SAN FRANCISCO
PLANNING DEPARTMENT

Executive Summary
Conditional Use Authorization

HEARING DATE: 04/26/2018
Record No.: 2016-001738CUA
Project Address: ~ 1140-1150 Harrison Street
Zoning: WMUG (WSoMa Mixed Use-General) Zoning District
Western SoMa Special Use District
55/65-X Height and Bulk District
Block/Lot: 3755/023
Applicant: Scott Youdall
279 Front Street, Suite 102, Danville, Ca 94526
Staff Contact: Doug Vu - (415) 575-9120
doug.vu@sfgov.org
Recommendation: ~ Approval with Conditions
PROJECT DESCRIPTION

The Project includes demolition of an existing 75,625 sq. ft. industrial building and the new construction
of a six- to seven-story, 65-ft. tall and 428,722 sq. ft., mixed-use building containing 6,427 sq. ft. for six
ground-floor retail sales and service nits with accessory dwelling, and up to 371 dwelling units with a
residential mix of 131 studio, 90 one-bedroom, 146 two-bedroom, and four three-bedroom units. The
Project also includes a mid-block public pedestrian alley connecting Harrison and Hallam Streets, 29,815
sq. ft. of open space, a 69,547 sq. ft. basement for 170 off-street parking spaces, three car-share and two
service vehicle parking spaces, 372 Class 1 bicycle parking spaces at the court-level, and 48 Class 2 bicycle
parking spaces combined with streetscape improvements on Harrison Street and Berwick Place. As part
of the Project, the existing brick wall along Berwick Place and the north and east lot lines will be retained.

REQUIRED COMMISSION ACTION

In order for the Project to proceed, the Commission must grant a Conditional Use Authorization (CUA)
for a major development requesting a height bonus in the Western SoMa Special Use District. Under this
CUA, the Commission must also grant exceptions to the following Planning Code Sections: 1) rear yard
(Section 134); ; 2) permitted obstructions (Section 136); 3) dwelling unit exposure (Section 140); 4) off-
street parking (Section 151.1); 5) off-street freight loading (Section 152.1); 6) measurement of height
(Section 260); 7) height limits for narrow streets (Section 261.1); and 8) mid-block alley (Section 270.2).

ISSUES AND OTHER CONSIDERATIONS

Western SoMa Light Industrial and Residential Historic District. The Project is located in the
Western SoMa Light Industrial and Residential Historic District (Historic District) and was

designed for compatibility with the character-defining features of commercial and industrial
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contributors to the Historic District under the following categories: overall form and continuity,
scale and proportion, fenestration, materials, color, texture, design features, and architectural
detail. Preservation staff finds that the proposed project will not materially impair the identified
Historic District and will not cause a significant adverse impact.

Inclusionary Housing. The Project is satisfying this requirement with an Affordable Housing Fee
credit equivalent to 30% of the total units under an agreement with the Board of Supervisors
(Resolution No. 197-16) that would be used to preserve 101 existing affordable units at the South
Beach Marina Apartments, which after a performance period of 21.5 years would no longer be
subject to affordable housing restrictions (See Exhibit F).

Public Comment & Outreach. The Department has received a letter of support on behalf of 30
property owners and residents on Hallam and Bush Streets, a petition of support from 25 owners
and residents on Langton Street, and letters of support from the South of Market Business
Association and San Francisco Housing Action Coalition. The Sponsor has hosted several
meetings within the community since June 2016 that have included neighbors from Langton,
Hallam, Rodgers-Brush and Heron Streets, and organizations such as SoMa Pilipinas, United
Playaz, South of Market Community Action Network, Veterans Equity Center, South of Market
Business Association, Carpenters Local Union 22, and others.

BASIS FOR RECOMMENDATION

The Department finds that the Project is, on balance, consistent with the Objectives and Policies of the
General Plan including the Western SoMa Community Plan. The Department also finds the project to be

necessary, desirable, and compatible with the surrounding neighborhood, and not to be detrimental to

persons or adjacent properties in the vicinity.

ATTACHMENTS:

Draft Motion — Conditional Use Authorization

Exhibit A — Conditions of Approval

Exhibit B — Plans and Renderings

Exhibit C — Environmental Determination

Exhibit D — Land Use Data

Exhibit E - Public Correspondence

Exhibit F - Project Sponsor Brief

Exhibit G - Inclusionary Affordable Housing Affidavit
Exhibit H — Anti-Discriminatory Housing Affidavit
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ADOPTING FINDINGS RELATING TO A CONDITIONAL USE AUTHORIZATION, PURSUANT
PLANNING CODE SECTIONS 263.29, 303 AND 823, FOR MAJOR DEVELOPMENT REQUESTING
A HEIGHT BONUS IN THE WESTERN SOMA SPECIAL USE DISTRICT TO ALLOW
DEMOLITION OF AN EXISTING 75,625 SQUARE-FOOT INDUSTRIAL BUILDING AND
CONSTRUCTION OF A NEW 428,722 SQUARE-FOOT, 65-FEET TALL AND SIX- TO SEVEN-STORY
MIXED USE BUILDING THAT CONTAINS 6,427 SQUARE-FEET OF GROUND FLOOR RETAIL
SALES AND SERVICE USES, 352,748 SQUARE-FEET OF RESIDENTIAL USE FOR UP TO 371
DWELLING UNITS, 29,815 SQUARE-FEET OF OPEN SPACE, 372 CLASS 1 AND 48 CLASS 2
BICYCLE PARKING SPACES, A 69,547 SQUARE-FOOT BASEMENT LEVEL GARAGE FOR 170 OFF-
STREET PARKING SPACES, THREE CAR SHARE AND TWO SERVICE VEHICLE PARKING
SPACES, AND A PUBLIC PEDESTRIAN MID-BLOCK ALLEY, AND TO ALLOW EXCEPTIONS TO
THE PLANNING CODE REQUIREMENTS FOR REAR YARD (SECTION 134), PERMITTED
OBSTRUCTIONS (SECTION 136), DWELLING UNIT EXPOSURE (SECTION 140), OFF-STREET
PARKING (SECTION 151.1), OFF-STREET LOADING (SECTION 152.1), MEASUREMENT OF
HEIGHT (SECTION 260), HEIGHT LIMITS FOR NARROW STREETS (SECTION 261.1), AND MID-
BLOCK ALLEY (SECTION 270.2) LOCATED AT 1140-1150 HARRISON STREET, LOT 023 IN
ASSESSOR’S BLOCK 3755, WITHIN THE WMUG (WESTERN SOMA MIXED USE-GENERAL)
ZONING DISTRICT, WESTERN SOMA SPECIAL USE DISTRICT, AND A 55/65-X HEIGHT AND
BULK DISTRICT, AND ADOPTING FINDINGS UNDER THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT.
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PREAMBLE

On February 7, 2017, Scott Youdall on behalf of 1140 Harrison Associates LLP (hereinafter “Project
Sponsor”), filed an application with the Planning Department (hereinafter “Department”) for Conditional
Use Authorization under Planning Code Sections 263.29, 303 and 823 for demolition of an existing 75,625
sq. ft. industrial building and the new construction of a six- to seven-story, 65-ft. tall and 428,722 sq. ft.,
mixed-use building containing 6,427 sq. ft. of ground floor commercial units with accessory residential
use, up to 371 dwelling units, 29,815 sq. ft. of open space, 420 Class 1 & 2 bicycle parking spaces, and a
69,547 sq. ft. basement for 170 accessory auto parking spaces at 1140-1150 Harrison Street (Block 3755, Lot
023) in San Francisco, California.

The environmental effects of the Project were determined by the San Francisco Planning Department to
have been fully reviewed under the Western SoMA Plan Final Environmental Impact Report (hereinafter
“EIR”). The EIR was prepared, circulated for public review and comment, and, at a public hearing on
December 6, 2012, by Motion No. 18756, certified by the Commission as complying with the California
Environmental Quality Act (Cal. Pub. Res. Code Section 21000 et seq., (hereinafter “CEQA”). The
Commission has reviewed the Final EIR, which has been available for this Commission’s review as well
as public review.

The Western SOMA Plan PEIR is a Program EIR (hereinafter “PEIR”). Pursuant to CEQA Guideline
15168(c)(2), if the lead agency finds that no new effects could occur or no new mitigation measures would
be required of a proposed project, the agency may approve the project as being within the scope of the
project covered by the PEIR, and no additional or new environmental review is required. In approving
the Western SoMa Community Plan, the Commission adopted CEQA Findings in its Motion No. 18756
and hereby incorporates such Findings by reference.

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

On April 19, 2018, the Department determined that the proposed application did not require further
environmental review under Section 15183 of the CEQA Guidelines and Public Resources Code Section
21083.3. The Project is consistent with the adopted zoning controls in the Western SoMa Community Plan
and was encompassed within the analysis contained in the Western SoMa Community Plan PEIR. Since
the Western SoMa Community Plan PEIR was finalized, there have been no substantial changes to the
Western SoMa Community Plan and no substantial changes in circumstances that would require major
revisions to the Final EIR due to the involvement of new significant environmental effects or an increase
in the severity of previously identified significant impacts, and there is no new information of substantial

SAN FRANCISCO 2
PLANNING DEPARTMENT



Draft Motion CASE NO. 2016-001738CUA
April 26, 2018 1140-1150 Harrison Street

importance that would change the conclusions set forth in the PEIR. The file for this project, including the
Western SoMa Community Plan PEIR and the Community Plan Exemption certificate, is available for
review at the San Francisco Planning Department, 1650 Mission Street, Suite 400, San Francisco,
California.

Planning Department staff prepared a Mitigation Monitoring and Reporting Program (MMRP) setting
forth mitigation measures that were identified in the Western SoMa Community Plan PEIR that are
applicable to the project. These mitigation measures are set forth in their entirety in the MMRP attached
to the draft Motion as Exhibit C.

On April 26, 2018, the Planning Commission (hereinafter “Commission”) conducted a duly noticed public
hearing at a regularly scheduled meeting on Conditional Use Authorization Application No. 2016-
001738CUA.

The Planning Department Commission Secretary is the custodian of records, located in the File for Case
No. 2016-001738CUA at 1650 Mission Street, Fourth Floor, San Francisco, California.

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

MOVED, that the Commission hereby authorizes the Conditional Use requested in Application No. 2016-
001738CUA, subject to the conditions contained in “EXHIBIT A” of this motion, based on the following
findings:

FINDINGS

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

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

2. Site Description and Present Use. The project site is located on Assessor’s Block 3755 and Lot
023, and measures 75,625 sq. ft. and 275-ft. by 275-ft. The subject parcel is located on the north
side of Harrison Street between Langton Street and Berwick Place. The property has 275 linear
feet of frontage each along Harrison Street and Berwick Place, and 30 feet where Hallam Street
currently terminates. The project site is developed with a one-story with mezzanine reinforced
brick masonry building that occupies the entire lot and was constructed in 1907. It was originally
constructed for the Metropolitan Laundry Co., and was also later used by the United Parcel
Service, Super Market Sales Inc., and most recently German Motors Collision Center until 2016,
which moved to 2575 Marin Street. Currently, the existing building is vacant.

3. Surrounding Properties and Neighborhood. The Project is located in the South of Market
neighborhood within the WMUG District, which is comprised of low-scale, PDR (Production,
Distribution, and Repair) uses mixed with housing and small-scale retail that is intended to
maintain and facilitate the growth and expansion of small-scale light industrial, wholesale
distribution, arts production and performance/exhibition activities, general commercial and
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neighborhood-serving retail and personal service activities while protecting existing housing and
encouraging the development of housing at a scale and density compatible with the existing
neighborhood. The Project is also located near the center of the Western SoMa Special Use
District (SUD), which generally extends from 4t Street to the east, 13t Street to the west, Mission
Street to the north, and Townsend Street to the south. The immediately surrounding properties
include housing within a Residential Enclave District (RED) to the north and west, and office
buildings to the north, an industrial building to the west, and an industrial building currently
occupied by FedEx to the south. Nearby landmarks to the Project include Victoria Manolo Draves
Park located one block east, San Francisco Hall of Justice one block to the southeast, and the US
Court of Appeals and Social Security Administration Building three blocks north.

4. Project Description. The Project includes demolition of an existing 75,625 sq. ft. industrial
building and the new construction of a six- to seven-story, 65-ft. tall and 428,722 sq. ft., mixed-use
building containing 6,427 sq. ft. for six ground-floor retail sales and service units with accessory
dwelling, and up to 371 dwelling units with a residential mix of 131 studio, 90 one-bedroom, 146
two-bedroom, and four three-bedroom units. The Project also includes a mid-block public
pedestrian alley connecting Harrison and Hallam Streets, 29,815 sq. ft. of open space, a 69,547 sq.
ft. basement for 170 off-street parking spaces, three car-share and two service vehicle parking
spaces, 372 Class 1 bicycle parking spaces at the court-level, and 48 Class 2 bicycle parking spaces
combined with streetscape improvements on Harrison Street and Berwick Place. As part of the
Project, the existing brick wall along Berwick Place and the north and east lot lines will be
retained.

5. Public Comment. The Department has received a letter of support on behalf of 30 property
owners and residents on Hallam and Bush Streets, a petition of support from 25 owners and
residents on Langton Street, and letters of support from the South of Market Business Association
and San Francisco Housing Action Coalition. The Sponsor has hosted several meetings within the
community since June 2016 that have included neighbors from Langton, Hallam, Rodgers-Brush
and Heron Streets, and organizations such as SoMa Pilipinas, United Playaz, South of Market
Community Action Network, Veterans Equity Center, South of Market Business Association,
Carpenters Local Union 22, and others.

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

A. Permitted Uses. The WMUG Zoning District is designed to maintain and facilitate the
growth and expansion of small-scale light industrial, wholesale distribution, arts production
and performance/exhibition activities, general commercial and neighborhood-serving retail
and personal service activities. Housing is encouraged over ground floor commercial and
production, distribution, and repair uses, and new residential or mixed use developments are
encouraged to provide as much mixed-income family housing as possible.

The Project proposes 371 dwelling units and six retail sales and service units that are principally
permitted under Planning Code Section 844. However, retail sales and service uses including formula
retail, ambulance service, self-storage and tourist hotels are not permitted. Therefore, the Project
complies with Planning Code Section 844.
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B. Major Developments Requesting Height Bonuses. Under Planning Code Section 823(c)(11),

SAN FRANCISCO

a project that is on a site greater than one-half acre, is located within a split height district,
and proposes a building with a height above its permitted base height shall require
Conditional Use Authorization from the Planning Commission pursuant to Section 303, and
not a Large Project Authorization if otherwise required under Section 329. As a component of
such Conditional Use Authorization, the project may seek specific exceptions to the
provisions of the Planning Code as provided under Section 329, and others described under
Planning Code Section 823(c)(11).

The Project is on a site that is 75,625 sq. ft. or 1.8 acres, is located within the 55/65-X split Height and
Bulk District, proposes a 65-ft. tall building that is above the base height of 55-ft, and is not located in
the SALI District. The Sponsor submitted a Conditional Use Authorization application on February 7,
2017 for the development of the Project, and is requesting exceptions to the Planning Code provisions
for rear yard (Section 134), permitted obstructions (Section 136), dwelling unit exposure (Section
140), off-street parking (Section 151.1), off-street loading (Section 152.1), building height (Section
260), height limits for narrow streets (Section 261.1), and mid-block alley (Section 270.2) that are
described under each respective Planning Code section below.

Rear Yard. Planning Code Section 134 requires the subject property to have a minimum rear
yard at the ground level for any building containing a dwelling unit, and at each succeeding
level or story that is 25 percent the depth of the lot or 15-feet, whichever is greater. The
project site has a depth of 275 ft. that requires a rear yard measuring at least 68-ft. 9-in. from
the rear of the property at the ground level and above, which is equal to 18,906 sq. ft. The rear
yard requirement in Eastern Neighborhoods Mixed Use Districts may be modified or waived
by the Planning Commission pursuant to Planning Code Section 329.

The Project requests an exception to the rear yard requirement under Planning Code Section 134, and
in lieu proposes a similarly sized total area through three primary courtyards and three other small
areas at the perimeter of the property totaling 18,994 sq. ft. that is equal to 25.1% of the site’s total
area. Similar to a PUD (planned unit development) that is intended for projects on sites of
considerable size, the proposed 1.8 acre development at 1140-1150 Harrison Street has been designed
with integrated building and open space elements to produce an environment of stable and desirable
character that will benefit the occupants, the neighborhood, and the City as a whole. This is primarily
achieved by: 1) including residential uses with 29,815 sq. ft. of usable open space that is equal to 80 sq.
ft. per unit and distributed at the first, sixth and seventh floors of the building to be more accessible to
residents; 2) orienting the building volumes inward towards the center of the property to minimize
privacy and light impacts to the adjacent residential properties on Langton Street and Brush Place; 3)
allowing the construction of a mid-block alley connecting Hallam and Harrison Streets that creates
over 8,200 sq. ft. of new and publicly accessible open space; 4) and constructing the building with
double-loaded corridors to ensure active uses through units that open onto the mid-block alley, and six
retail sales and service units with accessory dwelling, typical dwellings units that face the street and
have direct access to the public sidewalk, and residential amenity rooms that are adequately sized to
encourage use at all times along the Harrison Street and Berwick Place frontages.

PLANNING DEPARTMENT
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D. Residential Open Space. Planning Code Section 135 requires the project provide at least 80
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sq. ft. of either private or common usable open space for each dwelling unit. Any space
credited as private usable open space shall have a minimum horizontal dimension of six feet
and a minimum area of 36 square feet if located on a deck, balcony, porch or roof, and shall
have a minimum horizontal dimension of 10 feet and a minimum area of 100 square feet if
located on open ground, a terrace or the surface of an inner or outer court. Any area credited
as common usable open space shall have a minimum 20 feet in every horizontal dimension
and 400 square feet in area; and if the height of the walls and projections above the court on
at least three sides (or 75 percent of the perimeter) is such that no point on any such wall or
projection is higher than one foot for each foot that such point is horizontally distant from the
opposite side of the clear space in the court. In the Eastern Neighborhoods Mixed Use
Districts, some or all of the usable open space requirements may be fulfilled by providing
privately-owned public open space that meets specific standards under Planning Code
Section 135(h)(1)(D). The Project includes 371 dwelling units and is required to provide at
least 29,680 sq. ft. of usable open space.

The Project proposes 6,504 sq. ft. of private open space through decks that each have at least a
minimum horizontal dimension of six feet and area of 36 square feet for 100 dwelling units, 20,670 sq.
ft. of common open space that measure at least 20 ft. in every horizontal dimension, and are 400 sq. ft.
or larger in area with walls not taller than the horizontal dimension on at least three sides through the
Public Alley (7,975 sq. ft.), South Courtyard (4,191 sq. ft.), East Courtyards 1-3 (3,925 sq. ft.), Roof
Terrace (3,624 sq. ft.), North Roof Terrace (955 sq. ft.), and 2,641 sq. ft. of publicly accessible open
space through the widening of the sidewalk on Harrison Street. The proposed 29,815 sq. ft.
combination of private, common, and publicly accessible open space exceeds the required amount of
29,680 sq. ft., and complies with this requirement. In addition, the Project also provides 3,286 sq. ft. of
non-conforming open space through the North Courtyard.

Non-Residential Open Space. Planning Code Section 135.3 requires the project to provide at
least one sq. ft. of usable public open space for every 250 sq. ft. of occupied floor area for
retail sales and service uses, including trade shops. The amount of open space required may
be reduced by 33 percent if it is publicly accessible usable open space. The Project includes
6,427 sq. ft. of retail sales and service uses that requires at least 26 sq. ft. of open space, or 17
sq. ft. of publicly accessible open space.

The Project proposes 7,975 sq. ft. of publicly accessible open space through a mid-block pedestrian alley
and 2,641 sq. ft. through the widening of the sidewalk on Harrison Street. Although these open space
areas are used to partially satisfy the residential open space requirement, the additional 135 sq. ft.
greater than the required amount is adequate to also fulfill the non-residential publicly accessible open
space requirement of 17 sq. ft. in compliance with Planning Code Section 135.3.

Permitted Obstructions. Planning Code Section 136 permits bay windows over streets and in
required setbacks to each have a maximum length of 15-ft. at the line establishing the
required setback that is reduced in proportion by 45 degree angles drawn inward from the
ends reaching a maximum of 9-ft. along a line parallel to and at a distance of 3-ft. from the
setback line.
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The Project requests an exception to the permitted obstructions requirement of Planning Code Section
136(c)(2) because four front bays at the third through sixth floors, and one bay at the seventh floor
facing Harrison Street that measure 14-ft. in length at a distance of 1-ft. from the property line are
proposed that exceed the permitted envelope equal to 15 feet at the property line that is reduced in
proportion with 45 degree angles drawn inward from the ends and reaching a maximum of nine feet
along a line parallel to and at a distance of three feet from the property line. These bays are proposed
because they are minor in area but reinforce the building’s fenestration pattern, provide articulation
between the structural bay groupings, and serve to visually separate the building’s various modules
that help minimize its mass and bulk.

Streetscape and Pedestrian Improvements. Planning Code Section 138.1 requires a
streetscape plan showing the location, design, and dimensions of all existing and proposed
streetscape elements in the public right-of-way directly adjacent to the fronting property,
including street trees, sidewalk landscaping, street lighting, site furnishings, utilities,
driveways, and curb lines, and the relation of such elements to proposed new construction
and site work on the subject property in compliance with the Better Streets Plan.

The Project has 550 ft. of total frontage evenly distributed along Harrison Street and Berwick Place,
and includes a comprehensive streetscape proposal that complies with the Better Streets Plan and was
reviewed by the Department-led Streetscape Design Advisory Team (SDAT) on May 22, 2017. The
approved streetscape plan includes widening the Harrison Street sidewalk to Langton Street,
constructing and maintaining the public pedestrian mid-block alley connecting Harrison and Hallam
Streets, an accessible pathway between the Hallam Street sidewalk and the public mid-block alley,
placing the transformer vaults within the building along the alley frontage, a bicycle lounge adjacent
to the alley, a passenger loading zone in front of the Harrison Street lobby, new street trees,
landscaping, and Class 2 bicycle racks. Therefore, the Project meets the Better Streets Plan
requirement.

Exposure. Planning Code Section 140 requires the windows of at least one room in each
dwelling unit that meets the 120-square-foot minimum superficial floor area requirement of
Section 503 of the Housing Code to face directly on an open area that includes a public street,
public alley at least 20 feet in width, side yard at least 25 feet in width, rear yard meeting the
requirements of the Planning Code, or an inner court or a space between separate buildings
on the same lot) which is unobstructed and is no less than 25 feet in every horizontal
dimension for the floor at which the dwelling unit in question is located and the floor
immediately above it, with an increase of five feet in every horizontal dimension at each
subsequent floor.

The Project contains 62 units that do not meet the dwelling unit exposure requirement, and requests
an exception to Planning Code Section 140 (See Below).

Street Frontages in Mixed Use Districts. Planning Code Section 145.1 requires the following
for street frontages in Mixed Use Districts: (1) not more than 1/3 the width of the building
facing the street may be devoted to ingress/egress to parking; (2) off-street parking at street
grade must be set back at least 25 feet; (3) “active” use shall be provided within the first 25
feet of building depth at the ground floor including residential uses if more than 50 percent
of the linear residential street frontage features walk-up dwelling units that provide direct,
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individual pedestrian access to a public sidewalk; (4) ground floor non-residential uses in
shall have a floor-to-floor height of 14-feet; (5) interior spaces housing non-residential active
uses and lobbies to be as close as possible to the adjacent sidewalk; (6) active uses fenestrated
with transparent windows for at least 60 percent of the street frontage; and (7) decorative
railings or grillwork placed in front of or behind ground floor windows, shall be at least 75
percent open to perpendicular view.

The Project has 275 ft. of frontage along Harrison Street and proposes one 18 ft. opening to provide
garage access to the basement-level parking, four commercial units with a floor-to-floor height of 15-ft.
and minimum depth of 36-ft., a 56-ft. wide double-height residential lobby, and fenestration with
transparent windows for approximately 72% of the frontage. Along the 275-ft. Berwick Place frontage,
the Project proposes three dwelling units that provide direct and individual pedestrian sidewalk access,
two commercial units with a floor-to-floor height of 15-ft. and minimum depth of 36 ft., 56 ft. wide
residential amenity rooms, and fenestration with transparent windows for approximately 71% of the
frontage to comply with Planning Code Section 145.1.

Better Roofs. Per Planning Code Section 149, state law requires that certain new residential
and nonresidential buildings set aside a “solar ready” portion of the roof equal to 15% of the
total roof area. The solar ready area must be unshaded and free of obstructions, to allow that
portion of the roof to be used for future installation of solar energy or heating systems.

The Project has a total roof area of 51,024 sq. ft. that would require at least 7,654 sq. ft. to be
designated as solar ready. The Project proposes to designate 8,200 sq. ft. that is equal to 16% and
complies with Planning Code Section 149.

Off-Street Parking. Planning Code Section 151.1 principally permits one auto parking space
per four dwelling units and one parking space for each 500 sq. ft. of occupied floor area for
commercial retail uses. The Project includes 371 dwelling units and 6,427 sq. ft. of retail sales
and service uses that would principally permit 93 residential and 13 commercial parking
spaces, or up to 278 residential spaces with a conditional use authorization.

The Project proposes more than the principally permitted amount and requests an exception to the off-
street parking requirement of Planning Code Section 151.1 (See Below).

Loading. Planning Code Section 152.1 requires two off-street freight loading spaces for
residential uses between 200,001 and 500,000 gross square feet. One space is required to have
dimensions of 12-ft. by 35-ft. with 14-ft. of vertical clearance, while the second space can have
dimensions of 10-ft. by 25-ft. with 12-ft. of vertical clearance. According to the City’s
Transportation Study Guidelines, the project will generate an average demand for 0.5 loading
space and a peak demand for 0.7 loading space, either off-street or on-street.

The Project does not propose any off-street freight loading spaces and requests an exception to this
requirement under Planning Code Section 152.1 (See Below).

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

plus one additional space per four dwelling units over 100, and one Class 2 space per twenty
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units. In addition, one Class 2 space is required per 2,500 occupied sq. ft. of retail sales and
service use. The Project includes 371 dwelling units and 6,427 sq. ft. of retail sales and service
uses that require at least 168 Class 1 and 21 Class 2 bicycle parking spaces.

The Project proposes 372 Class 1 and 48 Class 2 bicycle parking spaces that significantly exceeds the
minimum requirement to comply with Planning Code Section 155.2.

Car Share. For projects containing 201 or more dwelling units. Planning Code Section 166
requires two designated car share spaces plus one for every 200 dwelling units over 200. The
Project proposes 371 dwelling units and is required to provide three car share spaces.

The Project includes three designated car share spaces in the basement-level garage to comply with
Planning Code Section 166.

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

The Project is providing 170 off-street parking spaces that are accessory to the dwelling units. These
spaces will be unbundled and leased separately from the dwelling units in compliance with Planning
Code Section 167.

Transportation Demand Management (TDM) Program. The TDM Program seeks to
promote sustainable travel modes by requiring new development projects to incorporate
design features, incentives, and tools that support transit, ride-sharing, walking, and bicycle
riding for the residents, tenants, employees, and visitors of their projects. The sponsor is
required to submit a TDM Plan for Department review of compliance with Code Section 169,
including the Planning Commission’s TDM Program Standards.

The Sponsor submitted a completed Environmental Evaluation Application prior to September 4, 2016
on May 27, 2016, and is therefore required to achieve 50% of the point target established in the TDM
Program Standards that are equal to 14 points. The Project will achieve 14 points through the Bicycle
Parking (Option A), Bicycle Repair Station, Car-Share Parking and Membership (Option A), Delivery
Supportive Amenities, Multi-Modal Wayfinding Signage, Real Time Transportation Information
Displays, Tailored Transportation Marketing Services Option B, Unbundled parking Location B, and
Parking Supply Option D TDM measures to comply with this Planning Code Section 169.

Dwelling Units Accessory to Other Uses. In PDR and WMUG Districts, dwelling units
which are integrated with the working space of artists, artisans and other craftspersons shall
be permitted as an accessory use to such working space, but may not represent more than
one-fourth of the total floor area occupied by such use and the principal use to which it is
accessory under Planning Code Section 204.4.

PLANNING DEPARTMENT
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The Project includes six retail sales and service units on the ground floor that have been designated to
permit the integration of an accessory dwelling unit that is no more than one-fourth of the total floor
area of each respective unit to comply with Planning Code Section 204.4.

R. Dwelling Unit Mix. Planning Code Section 207.6 requires a project with five or more new
dwelling units to include no less than 40% of the total number of proposed units that contain
at least two bedrooms.

The Project includes 371 dwelling units with a unit mix of 131 studios, 90 one-bedroom, 146 two-
bedroom, and four (4) three-bedroom units that is equal to 41% of the total units having two or three
bedrooms to comply with Code Section 207.6.

S. Height. Planning Code Section 260 establishes the method for measuring height. For
upsloping lots, such point shall be taken at curb level for purposes of measuring the height of
the closest part of the building within 10 feet of the property line of such street; at every other
cross-section of the building, at right angles to the centerline of the building or building step,
such point shall be taken as the average of the ground elevations at either side of the building
or building step at that cross-section. Exceptions from the provisions of the Planning Code
with respect to height are confined to minor deviations from the provisions for measurement
of height in Sections 260 and 261 of this Code, and no such deviation shall depart from the
purposes or intent of those sections. A minor deviation in the measurement of building
height pursuant to those Code sections is allowed under Planning Code Section 304.

The Project deviates from the method for measuring height and requests an exception to this
requirement under Planning Code Section 260 (See Below).

T. Height Limits for Narrow Streets and Alleys. Under Planning Code Section 261.1, all subject
frontages on the northerly side of an East-West Narrow Street that is more than 60 feet from
an intersection with a street wider than 40 feet shall have upper stories which are set back at
least 10 feet at the property line above a height equivalent to 1.25 times the width of the
abutting narrow street. For mid-block passages between 20 and 30 feet in width, a setback of
not less than 10 feet above a height of 25 feet is required, and between 30 and 40 feet in width
a setback of not less than 5 feet above a height of 35 feet is required. No part or feature of a
building may penetrate the required setback plane.

The Project does not include the upper story setback along Berwick Place and requests an exception to
this requirement under Planning Code Section 261.1 (See Below).

U. Mid-Block Alley. Planning Code Section 270.2 requires a publicly-accessible mid-block alley
for large lot development in Eastern Neighborhoods Mixed-Use Districts. The alleys
provided must meet the following design and performance standards: 1) Generally be
located as close to the middle portion of the subject block face as possible, perpendicular to
the subject frontage and connect to existing adjacent streets and alleys; 2) Provide pedestrian
access; 3) Provide no, limited, or full vehicular access, as specific conditions warrant; 4) Have
a minimum width of 20 feet, exclusive of those obstructions allowed within setbacks
pursuant to Section 136; 5) Have a minimum clear walking width of 10 feet free of any
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obstructions in the case of a pedestrian-only right-of-way, and dual sidewalks each of not less
than six feet in width with not less than four feet minimum clear walking width in the case of
an alley with vehicular access; 6) Have at least 60 percent of the area of the alley or pathway
open to the sky. Obstructions permitted within setbacks pursuant to Section 136 may be
located within the portion of the alley or pathway that is required to be open to the sky. All
portions of the alley or pathway not open to the sky shall have a minimum clearance height
from grade of 15 feet at all points; 7) Provide such ingress and egress as will make the area
easily accessible to the general public; 8) Be protected from uncomfortable wind, as called for
elsewhere in this Code; 9) Be ungated and publicly accessible 24 hours per day, as defined
elsewhere in this Section 270.2; 10) Be provided with appropriate paving, furniture, and
other amenities that encourage pedestrian use, and be landscaped to greatest extent feasible;
11) Be provided with ample pedestrian lighting to ensure pedestrian comfort and safety; 12)
Be free of any changes in grade or steps not required by the underlying natural topography
and average grade; 13) Be fronted by active ground floor uses, as defined in Section 145.1, to
the extent feasible; and 14) New buildings abutting mid-block alleys provided pursuant to
this Section 270.2 shall feature upper story setbacks according to the provisions of Section
261.1.

The Project does not meet one design and performance criteria and requests an exception to the mid-
block alley requirements of Planning Code Section 270.2 (See Below).

V. Shadow Analysis. Pursuant to Planning Code Section 295, projects over 40 feet in height that
will cast any shade or shadow upon any property under the jurisdiction of, or designated for
acquisition by, the Recreation and Park Commission requires approval by the Planning
Commission pursuant to the provisions of Section 295.

A preliminary shadow analysis conducted by the Planning Department based on the plans submitted
indicates there would be no shadows cast on properties under the jurisdiction of the Recreation and
Park Department, and the Project complies with Planning Code Section 295.

W. Entertainment Commission Outreach. Planning Code Section 314 requires the Planning
Department and Planning Commission to consider the compatibility of uses when approving
Residential Uses adjacent to or near existing permitted Places of Entertainment and to take all
reasonably available means through the City's design review and approval processes to
ensure that the design of such new residential development project takes into account the
needs and interests of both the Places of Entertainment and the future residents of the new
development.

The Entertainment Commission was initially notified of the Project on August 4, 2017 because it is
located within 300 feet of a Place of Entertainment (dba Raven Bar). The Entertainment Commission
was contacted again on October 27, 2018 and later determined the Project did not require a hearing
before the Entertainment Commission based on the results of an acoustical study conducted on behalf
of the Project Sponsor. The Sound Study determined that the noise generated by the Raven Bar does
not exceed the ambient noise level by more than 8 dB, and would meet the noise goals set forth by the
Entertainment Commission through the use of exterior shell recommendations to meet California
Building Code. Therefore, the Project complies with Planning Code Section 314.

SAN FRANCISCO 11
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X. Transportation Sustainability Fee (“TSF”). Planning Code Section 411A applies to any
development project that will result in more than twenty dwelling units. Projects that have
filed a development application or environmental review application on or before July 21,
2015 are subject to 50% of the applicable fee for residential uses and the applicable TIDF fee
per Planning Code Section 411 for non-residential use.

The Project includes the change of use for 75,265 gross sq. ft. of PDR to Residential use, 277,123 sq. ft.
of net new Residential use, and 6,427 sq. ft. of new Non-Residential use that will be subject to the full
TSF fee because the environmental review application was filed on May 27, 2016.

Y. Child-Care Requirements. Pursuant to Section 414A, the Residential Child Care Impact Fee
applies to a project that includes at least one new dwelling unit and takes change of use into
consideration.

The Project includes the change of use for 75,625 gross sq. ft. of PDR to Residential use and 277,123
sq. ft. of net new Residential use that will be subject to the Residential Child Care Impact Fee.

Z. Inclusionary Affordable Housing Program. Planning Code Section 415 sets forth the
requirements and procedures for the Inclusionary Affordable Housing Program. Under
Planning Code Section 415.3, the current percentage requirements apply to projects that
consist of ten or more units. Pursuant to Planning Code Section 415.5, the Project must pay
the Affordable Housing Fee (“Fee”). This Fee is made payable to the Department of Building
Inspection (“DBI”) for use by the Mayor’s Office of Housing and Community Development
for the purpose of increasing affordable housing citywide. The applicable percentage is
dependent on the number of units in the project, the zoning of the property, and the date that
the project submitted a complete Environmental Evaluation Application. A complete
Environmental Evaluation Application was submitted on May 27, 2016; therefore, pursuant
to Planning Code Section 415.3 the Inclusionary Affordable Housing Program requirement
for the Affordable Housing Fee is at a rate equivalent to an off-site requirement of 30%.

The Project Sponsor has submitted an 'Affidavit of Compliance with the Inclusionary Affordable
Housing Program: Planning Code Section 415,” to satisfy the requirements of the Inclusionary
Affordable Housing Program through payment of the Fee, in an amount to be established by the
Mayor’s Office of Housing and Community Development. The Project is located in the WMUG
Zoning District and proposes 371 rental units. A complete Environmental Evaluation Application
was submitted on May 27, 2016; therefore, pursuant to Planning Code Section 415.3 the Inclusionary
Affordable Housing Program Tier B requirement for the Affordable Housing Fee is at a rate equivalent
to an off-site requirement of 30%.

The Project has paid the required Affordable Housing Fee through a credit under an agreement with
the Board of Supervisors (Resolution No. 197-16) to preserve 101 existing affordable units at the
South Beach Marina Apartments that would otherwise no longer be subject to affordable housing
restrictions after the expiration of a performance period of 21.5 years.

SAN FRANCISCO 12
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AA. Eastern Neighborhoods Impact Fees. Planning Code Section 423 is applicable to any
development project in the Eastern Neighborhoods Program Area which results in at least
one net new residential unit or the new construction of a non-residential use.

The Project includes the change of use for 75,265 gross sq. ft. of PDR to Residential use, 277,123 sq. ft.
of net new Residential use, and 6,427 sq. ft. of new Non-Residential use that will be subject to Tier 2 of
the Eastern Neighborhoods Impact Fee.

7. Planning Code Section 303 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’s proposed size, height and intensity are comparable to, and compatible with the
surrounding neighborhood and community, and is designed to comply with the Western SoMa
Community Plan, which allows for a variety of uses and height limits including the northward high-
tech office corridor on Townsend Street with an 85 ft. height limit that transitions into the Service,
Arts, Light Industrial District and its 55 ft. height limit, and up to the south side of Harrison Street
and Interstate 80. North of Harrison Street is an intensified residential neighborhood featuring a mix
of uses and new mixed-use developments in 40 to 65 ft. height districts. Accordingly, the mixed-use
character of the Project and its proposed height of 65 ft. will be compatible with the surrounding area.
Additionally, the neighborhoods surrounding the Western SoMa SUD and Community Plan area
consist of a wide range of commercial, residential and retail uses with varying building heights. Other
surrounding uses on Harrison, 7" and 8% Streets contain buildings heights that are lower than the
proposed height of the Project. At 65 ft. in height, the Project will be an appropriate transition from the
larger scale of Mission and Market Streets and the smaller scale south of Harrison Street.

The Project will provide a development that is highly desirable for the neighborhood and community by
adding housing within the Western SoMa SUD and Community Plan area at a density that is suitable
for an intensely-developed urban context served by ample public transit and retail services. Residents
of the Project will be able to walk, bike, or take transit to commute, shop, and meet other needs without
reliance on private automobile use. The proposed ground floor commercial with accessory residential
units will help connect the procession of commercial uses between the 7% & 8t Street and Harrison
Street corridors, activating the streetscape and creating visual interest for pedestrians.

Furthermore, by replacing an automotive garage and repair shop with a mixed-use building containing
a diverse range of residential unit mixes, the Project will contribute to the City’s housing supply that
promotes many objectives and policies of the General Plan and Western SoMa Community Plan. The
Project will also provide an abundant supply of publicly accessible and/or common open space and
public infrastructure improvements including 8,250 square feet of open space in the form of a mid-
block alley through the Project that will provide an important, publicly accessible connection between
Harrison Street and the otherwise difficult to reach Hallam Street, as well as a connection for residents
to three ground-floor courtyards. The Project will also enhance neighborhood commercial and retail
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uses because it will include more than 6,400 sq. ft. of commercial units with accessory residential
dwellings at the ground floor, and 4,915 sq. ft. of these uses fronting Harrison Street. Finally, the
Project will contribute to and enhance the pedestrian streetscape environment by widening the

sidewalk on Harrison Street, providing new street trees and landscaping along the entire exterior

boundary of the Project site, and including bicycle racks and informal seating areas along the mid-
block passage.

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:

ii.

SAN FRANCISCO

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

The size and shape of the proposed development are adequate for accommodating this proposed
mixed-use development. Existing development in the vicinity of the Project site varies in size and
intensity, and the Project is generally compatible with the diverse character of the area. At a height
of 65 ft., the Project utilizes the available 10 ft. height bonus for the property, which is also
consistent with surrounding land uses. The Project’s shape was also heavily influenced by
feedback from the residential neighbors who share the Project’s northern and eastern property
lines, and its design accommodates neighbor concerns regarding privacy and the retention of the
existing historic brick wall on the property line.

The Project’s proposed mid-block pedestrian alley was specifically designed to enhance pedestrian
connections between Harrison and Hallam Streets, while also providing a break in the massing of
the overall development. This important feature will significantly activate the surrounding area
and provide access to both the Project’s lobby as well as the four commercial units fronting
Harrison Street.

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

The Project site is accessible by public transit, with multiple public transit alternatives including
MUNI Bus lines 8-Bayshore, 12-Folsom/Pacific, 19-Polk, 27-Bryant, 30-Stockton, 47-Van Ness,
and Civic Center BART/MUNI within close walking distance. There are also designated bicycle
lanes on 7', 8%, and Folsom Streets, and the Project includes 420 total bicycle parking spaces, well
in excess of the requirements in the WMUG district.

In addition, the Project proposes sufficient parking to serve residents of the development. A total of
170 off-street parking spaces are proposed in a subterranean parking garage that is below the
maximum 0.75 to 1 ratio allowed under a conditional use. Accordingly, the proposed parking is
adequate to serve the Project site and the will not significantly affect any existing neighborhood
parking. In addition, because of the number of parking spaces provided are at a ratio of 0.46 to 1,
the Project’s impact on existing traffic patterns and the type and volume of traffic in the vicinity
of the Project will be minimized.
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The safeguards afforded to prevent noxious or offensive emissions such as noise, glare,
dust and odor;

The Project includes residential and commercial uses that are typical of the surrounding context,
and will not introduce operational noises or odors that are detrimental, excessive, or atypical for
the area. While some temporary increase in noise, dust and/or odors can be expected during both
demolition and construction, appropriate measures will be taken to minimize the generation of and
impacts from these emissions as required by the Building Code and any other applicable
limitations.

Specifically, the noise is limited in duration and will be requlated by the San Francisco Noise
Ordinance which prohibits excessive noise levels from construction activity and limits the
permitted hours of work and be subject to mitigation measures set forth in the Western SoMa
Area Plan EIR. The Project Sponsor will be required to spray the site to suppress dust during
demolition, excavation, and construction. Therefore, these activities should not generate
significant airborne dust. The building will not exhibit an excessive amount of glazing or other
reflective materials, and is therefore not expected to cause offensive amounts of glare. Finally, the
Project Sponsor’s decision to retain the existing brick wall will further dampen noise and other
construction impacts from the immediate neighbors.

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

The Project provides ample open space through private decks, common interior courtyards, and a
mid-block pedestrian. In total, the Project proposes 33,101 sq. ft. of open space, of which 29,815 sq.
ft. are Code complying. The Project proposes the retention of the existing brick wall facade along
Langton and Hallam Streets, and half of Berwick Place; therefore the northwest open courtyard
falls just short of the light plane requirement for inclusion as usable open space. The Project also
includes multiple street trees and landscaping along the entire exterior Harrison Street frontage,
mid-block alley, and the interior courtyards and rooftop decks. Water features, raised planters with
trees, gas grills, fire pits, televisions, and recreational amenities are among the features that are
proposed for these open space areas. Finally, the parking that will serve the Project will be located
in a subterranean garage that is accessed through one 19ft. driveway and will not be readily
visible from the street. The Project provides more than adequate treatment to landscaping,
screening, open spaces and parking areas which will contribute to the health, safety, convenience
and general welfare of persons residing or working in the vicinity and will also benefit
surrounding properties.

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.

D. That the use as proposed would provide development that is in conformity with the purpose

of the applicable Zoning District.

SAN FRANCISCO
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A principal goal of the WMUG (Western SoMa Mixed-Use General) District is to maintain and
facilitate “general commercial and neighborhood-serving retail and personal service activities while
protecting existing housing and encouraging the development of housing at a scale and density
compatible with the existing neighborhood,” and to encourage housing over ground floor commercial
uses. The Project complies with this goal by providing new housing with a diverse unit mix that is
compatible with the scale and density currently existing in the area, and including ground floor
commercial uses with accessory residential units, all of which implement the stated purposes of the
WMUG.

8. Conditional Use Authorization Modifications/Exceptions. Planning Code Section 823(c)(11)
allows modifications and exceptions to the Planning Code as provided under Planning Code
Section 329:

1. Exceeding the principally permitted accessory residential parking ratio described in Section
151.1 and pursuant to the criteria therein;

Any request for accessory residential parking, in excess of what is principally permitted in
Table 151.1, shall be reviewed by the Planning Commission as a Conditional Use. In MUG,
WMUG, MUR, MUO, RED, RED-MX, and SPD Districts, any project subject to Section 329
and that requests residential accessory parking in excess of that which is principally
permitted in Table 151.1, but which does not exceed the maximum amount stated in Table
151.1, shall be reviewed by the Planning Commission according to the procedures of Section
329.

The Project proposes 170 residential parking spaces in an underground basement at a ratio of 0.46
spaces per dwelling unit, which exceeds the 0.25 spaces permitted per unit. Although more than the
principally permitted parking is proposed, the spaces would be accessed solely through one garage
entrancelexit on Harrison Street to minimize traffic impacts. In addition, the Project includes a
Transportation Demand Management Plan that will provide additional bicycle parking, two bicycle
repair shops, three car-share spaces, multi-modal wayfinding signage, real-time transportation
information displays, alternative transportation marketing, unbundled parking, and amenities to
support deliveries to reduce car trips and promote the use of alternative transportation modes.

2. Exception from satisfaction of loading requirements per Section 152.1 pursuant to the criteria
contained therein.

For projects in the Eastern Neighborhoods Mixed Use Districts that are subject to Section 329,
the Planning Commission may waive these requirements per the procedures of Section 329 if
it finds that the design of the project, particularly ground floor frontages, would be improved
and that such loading could be sufficiently accommodated on adjacent streets and alleys.

The Project does not propose any off-street fright loading spaces due to site constraints and the limited
demand and utility of off-street loading spaces for primarily residential developments. The site
constraints include the narrow Berwick Place, Hallam Street and Heron Street alleys surrounding the
project site that are directly adjacent and of such narrow widths (between 20-ft. and 35-ft.) that they
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cannot accommodate back-in ingress or egress to an off-street loading facility. In addition, Hallam
Street will provide pedestrian access to the proposed mid-block alley. The Project includes a one-level
subterranean parking garage, but it is not feasible to configure the garage and its entrance to
accommodate subterranean freight loading with 14-ft. of required vertical clearance because this would
require an additional 6-8 ft. of excavation and the undesirable elimination of dwelling units to provide
the necessary vertical clearance down the driveway. In addition, the wide turning radius for trucks
attempting to back into the off-street loading spaces from Harrison Street would create significant
pedestrian, bicycle, and particularly automobile and public transit bus hazards while also disrupting
loading operations due to the volume and speed of auto traffic on Harrison Street. The transportation
analysis conducted for the Project indicates a low average demand for 0.5 loading spaces and peak
demand for 0.7 spaces for loading that would be used for move-in and move-out operations for
residential units, and smaller convenience delivery vehicles like UPS and FedEx trucks for residents
and the six small commercial units, which have an average and peak demand for 0.1 loading spaces.

Based on the results of the transportation analysis and existing site constraints, the Project proposes
two service vehicle spaces in the basement parking garage that would be able to accommodate most
move-in and move-out activities, a yellow curbside loading zone on Harrison Street for larger trucks
and delivery vehicles, and an on-street pedestrian drop-off zone in lieu of two standard off-street
freight loading spaces. In addition, the Project will include a 66-ft. passenger loading zone in front of
the building’s entrance lobby. This proposed loading alternative would be more than sufficient to
satisfy the limited loading operations, allow for a more desirable development, and has been reviewed
and recommended by the Department led Street Design Advisory Team (SDAT).

3. Exception for rear yards, pursuant to the requirements of Section 134(f);

Modification of Requirements in the Eastern Neighborhoods Mixed Use Districts. The rear
yard requirement in Eastern Neighborhoods Mixed Use Districts may be modified or waived
by the Planning Commission pursuant to Section 329. The rear yard requirement in Eastern
Neighborhoods Mixed Use Districts may be modified by the Zoning Administrator pursuant
to the procedures set forth in Section 307(h) for other projects, provided that:

(1) A comparable, but not necessarily equal amount of square footage as would be created in
a code conforming rear yard is provided elsewhere within the development;

The Project provides for a comparable amount of open space, in lieu of the required rear yard. Overall,
the project site is 75,625 sq. ft. in size, and would be required to provide a rear yard measuring at least
18,906 sq. ft. The Project includes 6,504 sq. ft. of usable private open space through decks for 100
dwelling units, 20,670 sq. ft. of usable common open space through the Public Alley (7,975 sq. ft.),
South Courtyard (4,191 sq. ft.), East Courtyards 1-3 (3,925 sq. ft.), Roof Terrace (3,624 sq. ft.), North
Roof Terrace (955 sq. ft.), and 2,641 sq. ft. of publicly accessible open space through the widening of
the sidewalk on Harrison Street. The proposed 29,815 sq. ft. combination of private, common, and
publicly accessible open space exceeds the required 18,906 sq. ft., of comparable rear yard area.

(2) The proposed new or expanding structure will not significantly impede the access to light
and air from adjacent properties or adversely affect the interior block open space formed by
the rear yards of adjacent properties; and
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The Project is located adjacent to a Residential Enclave District (RED) that contains single- and
multi-family homes that front Langton Street, Hallam Street, and Brush Place. The rear yards of the
properties along Langton and Hallam Streets form a mid-block open space pattern that narrows
adjacent to the Project site. Since the existing building covers the entire lot, the Project’s similar
footprint will not adversely affect this mid-block open space pattern, but will improve it by providing a
new 30 ft. wide mid-block alley that will add approximately 8,000 square feet of new open space.
Similarly, the Project will not significantly impede access to light and air because the building is
bisected by the public alley and separated at other locations through multiple courtyards to reduce the
overall massing and volume. This site plan configuration will significantly reduce access to light and
air impacts for the surrounding properties.

(3) The modification request is not combined with any other residential open space
modification or exposure variance for the project, except exposure modifications in
designated landmark buildings under Section 307(h)(1).

The Project is not combined with a residential open space exception, but does request an exception to
the exposure requirement. However, due to the Project’s considerable size and its design as an
integrated unit that would produce a desirable development that would benefit the occupants,
neighborhood, and City has a whole similar to a Planned Unit Development, the combination of rear
yard and exposure exceptions would not result in an undesirable or overall negative impact..
Therefore, the Commission finds the modification of the rear yard to be acceptable.

4. Where not specified elsewhere in Planning Code Section 329(d), modification of other Code
requirements which could otherwise be modified as a Planned Unit Development (as set
forth in Section 304), irrespective of the zoning district in which the property is located;

In addition to the modification of the requirements for rear yard, off-street parking and off-street
freight loading, the Project is seeking modifications of the requirements for dwelling unit exposure,
measurement of height, height limits for narrow streets and alleys, and mid-block alley.

(1) Planning Code Section 140 requires the windows of at least one room in each dwelling
unit that meets the 120-square-foot minimum superficial floor area requirement of
Section 503 of the Housing Code to face directly on an open area that includes a public
street, public alley at least 20 feet in width, side yard at least 25 feet in width, rear yard
meeting the requirements of the Planning Code, or an inner court or a space between
separate buildings on the same lot) which is unobstructed and is no less than 25 feet in
every horizontal dimension for the floor at which the dwelling unit in question is located
and the floor immediately above it, with an increase of five feet in every horizontal
dimension at each subsequent floor.

The Project has been designed with many dwelling units that face directly onto one of three
courtyards. At the North and South Courtyards that measure 52-ft. by 64-ft. and 50-ft. by 146-ft.
horizontally, respectively, the two units at each corner of the courtyard are oriented diagonally to
allow partial exposure for each unit. However, eight of these units at the first floor and nine units
at each of the second through seventh floors are recessed approximately 7-ft. behind an adjacent
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unit. Since the measurement for exposure is taken directly at the surface of the window that meets
the 120-square-foot minimum superficial floor area requirement of Section 503 of the Housing
Code, these 62 recessed units do not directly face their respective courtyards and are not
considered Code complying. However, each of these units have a canted balcony adjacent to its
courtyard facing window that through the two additional planes will provide additional access to
light and air. This proposal would allow additional density and more unit mix diversity, while not
reducing the livability of these units. Therefore, the Commission supports this modification.

Planning Code Section 260 establishes the method for measuring height. For upsloping
lots, such point shall be taken at curb level for purposes of measuring the height of the
closest part of the building within 10 feet of the property line of such street; at every
other cross-section of the building, at right angles to the centerline of the building or
building step, such point shall be taken as the average of the ground elevations at either
side of the building or building step at that cross-section. Exceptions from the provisions
of the Planning Code with respect to height are confined to minor deviations from the
provisions for measurement of height in Sections 260 and 261 of this Code, and no such
deviation shall depart from the purposes or intent of those sections. A minor deviation
in the measurement of building height pursuant to those Code sections is allowed under
Planning Code Section 304.

The subject property has a lateral slope from east to west and is also upsloping. The Project will
require excavation that is approximately 20 feet deep for the basement and a portion of the first
floor at the rear of the property. Using the method of measurement for an upsloping lot allows the
project to include seven floors at the rear of the building while complying with the 65-ft. height
limit and Code Section 260. The point of measurement for the Project at Harrison Street is taken
at the 137-ft. 6-in. center of the property where the building has a height of 65-ft. However, due to
the property’s lateral slope, the building gradually increases in height to 67-ft. due to the lower
elevation at the east end of the property. If the height was measured by dividing the building into
two or more widths that was each measured from its single central point at curb or ground level,
the Project would not exceed the 65-ft. limit. This method of measurement does not result in an
increase to the next class of height district. Therefore, the Commission supports this minor
deviation in the measurement of the building that is allowed under Planning Code Section 304.

Planning Code Section 261.1 requires all subject frontages on the northerly side of an
East-West Narrow Street that is more than 60 feet from an intersection with a street wider
than 40 feet to have upper stories which are set back at least 10 feet at the property line
above a height equivalent to 1.25 times the width of the abutting narrow street. For mid-
block passages between 30 and 40 feet in width a setback of not less than 5 feet above a
height of 35 feet is required.

The Project complies with this 5 ft. setback requirement above a height of 35 ft. for mid-block
passages, but does not provide the 10 ft. setback at the northerly side of Berwick Place because the
setback begins 60 ft. from the intersections with Harrison and Heron Streets, which includes only
a 22 ft. wide portion of the building. Incorporating this minor setback to the Project’s design
would create an undesirable break or recess in the building that would negatively impact its form
and interior floor plan configuration that contains a double-loaded corridor parallel to Berwick

19


http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=california(planning)$jumplink_q=%5bfield%20folio-destination-name:%27260%27%5d$jumplink_md=target-id=JD_260
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=california(planning)$jumplink_q=%5bfield%20folio-destination-name:%27261%27%5d$jumplink_md=target-id=JD_261

Draft Motion
April 26, 2018

4)

CASE NO. 2016-001738CUA
1140-1150 Harrison Street

Place. Providing this minor setback would unnecessarily disrupt the floor plans and potentially
eliminate dwelling units. For these reasons, the Commission supports this exception from
Planning Code Section 261.1.

Planning Code Section 270.2 requires alleys to meet fourteen (14) specific design and
performance standards.

The Project includes a mid-block passage that connects Harrison and Hallam Streets and will
meet the following design and performance standards: 1) be intentionally located to connect with
the termination of Hallam Street; 2) provide pedestrian access; 3) does not provide any vehicular
access, as specific conditions warrant; 4) be at least 30-ft. in width; 5) have a minimum clear
walking width of at least 10-ft, that is clear of any obstructions; 6) have more than 60% of the
pathway open to the sky; 7) provide clearly identified and easy access to the public; 8) be protected
from uncomfortable wind by structures on both sides; 9) be paved with scored concrete that is
softened through extensive landscaping and provide low walls for seating that encourage
pedestrian use; 10) be adequately lighted to ensure safety; 11) be free of any changes in grade or
steps that are not required by the site’s natural sloping topography; and 12) be fronted with
several residential dwellings that have direct access to the passage and considered active uses, and
13) include upper story setbacks consistent with Planning Code Section 261.1. However, the
Project does not propose the alley to be ungated and publicly accessible 24 hours per day due to
concerns for resident and public safety, and to be gated and locked at Harrison Street from dusk to
dawn daily for a minimum period of five years after public access has been established. The
Commission finds this exception to be reasonable provided that the gate is promptly opened at
dawn, and until the neighborhood is more fully developed and public safety improved. The Project
Sponsor must report to the Commission after a period of five years to re-evaluate this request and
supports this exception to the mid-block alley requirements of Planning Code Section 270.2.

9. Planning Code Section 823(c)(11) establishes additional criteria for the Planning Commission to

consider when reviewing applications for Major Development Requesting a Height Bonus. On

balance, the project does comply with said criteria in that:

a) The project shall demonstrate that it minimizes the impacts of proposed non-residential uses

on any adjacent properties in the RED and RED-MX Districts. Specifically, the following

potential conflicts shall be addressed:

SAN FRANCISCO

a. Social Interaction. Given the diversity of uses and users in Western SoMa, large

developments should appropriately buffer conflicting uses, such as housing and late
night uses, and commercial uses and playgrounds.

The Project includes 371 dwelling units and six retail sales and service units with accessory
dwelling use. The residential use is compatible with the north adjacent RED District and the
six retail sales and service units are located on Harrison Street and Berwick Place adjacent to
other commercial and industrial buildings that will not create conflicting uses.
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Hours of Operation. Hours of operation for commercial uses within the project shall

consider their proximity and potential impacts to residential uses within the project
and near the development site.

The Project includes the six retail sales and service units located on Harrison Street or
Berwick Place that are not in close proximity to residential uses at the east side and ear of the
Project. The hours of operation for these units will be similar to the adjacent non-residential
uses and comply with the controls of the WMUG District.

Site Access. Avoid loading and vehicular entries near pedestrian entries, open space,
and high traffic areas, and locations that would disturb other users on the site.

The Project includes 170 residential parking spaces in an underground basement that would
be accessed solely through one garage entrance/exit on Harrison Street, one curbside loading
space and one passenger loading space all on Harrison Street to minimize disturbance to the
residents on site.

Environmental Conflicts. Commercial uses that create noise, fumes, and light shall be

designed to minimize any impacts on sensitive users of the site. Buildings shall be
designed to minimize the impact of wind and shadows on open spaces on the
development site and adjacent properties.

The Project includes six retail sales and service units that are typical of the surrounding
context and will not introduce operational noises, fumes or odors. The Project will not
significantly increase wind and shadows because the building is bisected by the public alley
and separated at other locations through multiple courtyards to reduce the overall massing
and volume. This site plan configuration will significantly reduce access to light and air
impacts for the surrounding properties. Also, as noted in the environmental determination,
the Project will not cause wind or shadow impacts.

Architectural Design. Locate fenestration, decks, doors, and open spaces to minimize
potential on-site conflicts between uses and users (e.g. residential and commercial
uses).

The Project includes the six retail sales and service units located on Harrison Street or
Berwick Place that are not in close proximity to neighboring residential uses at the east side
and rear of the Project. Additionally, these commercial units are located adjacent to the lobby
and residential amenity rooms, and not next to other dwelling units.

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

and Policies of the General Plan:

HOUSING ELEMENT

Objectives and Policies

SAN FRANCISCO
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OBJECTIVE 1
IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET THE
CITY’S HOUSING NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING.

Policy 1.1
Plan for the full range of housing needs in the City and County of San Francisco, especially
affordable housing.

Policy 1.2

Focus housing growth and infrastructure necessary to support growth according to community
plans. Complete planning underway in key opportunity areas such as Treasure Island,
Candlestick Park and Hunter’s Point Shipyard.

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

The Project is a high density residential development that adds 372 housing units with a diverse unit mix
to the City’s overall supply, while also preserving the City’s existing supply of affordable housing through
the preservation of existing affordable housing units at South Beach Marina Apartments. Additionally, this
primarily residential development is situated within close walking distance of multiple public transit
alternatives, including MUNI Bus lines 8-Bayshore, 12-Folsom/Pacific, 19-Polk, 27-Bryant, 30-Stockton,
and 47-Van Ness, and the Civic Center BART/MUNI station.

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

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

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

Policy 4.5

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

The Project has a diverse unit mix, including studios, one-, two- and three-bedroom units, the latter of
which are of the appropriate size and space for families.
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OBJECTIVE 5
ENSURE THAT ALL RESIDENTS HAVE EQUAL ACCESS TO AVAILABLE UNITS

Policy 5.4
Provide a range of unit types for all segments of need, and work to move residents between unit
types as their needs change.

The Project’s diverse unit mix and escalation from studios to three-bedroom units covers a wide range of
potential tenants’ needs.

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

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

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

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

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

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

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

The scale and design of the Project, and how to best match the overall neighborhood character have been
carefully considered, including feedback from existing neighbors. The Project’s design, including the
retention of the existing building’s original brick wall facade and creation of a publicly accessible mid-block
alley benefits the overall neighborhood and enhances the overall architectural character of the block.

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

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

Policy 12.3
Ensure new housing is sustainably supported by the City’s public infrastructure systems.

The Project includes a significant amount of open space, including courtyards, terraces, decks and the
publicly accessible mid-block alley. Each feature is uniquely designed to enhance the residents’ and public’s
experience at the property.

OBJECTIVE 13
PRIORITIZE SUSTAINABLE DEVELOPMENT IN PLANNING FOR AND CONSTRUCTING
NEW HOUSING.

Policy 13.1
Support “smart” regional growth that locates new housing close to jobs and transit.

Policy 13.2
Promote sustainable land use patterns that integrate housing with transportation in order to
increase transit, pedestrian, and bicycle mode share.

The Project is located within close walking distance to multiple public transit alternatives, including
MUNI Bus lines 8-Bayshore, 12-Folsom/Pacific, 19-Polk, 27-Bryant, 30-Stockton, and 47-Van Ness, the
Civic Center BART/MUNI station, and provides ample bicycle parking that promotes “smart” regional
growth. Additionally, the creation of a mid-block alley connecting Harrison and Hallam Streets will
significantly improve the pedestrian experience.

RECREATION AND OPEN SPACE ELEMENT

Objectives and Policies

OBJECTIVE 4:
PROVIDE OPPORTUNITIES FOR RECREATION AND THE ENJOYMENT OF OPEN SPACE IN
EVERY SAN FRANCISCO NEIGHBORHOOD.

Policy 4.5:
Require private usable outdoor open space in new residential development.

Policy 4.6:
Assure the provision of adequate public open space to serve new residential development.

The Project provides ample open space through private decks, common interior courtyards, a mid-block
pedestrian alley, and a widened sidewall. In total, 33,101 sq. ft. of open space is included, of which 29,815
sq. ft. are Code complying, and over 8,500 square feet of this open space is publicly accessible.

TRANSPORTATION ELEMENT

Objectives and Policies
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OBJECTIVE 1

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

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

The Project is located within close walking distance to multiple public transit alternatives, including
MUNTI Bus lines 8-Bayshore, 12-Folsom/Pacific, 19-Polk, 27-Bryant, 30-Stockton, and 47-Van Ness, the
Civic Center BART/MUNI station, and provides ample bicycle parking. The subterranean parking garage
provides adequate space for residents or other visitors traveling via automobile. However, to promote
convenient and inexpensive travel, the Project incorporates a Transportation Demand Management Plan
that will provide features such as bicycle repair stations, dedicated car-share parking, multi-modal
wayfinding signage, and real-time transportation information displays.

OBJECTIVE 11

ESTABLISH PUBLIC TRANSIT AS THE PRIMARY MODE OF TRANSPORTATION IN SAN
FRANCISCO AND AS A MEANS THROUGH WHICH TO GUIDE FUTURE DEVELOPMENT
AND IMPROVE REGIONAL MOBILITY AND AIR QUALITY.

Policy 11.1
Encourage development that efficiently coordinates land use with transit service, requiring that
developers address transit concerns as well as mitigate traffic problems.

The Project is located within close walking distance to multiple public transit alternatives, including
MUNTI Bus lines 8-Bayshore, 12-Folsom/Pacific, 19-Polk, 27-Bryant, 30-Stockton, and 47-Van Ness, the
Civic Center BART/MUNI station, and provides ample bicycle parking that promotes “smart” regional
growth.

OBJECTIVE 24:
IMPROVE THE AMBIENCE OF THE PEDESTRIAN ENVIRONMENT.

Policy 24.2:
Maintain and expand the planting of street trees and the infrastructure to support them.

Policy 24.3:
Install pedestrian-serving street furniture where appropriate.

Policy 24.4:
Preserve pedestrian-oriented building frontages.

The Project will provide a significant amount of publicly accessible open space and infrastructure
improvements including a 30 ft. wide mid-block alley that provides an accessible connection between
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Harrison and Hallam Streets. The sidewalk on Harrison Street will also be widened to contribute to and
enhance the pedestrian streetscape environment. These new public areas will be lined with street trees,
landscaping, and site furniture where possible. Additionally, the Project will promote pedestrian-oriented
frontages by including active uses such as small commercial shops, dwelling units that open onto the street,
and ample fenestration using clear glazing along the entirety of Harrison Street and Berwick Place.

OBJECTIVE 28:
PROVIDE SECURE AND CONVENIENT PARKING FACILITIES FOR BICYCLES.

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

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

The Project includes 372 Class 1 bicycle spaces that are more than double the required 168 spaces for the
Project in a secure subterranean garage, and enough bicycle racks for 48 outdoor Class 2 spaces.

OBJECTIVE 34:

RELATE THE AMOUNT OF PARKING IN RESIDENTIAL AREAS AND NEIGHBORHOOD
COMMERCIAL DISTRICTS TO THE CAPACITY OF THE CITY’S STREET SYSTEM AND LAND
USE PATTERNS.

Policy 34.1:

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

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

Policy 34.5:

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

The Project proposes 170 auto parking spaces that are equal to 0.46 spaces per dwelling unit, which is
significantly less than the 291 spaces that can be requested. The parking is located underground and would
be accessed by a single 19-ft. driveway on Harrison Street to minimize pedestrian/bicycle conflicts, and the
elimination of existing on-street parking spaces.

URBAN DESIGN ELEMENT

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

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

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

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

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

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

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

OBJECTIVE 4:
IMPROVEMENT OF THE NEIGHBORHOOD ENVIRONMENT TO INCREASE PERSONAL
SAFETY, COMFORT, PRIDE AND OPPORTUNITY.

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

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

The Project’s building facade reflects the mixed character of the block that includes multi-family dwellings,
commercial and light industrial uses through the preservation of historic brick and the use of cement
plaster composite panels, matte metal panels and tiles, and high quality aluminum window and storefront
systems. The building’s frontages will be pedestrian-oriented and activated with small commercial shops,
dwelling units that open onto the street, and ample fenestration using clear glazing along the entirety of
Harrison Street and Berwick Place. In addition, the Harrison Street sidewalk will be widened and a new
publicly accessible mid-block alley will provide open space, significantly improve the neighborhood
environment and increase personal safety, comfort, and pride. The parking is located underground and
would be accessed by a single 19-ft. driveway on Harrison Street to minimize pedestrian and bicycle
conflicts.
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WESTERN SOMA COMMUNITY PLAN

Objectives and Policies

Land Use

OBJECTIVE 1.1

BUILD ON AN EXISTING MIXED-USE CHARACTER THAT ENCOURAGES PRODUCTION
OF RESIDENTIAL USES IN AREAS MOST APPROPRIATE FOR NEW HOUSING WITH A
PROXIMATE MIX OF USES AND SERVICES SERVING LOCAL NEEDS AQND THEREBY
DEVELOPING A COMPLETE NEIGHBORHOOD.

Policy 1.1.2

Western SoMa land uses should progress from non-residential uses south of Harrison Street
northward to an increasingly residential neighborhood with retention of a mix of uses and new
mixed-use developments where appropriate.

Policy 1.1.7
Establish vertical zoning standards in locations encouraging new mixed-use development and
preserving a mix of uses.

The Project provides 371 new residential units in a mixed-use development that was targeted for
residential growth and mixed-use projects. The development’s scale, architectural expression, and dwelling
unit types reflect the different character of busy Harrison Street, the adjacent narrow alleys that are often
used by the community for social gatherings, and small residential enclave on Langton and Hallam Streets
behind the Project.

OBJECTIVE 1.3

MINIMIZE NOISE IMPACTS AND ENSURE APPROPRIATE NOISE ORDINANCE
REQUIREMENTS ARE MET.

Policy 1.3.2

Reduce potential land use conflicts by carefully considering the location and design of both noise-
generating and sensitive uses in the Western SoMa.

The Project is located in an area north of Harrison Street that is intended for light industrial, commercial,
and residential development, and provides primarily residential dwellings and six commercial street-facing
units that may have accessory residential units. The removal and replacement of a large-scale automotive
repair facility with residential and commercial uses would eliminate the noise and fumes associated with
auto-related uses that are incompatible with the residential enclave behind and adjacent to the development.

Neighborhood Economy

OBJECTIVE 2.1
RETAIN AND ENCOURAGE GROWTH OPPORTUNITIES FOR EXISTING NEIGHBORHOOD
BUSINESSES.
Policy 2.1.2
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Promote a wide range of neighborhood-serving commercial uses north of Harrison Street.

The former auto repair facility moved to a new location south of Potrero Hill and remains in the City, and
the Project includes 6,427 sq. ft. square feet of new commercial space for six businesses..

OBJECTIVE 2.2

PROMOTE APPROPRIATE NEW NEIGHBORHOOD BUSINESS OPPORTUNITIES THAT
CREATIVELY RESPOND TO NEIGHBORHOOD, CITYWIDE AND REGIONAL ECONOMIC
NEEDS AND TRENDS.

Policy 2.2.5
Allow increased height limits on larger development sites in exchange for enhanced public
benefits.

Policy 2.2.13
Clearly designate and differentiate streets and their associated zoning for functional goods and
services movement from streets with pedestrian and bicycle orientations.

The Project is on a site that is 75,625 sq. ft. or 1.8 acres and proposes a 65-ft. tall building that is above the
base height of 55-ft. with the approval of a conditional use authorization, includes sidewalk widening and a
public mid-block alley that would connect Hallam and Harrison Streets, and will incorporate
transportation measures to improve goods and services movement from streets with pedestrian and bicycle
orientations.

Housing

OBJECTIVE 3.2

ENCOURAGE NEW NEIGHBORHOOD RESIDENTIAL USES IN LOCATIONS THAT
PROVIDE THE GREATEST OPPORTUNITES TO BUILD ON THE EXISTING
NEIGHBORHOOD PATTERNS.

Policy 3.2.1
Discourage housing production that is not in scale with the existing neighborhood pattern.

Policy 3.2.2
Encourage in-fill housing production that continues the existing built housing qualities in terms
of heights, prevailing density, yards and unit sizes.

Policy 3.2.6
Encourage creation of upper floor residential uses on major streets north of Harrison Street.

Policy 3.2.7
Create development controls on large sites that clearly direct and provide opportunities to
replicate the scale, character and mix of existing uses.

The Project proposes housing production that is between six and seven stories in height and compatible in
scale, density and unit sizes with the pattern of development along Harrison Street. Additionally,
residential uses are included above ground floor lobby and commercial uses on Harrison Street and Berwick
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Place.

Transportation and the Street Network

OBJECTIVE 4.1
FACILITATE THE MOVEMENT OF PEDESTRIANS AND BICYCLES IN ALLEYS.

Policy 4.1.1
Introduce treatments that effectively improve the pedestrian experience in alleys.

Policy 4.1.2
Limit the supply of on-street parking in some alleys, in order to accommodate pedestrian and
bicycle movement.

Policy 4.1.3
Improve street lighting in alleys.

OBJECTIVE 4.2
LIMIT THE SPEED AND VOLUME OF MOTOR VEHICLES IN ALLEYS.

Policy 4.2.1
Restrict the entry of motor vehicles in alleys.

Policy 4.2.4
Prohibit the circulation of freight and service vehicles on residential alleys.

OBJECTIVE 4.21
PROVIDE SAFE, EFFICIENT AND PLEASEANT PEDESTRIAN CIRCULATION IN WESTERN
SOMA.

Policy 4.21.1
Ensure convenient and safe pedestrian crossings.

Policy 4.21.4
Maintain the physical state of the streets and sidewalks.

The Project includes a new pedestrian alley that will facilitate the movement of pedestrians and bicycles
throughout the neighborhood to improve the pedestrian experience. The new public alley will be well-lit and
easy to access. No automobiles will be allowed in the alley, and the underground accessory parking will be
accessed by a single 19-ft. wide driveway to minimize user conflicts and promote pedestrian and bicycle
movement. Streetscape improvements including the widening of sidewalks, new street trees and
landscaping will improve the physical state of streets.
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Urban Design and Built Form

OBJECTIVE 5.1
REINFORCE THE DIVERSITY OF THE EXISTING BUILT FORM AND THE WAREHOUSE,
INDUSTRIAL AND ALLEY CHARACTER.

Policy 5.1
Promote, preserve and maintain the mixed use character of Western SoMa’s small scale
commercial and residential uses.

The Project includes appropriate uses encouraged by the Community Plan for this location. The Project is
also located within the prescribed height guidelines, and includes the appropriate dwelling unit mix with
41% of the units having two or more bedrooms. The Project includes a contemporary architectural
vocabulary that is sensitive to the prevailing scale, neighborhood fabric, and other character-defining
features of the Western SoMa Light Industrial and Residential Historic District. The Project provides a
high quality designed exterior that features a variety of materials, colors and textures, and incorporates the
existing brick perimeter wall into the building design. Off-street parking is limited to a ratio of 0.46 spaces
per unit in a space-efficient underground garage, and the Project will also pay the appropriate development
impact fees, including the Transportation Sustainability, Childcare and Eastern Neighborhoods Fees.

OBJECTIVE 5.3
PROMOTE WALKING, BIKING AND AN ACTIVE URBAN PUBLIC REALM.

Policy 5.3.2
Require high quality design of street-facing building exteriors.

Policy 5.3.3
Minimize the visual impact of parking.

Policy 5.3.4
Strengthen the relationship between a building and its fronting sidewalk.

Policy 5.3.5
Strengthen the pedestrian and bicycle network by extending all alleyways to adjacent streets or
alleyways wherever possible, or by providing new publicly accessible mid-block rights of way.

The Project contains active uses including 6,427 sq. ft. of commercial retail space that are at least 25-feet in
depth, 15-ft. in floor-to-ceiling height and have transparent openings for 71% percent or more of the
frontages at the ground floor. The building includes high quality aluminum storefront and window
systems, and is clad with brick and cement plaster panels for a high quality street-facing design. The
remaining active uses include walk-up dwelling units that provide direct, individual pedestrian access to
the sidewalk, generously sized residential amenity rooms, and a new 30 ft. wide mid-block public alley. The
Project does not include any parking at street grade but proposes a basement-level parking garage that is
accessed by a single 19 ft. wide garage door on Harrison Street at the eastern end of the building to
minimize its visual impact.
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11. Planning Code Section 101.1(b) establishes eight priority-planning policies and requires review
of permits for consistency with said policies. On balance, the project does comply with said
policies in that:

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

The Project would replace an existing industrial building (last used for automotive repair) with a new
mixed-use development that would contain 6,427 sq. ft. of new commercial space divided among six
units that have the option to include accessory dwelling units within them would provide
opportunities for resident ownership of neighborhood-serving uses. The Project would also add new
residents to the neighborhood that may patronize these and other businesses, resulting in a net benefit
for the Western SoMa Neighborhood.

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

The Project’s proposed size, height and intensity are comparable to, and compatible with the
surrounding neighborhood, and is designed to comply with the Western SoMa Community Plan,
which allows for a variety of uses and height limits including the northward high-tech office corridor
on Townsend Street with an 85 ft. height limit that transitions into the Service, Arts, Light Industrial
District and its 55 ft. height limit, and up to the south side of Harrison Street and Interstate 80. North
of Harrison Street is an intensified residential neighborhood featuring a mix of uses and new mixed-
use developments in 40 to 65 ft. height districts. Accordingly, the mixed-use character of the Project
and its proposed height of 65 ft. will be compatible with the surrounding area. The neighborhoods
surrounding the Western SoMa SUD and Community Plan area consist of a wide range of
commercial, residential and retail uses with varying building heights, and the Project will be an
appropriate transition from the larger scale of Mission and Market Streets and the smaller scale south
of Harrison Street. The Project has also been designed to be compatible with the Western SoMa Light
Industrial and Residential Historic District.

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

The Project will not displace any affordable housing and will comply with the City’s Inclusionary
Housing Program through a credit under an agreement with the Board of Supervisors (Resolution No.
197-16) to preserve 101 existing affordable units at the South Beach Marina Apartments that would
otherwise no longer be subject to affordable housing restrictions after the expiration of a performance
period of 21.5 years.

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

The Project site is nearby by public transit, with multiple alternatives including MUNI Bus lines §-
Bayshore, 12-Folsom/Pacific, 19-Polk, 27-Bryant, 30-Stockton, 47-Van Ness, and Civic Center
BART/MUNI within close walking distance. The proposed development also includes a total of 170
off-street parking spaces in a subterranean parking garage that is adequate to serve the residents and
the will not significantly affect any existing neighborhood parking. In addition, because of the number
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of parking spaces provided are at a ratio of 0.46 to 1, the Project’s impact on existing traffic patterns
and the type and volume of traffic in the vicinity of the Project will not be overburdened.

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 former auto repair facility moved to a new location south of Potrero Hill and remains in the City,
and the Project includes 6,427 sq. ft. square feet of new commercial space for six shops that are flexible
to meet the needs of the neighborhood and will provide opportunities for employment and ownership.
The Project does not include commercial office development.

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

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

G. That landmarks and historic buildings be preserved.

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

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

The Project will not cast any net new shadow over the properties under the jurisdiction of the
Recreation and Parks Commission.

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

The Project Sponsor submitted a First Source Hiring Affidavit and prior to issuance of a building permit
will execute a First Source Hiring Memorandum of Understanding and a First Source Hiring Agreement
with the City’s First Source Hiring Administration.
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13. The Project is consistent with and would promote the general and specific purposes of the Code
provided under Section 101.1(b) in that, as designed, the Project would contribute to the character
and stability of the neighborhood and would constitute a beneficial development.

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

That based upon the Record, the submissions by the Applicant, the staff of the Department and other
interested parties, the oral testimony presented to this Commission at the public hearings, and all other
written materials submitted by all parties, the Commission hereby APPROVES Conditional Use
Application No. 2016-001738CUA subject to the following conditions attached hereto as “EXHIBIT A” in
general conformance with plans on file, dated April 10, 2018, 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.

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

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

for the subject development, then this document does not re-commence the 90-day approval period.

I hereby certify that the Planning Commission ADOPTED the foregoing Motion on April 26, 2018.

Jonas P. Ionin
Commission Secretary

AYES:
NAYS:
ABSENT:

ADOPTED: April 26, 2018
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EXHIBIT A
AUTHORIZATION

This authorization is for a Conditional Use Authorization to allow a major development requesting a
height bonus for the project involving demolition of an existing 75,625 sq. ft. industrial building and the
new construction of a six- to seven-story, 65-ft. tall and 428,722 sq. ft., mixed-use building containing
6,427 sq. ft. of ground floor commercial units with accessory residential use, up to 371 dwelling units,
29,815 sq. ft. of open space, 420 Class 1 & 2 bicycle parking spaces, and a 69,547 sq. ft. basement for 170
off-street parking spaces, three car share , and two service vehicle parking spaces located at Lot 023 in
Parcel 3755, pursuant to Planning Code Sections 263.29, 303 and 823 in the WMUG Zoning District,
Western SoMa Special Use District, and a 55/65-X Height and Bulk District, in general conformance with
plans, dated April 10, 2018, and stamped “EXHIBIT B” included in the docket for Case No. 2016-
001738CUA and subject to conditions of approval reviewed and approved by the Commission on April
26, 2018, 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 April 26, 2018 under Motion No XXXXXX.

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

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

SEVERABILITY

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

CHANGES AND MODIFICATIONS

Changes to the approved plans may be approved administratively by the Zoning Administrator.
Significant changes and modifications of conditions shall require Planning Commission approval of a
new Conditional Use authorization.
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Conditions of Approval, Compliance, Monitoring, and Reporting
PERFORMANCE

1.

Validity 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.

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

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

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

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

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

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org
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Conformity with Current Law. No application for Building Permit, Site Permit, or other
entitlement shall be approved unless it complies with all applicable provisions of City Codes in
effect at the time of such approval.

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

Mitigation Measures. Mitigation measures described in the MMRP for the Eastern
Neighborhoods Plan EIR (Case No. 2016-001738ENV) 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, Planning Department at 415-558-6378,
www.sf-planning.org

DESIGN - COMPLIANCE AT PLAN STAGE

7.

Final Materials. Final materials, glazing, color, texture, landscaping, and detailing shall be
subject to Department staff review and approval. The architectural addenda shall be reviewed
and approved by the Planning Department prior to issuance.

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

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

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

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:

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

= On-site, in a driveway, underground;

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

* On-site, in a ground floor fagade.

= 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;

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

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

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

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

PARKING AND TRAFFIC

10.

11.

12.

Parking Maximum. Pursuant to Planning Code Section 151.1, the Project shall provide no more
than 170 off-street accessory residential parking spaces, not including the required three car share
parking spaces.

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

Car Share Requirement. Pursuant to Planning Code Section 166, the Project shall provide at least
one, and not more than three additional dedicated car-share parking spaces. The required car-
share spaces shall be made available, at no cost, to a certified car-share organization for purposes
of providing car-share services for its car-share service subscribers.

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

Bicycle Parking. Pursuant to Planning Code Sections 155.1, 155.4, and 155.5, the Project shall
provide no fewer than 372 Class 1 bicycle parking spaces and 48 Class 2 bicycle parking spaces
for the 371 dwelling units and 6,427 sq. ft. of commercial space.

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

PROVISIONS

13.

14.

15.

Anti-Discriminatory Housing. The Project shall adhere to the requirements of the Anti-
Discriminatory Housing policy, pursuant to Administrative Code Section 1.61.

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

Transportation Sustainability Fee. Pursuant to Planning Code Section 411A, the Project Sponsor
shall pay the Transit Sustainability Fee (TSF) as required by and based on drawings submitted
with the Building Permit Application. Prior to the issuance of a temporary certificate of
occupancy, the Project Sponsor shall provide the Planning Director with certification that the fee
has been paid.

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

Residential Childcare Impact Fee. Pursuant to Planning Code Section 414A, the Project Sponsor
shall comply with the Residential Childcare Impact Fee provisions through payment of an Impact
Fee pursuant to Article 4.
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16.

17.

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

Eastern Neighborhoods Infrastructure Impact Fee. Pursuant to Planning Code Section 423
(formerly 327), the Project Sponsor shall comply with the Eastern Neighborhoods Public Benefit
Fund provisions through payment of an Impact Fee pursuant to Article 4.

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

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

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

MONITORING

18.

19.

Enforcement. Violation of any of the Planning Department conditions of approval contained in
this Motion or of any other provisions of Planning Code applicable to this Project shall be subject
to the enforcement procedures and administrative penalties set forth under Planning Code
Section 176 or Section 176.1. The Planning Department may also refer the violation complaints to
other city departments and agencies for appropriate enforcement action under their jurisdiction.
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

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

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

OPERATION

20.

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

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

Works at 415-554-.5810, http://sfdpw.org
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21.

22.

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

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

Works at 415-554-.5810, 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, the Zoning Administrator shall be made aware of such change. The community liaison
shall report to the Zoning Administrator what issues, if any, are of concern to the community and
what issues have not been resolved by the Project Sponsor.

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

INCLUSIONARY AFFORDABLE HOUSING PROGRAM

23.

24.

Requirement. Pursuant to Planning Code Section 415.5, the Project Sponsor must pay an
Affordable Housing Fee at a rate equivalent to the applicable percentage of the number of units
in an off-site project needed to satisfy the Inclusionary Affordable Housing Program
Requirement for the principal project. The applicable percentage for this project is thirty percent
(30%). The Project Sponsor shall pay the applicable Affordable Housing Fee at the time such Fee
is required to be paid.

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

www.sf-moh.org.

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

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

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

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

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

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

OWNER:

THE HANOVER COMPANY
156 DIABLO ROAD, SUITE 220
DANVILLE, CA 94526

TEL: (925) 490-2990
CONTACT: SCOTT YOUDALL

DESIGN AND EXECUTIVE ARCHITECT:
BDE ARCHITECTURE

950 HOWARD STREET

SAN FRANCISCO, CA 94103

TEL: (415) 677-0966

CONTACTS: JONATHAN ENNIS

IAN MURPHY

CIVIL ENGINEER:

BKF ENGINEERS

150 CALIFORNIA STREET, SUITE 650
SAN FRANCISCO, CA 94111

TEL: (415) 930-7900

CONTACTS: MIKE O'CONNEL

JANINE WATSON

LANDSCAPE ARCHITECT:
GWH LANDSCAPE ARCHITECTS
AFFILIATE OF THE HANOVER COMPANY
5847 SAN FELIPE, SUITE 3600
HOUSTON, TEXAS 77057
TEL: (713) 267-2100
CONTACTS: CHASE LEBLANC

MATT SHEARER

PROJECT DIRECTORY
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1140 Harrison Street

San Francisco, CA

Parcel: Block 3755, Lot 023

Lot Area: 75,625 SF

Planning Code Summary

Zoning District:
(Sec. 844)

Permitted Uses:
(Sec. 844.20-844.99)

Height / Bulk Limits:
(Zoning Map HTO08)

WMUG
WSoMa Mixed Use-General District

The WSoMa Mixed Use-General (WMUG) District is largely comprised of the low-scale, production, distribution, and repair uses
mixed with housing and small-scale retail. The WMUG is designed to maintain and facilitate the growth and expansion of
small-scale light industrial, wholesale distribution, arts production and performance/exhibition activities, general commercial and
neighborhood-serving retail and personal service activities while protecting existing housing and encouraging the development of
housing at a scale and density compatible with the existing neighborhood.

Housing is encouraged over ground floor commercial and production, distribution, and repair uses. New residential or mixed use

developments are encouraged to provide as much mixed-income family housing as possible. Existing group housing and dwelling

units will be protected from demolition or conversion to nonresidential use by requiring conditiona use review. Accessory Dwelling
Units are permitted within the district pursuant to subsection 207(c)(4) of this Code.

Hotels, nighttime entertainment, movie theaters, adult entertainment and heavy industrial uses are not permitted. Office use is
restricted to customer-based services on the ground floor.

Residential, Services, Retail, Arts, Office, Schools
There are use restrictions based on square footage and which story they are located on.

55/65-X

Ground Floor Ceiling Height:

(Sec. 145.1(c)(4)(B))

Height Limits:
(Sec. 260)

(Sec. 304(d)(6))

Bulk Limits:
(Sec. 270(d))

Special Bulk Requirements:

(Sec. 270.2(d)(2))

(Sec. 270.2(i))

Residential Density:
(Sec. 844.24)

Ground floor non-residential uses in all C-3, C-M, NCT, DTR, Chinatown Mixed Use, RSD, SLR, SLI, SPD, SSO, MUG, MUR, and

MUOQ Districts shall have a minimum floor-to-floor height of 14 feet, as measured from grade.

(1) The point above which such measurements shall be taken shall be as specified as follows.

(A) In the case of either (B) or (C) below, such point shall be taken at the centerline of the building or, where the building steps
laterally in relation to a street that is the basis for height measurement, separate points shall be taken at the centerline of each
building step.

(B) Where the lot is level with or slopes downward from a street at the centerline of the building or building step, such point
shall be taken at curb level on such a street. This point shall be used for height measurement only for a lot depth not extending
beyond a line 100 feet from and parallel to such street, or beyond a line equidistant between such street and the street on the
opposite side of the block, whichever depth is greater. Measurement of height for any portion of the lot extending beyond such
line shall be considered in relation to the opposite (lower) end of the lot, and that portion shall be considered an upward sloping
lot in accordance with Subsection (C) below, whether or not the lot also has frontage on a lower street.

(C) Where the lot slopes upward from a street at the centerline of the building or building step, such point shall be taken at curb
level for purposes of measuring the height of the closest part of the building within 10 feet of the property line of such street; at
every other cross-section of the building, at right angles to the centerline of the building or building step, such point shall be
taken as the average of the ground elevations at either side of the building or building step at that cross-section. The ground
elevations used shall be either existing elevations or the elevations resulting from new grading operations encompassing an
entire block. Elevations beneath the building shall be taken by projecting a straight line between ground elevations at the exterior
walls at either side of the entire building in the same plane.

(D) Where the lot has frontage on two or more streets, the owner may choose the street or streets from which the measurement
of height is to be taken, within the scope of the rules stated above.

Under no circumstances be excepted from any height limit established by Article 2.5 of this Code, unless such exception is
explicitly authorized by the terms of this Code. In the absence of such an explicit authorization, exceptions from the provisions of
this Code with respect to height shall be confined to minor deviations from the provisions for measurement of height in Sections
260 and 261 of this Code, and no such deviation shall depart from the purposes or intent of those sections;

X bulk limit - Indicates no bulk controls, with limited exceptions

Mid-Block Alleys in Large Lot Developments in the Eastern Neighborhoods Mixed Use Districts...
For new construction on lots with frontage greater than 200 linear feet but less than 300 feet the project shall provide a
publicly-accessible mid-block alley for the entire depth of the property where any of the following criteria are met:

(A) There is an opportunity to establish a through-block connection between two existing alleys or streets, or

(B) A portion of the subject frontage extends over the central half of the block face, or

(C) Where it is deemed necessary by the Planning Department and Commission to introduce alleys to reduce the scale of large
development, particularly in areas with a surrounding pattern of alleys.

Any non-vehicular portions of such a pathway or alley, including sidewalks or other walking areas, seating areas, or landscaping,
may count toward any open space requirements of this Code which permit publicly-accessible open space, provided that such
space meets the standards of Section 135. In C-3 Districts, the non-vehicular portions of such a pathway or alley may count
towards the open space requirements of Section 138 of this Code, so long as the pathway or alley is located at street grade and
meets the requirements of Section 138 and of this Section.

No residential density limit by lot area.

THE

1140 HARRISON STREET

Minimum Dwelling Unit Mix:

(Sec. 844.25)

At least 40% of all dwelling units must contain two or more bedrooms or 30% of all dwelling units must contain three or more
bedrooms.

Affordability Requirements:

(Sec. 415.5)

Rear Yard:

(Sec. 134(a)(1))
Open Space:

(Sec. 844.11)

(Sec. 135.3)

(Sec. 135.3(a)(2)(A))

DU Facing Open Area:
(Sec. 140)

Off-Street Parking:
(Sec. 844.08)

Off-Street Loading:
(Sec. 844.07)

(Sec. 153(a)(6))

(Sec. 154(b)(3))

Car Share Parking:
(Sec. 166)

Bicycle Parking:
(Sec. 155.1-155.4)

The project will satisfy the affordability requirements under Section 415.5 pursuant to the Agreement Preserving Affordable
Housing Units at South Beach Marina Apartments, which was adopted under Board of Supervisors Resolution No. 197-16.

An open rear yard depth equal to 25% of the lot depth but not less than 15 feet required from grade level and above.

Residential:
80 sf of common open space per unit.

Retail:
1 sf per 250 sf of occupied floor area of new or added square footage.

The amount of open space required pursuant to Table 135.3 may be reduced by 33 percent if it is publicly accessible
usable open space.

With the exception of dwelling units in single room occupancy buildings in the South of Market base area, in each dwelling unit in
any use district, the required windows of at least one room that meets the 120 square foot minimum superficial floor area
requirement of Section 501.1 of the Housing Code shall face directly on an open area of one of the following types:

(1) A public street, public alley at least 25 feet in width, side yard at least 25 feet in width, or rear yard meeting the requirements
of this Code; provided, that if such windows are on an outer court whose width is less than 25 feet, the depth of such court shall
be no greater than its width; or

(2) An open area (whether an inner court or a space between separate buildings on the same lot) which is unobstructed
(except for fire escapes not projecting more than necessary for safety and in no case more than four feet six inches, chimneys,
and those obstructions permitted in Sections 136(c)(14), (15), (16), (19), (20) and (29) of this Code) and is no less than 25 feet in
every horizontal dimension for the floor at which the dwelling unit in question is located and the floor immediately above it, with
an increase of five feet in every horizontal dimension at each subsequent floor.

Residential:
None required. Permitted up to one car for each four Dwelling Units; Conditional up to one car for each Dwelling Unit, subject to
the criteria and conditions and procedures of Section 151.1(g); Not Permitted above one car for each Dwelling Unit.

Commercial / Institutional:
None required. Limits set forth in Section 151.1

Retail Stores:

0-10,000 GFA 0 space

10,001-60,000 GFA 1 space

60,001-100,000 GFA 2 spaces

over 100,000 GFA 3 plus 1 for each additional 80,000 SF

Apartments:

0-100,000 GFA 0 space

100,001-200,000 GFA 1 space

200,001-500,000 GFA 2 spaces

over 500,000 GFA 3 plus 1 for each additional 400,000 sf

Minimum size for first required space:
Length: 25" (35' typical)
Width: 10' (12' typical)

Height: 12' (14' typical)

In C-3, MUG, MUR, MUO, UMU, and South of Market Districts, substitution of two service vehicle spaces for each required
off-street freight loading space may be made, provided that a minimum of 50 percent of the required number of spaces are
provided for freight loading. Where the 50 percent allowable substitution results in a fraction, the fraction shall be disregarded.

Each substituted service vehicle space provided under Section 153(a)(6) of this Code shall have a minimum width of eight feet,
a minimum length of 20 feet, and a minimum vertical clearance of seven feet.

0-49 units: 0
50-200 units: 1
201 or more: 2, plus 1 for every 200 dwelling units over 200

Class 1 spaces required:

Retail:
One Class 1 space for every 7,500 occupied square feet.

Dwelling Units:

One Class 1 space for every dwelling unit

For buildings containing over 100 dwelling units, 100 Class 1 spaces plus one Class 1 space for every four dwelling units over
100.

Class 2 spaces required:

Retail:
Minimum two spaces. One Class 2 space for every 2,500 occupied square feet.

Dwelling Units:
One per 20 units.
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HANOVER: 1140 HARRISON

UNIT AND AREA SUMMARY: Unit Measured Centerline Corridor, Demising and Exterior

Date 04/10/2018
CONSTRUCTION TYPE:
FLOORS:

TYPE IlIA OVER IA (5 WOOD OVER 2 CONCRETE )

Unit
UNIT TYPE Abbreviaton

Unit Rentable SF *

Floor Levels

COURT

Unit
Percentage

STUDIO S

425

11

35.3%

1 BEDROOM

688.6

6

24.3%

2 BEDROOM

958.71

10

3 BEDROOM

TOTALS

1,328

Gross Residential (lobby, corridors, stairs, etc...) (incl. decks)

0

341,780

Amenity + Leasing Spaces (Interior Only)

10,968

Commercial with Accessory Residential

6,427

Garage (Incl. storage, utilities, ...)

Total Gross

* UNIT RENTABLE IS CENTERLINE

OPEN SPACE*

OF WALL

REQUIRED

Open Space can be a combination of On-Site Public, Common and Private

Public/Common Open Space: 15 Ft min width, 80% min open to sky, can
not be in required setbacks, 500 SF min.
Private Open Space: 6Ft min. width

Total

RESIDENTIAL: 371 X 80 SI

COMMERCIAL: (1 SF/250 SF)*66%

COMPLIANT
OS AREA

AREA

ROOF TERRACE

3,624

NORTH ROOF TERRACE

955

PRIVATE DECK

12 DU X 36 SF OS

432

PRIVATE DECK

6 DU X 57 SF OS

PRIVATE DECK

17 DU X 60 SF OS

PRIVATE DECK

49 DU X 70 SF OS

PRIVATE DECK

16 DU X 80 SF OS

DU= Deck Units
OS= Open space

Total

69,547
428,722

40.4%

274323 | | 27 | 34 | 58 | 64 | 64 | 65 | 59 | 371 | 100%

REAR YARD:

REQUIRED

An open rear yard depth equal to 25% of the lot depth but not less
than 15 feet required from grade level and above.

Total Site Area:

75,625 SF

Rear Yard:

18.906.25 SF

Percentage of Site Area:

PROVIDED

VEHICLE PARKING:

Total Site Area:

75,625 SF

PROVIDED

BICYCLE PARKING:

On Site Parking Spaces:

PROVIDED |WIDENED SIDEWALK 2,641 2,641 Rear Yard: 18,994 SF
MIDBLOCK 7,975 7,975
SOUTH COURTYARD 4,191 4,191 Percentage of Site Area:
EAST COURTYARDS 1,2,3 3,925 4,146
NORTH COURTYARD 0 3,065

On Site Service Vehicle Spaces:

REQUIRED

Residential Class I:

100 + .25/unit over 100

Residential Class Il:

1/20 unit

Commercial Class |:

1/7,500 SF

Commercial Class Il:

2+1/2,500 above 5,000 SF

PROVIDED

Total Class |:

Total Class II;

Total Bike Parking:

UNIT/AREA SUMMARY AO.3
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REQUIRED

An open rear yard depth equal to 25% of the lot depth but not less
than 15 feet required from grade level and above.

Total Site Area: 75,625 SF

Rear Yard: 18.906.25 SF
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