 1 Entablature showing the relationship of cornice, frieze, and architrave.

0 To lower the bottom edge of the window wall/architectural terra-cotta sctim frame in
alignment with the top of the first story and the scrim itself to the top of the second story (D);

0 To add a translucent spandrel glass at floor lines as a way to express the horizontal frame. (I)

® The Draft HRE suggested a redesign at the sixth story of the angled metal and ceramic canopy such
that it has more weight and depth and it projects horizontally. It suggested the canopy span the full
width of the facades and possibly connect to a solid corner post that would visually extend the wall
surface at the rooftop to the same plane as the building and allow the top story to read as a capital of
the building. This would create a solid, unified design to “cap” the building. The design changes in
response are:

0 To pull the sixth story out flush with the stories below, removing the penthouse concept;

0 To bring the scrim to the top of the sixth story and define the building capital by extending
the vertical scrim framing members approximately 6 feet above the top of the scrim (D), leave
an open space to reflect a frieze course under the projecting cornice and terminating it with
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Dark Grey Concrete and Black Cobblestone Paver

SCIENTIFIC NAME: Lophostemon confertus

GEOGRAPHIC AREA: Australia
EVERGREEN: Yes

SIZE: 40-60’

GROWTH RATE: Fast

EXPOSURE: Full sun and partial shade

WATER USE: Low
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GRASSES
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