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SECTION 317 AND RECENT MEGA PROJECTS FJ, o,

Dolores Park West

3847-(3749) 18th Street

Built 1907 RH-3 zoning

Lot: 2,848 sq. feet

Prior to remodel structure: 2,463 sq. feet
2 units plus one other basement unit
New structure: 4,200 sq. feet

One unit plus Au Pair

Sold January 2014: $1.356 million
Sold August 2014:  $1.5 million
Asking February 2018: $11.85 million

Noe Looking Glass House

1783 Noe Street

Built 1904 RH-1 zoning

Lot: 3,998 sq. feet

Prior to Demolition/DR structure: 875 sq.feet
One Unit

New Structure: 5,100 sq. feet

One Unit

Sold May 2014: $1.705 million

Asking February 2018: $7.7 million

Section 317 Issues
lllegal Unit Merger

DEMOQ Calcs ?

311 Notification?

Permits?
Staff Review?

Relative

Affordability?

T T TR TUEE LT S T ST L

Section 317 Issues

Admin. Approval
of Demo. At
time of Approval
in 2015, Initial
Value was
determined as
$1.506 million
Relative
Affordability?

Laidley Manor

143 Laidley

Built 1957 architecture firm of Campbell & Wong
RH-1 zoning

Lot: 4,996 sq. feet

Prior to remodel structure: 1,424 sq. Feet
One unit plus second “unit”

New structure: 5,320 sq. feet

One Unit

Sold May 2013: $2 million

(asking price $1.35)

Sold February 2018: $9.7 million
(original asking price $10 million)

General Public Comment  Commission Hearing February 22, 2018

Section 317 Issues

Demo Calcs?
Revised to
Alter. Permit
after HRE
concerns of
demo of
2nd Bay Trad

Demo Calcs per

Preservation?

Relative
Affordability?

from Georgia Schuttish



dioy | Aaansg Aq o104y 'SOSNOY  sIuaPpIsa
a1 puiyaq 3aquasJsd ay3 ysiulwip pjnom
Ino-p|ing Jeau sjuawdojorsp mau aya
asnedaq Inq Ajlwey zasen{ sy JO UOMDIAS
jenuazod ays jo asnedaq Ajuo ou 923foad
392.35 Yagg Y3 Buisoddo aue ‘usasuanydi
BUBiNID) J23ySneppue.s JIvy) YIIMm 3Idy
umoys 4a33a0H Ayaey| pue usy ssoqysisN

m . Aeme syun ajgepioge o) Sunye) are
pue ued K91 se S1q se p[inq 0} juem siado
-[oAap asTe03q A3[eA 0N UI JAI] 0} J[qE
2q 03 Su103 sT U0 ON] 93| oY} JO 2 oY)
103 Sursnoy s13y,, “ISTWIAg pres 5o Juloq
st JuIsnoy 9[qepIOHE Yonuwi oS pue ‘‘ou
1Su A3[1eA 20N ul uo Suro3 juowdojaaap
Yonuw os SI 9191} ST anssI Iopeoiq YL,
EUskl ]
Sunoedun sureouoo jusmdojoasp IoFief
oY} JO WS0O0ION € ole SUnUOQUOD oIe
sioqySrou SIy sonssi oY} pies ‘10onsS A9|
-[BA U0 AQiBoU S2AI] OUM ‘IaTuIag [ned
"100loxd ay o 1s901d w1 Sutu
-urepd Ao (M Y (J UMO S)1 PaJY Sey uoTur)
SJUBUQ], 09SIOUBL UeS oY [ ISII[Jes o) 8
KeA (uun uoissturuod Suruuerd oy 210§
-aq 109fo1d a3 03 uonva[qo s1y uo SuLresy
€ 9ABY 03 J00dxo 3, us90p 2y ‘198320Y 10J
SV '8 11dy Jo auijpeap uoIno1Ad ue Jul
-0gJ 2Je SIZ3Jen[ oy} ‘QWIIUBoW oY) U]

oquII] Uf S)UBUIJ,

..-uonenoSou o pue UONEBIPAW INO UL [N}
-s8000nSs a1e am jerp Surdoy ure | “Apadoid
913 JO N0 2A0W 0} jou ‘3uoe [[e pAuRM
oAeYy A2U) SI I1 jeym A[enuasse Ajsues
[]1M YOIy UIY) 03 I9JJO pooST AIoA B 9ARY
M 1B} YUIY [,, ‘[NasLy pres . jinq sij
20u0 ‘sa£ ‘asnoy] o4 ojul dAow pue pajefd
-wo9 199(o1d a3 328 03 ST UOHUAIUT AA],,
“JIun
Io[[ews oY) Ul Sjueud) se uo woyy dooy
01 Sury[Im sem oy Aes pIp Inq sozaren( oY)
PaIopIo pey 9y Jeym jnoqe [1e)sp ojur 03

[fe0) "9OUBISISSE [BIOUBUIJ UO UOIBLLIOJUI PUE Sluswalinbal AljiqISseooe yim
NoA 1SISSE Ued A8y | 'NOA 10} 80IN0S8J B S| SSBUISNgG (eWS JO 9010 SAHD dUL

8# MOPUIM, J00[ 1S|. '1994}S UOISSIN 0991 :ISIA
Bio'A0Bjs@aouenuassauUISNq'igp jlewg  SOUBNUSSSBUISN/BIO IGPIS MMM (SIISOM

i810Z Aep st aoueldwod 1o} aujpeap 1sii4 910w uies| 0} Aepol

SN J0BU0D "salllligesip yum ajdoad 1oy} 8|qIsseooe ssoueliue Arewld jje aaey
ssauIsng InoA 1ey: salinbal weibold aouriiug Ssauisng 9|qIssad0y s,uofloadsu|
Buipng Jo Juswpedeg oy ‘noA o} Aldde Aew me| mau siy} ‘oljgnd ey} seAles
ssauIsSNg INOA J) ‘sme| sSe00e AljigesIp [Blapa) pue ajels yim Ajdwod Jslleq
sioumo Auedoud pue ssauisng diay ||Im 1BYl ME| MaU B passed 00SiouBIH UBS

"B10°qs0ys 1siA 10 $EL9-¥SS (GLP)

£SSANISNEG TTVINS V NOA IHY
: 8¢19-855-Glv €D

£00SIDONVHA NVS NI
H3INMO SS3INISNG V NOA 3HV

0} POUI[O3p [MISITY ‘UONBIPSUI UT SUTRTIAI
anssi oy osnesagq ‘Apadoid ayy J0] sued
ST g3s paeooid ued oY os s)aam Furod
Ay} UT JNO PIYIOM 9q UBD SI0QUTIou S1Y JO
SuoN02{qo 2y} pue sjueus) sIy SurIaouod
sonssI 2t [njodoy surewal oy pres o
‘paSueyo 3, usey A[iurey STy Yam asnoy
ay) ojul saowr 0y uepd siy jeyy Suippe
‘iasLry pies . ‘quswpedop Suiuueld o jo
5940 oy ur 109fo1d Juerjdwos A[ny e aaey
am os ‘pasoxdde xyoeq oweo sueid oy 1,
‘saynx Sutuoz paanbail 9y} Jo [[e 190w
pip K310 oy yiim Jeak ise| po[iy oy suejd
oy Jeyy SumnBie 20104 oY) YNM MIIA
-I2)Ul UR UI UOT)OU Jey) payndsip ymsLry]

sfeg RuUMQ “uendwo)) jdsloig

gL
-opmS Suruuepd Ao oy ynm Adwod
j0u op ey sueld JI3Y) U SIOLIS PUB SATOUS)
-SISHOOUI JO JO] © 318 213, ‘AJenue[-piu
ur 20104 oY) pjoy 128390H  ‘sued swos
opal pue oeq 08 03 aAey Aoy ‘syuow
-wiod s ASuWIope AW JO JMNsal v SV,
pres
oY ‘[MISLIY YIIM UOTIEOTUNITLOD JO31IP Ul
I03U0] OU ST 9Y 9SNBIAq “ISPeU ) YIM
Wy 3SISSe 0} AoUI0YE Uk paIy 108390
. Io-pring A10}s-puo
-03S € MO[[E [[}S pue pIeA oY) 0Ju1 193] [ €
$908 Yorym JNo-pyIng [9A2]-punoid e aaey
0} Wy MO[[e [[liS P{nom ) 99§ Lp uel)
a1ouw ou jo ydop € 0) A10IS PIIY) SIY SUD
-310ys oy J1 s13doooe pjnoo am jeyM,, ‘108
-So0 pres ., “7oeq a1 ut daap os 03 oy uny
Mojje j0u pue o95e100] oxenbs siour ANI|
£ 308 03 Wy Mmo[Je pjnom ) se ‘sSurpying
INO YPM Ysnyj 1 23S 03 1] p[nom [,
‘Ayradoid sty uo aaey pinom
uotsuedxe 1eox pasodoxd oy oedun oy
UASSO] 01 JOPIO UL SOWOY Juadelpe o) fum
pausie 2q 0) “emopis 3y woy yoeq
198 Apusims sI )1 Se ‘9snoy sy Jo Juoy
oy puedxs [msLry 99s 03 19Joid pjnom oy
pres 1083201 ‘1894 )se] UonEOIdde S J0q
-ygou siy pasoidde Jyers sy se ‘qusunaed
-op Suruueid a3 yum suepd jopowas s,|ny
-SIry Jo (W) M91A31 ATRUONIIISIP © 10§

dipy | Ausasg Aq oroyd

dipy | Ausasg Aq 01044

‘Buisnoy pajjoszuod-jual

JO JUBUWIAI S| SABS O} PBUILLLIRIDP S! 3Y °||3G '199.35 YIGT UO $JBA 4T JO SWOY JISY1 9ARS)|
03 9ARY 34SHU 3)IM SIY PUE DY PaUJED| AY IdUIS Z3Jen[ [9BYDILY UO PIPUSISIP SBY Woold v

1sanbai e payiy 193300 ‘roquIads(] uf
«'MUUOD) PUE [3LYDI ST AjLI0
-ud Ay "paysnes a1e spasu s,ApoqAIons
[mun sy yum Apuopusdepur ap
-1as 03 ur03 j0U 918 I, ‘A[TUIR] ISy YHM
SOAI] mou 193ySnep siy axoym ‘Apadord
juooelpe 19ylo oY) sumo Ay ‘Oyim
ST gm oym ‘1933901 uay pres . ‘spesu
S, JOUJO [OBa 0) POPIIIOd I8 IM,,
"Bumyual jo
SS2UISNq 973 JO INO 0F,, SIOUMO 21 J1 Sjue
-U2} 19142 0] SpIojpue] smojje Jey) (03a1(g
ueS-y) S Wif J0JeUas 9181S JOULIO] 19)
-J& poureu mMe[ 93.1S G861 € 10V S o)
Suisn Wty J01A9 0} P2AOW [NISLIY ‘IS0
moAnq SIy pasnyol sazalenf ay} oYY
"SJURUS} STY S JIun
Io[[ews ‘puodss s,Aedoid oy ojur sa0w
03 91dnoo a3 moj[e 03 3313e 03 MSLIY] Sul
-ysnd usaq aAey pue sdzorenf oy} Jo pre
a1y} 0} W0 2AEY OS[e sIoqystou oY ],

- SSurjapowa1-opnasd
3say) Aq UOIII[OWAP JO ONSSI I[OYm
aup punoe Sunas si1] ‘9061 Ul[ing sjjem
£q paproddns oq ues asnoy wopow e Aem
OU SI 3I9Y],, "TOOP IXaU SAAI] oM ‘ZIny
wo], pres . ‘[eaoidde 108 0) 19189 SI1 NI
asneoaq [opowial e 31 Juifjes ore Aoy,

‘pooyroqusiau a4} ur aoeds usa1d
JO SSO[ 3} UI }[NSOI pUR SIUIOY UMO IOy}
U1 SWOOI 31} 03 WYSIUNS Y00[q p[nom Aud
-doxd a3 Jo orq 913 0} PAPPE ¢ 0] STOOI
papuedxa oy ‘sjem s Jo om] 10j 3daoxa
osnoy JunsIxs dy} JO UOHI[OWSP [B10) B
Ul }{nsal p[nom pangre £33 yorym ‘suerd
uoneaouar pasodoid s,[msiry] 03 payos(
-qO OS[e SOpIS [joq Uo sIoqu3ieu Y],

JuonIow( 10 [Ppowmay

«3ur
-SNOY| S[qepIOYE PI2U [[1IS IM ‘MOLIOWO)
peap doIp am JI USAF,, "SIssaUISNg [[eWS
AJnI0d 01 UOISSIUTIOD) SAVIH() dNqnd
s, A310 oY) Y JOBIIUOD B Sy YoIym pue
snyeys yjorduou yaos sdnoid sdjay yorgm
‘0007 YuI] Sunnsuo) sumo pueqsny
19y M oYM ‘ZaJen( pres . ‘Suisnoyjnoqe
a1ed ojdoad 295 03 JueM | paou om UM

Xu_u 3Y3 JDAO |jE SJueuR) DE_HM:O_ PUE SJSUMODIOY MBU UIDMIBq

SaYSE[d JO dNEWS|qUID S| 18yl 3[33eq Suisnoy e Jo 43U 3yl B SI IS YIGT 6/ 1€ ashoy Y|

i 2 g

SI JB] "Po[]OTUOD UL SI SI) pue ‘Bul
-SNoY 9[qepIOYE JO LUOYS OS ST 0OSIOURI]
UeS °J[OS) asnoy 21} JNOqe jou SI I,
&5 UEH-TG
sem 9ys pres jnq o8e joexo 1oy 9AI3 0}
PAUI[oap oYM ‘ZoIenf JIUTO) PIPPe 1S0|
jou st justupiede pa][ONUOI-IUII I} 2INS
Sunjeur 1 Way) 10] WIISUOS UIBW Y],
« ¥ey} 0} anqLy
-u0o 0} juem juop am ‘A[pider Furysi
-UTwiIp s 00s1oues ues ul syun Sursnoy
J]qepioye Jo Iaquinu 3YJ, Jey) Op 3, ued
9M 93U210SU03 pood ul ‘aoe]d SIY) aABI[
aM JT '31102910id 0] JuUBM 9M PUE ‘Sh 0] JUEB)
-10dw K194 S13UISNOY 9[qepIOPY,, 29104
o) pIo} ‘gL ‘zarenf [QBYDII ‘s Suwid)
-JO sem oy Asuow 913 uey) sSury juenod
-WI 9JOUI 2J& 21917) SuD[uIy) d1om M,
‘Jno
aAOW pIp Aoy J1 K110 a1 Ut Juounede mou
v piojje 0} 9[qeun aq pjnom Aoy} paresy
Koty ‘awioy JI9Y} Ul urewal o 10§21d Aoy
op Ajuo joN ‘Suisnoy s[qepioyge noW
urejurew o} 381 pue 191J0 InoAnq a1 300f
-21 0} PIPIOAP YIOM 0} SNUNUOD PUE SUIZ
-1}10 IOTUSS [joq 2Ie oym ‘a1dnoo ay |,
‘pxe£ yoeq sy Jo uoniod © ojul
2SNOY 31} JO UOISUIXD A1035-0213 B Ping
03 juswpedop Suruuerd s A0 3y Yum
sue[d o[y pue MO SAOW 0) WY} dNP
-Ul 0} S9ZoJen( oY) 01 JNOANG € P10 S
*2snoY 3 ojur AJrue] Iy aaou o) suejd
P 31 3y3noq ‘Auedwro)) ageSlo axes
Jo juopisaid ‘qmswy] 2uan) ‘peorsuj
"
Anq 0) S30IN0SAI 2} IARY JOU PIP Z3IeNn[
SIUT0)) PUE [SBYDIA “IONIRW J) UO JUSM
S189A Q7 SB[ 9} JOJ SWOY PIf[ed dAey
Koy) asnoy oYy usyp Joumo Auadosd
Iouwo} Swn3uo] 9y JO 08e SIedA [BISAIS
yreap o) £q papeds sem andsip oy,
“IeoA SIY) J9)e] onSSI 31} IpId
-9p [[1» worsstuos Juruueld 2u3 Aoy
S11 ‘UOTBIPAW YSNOIY) UOIINJOSII B (381
ued paA[oAul sonted 2y ssafur) "SA9UI0)
-Je 9SN pUB| puUB ‘SOJEOOApR SJURUD) ‘SI0Q
-[S1oU JOOP-1X2U 9Y) Ul UMEIp $BY 1] *o5I1e]
je K310 2y} os[e inq pooyioqy3du oy
jsnfjou Surxyysuer; sanssi FuIsnoy peLAw
o) seje[nsdesus jeyy andsip juswdoloa
-op 8uo[-s1eak € JO Snooj oy Osfe SI A9
-doid oy ‘Aqsiassed 01 JsUMoOUaqU)
'SOPEOIP 921Y} 0} 3502 JOJ S)uRU) Sul
-5q pokofus sey 9[dnoo parrew AJ19p}o ue
210y SI 3] 'SpIeA oeq pa[[ij-231 Aofud
SIUOPIS2I MIIA J221)S WOIJ USPPIY SIoym
‘Ad[[BA Q0N Joyno Ul )o0fq [mbuen
B UO SJIS 1S IR 6L 1B 90UIPISal oY

oylvg s mayuvp 4g

g 3utke)s Jo 10Ae U]
noAng 109[0y] sIojuy wnNIuo|

-QWIOH & JA3u0'|
ON S] 9SNOH

B UQYAA SOPIR(
JjudwdopAs(q

£1 8107 A4eniqay .« 3dIOAL3|[BARON BYL




Submitted by Janet Fowler, February 22, 2018 QL - L Hea “/M%B

I'd like to thank the Planning Department for its response to the Commission’s request
for an analysis of the proposed State Senate Bill 827 and its potential effects on San
Francisco. In my opinion, AnMarie Rodgers, Citywide Planning Director; Joshua
Switzky, Land Use & Housing Program Manager, Citywide Division have done a
thoughtful and careful analysis and have given all of us food for thought. Further, |
found the analysis to be somewhat heartwarming because it holds in it the importance
of livability, of preserving a place where we want to live!

Our affordable housing problem is also a global phenomenon. | came across a
documentary video some time ago that | believe that you will find interesting and useful,
a documentary that might help all of us move beyond the rut of our local situation. SB
827 doesn’t move beyond that rut. It is based on a popular belief that building more
housing will result in more affordable housing overall. But is that true now?

I hope you will watch this documentary video:

Who Owns New Zealand Housing Now?
https:/lwww.youtube.com/watch?v=HzSAmOQuyjU

It examines why it is that housing has become so unaffordable for people on average
incomes and why it has happened now, in our lifetimes.

There are many effects on who gets to own their own home today and who does not.
You'll have to watch the video to get a glimpse of the complex factors at play here.

Does building more housing make housing more affordable?

This is explored on about minute 28 of the video: Does the housing supply solve
the problems if people simply don’t earn enough to be able to afford that
housing?

In the February 5, 2018 Planning Department Memo re SB 827, | noticed the following:

SB 827 would reduce interest in local affordability incentive programs, but
may result in more affordable housing overall.

The up-zoning proposed under SB 827 does not require increased levels of
affordability and could blunt the use of local bonus programs such as HOME SF
but would likely result in the production of more affordable housing due to overall
significantly greater housing production under SB 827 than under existing zoning.

| think that the word “may result” is used very intentionally in this analysis, and perhaps
the authors of the analysis would also find value is this documentary video by Bryce
Bruce of New Zealand.

Thank you very much for your time. | hope you find the video interesting.
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UNION SQUARE RETAIL OCCUPANCIES

& }mﬂaﬁ P

There are 45 multi-floor retailers in Union Square; all 45 occupy the ground floor
15 of the 45 occupy three floors or more

6 of these 15 occupy a third floor above grade; in other words, 9 of the 16 occupy
basement, ground floor, and second floor

10 multi-floor (2 floors or more) retailers have leases that originated after 2012

3 of these occupy three floors

1 of those, Valentino at Grant and Geary (“AA” on the attached map) occupies the
ground floor, second floor, and third floor; the other 2, Christian Dior and Armani (“0”

and “P” on the attached map) occupy the basement, ground floor, and second floor; all
3 are located within 1 block of Union Square

Key Tenant Retail Floors | Total Floors | Original Lease Expirations
in Building Commencement
A DSW 4 4 August 2011 2021
B Saks Fifth Ave 3 5 Early 80’s, Last Renewed | 2030
2005
C Tiffany & Co 2 11 Oct 1991 2025
D Williams 3 3 Spring 2002 2027
Sonoma
E Apple 2 2 July 2013 2028
F Nike 4 6 Nov 1993 2026
G Zara 2 3 Jan 2005 2020
H Brooks 3 4 Dec 2011 2025
Brothers
I Ferragamo 2 4 1998 2022
J Sak’s Men 4 5 July 1997 2017
K The North Face | 2 4 Feb 2000 2020
L Victoria's 2 14 June 2005 2025
Secret
M Gucci 2 10 March 1987 2018
N Burberry 3 4 Self Owned Self Owned
0] Christian Dior 3 6 Feb 2014 2029
P Armani 3 3 2015 2025
Q Gump’s 2 6 Nov 1995 2022
R Express 2 8 2012 2022
S Louis Vuitton 2 10 n/a n/a

b



T Arthur Beren 2 July 2005 2020
u Bulgari 2 August 2008 2023
\' Suitsupply 2 16 2015 2025
w Chanel 2 3 June 1998 2023
X John Varvatos | 2 3 April 2007 2017
Y Britex 3 4 Purchased in 1952, Sold 2017
in 2015, Signed a two
year lease
Z AllSaints 2 10 April 2010 2020
AA Valentino 3 4 2013 2023
BB Dolce & 2 6 October 2014 2024
Gabbana
CC Skechers 2 2 May 2007 2017
DD CH Carolina 2 2 August 2013 2024
Herrera
EE Hakasan 2 10 May 2012 2022
FF Walgreens 2 2 March 1998 2024
GG H&M 2 4 June 2004 2019
HH Crate & Barrel | 3 8 Spring 2000 2020
I Barneys NY 4 6 June 2006 2021
J Uniglo 2 2 March 2012 2021
KK T-Mobile 2 p Nov 2013 2024
LL Forever 21 2 4 June 2010 2025
MM Urban 3 12 n/a 2018
Outfitters
NN Diesel 2 8 Jan 2008 2023
00 Old Navy 3 9 June 1997 2022
PP Ross 3 8 May 2008 2017
QQ AT&T 2 8 May 2015 2026
RR Gap 2 12 June 1994 2016
SS Container 2 16 November 2001 2018
Store
T Nordstrom 2 5 Jan 2013 2024
Rack
uu Banana 2 5 March 2012 2022

Republic
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Colliers Retail Services Group -
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Sheppard Mullin Sheppard, Mullin, Richter & Hampton LLP

Four Embarcadero Center, 17" Floor
San Francisco, California 94111-4109
415.434.9100 main

415.434,3947 fax
www.sheppardmullin.com

Arthur J. Friedman
415.774.2985 direct
afriedman@sheppardmullin.com

February 20, 2018
File Number: 56RZ-257264

Via Electronic Mail and Hand Delivery

President Hillis

Members of the Planning Commission
San Francisco Planning Department
1650 Mission Street, Suite 400

San Francisco, CA 94103
Lisa.gibson@sfgov.org

Re:  Supplement To Appeal of Preliminary/Final Mitigated Negative Declaration For Alcatraz
Ferry Embarkation Project (Case No. 2017-000188ENV)

Dear President Hillis and Members of the Planning Commission

On behalf of the City of Sausalito (Sausalito), we provide the following additional
comments and evidence to supplement Sausalito’s appeal submitted on December 27, 2017
(Appeal) in advance of the Planning Commission’s February 22, 2018 Appeal hearing.

SUMMARY OF CONCERNS

As explained in the Appeal, Sausalito’s concerns regarding the Alcatraz Ferry
Embarkation Project (Project) are limited to its authorization of new ferry service from Pier 31 %
in San Francisco to Fort Baker, located adjacent to Sausalito, under contracts that may extend
for fifty (50) years.

The Project purportedly analyzed in the proposed Final Mitigated Negative Declaration
(FMND)' consists of: (1) a draft 30-year (plus two additional 10-year options, for a total of 50
years) “General Agreement” between the City and County of San Francisco, operating by and
through the San Francisco Port Commission (Port) and the United States Department of the
Interior, National Park Service (NPS) (Master Agreement); (2) a draft concession contract
between NPS and the selected ferry concessioner (Concession Contract); and (3) a draft lease

1 The San Francisco Planning Department (SF Planning) issued a Preliminary Mitigated

Negative Declaration (PMND) on December 6, 2017. On February 15, 2018, SF Planning
issued a revised, Draft Final Mitigated Negative Declaration, supported by SF Planning's Staff
Report dated February 15, 2018.
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between the Port and the selected ferry concessioner (Port Lease) (collectively referred to
herein as the “Project Contracts”).2

The Planning Commission’s task and obligation under California’s Environmental Quality
Act (CEQA) includes, among other things, to assess whether the proposed FMND accurately
describes and adequately analyzes the proposed Project. Here, however, the Planning
Commission cannot accomplish this task because the Project Contracts are not included in the
Planning Staff's materials regarding this item. This omission further renders it impossible for
members of the public to meaningfully consider the adequacy of San Francisco’s environmental
review regarding the Project's potential impacts, in violation of CEQA’s mandatory information
disclosure requirements.

Sausalito discovered since filing the Appeal that SF Planning never reviewed, much less
analyzed the content of the Project Contracts during its environmental review of the Project and
preparation of the FMND. On February 1, 2018, SF Planning responded to Sausalito’s request
for an explanation regarding why no Project Contracts were produced in response to Sausalito’s
Public Records Act Request (PRA) as follows:

The Planning Department only has the Environmental Application describing the
project. Whatever Julie [Moore] provided from our files is all we have. The
agreement and contracts between NPS and the Port have nothing to do
with our CEQA review, therefore, we do not have copies of these.

(Attached as Exhibit A [emphasis added].) The flaw in this reasoning, of course, is that under
CEQA, the “project” refers to the “underlying activity for which approval is being sought,” which
in this case is the Project Contracts. (City of Long Beach v. City of Los Angeles (2018) 19 Cal.
App. 5th 465, * 9 (Jan. 12, 2018.) It is impossible for SF Planning to assure the accuracy of the
Project’s description, and therefore the adequacy of environmental review in the absence of the
Project Contracts. This case vividly illustrates the consequences of conducting environmental
review in a vacuum, without the benefit of the documents constituting the underlying activity for
which approval is being sought.

As explained in greater detail below, the FMND is legally deficient largely because the
“project description” does not accurately describe the actual Project as reflected in the Project
Contracts. This inaccurate project description consequently distorts and invalidates virtually all
of the FMND’s environmental analysis regarding Fort Baker ferry service. As examples:

o The FMND's project description states: “[t]rips to Fort Baker would be limited to
two per day and would occur on weekends only.” (FMND, p. 17.)

However, there is no limit on the frequency of ferry service to Fort Baker in any
of the Project Contracts. To the contrary, the Concession Contract provides
that passenger ferry service shall be determined by the Operating Plan that

$ On January 31, 2018, NPS released its Prospectus for the Project containing the draft
Project Contracts.
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NPS may modify at its discretion. (Concession Contract, pp. 4-5.) The Draft
Operating Plan similarly contains no limitation regarding the number of ferry
trips to Fort Baker. Moreover, not addressed in the FMND, the Project
Contracts additionally authorize unlimited charter ferry services to Fort Baker for
conferences and other special events. (Concession Contract, p. 4, Draft
Operating Plan, p. B-12.)

The FMND's project description states that a “maximum” of 40,000 visitors per
year would travel by ferries to Fort Baker. (FMND, p. 20.) SF Planning Staff's
report dated February 15, 2018 for this hearing similarly states: “[a]s defined in
the PMND project description, the Fort Baker ferry service would be limited to a
maximum of 40,000 passengers annually.” (Planning Staff Report, p. 14.) San
Francisco’s fraffic consultant, Fehr and Peers (F&P), therefore analyzed the
Project’s potential transportation and circulation impacts premised on this
alleged “limit” of 40,000 annual passengers. F&P’s original report explained
that this assumed maximum limit is “based on ferry service that would be limited
to two trips day and occur only on weekends,” and the “fact that Fort Baker, as
a destination by itself, unlikely to draw enough visitors to justify regular service.”
(Exhibit B, p. 10.)

However, as explained above, the Project Contracts impose no limit on the
amount of regular ferry service to Fort Baker, and further authorize unlimited
ferry charter service to Fort Baker that was neither described nor analyzed in
the FMND. Moreover, the revised FMND now concedes that Fort Baker ferry
passengers are not drawn solely by the attractions at Fort Baker itself, but
rather additionally by access to the Marin Headlands, other regional parks and
Sausalito. (FMND, pp. 121-122.) The assumptions underlying F&P’s less than
significant impacts findings therefore are unsupported by substantial evidence.

The FMND’s project description states that ferry service to Fort Baker would be
provided by a variety of vessels ranging from 125 to 350 passenger capacity.
(FMND, p. 17) The FMND’s analysis of the Project’'s impacts accordingly was
premised on this assumed vessel size. (Staff Report, p. 14.)

However, the Draft Operating Plan provides that, at a minimum, the
concessioner must provide a total of four (4) passenger vessels: two vessels
with a minimum passenger capacity of 700 passengers each; and two vessels
with a minimum passenger capacity of 500 persons each. (Draft Operating
Plan, p. B-13.) The NPS’ Prospectus publication entitled “Business
Opportunity,” includes this identical description of “Fleet Size and Minimum
Vessel Requirements.” (Exhibit C, p. 16.)

In apparent recognition of the fact that the Project Contracts impose no limits on
bicycles boarding ferries destined for Fort Baker, the FMND’s project
description was revised to clarify that “there are no plans to accommodate
bicycles on the ferry boats.” (FMND, p. 17. [emphasis added]) This revision,
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however, reveals that the FMND’s finding that the Project would cause no
significant transportation and circulation impacts from bicycles is inaccurate and
unsupported by substantial evidence. The FMND and F&P’s report explain that
the analysis of this potential impact was premised on the false assumption that
“the proposed project would not generate any new bicycle trips at the Fort
Baker site because ferry passengers will not be permitted to bring bicycles on
board ferries from Pier 31 %....."” (FMND, p. 76; see also F&P report, Exhibit
B, p. 53.)

It is entirely foreseeable that bicycles will be allowed to board ferries destined
for Fort Baker during the 50-year life of the Project, particularly because of the
Project’s stated objective to improve “connectivity” to the Marin Headlands and
nearby parklands (FMND, p. 121). Impacts from this potential use therefore
must be analyzed.

The foregoing examples reveal that the Planning Commission may not lawfully approve
the FMND in its current form. (City of Redlands v. County of San Bemardino (2002) 96 Cal.
App. 4th 398, 406 [“The negative declaration is inappropriate where the agency has failed either
to provide an accurate project description or to gather information and undertake an adequate
environmental analysis.”].) At a minimum, the Planning Commission must impose additional
mitigation measures on the Project in response to the foregoing potentially significant impacts,
including without limitation, the following:

1. No bicycles shall be permitted on ferries departing from Pier 31 %2 arriving directly or
indirectly at Fort Baker. Bicycles shall be permitted, however, on ferries departing at
Fort Baker. The departing ferries shall have the capacity to accommodate up to 50
bicycles each.

2. For any ferry arriving in Fort Baker with [ fo be provided by Sausalito’s traffic engineer ]
or more passengers, therefore creating the potential for significant traffic, circulation and
public safety impacts in Sausalito from passengers subsequently traveling to Sausalito in
private cars for hire, there shall be connecting shuttle service to Sausalito to meet
demand. This connecting shuttle service departing from Fort Baker shall be available
only for ferry-connecting passengers, and shall be free of charge for these passengers.?

3. For any connecting shuttle service provided from Fort Baker to Sausalito, return shuttle
service shall be provided from downtown Sausalito to connect with ferries departing from

% Sausalito has retained a traffic engineer to determine the appropriate threshold trigger for this
mitigation measure. Sausalito’s traffic engineer takes issue with F&P’s methodology and
findings, and has concluded that Fort Baker ferry service may cause several significant
transportation and circulation impacts. Sausalito will submit this evidence in the administrative
record, adding to the existing evidence supporting a fair argument that the Project may cause
significant impacts, in the event that the Planning Commission denies this Appeal.
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Fort Baker to San Francisco. These shuttles shall each have the capacity to transport a
minimum of 20 bicycles.

4. Commencing with ferry service to Fort Baker, the National Park Service (NPS) shall
provide Sausalito with quarterly reports regarding Fort Baker ferry ridership (in-bound
and out-bound, including all passenger transport, charter ferries and/or other
interpretative cruises), as well as ridership information, pedestrian and bicycles,
regarding the connecting shuttle services (in-bound and out-bound).

5. In the event that shuttle/bus or other public transportation link is commenced from Fort
Baker to Muir Woods, or any other destination, all such traffic shall be directed
exclusively to the Alexander Avenue/101 Northbound on-ramp, and shall not travel
through Sausalito.

6. If ferry service from Pier 31 2 to Fort Baker exceeds 40,000 passengers for any
calendar year, NPS and/or the Port of San Francisco (Port) shall fund a study, to be
conducted and overseen by Sausalito, on the additional ferry service’s potential
transportation and/or public safety impact on Sausalito. Based on the findings of the
study, NPS and/or the Port shall contribute their fair share to fund infrastructure and
other improvements to mitigate impacts identified in the study caused by ferry service to
Fort Baker.

SAUSALITO’S REQUEST

Sausalito’s Appeal requested that San Francisco either prepare an Environmental
Impact Report (EIR) to analyze the Project, or alternatively, sever the proposed Fort Baker ferry
service from the Project. As an alternative, however, San Francisco may adopt additional
mitigation measures to ensure that the Project’s Fort Baker ferry service will have less than
significant impacts.

As explained in the accompanying letter submitted by Sausalito Mayor Joan Cox,
Sausalito is engaged in discussions with NPS regarding potential mitigation measures to be
added to the Project to address the concerns addressed above and others. Sausalito therefore
requests that the Planning Commission continue this hearing regarding the Appeal for at least
30 days. This extension would aliow time for each of the public agencies and their respective
engineers to work collaboratively to draft mitigation measures and employ other strategies
designed to cure the FMND’s current CEQA deficiencies and therefore resolve Sausalito’s
concerns. Alternatively, the Planning Commission may simply grant this Appeal and reject the
proposed FMND for the Project.
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THE OMISSION OF THE PROJECT CONTRACTS VIOLATES CEQA’S MANDATORY
PUBLIC DISCLOSURE REQUIREMENTS

San Francisco’s failure to disclose the Project Contracts to the public and include them
with Planning Staff's materials regarding the Appeal violates CEQA’s mandatory public
disclosure and public participation requirements by thwarting both the Planning Commission’s
and the public’s ability to meaningfully assess and/or modify the Project to minimize or avoid
potentially significant environmental impacts.

“Public participation is an essential part of the CEQA process...” (Concerned Citizens of
Costa Mesa, Inc. v. 32™ District Agricultural Association (1987) 42 Cal. 3d 929, 935.) “The
‘privileged position’ that members of the public hold in the CEQA process is based on a belief
that citizens can make important contributions to environmental protection and on notions of
democratic decision-making.” (/d. at 936.) “CEQA compels an interactive process of
assessment of environmental impacts and responsive project modification which must be
genuine. It must be open to the public, premised upon a full and meaningful disclosure of the
scope, purposes, and effect of a consistently described project, with flexibility to respond to
unforeseen insights that emerge from the process.” (County of Inyo v. City of Los Angeles
(1984) 160 Cal. App. 3d 1178, 1185.) “In short, a project must be open for public discussion
and subject to agency modification during the CEQA process. This process helps demonstrate
to the public that the agency has in fact analyzed and considered the environmental implications
of its action.” (Ibid., citing No Oil, Inc. v. City of Los Angeles (1974) 13 Cal. 3d 68, 86.)

The Planning Commission therefore may not lawfully approve the FMND without first
providing both itself and members of the public sufficient notice and opportunity to review and
consider the Project Contracts.

SAN FRANCISCO FAILED TO COMPLY WITH SPECIAL CONSULTATION REQUIREMENTS
THAT APPLY TO THIS PROJECT OF STATEWIDE, REGIONAL, OR AREAWIDE
SIGNIFICANCE

Sausalito demonstrated in the Appeal that San Francisco was required to consult with
Sausalito in the same manner as a “responsible agency” because the Project is one of
“Statewide, Regional or Areawide Significance,” and because Sausalito is a public agency with
transportation facilities within its jurisdiction which could be affected by the Project.

SF Planning contends in response that the Project has no such significance because the
PMND determined that the Project would have less than significant impacts, and even if the
Project had such significance, CEQA’s consultation requirements for such projects apply only to
the preparation of EIRs rather than negative declarations. (Staff Report, p. 4.) Both
contentions, however, are incorrect.

First, contrary to SF Planning’s claim, the PMND’s finding that the Project’s impacts
would be less than significant is not relevant to the determination regarding whether a Project
qualifies as one of Statewide, Regional or Areawide Significance. CEQA sets a lower threshold,
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and defines such projects broadly to include those that “substantially affect,” among other
things, sensitive wildiife habitats, bays and estuaries. Such is the case with the Project here.

Second, contrary to SF Planning’s claim, Public Resources Code section 21082.1
expressly imposes on lead agencies the procedural requirements applicable to projects of
Statewide, Regional or Areawide Significance in connection with their preparation of EIRs or
negative declarations. (Pub. Res. Code § 21082.1, subd. (c)(4)(C).) In fact, SF Planning’s
interpretation is refuted by CEQA Guidelines section 15096(a) and (b), which explain that San
Francisco was required to consult with Sausalito regarding this project of Statewide, Regional or
Areawide Significance in part to assist in the determination regarding whether an EIR or
negative declaration should be prepared.

Finally, SF Planning contends that it sent Sausalito a Notice of Availability of and Intent
to Adopt a Negative Declaration on December 6, 2017. However, Sausalito has no record of
receiving this notice. :

THE REVISED FMND AND STAFF RESPONSE DO NOT CURE THE NUMEROUS CEQA
DEFICIENCIES IDENTIFIED IN THE APPEAL

Sausalito hereby incorporates its Appeal letter dated December 27, 2017. Neither the
revised FMND nor SF Planning Staff's February 15, 2018 report cure the deficiencies identified
therein. We further address select examples of these remaining deficiencies, without waiver of
issues previously raised but not addressed again below.

A. The FMND’s Project Description Is Inaccurate And Legally Deficient

As explained above and in Sausalito’s original Appeal letter, the FMND’s project
description is deeply flawed and inaccurate in numerous respects. These inaccuracies likely
derive from the fact that SF Planning has never reviewed the Project Contracts, and instead has
relied exclusively on NPS’s description provided in its application materials. The FMND’s
inaccurate project description renders the FMND legally inadequate. The court in City of
Redlands, supra, 96 Cal. App. 4th at 404-406 explained:

An accurate and complete project description is necessary for intelligent
evaluation of the potential environmental impacts of the agency’s action. Only
through an accurate view of the project may affected outsiders and public
decision-makers balance the proposal’s benefit against its environmental cost,
consider mitigation measures, assess the advantage of terminating the
proposal...and weigh other alternatives in the balance.

The FMND’s project description is further deficient because it fails to describe and
consider the project as a whole, including reasonably foreseeabie expansion of the project to
include transport connections to the Marin Headlands, Muir Woods and/or other NPS
destinations. (CEQA Guidelines, § 15063(a).) SF Planning states in response that “CEQA
provides that the PMND need not engage in speculative analysis of environmental
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consequences for future unspecified development.” (Staff Report, p. 11.) That response,
however, does not withstand legal scrutiny on this administrative record.

“The fair argument test requires the preparation of an EIR where there is substantial
evidence that any aspect of the project, either individually or cumulatively, may cause a
significant effect on the environment, regardless of whether the overall effect of the project is
adverse or beneficial.” (County of Sanitation Dist. No. 2 of Los Angeles County v. County of
Kern (2005) 127 Cal. App. 4th 1544, 1580; CEQA Guidelines, § 15063(b)(1).) “The finding of
‘significance’ of an environmental effect requires the evaluation of ‘direct physical changes in
the environment [that] may be caused by the project and reasonably foreseeable indirect
changes in the environment [that] may be caused by the project.” (/d. at 1581, CEQA
Guidelines, § 15064(d).)

“The test for the strength of the nexus between the project and in indirect physical
change is whether ‘that change is a reasonably foreseeable impact [that] may be caused by the
project.” (/bid., citing CEQA Guidelines, § 15064(d)(3).) “Under the fair argument test, the
inquiry into what is reasonably foreseeable depends on whether the administrative record
contains enough evidence to show a reasonable possibility that a particular [activity] would
[occur] in the future. (/d. at 1584.) Future direct or indirect project activities are not rendered
speculative by virtue prediction. (/d. at 1586.) “Predicting the physical changes a project will
bring about is an inescapable part of CEQA analysis.” (/bid., citing Planning & Conservation
League v. Department of Water Resources (2000) 83 Cal. App. 4th 892, 919 [CEQA compels
reasonable forecasting].) The CEQA Guidelines further provide that: “[d]rafting an EIR or
preparing a negative declaration necessarily involves some degree of forecasting. While
forecasting the unforeseeable is not possible, an agency must use its best efforts to find out and
disclose all that it reasonably can.” (CEQA Guidelines, § 15144.)

Here, the administrative record contains more than sufficient evidence of a fair argument
demonstrating the possibility that the Project may ultimately result in transport connections to
Marin Headlands, Muir Woods and other NPS destinations.

e The 2011 Draft Final Alcatraz Ferry Embarkation and Education Site Feasibility
Study (May 2011), states: “Given that visitation to Alcatraz Island is limited, the
ferry embarkation site is more than just a transit stop....the Embarkation facility
has the potential to be developed as a gateway to the GGNRA and the NPS as
well as to Alcatraz Island. The offerings at the Embarkation Facility could be
expanded in the future, and the Embarkation Facility itself could become a first-
class, distinct experience for visitors to the GGNRA.” (Exhibit D, pp. 1-2-1-3.)

This same Study states that the Project objectives include: “...providing for the
opportunity to connect to other parklands (such as Fort Baker, Fort Mason, and
Muir Woods Monument.)” (/d., p. 4-2.)

¢ On November 10, 2016, San Francisco’'s CEQA consultant, Anchor QEA, LLC,
submitted a memorandum to SF Planning providing the Project’s Description.
The memo describes the purposes of the Project to include: “....provide a
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connection to other Golden Gate National Recreation Area (GGNRA) parklands
and orientation to the national park system in general.” This memo further
states that the Project would provide “convenient transit connections to other
GGNRA parklands, such as Fort Baker....” It further states that additional ferry
services wouid “provide visitors the opportunity to visit other parks within the
Bay, including the Fort Baker Pier, Angel Island, or other destinations in San
Francisco Bay in the future.” (Exhibit E, pp. 1-3 and 6.)

o The revised FMND now concedes that the Project would increase visitors to
Fort Baker, the Marin Headlands and “nearby parklands.” (FMND, p. 121.) The
vague reference to “nearly parklands” is unexplained. Moreover, while SF
Planning’s report asserts that Fort Baker ferry arriving passengers would
access the Marin Headlands solely by connecting pedestrian trails (Staff
Report, p. 15), no evidence is provided to support this conclusory assertion.

Beyond the foregoing evidence affirmatively demonstrating that future transit
connections from Fort Baker to other NPS sites are reasonably foreseeable, neither the FMND
nor Planning Staff's response provide evidence of any effort by San Francisco, much less the
legally required best efforts, to find out all it can from NPS regarding the foregoing reasonable
possibilities. Moreover, Sausalito attempted to gather such evidence by submitting a Freedom
of Information Act (FOIA) request to NPS. Unfortunately, however, Sausalito’s efforts to date
have been stymied by NPS' assertion of baseless objections to Sausalito’s FOIA request.
(Exhibits F and G). NPS’ conduct thus provides an independent reason for the Planning
Commission to continue this Appeal until such time as NPS complies with Sausalito’s FOIA
request and San Francisco complies with its obligation to use its best efforts to find out all it can
regarding future foreseeable Project changes.

Finally, the FMND’s description of the Project’s environmental setting is legally deficient
for the reasons set forth in the Appeal. Revisions to the PMND reflected in the FMND reveal
two additional defects. First, as noted above, the FMND and Planning Staff concede that Fort
Baker arriving ferry passengers will visit the Marin Headlands. The FMND’s description of the
project setting, however, provides no information regarding the Marin Headlands. No
information is provided regarding the pedestrian trails allegedly linking the two parks (Staff
Report, p. 15), including the location, length, condition, and route of such trails, and the extent o
which such trails present potential traffic and/or public safety concerns because they require
crossing of Alexander Avenue. This omission renders the FMND’s description of the Projects’
environmental setting inadequate as an informational document. Second, although F&P
acknowledges in its supplemental traffic report that the Project may generate as many as 32
new private car trips to deliver passengers to and from Sausalito, the FMND’s description of the
Project's environmental setting provides no information regarding parking capacity and vehicie
queuing/loading capacity at the Fort Baker pier. This omission impedes the ability of the
Planning Commission and members of the public to meaningfully assess the Project’s potential
traffic and circulation impacts, including the ability to devise mitigation measures and/or
alternatives.
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B. The FMND’s Analysis of Traffic and Circulation Impacts Is Deficient

As explained above, F&P’s original and supplemental analysis is premised on the
FMND’s flawed description of the Project as “limiting” Fort Baker ferry service to 40,000 annual
passengers, based solely on two roundtrips on weekends only, with no bicycles allowed on .
board departing ferries. Consequently, F&P’s findings of less than significant impacts are
unsupported by substantial evidence.

Sausalito’s retained traffic engineer has identified several additional inaccuracies and
deficiencies in F&P’s analysis and findings. For example, F&Ps supplemental traffic analysis
concludes that Fort Baker ferry service may generate as many as 32 new private vehicles
delivering passengers to and from Sausalito. It further asserts, however, that vehicles returning
to the ferry landing to return to San Francisco “would likely arrive over a more dispersed period
of time prior to the ferry departure, such that vehicles wouid not arrive simultaneously, drivers
would drop off passengers, and queues would not form.” (F&P Supplemental Report, p. 6.)
This bare assertion, however is unsupported by analysis, investigation or data. It further defies
logic. Contrary to F&P’s assertion, returning vehicles are in fact more likely to arrive
simultaneously, just prior to the ferry’s scheduled departure to San Francisco. Moreover, the
FMND provides no information, much less analysis regarding parking capacity, queuing and
loading capacity and adjacent street access conditions at the Fort Baker pier. A fair argument
thus supports the possibility that Fort Baker ferry service may cause significant traffic and
circulation impacts. This is one of several findings that will be further supported in a report
prepared by Sausalito’s traffic engineer that Sausalito will submit to San Francisco’s Board of
Supervisors should the Planning Commission deny this Appeal.

Finally, F&P’s supplemental traffic report contends that even if traffic from the Fort Baker
ferry service were to increase congestion in Sausalito, it would not be considered a significant
impact because the City of San Francisco does not use traffic congestion as a metric for
assessing transportation impacts. (F&P Supplemental Report, p. 7.) However, San Francisco’s
policy reflects conditions unique to San Francisco (FMND, p. 65), and thus has no relevance nor
application to the Project’s potential traffic and circulation impacts on Sausalito. Moreover, even
if San Francisco’s transportation impacts policy had any application to Sausalito, it is well settled
that a public agency may not rely on an adopted threshold of significance as a shield designed
to avoid consideration of evidence presented supporting a fair argument that a certain impact
may be significant notwithstanding the applicable threshold of significance. (Communities for a
Better Environment v. California Resources Agency (2002) 103 Cal. App. 4th 98, 111-114.)

C. The FMND’s Inaccurate Project Description Invalidates Virtually All Of The FMND’s
Analysis Regarding Fort Baker Ferry Service

As explained in the Appeal, several of the PMND's findings of less than significant
impacts are premised on an inaccurate description of the Project, and therefore are
unsupported by substantial evidence. The revised FMND and Planning Staff’s report do not
cure these deficiencies. Moreover, additional information obtained since the Appeal reveals
additional deficiencies in the FMND. We address two such examples.
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1. The MND Conceals Significant Construction Noise Impacts
Previously Identified By NPS in the FEIS

Table 76 of the FEIS prepared by NPS, copied below, summarized the Project’s
construction noise impacts on sensitive receptors at Fort Baker. This Table reveals that at the
Recreational Use Area along the Fort Baker pier, construction noise would exceed the
applicable FTA Daytime Noise Criterion of 100 dBA, reaching a maximum of 108 dBA.

TABLE 76. CORSTRUCTION NOISE FROM FORT BAKER LIMITED FERRY SERVICE

Bay Area
Recreational USCG Discovery
Recaptor Use Area Station Musaum
Appiicable FTA Daytime 100 100 1w
Construction Nofse Criterion (dBA)Y '
Distance frm‘&uﬁgg Boundary of a & 1,150
Arerngtive Site{fzef)
Existing Noise Level without Project
(GBA, Ls) 55 %5 55
Leex Contribution from o
Corstruciion (d8A} i L
Pradicted Neise Leval with £
v 108 5 5%
Construction {dA, L) i
Exceeds Applicable FTA Criteria? Yes No Ko

SF Planning commenced its analysis of this potential impact based on the FEIS, but
then modified those findings to support the decision to prepare a negative declaration rather
than an EIR. For example, SF Planning and its environmental consultants held a meeting on
January 11, 2017 to discuss the CEQA analysis for the Project. The notes from the meeting
show that San Francisco’s proposed approach to noise impacts was to “review the analysis
presented in the EIS to determine whether additional analyses are required for CEQA.”

SF Planning accordingly followed the noise approach used in the FEIS, even structuring its
impact summary tables in the same way. However, in contrast to the FEIS, the PMND and
FMND delete any discussion of the Project’'s construction noise impacts on the Recreational
Use Area. Table 19 (Construction Noise At Fort Baker), copied below, deletes the Recreational
Use Area column without any explanation.
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TABLE 19
CONSTRUCTIDN NOISE AT FORT BAKER
Bay Arca
Afferted Beceptor USCG Station Driscovery Mnsenm
Drixtaree from Qubes Boundary of Receptor to Chzker Boundary of Bite {fret) -] 1150
Existing Dayhime Background Naise Level withou Project (B, Lag) 55 &5
During Pile Driving
Predicted Maxiomam {Lmad Constuction Moize Level (dBAY T O
Predicled SAwerage Construction Ioice Level {3BA, Lan} 78 674
Notse Ordinance Threshoid WA
Bay Area
Affected Recoptor USCE Station Discosery Mugas

Exceeds Threshold? Ne Mo

Daxing Londest Non-Pile-Driving Phase (5ite Demolition}

Predicied Wbz {Lew) Donstuction Meize Level (d8.4) &3 2.3

Fredicked Arerage Constnaction Noise Level (8B4, La) =37 1

MNnize Ordinsnce Thrashoid Work restricted to daytime hours

Exceeds Thaesheld? Na Ko

B decibris, Aaveighted

Lo sumrage dxyinighe equiveiont soumd level

| P »nq.:iu]mi armtireoay sound oved

Fine: Trsimmnsam sommdd doved

SFIPW: San Francisee Teparament of Padlic Woeks
LSO 1.8, Coast Guand

(FMND, p. 87.)*

Moreover, the FMND’s modeling shows that construction noise impacts at Fort Baker
would be even greater than was predicted in the FEIS. For example, while the FEIS predicted
maximum construction noise levels of 55 dBA at the USCG Station and Bay Area Discovery
Museum, the FMND reveals they would be 72.8 and 67.1 dBA, respectively, during pile driving.

* Notably, the column identifying “Recreational Use Area” impacts was selectively deleted

solely from Table 19, addressing Construction Noise Impacts. This column is reintroduced in
Table 20, identifying Operational Noise Impacts, where inclusion of this analysis does not
disclose that the Project will exceed the threshold of significance.
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This indicates that the significant construction noise impact on the Recreational Use Area will be
even greater than disclosed in the FEIS. (Table 19, FEIS, p. 87.)

Table 19 further summarizes the Project’s potential construction noise impacts
separately as to “Pile Driving,” and “Non-Pile Driving.” As to the former, the FMND asserts that
no threshold of significance applies. (See Table 19 [stating Noise Ordinance Threshold “N/A”.)
That approach, however, is unlawful because while a lead agency has discretion to choose an
appropriate threshold of significance, it cannot refuse to apply any threshold whatsoever. Here,
as shown in the FEIS, Fort Baker is a federal property, and the FTA noise standards should be
applied. In fact, the FMND applies the FTA noise standards in the next section analyzing
operational noise impacts. (See Table 20, FMND, pp. 87-88.)

As to “Non-Pile Driving” construction noise, Table 19 purports to rely on the County of
Marin’s Noise Ordinance limiting construction to daytime activities. (See FMND, p. 81.) The
FMND contends that by complying with that ordinance, “Non-Pile Driving” construction noise is
less than significant. (See Table 19 [stating “Noise Ordinance Threshold” — “Work restricted to
daytime hours.”) However, compliance with a local noise ordinance does not ensure that a
project's CEQA impacts are less than significant. (See Keep Our Mountains Quiet v. County of
Santa Clara (2015) 236 Cal.App.4th 714, 733 [“compliance with [local noise] ordinance does not
foreclose the possibility of significant noise impacts.”).)

In summary, the FEIS itself provides substantial evidence of a fair argument that Fort
Baker ferry construction noise will have significant impacts on nearby sensitive receptors, thus
triggering the requirement to prepare an EIR. It is apparent, however, that the FMND
suppresses this information by excluding the data revealed in the FEIS demonstrating this
significant impact. Under CEQA, “stubborn problems” must not be “swept under the rug” as this
destroys “the integrity of the process.” (Banning Ranch Conservancy v. City of Newport Beach
(2017) 2 Cal.5th 918, 940.)°

2. New Information Reveals Additional Recreation Impacts Not Addressed In
The FMND

As noted above, the revised FMND now states that the Project would increase visitors to
the Marin Headlands and “nearby parkiands,” but that impacts to these parks would be less than
significant. However, this conclusory assertion is unsupported by analysis or supporting
evidence. The FMND provides no information regarding these parks. No estimates are
provided regarding how many new visitors will visit these parks because of the Project, and by
what means. No information is provided regarding the threshold of significance the FMND
applied to assess such impacts. Nor is any evidence provided demonstrating how Project

. As an additional and independent legal deficiency, the FMND provides no analysis of

potential noise impacts resulting from construction of the Project’s pedestrian pathway,
notwithstanding the fact that this pathway extends substantially closer to sensitive receptors
than the Fort Baker pier.
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impacts fall below this threshold. The FMND therefore is legally inadequate as an informational
document.

D. The FMND Fails To Adequately Analyze And Mitigate Potential Hazards, Pollutants
and Water Quality Impacts

Sausalito explained in its Appeal that the PMND’s reliance on compliance with various
regulatory requirements and permits to mitigate potential impacts is insufficient because none
are imposed as enforceable mitigation measures. Planning Staff responds that mitigation
measures are not required where compliance with necessary permits and enforceable
regulations is mandatory and will include specific measures designed to mitigate impacts. (Staff
Report, p. 24.) Not so. The Project’s required compliance with regulatory requirements should
be analyzed in the FMND so that the decision makers and members of the public can assess
whether compliance adequately mitigates the Project’s potential environmental impacts.
Moreover, each such regulatory requirement must further be identified as an enforceable
mitigation measure, rather than merely as “part of the project.” Compression of the analysis of
the project’s description and necessary mitigation measures into a single issue violates CEQA.
(Lotus v. Department of Transportation (2014) 223 Cal. App. 4th 645, 656.)

Additionally, the Project’s regulatory compliance requirements identified by the Planning
Staff largely pertain to Project construction, and therefore do not fully address Sausalito’s stated
concerns regarding potentially significant impacts resulting from Fort Baker ferry service
operations. (Staff Report, p. 24.) Moreover, the FMND and the Staff Report fail to adequately
respond to Sausalito’s observations that the PMND’s reliance on “future plans” to be
“developed” to mitigate the Project’s potential impacts contravenes CEQA’s prohibition of
deferred mitigation. The Staff Report simply asserts that the FMND “fully adheres” to CEQA’s
requirements pertaining to deferred mitigation without addressing the specific examples of
unlawful deferred mitigation identified in the Appeal.

CONCLUSION

As explained in Sausalito’s Appeal and the accompanying letter submitted by Sausalito
Mayor Joan Cox, Sausalito is a proponent and great supporter of regional planning solutions.
However, the reduction of impacts on San Francisco and the Golden Gate Bridge cannot result
in increased congestion and overcrowding in Sausalito.

Sausalito encourages the Planning Commission to continue the hearing on this Appeal
to allow time for this Commission and members of the public to review and comprehend the
actual Project as set forth in the Project Contacts. A continuance would additionally allow time
for the agencies to work cooperatively in drafting mitigation measures and considering other
strategies designed to lessen and avoid potentially significant impacts from Fort Baker ferry
construction and operations.



SheppardMuliin

San Francisco Planning Commission
February 20, 2018
Page 15

Sausalito welcomes the opportunity to work collaboratively with NPS and San Francisco.

Very truly yours,

AT

Arthur J. Friedman
for SHEPPARD, MULLIN, RICHTER & HAMPTON LLP

SMRH:485499734.1

cc: Brian Aviles — National Parks Conservancy
Catherine Barner — Golden Gate National Parks Conservancy
Diane Oshima — Port of San Francisco
Julie Moore — SF Planning Department, Staff Contact
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Arthur Friedman

From: CPC-RecordRequest <CPC-RecordRequest@sfgov.org>

Sent: Monday, February 5, 2018 11:30 AM

To: Alex Merritt; CPC-RecordRequest

Cc: Arthur Friedman; Mary Wagner

Subject: RE: IMMEDIATE DISCLOSURE REQUEST: Public Records for the Alcatraz Ferry

Embarkation Project, Case No. 2017-000188ENV

Alex,
Please see respond below.

Records Requests

San Francisco Planning Department

1650 Mission Street, Suite 400 San Francisco, CA 94103
Main: 415.558.6378 | www.sfplanning.org

San Francisco Property Information Map

From: Alex Merritt {mailto:amerritt@sheppardmuliin.com]
Sent: Friday, February 02, 2018 2:08 PM

To: CPC-RecordRequest

Cc: Arthur Friedman; Mary Wagner

Subject: RE: IMMEDIATE DISCLOSURE REQUEST: Public Records for the Alcatraz Ferry Embarkation Project, Case No.
2017-000188ENV

Just following up on this. When can we expect a response?

Thank you,
Alex

Alexander L. Merritt
415.774.2976 | direct
415.403.6089 | direct fax

amerritt@sheppardmullin.com | Bio

SheppardMullin

Sheppard Mullin Richter & Hampton LLP
Four Embarcadero Center, 17th Floor

San Francisco, CA 94111-4109
415.434.9100 | main
www.sheppardmullin.com

From: Alex Merritt

Sent: Thursday, February 1, 2018 9:47 AM

To: 'CPC-RecordRequest’ <CPC-RecordReguest @sfgov.org>

Cc: Arthur Friedman <afriedman@sheppardmullin.com>; Mary Wagner <MWagner@sausalito.gov>

Subject: RE: IMMEDIATE DISCLOSURE REQUEST: Public Records for the Alcatraz Ferry Embarkation Project, Case No.
2017-000188ENV

Thank you for producing these records. We believe, however, that the production is incomplete. The deficiencies
include, without limitation:



Request 1 seeks all agreements constituting the Project, including the long-term agreement between the Port
and NPS, all proposed concession contracts, and all contracts related to ferry service. Because these agreements
are part of the Project that is being evaluated in the MND, we believe Planning must have copies of these
agreements. Can you please explain why they were not produced, or why Planning does not have them?

-The Planning Department only has the Environmental Evaluation Application describing the project. Whatever
Julie provided from our files is all we have. The agreement and contracts between NPS and the Port have
nothing to do with our CEQA review, therefore, we do not have copies of these.

Request 9 seeks a copy of the City’s PowerPoint presentation from the January 22, 2018 meeting to the BCDC
Design Review Board and Port’s Waterfront Design Advisory Committee. | personally attended that meeting and
know that the PowerPoint presentation exists. Can you please explain why it was not produced?

-The Planning Department did not produce any PowerPoint presentation nor did we attend BCDC Design Review
Board and Port’s Waterfront Design Advisory Committee meeting. Therefore, we do not have this PowerPoint
presentation.

The email production entitled “SGeorge Emails Alcatraz Pier 31.5” is missing the attachments. Can you please re-
produce these emails with all attachments.

The emails and attachments could be accessed via this link: https://files.acrobat.com/a/preview/f596dal4-b76f-
4600-8624-ad27af216cb3

Alexander L. Merritt

415.774.2976 | direct
415.403.6089 | direct fax
amerrit@sheppardmuliin.com | Bio

SheppardMullin

Sheppard Muliin Richter & Hampton LLP
Four Embarcadero Center, 17th Floor

San Francisco, CA 84111-4109
415.434.9100 | main
www.sheppardmullin.com

From: CPC-RecordRequest [mailto:CPC-RecordRequest@sfgov.org]

Sent: Wednesday, January 31, 2018 4:42 PM

To: Alex Merritt <amerritt@sheppardmullin.com>; CPC-RecordRequest <CPC-RecordRequest@sfgov.org>

Cc: Arthur Friedman <afriedman@sheppardmullin.com>; Mary Wagner <MWagner@sausalito.gov>

Subject: RE: IMMEDIATE DISCLOSURE REQUEST: Public Records for the Alcatraz Ferry Embarkation Project, Case No.
2017-000188ENV

Mr. Merritt,

The complete record was produced including the second request.

Records Requests

San Francisco Planning Department

1650 Mission Street, Suite 400 San Francisco, CA 94103
Main: 415.558.6378 | www.sfplanning.org

San Francisco Property Information Map

From: Alex Merritt [mailto:amerritt@sheppardmullin.com]
Sent: Wednesday, January 31, 2018 9:30 AM
To: CPC-RecordRequest
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FEHRA PEERS

December 4, 2017

Sherie George

San Francisco Planning Department
1650 Mission Street, Suite 400

San Francisco, CA 94103

Subject: Alcatraz Embarkation Facility — Pier 31-1/2 Circulation Study
(2017-000188ENV) - Final

This letter report presents a study of transportation-related effects and impacts of the proposed
Alcatraz Embarkation Facility and Visitors Center Expansion (“Proposed Project”) located at Pier 31-

Y2 on the Embarcadero in San Francisco.

Multiple factors led to a decision to enhance and expand the Alcatraz embarkation facilities.
According to the Park Service, the public areas are entirely outdoors and the site has a temporary
visual character that is inappropriate for a National Park. Additionally, visitor demand is expected
to grow in line with a general growth in tourism in San Francisco, and while the current facility could

accommodate this growth, the Proposed Project would provide a more comfortable experience for
visitors.

This letter presents a description and assessment of existing transportation conditions at the project
site including the travel patterns of site visitors and National Park Service (NPS) employees. This is
followed by an assessment of travel demand due to the Proposed Project expansion. Then,
proposed pick-up/drop-off loading facilities and other transportation-related elements of the
Proposed Project are assessed for potential impacts. The report culminates in a set of recommended
improvements.

PROJECT DESCRIPTION

PIER 31 Y2

Alcatraz Island, a National Historic Landmark, is part of and managed by the Golden Gate National
Recreation Area (GGNRA), a National Park Service (NPS or Park Service) unit that includes numerous

park facilities within the San Francisco Bay Area, including Fort Mason, Fort Baker, Crissy Field,
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FORT BAKER

Figure 5 shows the concept plan for the proposed improvements at Fort Baker. The construction
necessary to establish ferry service at Fort Baker would primarily involve upgrades to the existing
concrete pier, which was constructed for military purposes in the late 1930s. The pier, an extension
of Moore Road, is located at the mouth of Horseshoe Bay at the southern tip of the Fort Baker site.
In addition to structural upgrades, water and lighting utilities would be extended and rerouted to
the pier. Finally, a new pedestrian pathway would be constructed to connect Cavallo Point Lodge
and the Bay Area Discovery Museum with the pier. The proposed path would require updating
existing pedestrian infrastructure on the pier and the path between Cavallo Point Lodge and the
Discovery Museum, as well as constructing an entirely new path, measuring approximately one-
quarter mile, between the Discovery Museum and pier. These upgrades would include adding ADA-
compliant ramps to the Murray Circle sidewalk where it intersects the access road between Murray
Circle and McReynolds Road just north of East Road.

It is anticipated that roughly 40,000 visitors per year would travel to Fort Baker from Pier 312 under
the Proposed Project. This estimate is based on ferry service that would be limited to two trips per
day and occur only on weekends; a variety of operational and physical constraints, including limited
existing parking at Fort Baker; existing congestion in and around Sausalito; and the fact that Fort
Baker, as a destination by itself, is unlikely to draw enough visitors to justify regular service. No new
parking would be provided at the site to accommodate ferry passengers. There would also be no

ticket sales at Fort Baker, and no shuttle service would be provided to serve ferry passengers.

Cars would still be able to access Moore Road, which connects Center Road with the pier, and the
existing parking near the pier would not be removed. There would be no alterations to parking
anywhere at Fort Baker. Ferry operations would utilize a small portion of the pier on weekends, the

majority of which would remain open for recreational uses including fishing and sightseeing.

Construction is anticipated to begin at Fort Baker in 2023. See full description in Appendix A.
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the Proposed Project's impacts on bicycle conditions would be less than significant. Although the
Proposed Project would have less-than-significant bicycle impacts, the NPS should consider
improvement Measure TR-4 to provide additional bike parking.

Fort Baker

The Proposed Project will not generate any new bicycle trips at the Fort Baker site, since ferry
passengers will not be permitted to bring a bicycle on-board and rental bicycles are not available
at the site. The new pedestrian pathway would potentially separate pedestrians from bicyclists,
reducing the likelihood for conflicts. The Project would not create potentially hazardous conditions

for cyclists nor interfere with bicycle accessibility in the area. Therefore, the impacts would be less
than significant.

PARKING IMPACTS

Pier 31 V2
On-Site Parking

Under the Proposed Project, off-street parking for staff would be relocated into the interior of the
Pier 31 shed building. Eight tandem parking spaces and three ADA accessible spaces would be
provided. The ADA accessible spaces would be available to staff as well as visitors. Eight unrestricted
spaces is a reduction from the current staff parking supply and would not accommodate the staff
parking demand observed during the June 2017 site visit. During the mid-day period, 12 staff
vehicles were parked in the on-site lot. The unmet staff parking demand would either move to off-
site lots or shift to another mode of travel. This change does not create a substantial parking deficit
and in the event that these staff continue to drive, their parking needs could be accommodated by

the observed supply in nearby lots.
Off-Site Parking

As shown in Table 7, the Proposed Project would increase parking demand by approximately eight
spaces during the peak utilization period (12:00PM — 3:00PM). The 2013 EIS found that there are
1,125 off-street and 690 on-street parking spots within one-quarter mile of Pier 31 Y. During the
peak utilization period parking was, on average 80 percent 6ccupied. Spot checks performed by
Fehr & Peers’in June 2017 of on-street and off-street parking showed that parking conditions have

not substantially changed since the 2013 analysis. Given parking supply and observed utilization
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Category

Average Transportation Revenue per Angel Island Hop Passenger
(excludes Alcatraz-Angel Island leg revenue)

Projected Range (2019)

$22.50 - $24.50

$30 50 $32 50

ST

$20 OOO $4O 000
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The Service's ridership projections for the Alcatraz and Angel Island ferry reflect the Alcatraz visitation limits
imposed by the Service, discussed previously. Given these limits, the maximum number of visitors the
Concessioner may transport to Alcatraz Island by passenger ferry annually is approximately 1.8 million, and
the maximum number of Park Cruise passengers annually is 90,000. The Service plans to enforce the
visitation limits presented in this Business Opportunity during the term of the Draft Contract. Therefore, as
part of financial projections, Offerors must not project ridership exceeding visitation limits described herein.

The Alcatraz and Angel Island Hop Ferry projected revenue range presented in Exhibit 9 do not include
Alcatraz Audio Tour fees, FLREA Expanded Amenity Fee, Behind-the-Scenes tour, or any Angel Island fees
that do not contribute to the Concessioner’s revenue.

FLEET SIZE AND MINIMUM VESSEL REQUIREMENTS

The Concessioner must provide and use a minimum of four passenger ferry vessels to provide the Required
Services under the Draft Contract. The vessels must have the following minimum passenger capacities in
order to provide for a comfortable, high quallty visitor experience and also to ensure adequate capacity for
return trips:

Vessel 1: 700 passengers

Vessel 2:
Vessel 3.
Vessel 4:

700 passengers
500 passengers
500 passengers

in addition, the Concessioner must use vessels that conform to the vessel minimum requirements described in
detail in the Draft Contract Section 8(E)2) and (3) and in Exhibit B (Operating Plan) Section 5(G) Minimum
Vessel Requirements. The minimum vessel requirements require, among other things, the Concessioner to
use EPA-certified Tier 3 propulsion and auxiliary engines within 36 months (1,096 days) following the
effective date of the Draft Contract. The Concessioner may use additional vessels, as approved by the Service,
as long as they conform to requirements specified in the Draft Contract and Exhibit B (Operating Plan).

RENT PAID TO PORT OF SAN FRANCISCO

The Lease between the Port and the Concessioner describes the percentage rent and additional rent the
Concessioner will pay directly to-the Port for use of the San Francisco Embarkation Site throughout the term
of the Draft Contract. Exhibit 10 summarizes this information.

National Park Service
U.5. Department of the Interior

Golden Gate National Recreation Area
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Predecisional Draft — Not for Public Distribution

Drait Final Alcatraz Ferry Embarkation and Education Site Feasibility Study

Criterion 1d. Site minimizes travel time to
Alcatraz Island to less than 15 minutes
(critical).

Criterion le.  Site offers opportunity for
incorporating sustainability (value-added).

Criterion 1f.  Site has adequate space to
support operational activities (storage,
deliveries, staff, etc.) (5,500 square feet is
critical; 10,900 square feet is value-added).

Criterion 1g.  Site ensures availability. of
administrative parking spaces within one

block (five spaces is critical; ten spaces is
value-added).

Objective 2.  Allow for development of an
immediately identifiable, distinct, first-class
NPS visitor welcome area. This includes a site
that allows a clearly defined sense of arrival,
the setting of which is in keeping with a
National Park site and an authentic Alcatraz
Island experience; a site that ensures that NPS
can define all aspects of the visitor experience,
from pre-arrival to departure; a site that
allows NPS the flexibility to modify and
define interpretive materials, - indoor and
outdoor space, signage, and other features of
the site; and a site that accommodates
cmerging technologies, growth, and wvisitor
needs without unnecessary delays in
approvals.

Criterion 2a. Building permit is provided
with long-term lease of a non-INPS site that
supports permanent installation of exhibits
and facilities as deemed necessary by NPS
(critical).

Criterion 2b. Facilities dedicated to NPS

sole use for the Embarkation Facility
(critical).

Criterion 2¢. The NPS would have the
ability to make required improvements to
the exterior of assigned space to create
highly visible and identifiable NPS/Alcatraz
Island iconic  architectural
(critical).

elements

Criterion 2d. Immediately adjacent uses
(current and planned) are compatible with
the NPS mission and desired visitor
experience (critical).

View of Alcatraz Island
desirable (a) from Embarkation Facility and
(b) immediately after dispatch (value-
added).

Criterion 2e.

Objective 3. Provide adequate visitor support
space and facilities to offer a comfortable, fully
accessible, and welcoming experience,
including a portal to the GGNRA that begins
to connect visitors waiting for a ferry or
visiting the site to the stories of Alcatraz
Island, GGNRA, NPS, and the natural and
cultural history of the San Francisco Bay
Area, while accommodating visitor flow to and
through the site without confusion.

Criterion 3a. Adequate space to present
desired programming (as detailed in the
Space Planning Model!), including the
ability to develop indoor, covered, and
weather-protected space as well as outdoor
space (critical and value-added).

Criterion 3b. Other events or nearby land
use and related pedestrians or vehicles do
not unduly confuse or impede Alcatraz
Island visitors (value-added).

Criterion 3c. Capacity for a third berth that
could connect visitors to other destinations

(value-added).

Objective 4.  Ensure convenient alternative
access to the Alcatraz Island departure site
through a variety of transportation modes,
while providing for the opportunity to connect
to other parklands (such as Fort Baker, Fort
Mason, and Muir Woods National Monument).

1 The Space Planning Model is described in Section 4.2
and Appendix A. Based on a variety of factors, the
model presents the critical and value-added square
footage that would be required at each site in order to
satisfy NPS goals and objectives for the Embarkation
Facility.

R:A\11 Alcatraz\EFS.docx
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operations are used to offset rent for the concessioner'’s pier leased from the Port, which reduces the
amount available for improvements on Alcatraz Island or at other GGNRA parklands.

The Alcatraz ferry embarkation site and associated facilities should serve as a gateway to
GGNRA, reflecting the Park Service's identity and providing a quality experience for visitors.
Under the current scenario, the condition of the existing embarkation site reduces the quality of the
visitor experience. The existing embarkation site is on property that the concessioner has leased from
the Port and is outside of GGNRA boundaries. Nevertheless, that embarkation site is the beginning
and end point of the transportation services provided to the visiting public, and therefore is an
integral part of the visitor services provided under the concession contract. Consequently, the Park
Service has an interest in reviewing elements of the embarkation site facilities for purposes of
considering their impact on the interpretation of GGNRA to the visiting public (including visitor
appreciation and understanding of the resource). These elements include, for example, signs, logos,
colors, or other means of demarcating the existing site as the Park Service's official Alcatraz Island
departure location. Lack of formal authority, in combination with changing adjacent commercial uses
and developments, hinders the Park Service's ability to create a clear sense of identity and quality
visitor support services at the Alcatraz ferry embarkation site.

The Alcatraz ferry embarkation site should provide the space, circulation, and interpretive
materials to appropriately and effectively orient visitors to Alcatraz Island and GGNRA. NPS
policy is to provide public access and opportunities for all to enjoy and to learn about park
resources. In its current configuration, space is unavailable at Pier 31%: to provide appropriate
interpretive exhibits or an orientation to Alcatraz Island and GGNRA for visitors prior to departing for
the island. These interpretive and orientation opportunities are also key for visitors wishing to visit
Alcatraz Island but unable to secure reservations. The visitor facility does not currently provide a
genuine park portal to GGNRA, and as such, many visitors or aspiring visitors to Alcatraz Island are
unaware of the other recreational and educational opportunities provided by GGNRA.

The Alcatraz ferry embarkation site may provide a valuable opportunity for cross-bay ferry
service to other GGNRA parklands. Convenient transit connections to other GGNRA parklands,
such as Fort Baker, are currently unavailable from the existing ferry embarkation site. NPS policy
promotes alternative transportation access that is energy conserving, convenient, and that provides
multiple travel options for visitors. Increasing numbers of park visitors choose to use transit, do not
have an automobile, and perceive travel by ferry as an enjoyable experience. The potential to add
another (third) berth and promote additional special-event services to the ferry embarkation site
would further enhance this opportunity.

Project Description

The Project retains the current Alcatraz ferry embarkation site at Pier 31%2 and proposes
improvements to the existing facility. It would use the historic Pier 31 north and south bulkhead
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February 20, 2018
File Number: 56RZ-257264

Via Electronic Mail and Hand Delivery

President Hillis

Members of the Planning Commission
San Francisco Planning Department
1650 Mission Street, Suite 400

San Francisco, CA 94103
Lisa.gibson@sfgov.org

Re: Supplement To Appeal of Preliminary/Final Mitigated Negative Declaration For Alcatraz
Ferry Embarkation Project (Case No. 2017-000188ENV)

Dear President Hillis and Members of the Planning Commission

On behalf of the City of Sausalito (Sausalito), we provide the following additional
comments and evidence to supplement Sausalito’s appeal submitted on December 27, 2017
(Appeal) in advance of the Planning Commission’s February 22, 2018 Appeal hearing.

SUMMARY OF CONCERNS

As explained in the Appeal, Sausalito’s concerns regarding the Alcatraz Ferry
Embarkation Project (Project) are limited to its authorization of new ferry service from Pier 31 %
in San Francisco to Fort Baker, located adjacent to Sausalito, under contracts that may extend
for fifty (50) years.

The Project purportedly analyzed in the proposed Final Mitigated Negative Declaration
(FMND)! consists of: (1) a draft 30-year (plus two additional 10-year options, for a total of 50
years) “General Agreement” between the City and County of San Francisco, operating by and
through the San Francisco Port Commission (Port) and the United States Department of the
Interior, National Park Service (NPS) (Master Agreement); (2) a draft concession contract
between NPS and the selected ferry concessioner (Concession Contract); and (3) a draft lease

L The San Francisco Planning Department (SF Planning) issued a Preliminary Mitigated
Negative Declaration (PMND) on December 6, 2017. On February 15, 2018, SF Planning
issued a revised, Draft Final Mitigated Negative Declaration, supported by SF Planning’s Staff
Report dated February 15, 2018.
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between the Port and the selected ferry concessioner (Port Lease) (collectively referred to
herein as the “Project Contracts”).?

The Planning Commission’s task and obligation under California’s Environmental Quality
Act (CEQA) includes, among other things, to assess whether the proposed FMND accurately
describes and adequately analyzes the proposed Project. Here, however, the Planning
Commission cannot accomplish this task because the Project Contracts are not included in the
Planning Staff's materials regarding this item. This omission further renders it impossible for
members of the public to meaningfully consider the adequacy of San Francisco’s environmental
review regarding the Project’s potential impacts, in violation of CEQA’s mandatory information
disclosure requirements.

Sausalito discovered since filing the Appeal that SF Planning never reviewed, much less
analyzed the content of the Project Contracts during its environmental review of the Project and
preparation of the FMND. On February 1, 2018, SF Planning responded to Sausalito’s request
for an explanation regarding why no Project Contracts were produced in response to Sausalito’s
Public Records Act Request (PRA) as follows:

The Planning Department only has the Environmental Application describing the
project. Whatever Julie [Moore] provided from our files is all we have. The
agreement and contracts between NPS and the Port have nothing to do
with our CEQA review, therefore, we do not have copies of these.

(Attached as Exhibit A [emphasis added].) The flaw in this reasoning, of course, is that under
CEQA, the “project” refers to the “underlying activity for which approval is being sought,” which
in this case is the Project Contracts. (City of Long Beach v. City of Los Angeles (2018) 19 Cal.
App. 5th 465, * 9 (Jan. 12, 2018.) It is impossible for SF Planning to assure the accuracy of the
Project’s description, and therefore the adequacy of environmental review in the absence of the
Project Contracts. This case vividly illustrates the consequences of conducting environmental
review in a vacuum, without the benefit of the documents constituting the underlying activity for
which approval is being sought.

As explained in greater detail below, the FMND is legally deficient largely because the
“project description” does not accurately describe the actual Project as reflected in the Project
Contracts. This inaccurate project description consequently distorts and invalidates virtually all
of the FMND’s environmental analysis regarding Fort Baker ferry service. As examples:

e The FMND’s project description states: “[t]rips to Fort Baker would be limited to
two per day and would occur on weekends only.” (FMND, p. 17.)

However, there is no limit on the frequency of ferry service to Fort Baker in any
of the Project Contracts. To the contrary, the Concession Contract provides
that passenger ferry service shall be determined by the Operating Plan that

. On January 31, 2018, NPS released its Prospectus for the Project containing the draft
Project Contracts.
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NPS may modify at its discretion. (Concession Contract, pp. 4-5.) The Draft
Operating Plan similarly contains no limitation regarding the number of ferry
trips to Fort Baker. Moreover, not addressed in the FMND, the Project
Contracts additionally authorize unlimited charter ferry services to Fort Baker for
conferences and other special events. (Concession Contract, p. 4, Draft
Operating Plan, p. B-12))

The FMND’s project description states that a “maximum” of 40,000 visitors per
year would travel by ferries to Fort Baker. (FMND, p. 20.) SF Planning Staff's
report dated February 15, 2018 for this hearing similarly states: “[a]s defined in
the PMND project description, the Fort Baker ferry service would be limited to a
maximum of 40,000 passengers annually.” (Planning Staff Report, p. 14.) San
Francisco’s traffic consultant, Fehr and Peers (F&P), therefore analyzed the
Project’s potential transportation and circulation impacts premised on this
alleged “limit” of 40,000 annual passengers. F&P’s original report explained
that this assumed maximum limit is “based on ferry service that would be limited
to two trips day and occur only on weekends,” and the “fact that Fort Baker, as
a destination by itself, unlikely to draw enough visitors to justify regular service.”
(Exhibit B, p. 10.)

However, as explained above, the Project Contracts impose no limit on the
amount of regular ferry service to Fort Baker, and further authorize unlimited
ferry charter service to Fort Baker that was neither described nor analyzed in
the FMND. Moreover, the revised FMND now concedes that Fort Baker ferry
passengers are not drawn solely by the atiractions at Fort Baker itself, but
rather additionally by access to the Marin Headlands, other regional parks and
Sausalito. (FMND, pp. 121-122.) The assumptions underlying F&P’s less than
significant impacts findings therefore are unsupported by substantial evidence.

The FMND's project description states that ferry service to Fort Baker would be
provided by a variety of vessels ranging from 125 to 350 passenger capacity.
(FMND, p. 17) The FMND’s analysis of the Project’s impacts accordingly was
premised on this assumed vessel size. (Staff Report, p. 14.)

However, the Draft Operating Plan provides that, at a minimum, the
concessioner must provide a total of four (4) passenger vessels: two vessels
with a minimum passenger capacity of 700 passengers each; and two vessels
with a minimum passenger capacity of 500 persons each. (Draft Operating
Plan, p. B-13.) The NPS’ Prospectus publication entitled “Business
Opportunity,” includes this identical description of “Fleet Size and Minimum
Vessel Requirements.” (Exhibit C, p. 16.)

In apparent recognition of the fact that the Project Contracts impose no limits on
bicyciles boarding ferries destined for Fort Baker, the FMND’s project
description was revised to clarify that “there are no plans to accommodate
bicycles on the ferry boats.” (FMND, p. 17. [emphasis added]) This revision,
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however, reveals that the FMND’s finding that the Project would cause no
significant transportation and circulation impacts from bicycles is inaccurate and
unsupported by substantial evidence. The FMND and F&P’s report explain that
the analysis of this potential impact was premised on the false assumption that
“the proposed project would not generate any new bicycle trips at the Fort
Baker site because ferry passengers wiil not be permitted to bring bicycles on
board ferries from Pier 31 %.....” (FMND, p. 76; see also F&P report, Exhibit
B, p. 53))

It is entirely foreseeable that bicycles will be allowed to board ferries destined
for Fort Baker during the 50-year life of the Project, particularly because of the
Project’s stated objective to improve “connectivity” to the Marin Headlands and
nearby parklands (FMND, p. 121). Impacts from this potential use therefore
must be analyzed.

The foregoing examples reveal that the Planning Commission may not lawfully approve
the FMND in its current form. (City of Redlands v. County of San Bernardino (2002) 96 Cal.
App. 4th 398, 406 [“The negative declaration is inappropriate where the agency has failed either
to provide an accurate project description or to gather information and undertake an adequate
environmental analysis.”].) At a minimum, the Planning Commission must impose additional
mitigation measures on the Project in response to the foregoing potentially significant impacts,
including without limitation, the following:

1. No bicycles shall be permitted on ferries departing from Pier 31 % arriving directly or
indirectly at Fort Baker. Bicycles shall be permitted, however, on ferries departing at
Fort Baker. The departing ferries shall have the capacity to accommodate up to 50
bicycles each.

2. For any ferry arriving in Fort Baker with [ to be provided by Sausalito’s traffic engineer ]
or more passengers, therefore creating the potential for significant traffic, circulation and
public safety impacts in Sausalito from passengers subsequently traveling to Sausalito in
private cars for hire, there shall be connecting shuttle service to Sausalito to meet
demand. This connecting shuttle service departing from Fort Baker shall be available
only for ferry-connecting passengers, and shall be free of charge for these passengers.?

3. For any connecting shuttle service provided from Fort Baker to Sausalito, return shuttle
service shall be provided from downtown Sausalito to connect with ferries departing from

3 Sausalito has retained a traffic engineer to determine the appropriate threshold trigger for this
mitigation measure. Sausalito’s traffic engineer takes issue with F&P’s methodology and
findings, and has concluded that Fort Baker ferry service may cause several significant
transportation and circulation impacts. Sausalito will submit this evidence in the administrative
record, adding to the existing evidence supporting a fair argument that the Project may cause
significant impacts, in the event that the Planning Commission denies this Appeal.
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Fort Baker to San Francisco. These shuttles shall each have the capacity to transport a
minimum of 20 bicycles.

4. Commencing with ferry service to Fort Baker, the National Park Service (NPS) shall
provide Sausalito with quarterly reports regarding Fort Baker ferry ridership (in-bound
and out-bound, including all passenger transport, charter ferries and/or other
interpretative cruises), as well as ridership information, pedestrian and bicycles,
regarding the connecting shuttle services (in-bound and out-bound).

5. In the event that shuttle/bus or other public transportation link is commenced from Fort
Baker to Muir Woods, or any other destination, all such traffic shall be directed
exclusively to the Alexander Avenue/101 Northbound on-ramp, and shall not travel
through Sausalito.

6. If ferry service from Pier 31 %z to Fort Baker exceeds 40,000 passengers for any
calendar year, NPS and/or the Port of San Francisco (Port) shall fund a study, to be
conducted and overseen by Sausalito, on the additional ferry service’s potential
transportation and/or public safety impact on Sausalito. Based on the findings of the
study, NPS and/or the Port shall contribute their fair share to fund infrastructure and
other improvements to mitigate impacts identified in the study caused by ferry service to
Fort Baker.

SAUSALITO’S REQUEST

Sausalito’s Appeal requested that San Francisco either prepare an Environmental
Impact Report (EIR) to analyze the Project, or alternatively, sever the proposed Fort Baker ferry
service from the Project. As an alternative, however, San Francisco may adopt additional
mitigation measures to ensure that the Project’s Fort Baker ferry service will have less than
significant impacts.

As explained in the accompanying letter submitted by Sausalito Mayor Joan Cox,
Sausalito is engaged in discussions with NPS regarding potential mitigation measures to be
added to the Project to address the concerns addressed above and others. Sausalito therefore
requests that the Planning Commission continue this hearing regarding the Appeal for at least
30 days. This extension would allow time for each of the public agencies and their respective
engineers to work collaboratively to draft mitigation measures and employ other strategies
designed to cure the FMND’s current CEQA deficiencies and therefore resolve Sausalito’s
concerns. Alternatively, the Planning Commission may simply grant this Appeal and reject the
proposed FMND for the Project.



ShepbardMuHin

San Francisco Planning Commission
February 20, 2018
Page 6

THE OMISSION OF THE PROJECT CONTRACTS VIOLATES CEQA’S MANDATORY
PUBLIC DISCLOSURE REQUIREMENTS

San Francisco’s failure to disclose the Project Contracts to the public and include them
with Planning Staff's materials regarding the Appeal violates CEQA’s mandatory public
disclosure and public participation requirements by thwarting both the Planning Commission’s
and the public’s ability to meaningfully assess and/or modify the Project to minimize or avoid
potentially significant environmental impacts.

“Public participation is an essential part of the CEQA process...” (Concerned Citizens of
Costa Mesa, Inc. v. 32™ District Agricultural Association (1987) 42 Cal. 3d 929, 935.) “The
‘privileged position’ that members of the public hold in the CEQA process is based on a belief
that citizens can make important contributions to environmental protection and on notions of
democratic decision-making.” (/d. at 936.) “CEQA compels an interactive process of
assessment of environmental impacts and responsive project modification which must be
genuine. It must be open to the public, premised upon a full and meaningful disclosure of the
scope, purposes, and effect of a consistently described project, with flexibility to respond to
unforeseen insights that emerge from the process.” (County of Inyo v. City of Los Angeles
(1984) 160 Cal. App. 3d 1178, 1185.) “In short, a project must be open for public discussion
and subject to agency modification during the CEQA process. This process helps demonstrate
to the public that the agency has in fact analyzed and considered the environmental implications
of its action.” (/bid., citing No Oil, Inc. v. City of Los Angeles (1974) 13 Cal. 3d 68, 86.)

The Planning Commission therefore may not lawfully approve the FMND without first
providing both itself and members of the public sufficient notice and opportunity to review and
consider the Project Contracts.

SAN FRANCISCO FAILED TO COMPLY WITH SPECIAL CONSULTATION REQUIREMENTS
THAT APPLY TO THIS PROJECT OF STATEWIDE, REGIONAL, OR AREAWIDE
SIGNIFICANCE

Sausalito demonstrated in the Appeal that San Francisco was required to consult with
Sausalito in the same manner as a “responsible agency” because the Project is one of
“Statewide, Regional or Areawide Significance,” and because Sausalito is a public agency with
transportation facilities within its jurisdiction which could be affected by the Project.

SF Planning contends in response that the Project has no such significance because the
PMND determined that the Project would have less than significant impacts, and even if the
Project had such significance, CEQA’s consultation requirements for such projects apply only to
the preparation of EIRs rather than negative declarations. (Staff Report, p. 4.) Both
contentions, however, are incorrect.

First, contrary to SF Planning’s claim, the PMND's finding that the Project’s impacts
would be less than significant is not relevant to the determination regarding whether a Project
qualifies as one of Statewide, Regional or Areawide Significance. CEQA sets a lower threshold,
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and defines such projects broadly to include those that “substantially affect,” among other
things, sensitive wildlife habitats, bays and estuaries. Such is the case with the Project here.

Second, contrary to SF Planning’s claim, Public Resources Code section 21082.1
expressly imposes on lead agencies the procedural requirements applicable to projects of
Statewide, Regional or Areawide Significance in connection with their preparation of EIRs or
negative declarations. (Pub. Res. Code § 21082.1, subd. (c)(4)(C).) In fact, SF Planning’s
interpretation is refuted by CEQA Guidelines section 15096(a) and (b), which explain that San
Francisco was required to consult with Sausalito regarding this project of Statewide, Regional or
Areawide Significance in part to assist in the determination regarding whether an EIR or
negative declaration should be prepared.

Finally, SF Planning contends that it sent Sausalito a Notice of Availability of and Intent
to Adopt a Negative Declaration on December 6, 2017. However, Sausalito has no record of
receiving this notice.

THE REVISED FMND AND STAFF RESPONSE DO NOT CURE THE NUMEROUS CEQA
DEFICIENCIES IDENTIFIED IN THE APPEAL

Sausalito hereby incorporates its Appeal letter dated December 27, 2017. Neither the
revised FMND nor SF Planning Staff's February 15, 2018 report cure the deficiencies identified
therein. We further address select examples of these remaining deficiencies, without waiver of
issues previously raised but not addressed again below.

A. The FMND’s Project Description Is Inaccurate And Legally Deficient

As explained above and in Sausalito’s original Appeal letter, the FMND’s project
description is deeply flawed and inaccurate in numerous respects. These inaccuracies likely
derive from the fact that SF Planning has never reviewed the Project Contracts, and instead has
relied exclusively on NPS’s description provided in its application materials. The FMND’s
inaccurate project description renders the FMND legally inadequate. The court in City of
Redlands, supra, 96 Cal. App. 4th at 404-406 explained:

An accurate and complete project description is necessary for intelligent
evaluation of the potential environmental impacts of the agency’s action. Only
through an accurate view of the project may affected outsiders and public
decision-makers balance the proposal’s benefit against its environmental cost,
consider mitigation measures, assess the advantage of terminating the
proposal...and weigh other alternatives in the balance.

The FMND'’s project description is further deficient because it fails to describe and
consider the project as a whole, inciuding reasonably foreseeable expansion of the project to
include transport connections to the Marin Headlands, Muir Woods and/or other NPS
destinations. (CEQA Guidelines, § 15063(a).) SF Planning states in response that “CEQA
provides that the PMND need not engage in speculative analysis of environmental
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consequences for future unspecified development.” (Staff Report, p. 11.) That response,
however, does not withstand legal scrutiny on this administrative record.

“The fair argument test requires the preparation of an EIR where there is substantial
evidence that any aspect of the project, either individually or cumulatively, may cause a
significant effect on the environment, regardless of whether the overall effect of the project is
adverse or beneficial.” (County of Sanitation Dist. No. 2 of Los Angeles County v. County of
Kem (2005) 127 Cal. App. 4th 1544, 1580; CEQA Guidelines, § 15063(b)(1).) “The finding of
‘significance’ of an environmental effect requires the evaluation of ‘direct physical changes in
the environment [that] may be caused by the project and reasonably foreseeable indirect
changes in the environment [that] may be caused by the project.” (/d. at 1581, CEQA
Guidelines, § 15064(d).)

“The test for the strength of the nexus between the project and in indirect physical
change is whether ‘that change is a reasonably foreseeable impact [that] may be caused by the
project.” (Ibid., citing CEQA Guidelines, § 15064(d)(3).) “Under the fair argument test, the
inquiry into what is reasonably foreseeable depends on whether the administrative record
contains enough evidence to show a reasonable possibility that a particular [activity] would
[occur] in the future. (/d. at 1584.) Future direct or indirect project activities are not rendered
speculative by virtue prediction. (/d. at 1586.) “Predicting the physical changes a project will
bring about is an inescapable part of CEQA analysis.” (Ibid., citing Planning & Conservation
League v. Department of Water Resources (2000) 83 Cal. App. 4th 892, 919 [CEQA compels
reasonable forecasting].) The CEQA Guidelines further provide that: “[d]rafting an EIR or
preparing a negative declaration necessarily involves some degree of forecasting. While
forecasting the unforeseeable is not possible, an agency must use its best efforts to find out and
disclose all that it reasonably can.” (CEQA Guidelines, § 15144.)

Here, the administrative record contains more than sufficient evidence of a fair argument
demonstrating the possibility that the Project may ultimately resuilt in transport connections to
Marin Headlands, Muir Woods and other NPS destinations.

e« The 2011 Draft Final Alcatraz Ferry Embarkation and Education Site Feasibility
Study (May 2011), states: “Given that visitation to Alcatraz Island is limited, the
ferry embarkation site is more than just a transit stop....the Embarkation facility
has the potential to be developed as a gateway to the GGNRA and the NPS as
well as to Alcatraz Island. The offerings at the Embarkation Facility could be
expanded in the future, and the Embarkation Facility itself could become a first-
class, distinct experience for visitors to the GGNRA.” (Exhibit D, pp. 1-2-1-3.)

This same Study states that the Project objectives include: “... providing for the
opportunity to connect to other parkiands (such as Fort Baker, Fort Mason, and
Muir Woods Monument.)” (/d., p. 4-2.)

e On November 10, 2016, San Francisco’s CEQA consultant, Anchor QEA, LLC,
submitted a memorandum to SF Planning providing the Project’s Description.
The memo describes the purposes of the Project to include: “....provide a
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connection to other Golden Gate National Recreation Area (GGNRA) parklands
and orientation to the national park system in general.” This memo further
states that the Project would provide “convenient transit connections to other
GGNRA parklands, such as Fort Baker....” It further states that additional ferry
services would “provide visitors the opportunity to visit other parks within the
Bay, including the Fort Baker Pier, Angel Island, or other destinations in San
Francisco Bay in the future.” (Exhibit E, pp. 1-3 and 6.)

¢ The revised FMND now concedes that the Project would increase visitors to
Fort Baker, the Marin Headlands and “nearby parklands.” (FMND, p. 121.) The
vague reference to “nearly parklands” is unexplained. Moreover, while SF
Planning’s report asserts that Fort Baker ferry arriving passengers would
access the Marin Headlands solely by connecting pedestrian trails (Staff
Report, p. 15), no evidence is provided to support this conclusory assertion.

Beyond the foregoing evidence affirmatively demonstrating that future transit
connections from Fort Baker to other NPS sites are reasonably foreseeable, neither the FMND
nor Planning Staff's response provide evidence of any effort by San Francisco, much less the
legally required best efforts, to find out all it can from NPS regarding the foregoing reasonable
possibilities. Moreover, Sausalito attempted to gather such evidence by submitting a Freedom
of Information Act (FOIA) request to NPS. Unfortunately, however, Sausalito’s efforts to date
have been stymied by NPS’ assertion of baseless objections to Sausalito’s FOIA request.
(Exhibits F and G). NPS’ conduct thus provides an independent reason for the Planning
Commission to continue this Appeal until such time as NPS complies with Sausalito’s FOIA
request and San Francisco complies with its obligation to use its best efforts to find out all it can
regarding future foreseeable Project changes.

Finally, the FMND’s description of the Project’s environmental setting is legally deficient
for the reasons set forth in the Appeal. Revisions to the PMND reflected in the FMND reveal
two additional defects. First, as noted above, the FMND and Planning Staff concede that Fort
Baker arriving ferry passengers will visit the Marin Headlands. The FMND’s description of the
project setting, however, provides no information regarding the Marin Headlands. No
information is provided regarding the pedestrian trails allegedly linking the two parks (Staff
Report, p. 15), including the iocation, length, condition, and route of such trails, and the extent to
which such trails present potential traffic and/or public safety concerns because they require
crossing of Alexander Avenue. This omission renders the FMND’s description of the Projects’
environmental setting inadequate as an informational document. Second, although F&P
acknowledges in its supplemental traffic report that the Project may generate as many as 32
new private car trips to deliver passengers to and from Sausalito, the FMND’s description of the
Project’s environmental setting provides no information regarding parking capacity and vehicle
queuing/loading capacity at the Fort Baker pier. This omission impedes the ability of the
Planning Commission and members of the public to meaningfully assess the Project’s potential
traffic and circulation impacts, including the ability to devise mitigation measures and/or
alternatives.



SheppardiMuiliin

San Francisco Planning Commission
February 20, 2018
Page 10

B. The FMND’s Analysis of Traffic and Circulation Impacts Is Deficient

As explained above, F&P’s original and supplemental analysis is premised on the
FMND’s flawed description of the Project as “limiting” Fort Baker ferry service to 40,000 annual
passengers, based solely on two roundtrips on weekends only, with no bicycles allowed on
board departing ferries. Consequently, F&P’s findings of less than significant impacts are
unsupported by substantial evidence.

Sausalito’s retained traffic engineer has identified several additional inaccuracies and
deficiencies in F&P’s analysis and findings. For example, F&Ps supplemental traffic analysis
concludes that Fort Baker ferry service may generate as many as 32 new private vehicles
delivering passengers to and from Sausalito. It further asserts, however, that vehicles returning
to the ferry landing to return to San Francisco “would likely arrive over a more dispersed period
of time prior to the ferry departure, such that vehicles would not arrive simultaneously, drivers
would drop off passengers, and queues would not form.” (F&P Supplemental Report, p. 6.)
This bare assertion, however is unsupported by analysis, investigation or data. It further defies
logic. Contrary to F&P’s assertion, returning vehicles are in fact more likely to arrive
simultaneously, just prior to the ferry’s scheduled departure to San Francisco. Moreover, the
FMND provides no information, much less analysis regarding parking capacity, queuing and
loading capacity and adjacent street access conditions at the Fort Baker pier. A fair argument
thus supports the possibility that Fort Baker ferry service may cause significant traffic and
circulation impacts. This is one of several findings that will be further supported in a report
prepared by Sausalito’s traffic engineer that Sausalito will submit to San Francisco’s Board of
Supervisors should the Planning Commission deny this Appeal.

Finally, F&P's supplemental traffic report contends that even if traffic from the Fort Baker
ferry service were to increase congestion in Sausalito, it would not be considered a significant
impact because the City of San Francisco does not use traffic congestion as a metric for
assessing transportation impacts. (F&P Supplemental Report, p. 7.) However, San Francisco's
policy reflects conditions unique to San Francisco (FMND, p. 65), and thus has no relevance nor
application to the Project’s potential traffic and circulation impacts on Sausalito. Moreover, even
if San Francisco’s transportation impacts policy had any application to Sausalito, it is well settled
that a public agency may not rely on an adopted threshold of significance as a shield designed
to avoid consideration of evidence presented supporting a fair argument that a certain impact
may be significant notwithstanding the applicable threshold of significance. (Communities for a
Better Environment v. California Resources Agency (2002) 103 Cal. App. 4th 98, 111-114.)

C. The FMND’s Inaccurate Project Description Invalidates Virtually All Of The FMND’s
Analysis Regarding Fort Baker Ferry Service

As explained in the Appeal, several of the PMND'’s findings of less than significant
impacts are premised on an inaccurate description of the Project, and therefore are
unsupported by substantial evidence. The revised FMND and Planning Staff's report do not
cure these deficiencies. Moreover, additional information obtained since the Appeal reveals
additional deficiencies in the FMND. We address two such examples.
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United States Department of the Interior
NATIONAL PARK SERVICE
Golden Gate National Recreation Area
Fort Mason, San Francisco, CA 94123

IN REPLY REFER TO:
9.C (GOGA-CP)
NPS-2018-00372

January 30,2018

Mr. Arthur J. Friedman

Via email: afriedman@sheppardmullin.com
Sheppard, Mullin, Richter & Hampton LLP
Four Embarcadero Center, 17th Floor

San Francisco, California 94111-4109

Dear Mr. Friedman:

We are writing to acknowledge your Freedom of Information Act (FOIA) request, dated January
23, 2018, and have assigned it control number NPS-2018-00372. Please cite this number in any
future communications regarding your request. Please note this request has not been perfected as
we require additional information from you.

You requested documents “relating to the Alcatraz Ferry Embarkation Project (Project) proposed by the
National Park Service (NPS) within the Golden Gate National Recreation Area in California, including:

1,

All agreements constituting the proposed Project, including without limitation the proposed long-
term agreement between NPS and the Port of San Francisco (Port), and all proposed concession
contracts relating to Project, including contracts relating to ferry services to be provided as part
of the Project.

All documents and communications relating to NPS' analysis of potential environmental impacts
resulting from the Project’s proposal to establish limited ferry service between Pier 31 %: and the
existing Fort Baker pier.

All documents and communications relating to NPS' analysis of potential environmental impacts
resulting from the Project’s proposal to provide interpretive cruises around San Francisco Bay.
All documents and communications relating to any existing or future plans, or potential or
proposed projects, relating to improvements 1o the existing Fort Baker pier.

. All documents and communications relating to any existing or future plans, or potential or

proposed projects, relating to ferry service to Fort Baker.

All documents and communications relating to any existing or future plans, or potential or
proposed projects, relating to transporting or facilitating the transportation of persons from F ort
Baker to the Marin Headlands.

All documents and communications relating to any existing or future plans, or potential or
proposed projects, relating to transportmg or facilitating the transportation of persons from Fort
Baker to Muir Woods.

A copy of the PowerPoint presentation that the Port, NPS, and/or the Golden Gate National
Parks Conservancy presented at the January 22, 2018 joint meeting of the Bay Conservation and
Development Commission's Design Review Board and the Port's Waterfront Design Advisory



Committee. i

9. All documents and communications related to the Project's proposed “Queue 2."

10. All documents and communications related 1o the Project’s proposed interpretive exhibit
regarding “GGNRA Trailhead Info.”

11. All documents and communications related to the Project's proposed signage at Queue 2
regarding “GGNRA Destinations.”

The FOIA requires that requests describe the records sought with sufficient detail to allow an
agency employee familiar with the subject area of the request to locate the records with a
reasonable amount of effort. Your request does not adequately describe the records sought;
therefore, we are unable to process it at this time. If you wish to pursue your request, please
provide additional details, such as: '

e Date range parameters,

e Key search terms,

o A list of record custodians and/or,

e Limiting the search to electronic records

According to our regulations, if we do not receive your written response clarifying what records
you are looking for within 20 workdays from the date of this letter, we will presume that you are
no longer interested in pursuing your request, we will not be able to comply with your request,
and we will close our file on it. See 43 C.F.R. § 2.5(d).

Fee categories are determined by requester type, of which there are three: commercial use;
educational institutions, noncommercial scientific institutions, and representatives of the news
media; and other-use requesters. Qur regulations require that your FOIA request contain
sufficient information for us to determine your proper fee category. Your request does not
fulfill this requirement because you did not specify whom this request is for. We therefore
are unable to process your request at this time. If you wish to pursue your request, please
provide us additional information so that we may determine your fee category. According to our
regulations, if we do not receive your written response clarifying these points within 20
workdays from the date of this letter, we will presume that you are no longer interested in
pursuing your request, we will not be able to comply with your request, and we will close our file
on it. See 43 C.F.R. § 2.6(c).

We use Multitrack Processing to process FOIA requests. The Simple track is for requests that
can be processed in one to five workdays. The Normal track is for requests that can be processed
in six to twenty workdays. The Complex track is for requests that can be processed in twenty-one
to sixty workdays. The Exceptional/Voluminous track is for requests requiring more than sixty
workdays for processing. The Expedited track is for requests that have been granted expedited
processing. Within each track, requests are processed on a first-in, first-out basis. There are
currently 13 open FOIA requests ahead of yours, one of which is Exceptional/Voluminous.

As stated, we will not begin processing your request until we receive further information from
you. We believe that your request falls into the Exceptional/Voluminous processing track. You
may narrow the scope of your request to obtain quicker processing in your currently assigned
track or move the request into a faster track (which may have the effect of reducing the cost of




processing your request). If you have any questions about this, please contact us.

You may appeal this response to the Department’s FOIA/Privacy Act Appeals Officer. If you
choose to appeal, the FOIA/Privacy Act Appeals Officer must receive your FOIA appeal no
later than 90 workdays from the date of this letter. Appeals arriving or delivered after 5 p.m.
Eastern Time, Monday through Friday, will be deemed received on the next workday.

Your appeal must be made in writing. You may submit your appeal and accompanying
materials to the FOIA/Privacy Act Appeals Officer by mail, courier service, fax, or email. All
communications concerning your appeal should be clearly marked with the words: "FREEDOM
OF INFORMATION APPEAL." You must include an explanation of why you believe the NPS’s
response is in error. You must also include with your appeal copies of all correspondence
between you and NPS concerning your FOIA request, including your original FOIA request and
NPS's response. Failure to include with your appeal all correspondence between you and NPS
will result in the Department's rejection of your appeal, unless the FOIA/Privacy Act Appeals
Officer determines (in the FOIA/Privacy Act Appeals Officer’s sole discretion) that good cause
exists to accept the defective appeal.

Please include your name and daytime telephone number (or the name and telephone number of
an appropriate contact), email address and fax number (if available) in case the FOIA/Privacy
Act Appeals Officer needs additional information or clarification of your appeal.

DOI FOIA/Privacy Act Appeals Office Contact Information
Department of the Interior

Office of the Solicitor

1849 C Street, N.W. MS-6556 MIB

Washington, DC 20240

Attn: FOIA/Privacy Act Appeals Office
Telephone: (202) 208-5339

Fax: (202) 208-6677

Email: FOIA.Appeals@sol.doi.gov

If you have questions about your request, please contact Liz Gill, Planning and Communications
Assistant for GGNRA, at (415) 561-7402.

Sincerely,

o

Dana Polk
Acting Director of Communications and External Affairs

cc:  Nancy Hori, Regional FOIA Officer, NPS Pacific West Region
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CITY OF SAUSALITO o Ddis:

Adam Politzer, City Manager
420 Litho Street, Sausalito, California 94965
Telephone: 415-289-4100 ¢ WWW .SAUSALITO.GOV

February 20, 2018

President Hillis

Members of the Planning Commission
San Francisco Planning Department
1650 Mission Street, Suite 400

San Francisco, California 94103

Subject: Request for Continuance - 2017-000188ENV Alcatraz Ferry Embarkation Project
City of Sausalito's Appeal of Preliminary Negative Declaration

Dear President Hillis and Members of the Planning Commission:

Despite conscientious efforts over a 2-year period to collaborate on a 50-year Master Plan for the Alcatraz
Ferry Embarkation Project, the City of Sausalito was forced to appeal a Preliminary Mitigated Negative
Declaration that is inconsistent with that Plan in order to protect the health, safety and welfare of its
current residents and the generations to come. This approval process is our City’s only opportunity to
collaborate with the Port of San Francisco and the National Park Service to avoid adverse environmental
impacts to Sausalito. We have no objection to the improvements planned at Pier 31 1/2 or to the proposed
ferry service to Alcatraz Island. The only component of the Plan at issue for us is the proposed ferry
service to Fort Baker, our neighbor to the South.

The City of Sausalito supports regional planning solutions that get people out of their cars and onto public
transportation such as ferries. However, we have to ensure that reducing impacts on San Francisco and
the Golden Gate Bridge does not result in increased congestion and overcrowding in Sausalito. Our small
town of 7,000 is already burdened by over a half million tourist bicyclists that visit Sausalito annually,
causing significant impacts to traffic, parking, and circulation. We must ensure additional visitors from
the proposed Fort Baker Ferry Service do not exacerbate this already critical situation.

The Planning Commission staff report comprised of 350 pages was first made available to us on
Thursday, February 15, 2018. It includes an updated traffic report that we saw for the first time then. We
have hired a traffic engineer to evaluate the new data presented, but we need more time to meaningfully
respond to the staff’s lengthy analysis and the new traffic report.

More importantly, we have been working with NPS to develop a mutually acceptable solution to potential
impacts. We have provided NPS with a list of mitigation measures we believe would reduce the potential
impacts of the Master Plan to a level of insignificance. However, particularly in light of the new data
identified in the staff report, we need more time to continue these discussions. Therefore, we respectfully
request that the hearing on our appeal be continued for a minimum of 30 days. (If our request for a
postponement is not granted, we will provide our substantive response to the staff report under separate
cover by close of business Wednesday.)

Sincerely,

City of Sausalito

Joan Cox, Mayor

(v Sausalito City Council Members
John Rahaim, Director of Planning
Jonas P. Ionin, Commission Secretary

FAX NUMBERS:
Administration: (415) 289-4167 Community Development: (415) 339-2256 Library: (415) 331-7943
Recreation: (415) 289-4189 Public Works Engineering: (415) 339-2256 Public Works Maintenance: (415) 289-4138
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RESIDENTIAL PIPELINE
ENTITLED HOUSING UNITS 2017 Q3

State law requires each city and county to adopt a Housing Element as a part of its
general plan. The State Department of Housing and Community Development (HCD)
determines a Regional Housing Need (RHNA) that the Housing Element must address.
The need is the minimum number of housing units that a region must plan for in each

RHNA period.

This table represents completed units and development projects in the current
residential pipeline to the third quarter of 2017 (Q3). The total number of entitled units

is tracked by the San Francisco Planning Department and is updated quarterly in

coordination with the Quarterly Pipeline Report. Subsidized housing units — including
moderate and low income units — as well as inclusionary units are tracked by the Mayor’s

Office of Housing; these are also updated quarterly.

. . Percent of
RHNA New l.Jnlts Entltlt_ed b_y RHNA Goals

Production Built Planning in Built and

Goals 2015 Q1 to 2017 Q1 Ent_'ﬂ ad"b
2015 - 2022 2017 Q3 Pipeline* ik

Planning
Total Units 28,869 12,023 21,529 116.2%
Above Moderate ( > 120% AMI ) 12,536 8,297 18,437 213.3%
Moderate Income (.80 - 120% AMI ) 5,460 519 835 24.8%
Low Income ( < 80% AMI ) 10,873 3,207 2,257 50.3%

* This column does not include seven entitled major development projects that are not expected to be fully

completed within this current RHNA reporting period. These projects have a total of 25,790 net new units, including

about 5,490 net affordable units (23% affordable). However, phases of these projects are included when
applications for b uilding permits are filed and proceed along the development pipeline.

Memo

1650 Mission St.
Suite 400

San Francisco,
CA 94103-2479

Reception:
415.558.6378

Fax:
415.558.6409

Planning
Information:
415.558.6377
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RESIDENTIAL PIPELINE 1650 Misson S

Suite 400
ENTITLED HOUSING UNITS 2017 Q3 San Francisco,
CA 94103-2479
Reception:
San Francisco reports actual production in its progress towards meeting its Regional Housing Need 415.558.6378
Assessment (RHNA) goals. These figures are submitted annually on April to the State Department of "
dx:

Housing and Community Development. The following table shows actual production —i.e. built units 415.558.6400
—through the third quarter of 2017.

. . Planning
Progress Towards Meeting 2022 RHNA Production Goals, as of 2017 Q3 Information:
415.558.6377
Actual
RHNA Housing Actual Actual 5 :ct::l ::;;:utctloqr;,
Goals, Production, Production, 2:)015ut “g;’ 2017 o‘y ¢
2015-2022 | 2015-2016 |Q1l to Q3 2017 b e
2017 RHNA Housing
Goals
TOTAL 28,869 10,026 1,997 12,023 41.6%
Very Low Income 6,234 2,048 206 2,254 36.2%
Low Income 4,639 537 416 953 20.5%
Moderate Income 5,460 489 30 519 9.5%
Above Moderate 12,536 6,952 1,345 8,297 66.2%

Administrative Code 10E.4 (b)(1) calls for a summary of data on the total number of units at various stages of
the housing production process and how completed and pipeline projects compare with San Francisco’s
RHNA production goals. The table below presents a summary of completed units and development projects
in the current residential pipeline to the third quarter of 2017 (Q3).

Summary of Completed and Entitled Units, as of 2017 Q3,
As Required by Administrative Code 10E.4(b)(1)

Actual
. Actual . Actual ,
RHNA Housing - Total Entitled p Production and
Goals PESUUEEIN, by Planning Prodwatlie i Entitled, as %
" 2015 to Q3 4 Entitled, 2017 q
2015 -2022 2017 Q3* of RHNA
2017 Q3* :

Housing Goals
TOTAL 28,869 12,023 21,529 33,552 116.2%
Very Low Income 6,234 2,254 344 2,598 41.7%
Low Income 4,639 953 1,913 2,866 61.8%
Moderate Income 5,460 519 835 1,354 24.8%
Above Moderate 12,536 8,297 18,437 26,734 213.3%

* This column does not include seven entitled major development projects that are not expected to be fully completed within this
current RHNA reporting period. These projects have a total of 25,790 net new units, including about 5,490 net affordable units (23%
affordable). However, phases of these projects are included when applications for building permits are filed and proceed along the
development pipeline.

Memo



The residential pipeline for the purposes of this report only includes entitled projects. The following
table shows entitled units at various stages of development but are not yet built. Units under
construction and projects with active building permits are likely to be completed within the RHNA
reporting period. Typical duration from filing of building permit to building completion typically ranges
from two to four years, depending on the size and complexity of the project. The current eight year
RHNA period ends in 2022.

Entitled Units, 2017 Q3

Entitled by Entitled, Building Permit 1
o e " Under Total Entitled
Planning, No |Building Permit| Approved or S i it Bpi S

Permits Filed* Filed Issued MU gl

TOTAL 6,178 2,846 5,931 6,574 21,529
Very Low Income - - 118 226 344
Low Income 184 32 734 963 1,913
Moderate Income 358 107 73 297 835
Above Moderate 5,636 2,707 5,006 5,088 18,437

* This column does not include seven entitled major development projects that are not expected to be fully completed within this cur-
rent RHNA reporting period. These projects have a total of 25,790 net new units, including about 5,490 net affordable units (23% af-
fordable). However, phases of these projects are included when applications for building permits are filed and proceed along the de-
velopment pipeline.

The State Department of Housing and Community Development (HCD) determines these RHNA goals
that San Francisco’s Housing Element must address. The RHNA total is the minimum number of
housing units that a region or jurisdiction must plan for in each RHNA reporting period. The total
number of entitled units is tracked by the San Francisco Planning Department and is updated
quarterly in coordination with the Quarterly Pipeline Report. Subsidized housing units — including
moderate and low income units — as well as inclusionary units are tracked by the Mayor’s Office of
Housing; these are also updated quarterly.
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M A NSBACH ASSOCIATES, INC.

Real Estate Consultation
Arbitration
Valuation

582 Market Street
Suite 217

San Francisco
California 94104

February 21, 2018
Phone 415/288-4101
Fax  415/288-4116

Ryan J. Patterson, Esq.

Zacks, Freedman & Patterson PC
235 Montgomery Street, Suite 400
San Francisco, CA 94104

RE: Impact On Value On 789 Castro Street Residence
Of Proposed New 799 Castro Street Residence
San Francisco, CA

Dear Mr. Patterson:

At your request, this letter presents my research and findings concerning the impact on
value on the residence at 789 Castro Street caused by the new residence proposed for
construction on the adjacent property at 799 Castro Street.

| have conducted a personal inspection of the site. | have also reviewed the plans for
the proposed new residence at 799 Castro Street prepared in 2018 by Tecta
Associates.

The proposed new 799 Castro Street residence will result in a loss of views, light and air
to the adjacent 789 Castro Street residence. These losses will adversely impact the
value of 789 Castro Street.

The developer of the 799 Castro residence is seeking exemptions from the San
Francisco Planning Code as part of its City permit approvals. Such exemptions, known
as variances, are addressed under Section 305 of the San Francisco Planning Code.
Section 305 (c) (4) requires that the granting of a variance not be “materially injurious”
to property or improvements in the vicinity.

A Impacts on 789 Castro Street

Detrimental impacts on 789 Castro Street caused by the proposed residence at 799
Castro Street are summarized as follows:

e Sunlight and Air:

Blockage of windows of master bedroom suite will result in loss of sunlight and
air.
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e View

Blockage of windows of master bedroom suite will eliminate views of sky and
vistas of Castro Street.

. Two Scenarios for New Residence

The analysis herein considers two scenarios for the proposed 799 Castro Street
residence. The first scenario involves the residence proposed by the property owner,
which requires the granting of variances. | have reviewed several alternatives for the
new residence, but each has the same impact. Based on my inspection of the subject
site and my review of the plans for the new residence, it would drastically affect the
southern rear side of the 789 Castro Street property by blocking existing views, light and
air.

The second scenario involves a code-conforming residence. In this scenario, no
variances would be needed. As can be seen in the attached site plan for that
residence, no blockage would occur. This scenario was developed by the architect
engaged by the owner of the adjacent 789 Castro Street property, Garavaglia
Architecture.

. Methodology

The appraiser conducted market research to estimate the impact on value to 789 Castro
Street residence from the proposed new residence at 799 Castro Street.

The appraiser sought to find matched pairs of similar properties with and without the
type of blockage that will occur at 789 Castro Street, and to compare sales prices. Due
to the uniqueness of every property in San Francisco and of each property’s positioning
relative to neighboring properties, the appraiser was unable to find exact matched pairs.

Continued market research did yield price differentials for View and No-View single
family home properties in Noe Valley. The resulting price differentials will serve as the
basis for estimating the impact on value to 789 Castro Street residence from the
proposed new residence at 799 Castro Street.

V. Research on Value Impact of Views in Noe Valley
Market research was conducted on 2017 Noe Valley home sales to isolate the impact of

view versus lack of view on home prices. The following three tables display homes
sales in Noe Valley for View and No-View homes, organized by home size.



Table 1

Ref. Address

1 47 Newburg Street

2 1249 Diamond Street
3 729 Duncan Street

4 4301 26th Street
Average

5 409 27th Street

6 61 Homestead Street
7 1445 Diamond Street
8 1363 Sanchez Street
9 183 Day Street
Average

NOE VALLEY HOME SALES - SMALL
1,000 Square Feet to 1,399 Square Feet

WITH VIEWS
Year Sale Sale Home
Built Price Date Type Sq. Ft. View
1942  $1,650,000 5/23/2017 2BD/1BA 1,000 Downtown

1927 $1,738,000 8/25/2017 2BD/1BA 1,126
1951  $1,800,000 8/11/2017 2BD/1BA 1,086

1950 $2,185,000 6/9/2017 3BD/2BA 1,365

$1,843,250

NOE VALLEY HOME SALES - SMALL
1,000 Square Feet to 1,399 Square Feet
NO VIEWS
1900 $1,600,000 9/26/2017 2BD/1BA 1,000
1923 $1,635,000 4/10/2017 2BD/1BA 1,200
1939 $1,500,000 4/12/2017 2BD /2 BA 1,200
1900 $1,500,000 2/15/2017 2BD/1BA 1284

1922 $1,650,000 7/28/2017 2BD/1BA 1,349

$1,577,000

Source: Mansbach Associates, Inc., Multiple Listing Service

Twin Peaks and Downtown
Downtown and Bay

Downtown and Bay



Table 2
NOE VALLEY HOME SALES - MEDIUM
1,400 Square Feet to 1,699 Square Feet

WITH VIEWS
Year Sale Sale
Ref. Address Built Price Date Type View
1 523 Alvarado Street 1909 $2,000,000 6/13/2017 3BD/1BA south and east
2 437 Valley Street 1927  $2,143,700 8/22/2017 3BD/2BA Bay and southern
Average $2,071,850

NOE VALLEY HOME SALES - MEDIUM
1,000 Square Feet to 1,699 Square Feet

NO VIEWS
3 1141 Church Street 1922  $1,550,000 5/13/2017 2BD/2BA
4 44 Valley Street 1939  $1,950,000 4/28/2017 2BD/2BA
5 557 Duncan Street 1954  $2,020,000 7/19/2017 3BD/2BA
6 1621 Castro Street 1890  $1,500,000 7/19/2017 3BD/2.5BA
Average $1,755,000

Source: Mansbach Associates, Inc., Multiple Lisiting Service



Table 3
NOE VALLEY HOME SALES - LARGE
Over 1,700 Square Feet

WITH VIEWS

Year Sale Sale Home
Ref. Address Built Price Date Type Sq. Ft. View
1 178 Eureka Street 1908 $2,275,000 1/11/2017 2BD/2.5BA 1,725 Downtown
2 4312 23rd Street 1911 $2,400,000 10/4/2017 3BD/2BA 1,870 South and East
3 661 Alvarado Street 1927 $1,978,000 8/25/2017 3BD/1BA 1,870 South and East
4 1633 Duncan Street 1905 $2,200,000 5/22/2017 3BD/2BA 1,790 South and West
5 4177 Cesar Chavez St 1900 $2,301,111 9/25/2017 3BD/2BA 1,795 West
Average $2,230,822

NOE VALLEY HOME SALES - LARGE
Over 1,700 Square Feet

NO VIEWS
6 79 Clipper Street 1900 $1,850,000 4/26/2017 3BD/2BA 1,890
7 4217 22nd Street 1908 $1,900,000 7/19/2017 3BD/2BA 1,913
Average $1,875,000

Source: Mansbach Associates, Inc., Multiple Listing Service
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Table 1 shows Noe Valley homes sales occurring in 2017 for homes in the size range
from 1,000 square feet to 1,399 square feet. The differential of a View versus a No-
View property is calculated as follows:

View: $1,843,250
No-View: ($1,577,000)

Differential: $ 266,250

Table 2 shows sales data for medium size homes ranging from 1,400 to 1,699 square
feet. The differential of a View versus a No-View property is calculated as follows:

View: $2,081,750
No-View: ($1,755,000)

Differential: $ 326,750

Table 3 shows sales data for large size homes containing over 1,700 square feet. The
differential of a View versus a No-View property is calculated as follows:

View: $2,230,822
No-View: ($1,875,000)

Differential: $ 355,822
V. Findings

The research shows a range of view impacts from $266,250 to $355,822. Given the
square footage of the 789 Castro Street house of 2,728 square feet, a dollar impact
toward the high end of the range is concluded to be market-oriented.

In conclusion, based on a review of the proposed as-designed new residence at 799
Castro Street requiring variances versus a conforming residence with no variances, the
impact on value to the 789 Castro Street property due to the variances requested is:

THREE HUNRED TWENTY FIVE THOUSAND DOLLARS
($325,000)



Ryan J. Patterson, Esq.
February 21, 2018
Page 4

If you have any questions on this matter, please feel free to contact me.

Sincerely,
MANSBACH ASSOCIATES, INC.

woa

Lawrence L. Mansbach, MAI

Attachments:

Qualifications of Lawrence L. Mansbach
Site Plans for Code-Compliant New Residence — No Variances Required

Certification
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QUALIFICATIONS OF LAWRENCE L. MANSBACH, MAI

Lawrence L. Mansbach is an independent real estate appraiser and consultant and president of the firm of
Mansbach Associates, Inc. Following is a brief resume of his background and experience:

EXPERIENCE

MANSBACH ASSOCIATES, INC. San Francisco, CA
President

Mr. Mansbach is president of Mansbach Associates, Inc., a San Francisco-based real estate consultation,
market research and valuation firm.

Mr. Mansbach has over 30 years of experience in the real estate consulting and appraisal field. His
current focus is on arbitration and litigation support including expert witness testimony. He also provides
a wide range of valuation services for purchase and sale activities, lending decisions, tax matters, and
public sector functions.

Property types appraised include office, retail, apartment, industrial/R&D, hotel, condominium, vacant
land and high end single family residences.

EDUCATION

1980-1982  University of California — Haas School of Business Berkeley, CA
Master of Business Administration. Concentration in real estate and finance.

1974-1976  University of Washington Seattle, WA
Master of Arts

1970-1974  University of California Berkeley, CA

Bachelor of Arts — Highest Honors

PROFESSIONAL

Member of the Appraisal Institute (MAI)

State of California- Certified General Real Estate Appraiser

California Real Estate Broker

California State Board of Equalization — Appraiser For Property Tax Purposes

EXPERT TESTIMONY

Qualified as an Expert in Superior Court — San Francisco, Santa Clara, Alameda, Contra Costa, Marin,
and Napa.

United States Tax Court.

American Arbitration Association, JAMS, ADR Services.



CAREER HIGHLIGHTS

Recent accomplishments include:

Arbitrated 400,000 square foot office lease transaction

Arbitrated telecommunications lease in Contra Costa County

Arbitrated ground lease for highest volume store of national supermarket chain

Served as a consultant on largest private school tax-exempt Bond issues in San Francisco.
Served as the consultant to the estate of Dean Martin for estate tax purposes.

Represented client on property tax appeal of Bank of America World Headquarters.

Served as appraiser on tax-exempt bond issue for Mission Bay development in San Francisco.
Served as appraiser and consultant for expansion of the San Francisco State University campus
Appraised General Dynamics campus in Mountain View

Appraised Hunters Point Shipyard

Appraised portions of Golden Gate National Recreation Area

Mr. Mansbach began his career as an analyst with the planning consulting firm of John M. Sanger and
Associates in San Francisco. From 1977 to 1980, his was an economic development planner with the San
Francisco Department of City Planning. He was the principal author of the Central Waterfront Plan
which was an early precursor to the Mission Bay development. During the 1980’s, Mr. Mansbach worked
at the real estate appraisal and consulting firm of Mills-Carneghi, Inc., eventually becoming a partner.

Mr. Mansbach established his own firm, Mansbach Associates, Inc. in downtown San Francisco in 1990.
He has worked with a variety of clients on valuation and consulting matters concerning property types
ranging from vacant land to high rise office buildings. Mr. Mansbach also was associated with GMAC
Commercial Mortgage Corp. in the late 1990°s where he worked on the design of a technology/data base
driven commercial appraisal product.

Mr. Mansbach has been a guest lecturer at classes at the University of California, Berkeley and Golden
Gate University in San Francisco. He has been quoted on real estate matters in the San Francisco
Chronicle and Examiner, and has published in the Northern California Real Estate Journal. He was also
interviewed on KCBS radio. Speaking engagements include the Annual Conference of the Northern
California Chapter of the Appraisal Institute, the Society of Municipal Analysts, and the Tax Section of
the California State Bar. Mr. Mansbach has addressed various municipal government bodies in the Bay
Area as well as the Moody’s and Standard and Poor’s rating agencies. He also served as the chair of the
Experience Review Committee for the local chapter of the Appraisal Institute.

Mr. Mansbach is active in local community matters, particularly in school financing mechanisms. He
devised a parcel tax strategy which generated a nearly $3,000,000 windfall for a Bay Area school district.
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CERTIFICATION:

[ certify that, to the best of my knowledge and belief:

1.

2.

[98]

10.

1.

12;

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are my personal, unbiased professional analyses,
opinions, and conclusions.

[ have no present or prospective interest in the property that is the subject of this report and I
have no personal interest or bias with respect to the parties involved.

My compensation is not contingent upon the reporting of a predetermined value or direction
in value that favors the cause of the client, the amount of the value estimate, the attainment
of a stipulated result, or the occurrence of a subsequent event.

This appraisal was not based on a requested minimum valuation, a specific valuation, or the
approval of a loan.

My analyses, opinions, and conclusions were developed, and this report has been prepared in
conformity with the Uniform Standards of Professional Appraisal Practice.

I have made a personal inspection of the property that is the subject of this report.

No one provided significant professional assistance to the person signing this report.

The reported analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the Code of Professional Ethics of the

Appraisal Institute.

The use of this report is subject to the requirements of the Appraisal Institute relating to
review by its duly authorized representatives.

As of the date of this report, Lawrence Mansbach has completed the requirements of the
continuing education program of the Appraisal Institute.

I have not provided professional services regarding the subject property in the past three
years.

I ML

Lawrence L. Mansbach, MAI
SCREA #AG004175



Z ACKS, FREEDM AN & P ATTERSON 235 Montgomery Street, Suite 400

San Francisco, California 94104
Telephone (415) 956-8100
Facsimile (415) 288-9755
www.zfplaw.com

A PROFESSIONAL CORPORATION

February 8, 2018
VIA E-MAIL

Nancy Tran

San Francisco Planning Department
1650 Mission Street, Suite 400

San Francisco, CA 94103-2479
Nancy H.Tran@sfgov.org

Re: 799 Castro Street, San Francisco
Project Sponsor’s Updated Proposal—Hearing on February 22, 2018

Dear Ms. Tran;

This past week, the neighbors around 799 Castro Street met twice, once with the Project
Sponsor and his architect and once separately to discuss the Project Sponsor’s updated proposal.
As you know, the neighbors are a very active and organized group committed to finding a
solution for this project that will benefit the neighborhood as a whole, including the Project
Sponsor.

The general consensus reached by the neighbors is that they cannot support the project in
its current form. Although the Project Sponsor has made changes to its proposal since the
iteration reviewed by the Planning Commission on December 14, 2017, the newest version does
not take the Commissioners’ comments fully into account. Though reduced in size, the proposed
project is still oversized for the lot considering the existing two-unit (soon to be three-unit)
building. The proposal does not resemble the “modern cottage” described by Commissioner
Hillis; does not provide enough open space in the rear yard to give the ADU “proper exposure”
and make it “livable” as requested by Commissioner Moore; and still “sticks out aesthetically” in
this “very lovely block of older homes” as Commissioner Melgar commented on December 14,
2017.

The neighbors would like to see these concerns addressed as follows:

1) Reduce the building envelope, including an additional five feet at the rear. The rear
reduction means the building would be reduced by only about 250 square feet, yet the rear yard
would be increased sufficiently to eliminate the need for a rear yard variance and provide
adequate light and ventilation for the proposed ADU. Further, this reduction in size would bring
the project closer to Commissioner Hillis’s vision of a “modern cottage.”

2) Soften the style of the fagade to better blend into the neighborhood’s historic
architecture. The proposed contemporary architecture will cause the project to aesthetically
disrupt an iconic San Francisco neighborhood. While a contemporary or modern style house is

s



not objectionable in principle, this manifestation of the style is incongruous. A style based on a
Queen Anne pattern of massing and fenestration that incorporates contemporary styling could
meet the neighborhood’s needs. The neighbors are in agreement with the Project Sponsor that a
faux-Victorian style is inappropriate. However, in this neighborhood, a contemporary building
should be in keeping with the neighboring homes or incorporate some traditional elements.

3) Change the flat roof to a pitched roof to better incorporate the project into the
neighborhood. At the Project Sponsor’s meeting on Wednesday, January 31, 2018 the Project
Sponsor and his architect were both adamant that Planning repeatedly refused to allow them to
construct a pitched roof, despite the fact that the neighborhood prefers it. The neighbors are
aware of numerous instances whereby Planning recently approved projects in the area allowing
pitched roof construction.

As requested by the Project Sponsor at the January 31st meeting, attached please find
exemplars of the type of “compromise” style described by many neighbors at the January 31st
meeting. These pictures are merely illustrations intended to provide inspiration rather than exact
specifications, elements, or requirements. Please also find attached a sketch from architect Mike
Garavaglia reflecting the increased rear yard and pitched roof concepts.

Very truly yours,
ZACKS, FREEDMAN & PATTERSON, PC

v ;ﬂ%/

Shoshana Raphael
Attorneys for Andrew Zacks and Denise Leadbetter

February 8, 2018
Page 2
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From: Tran, Nancy (CPC)

To: Shoshana Raphael
Cc: HATEF MOGHIMI; Dianne Fong-Torres; Ryan Patterson; Andrew Zacks; Mitch; Ben Fong-Torres; Peter Seubert;

cat@cattaylor.com; Richard; Peter Overstreet; Lauren Geissler; Galen WM Leuna; Karen Delara; Joseph &

Lauren Giometti; Peter Seubert; Jeremy Zhijun Zeng; Mike Garavaglia; Barbara Berkeley; Audrey Vernick; Ryan

Patterson; desireedelara@me.com; d2dana@hotmail.com; Alvaro Carvajal; Autumn Skerski;

goncalves flavia@gmail.com; marthajasten@cs.com; Pdemasco@gmail.com; karen.demasco@gmail.com;

alex fujinaka@gmail.com; ANDREW M ZACKS; Denise Leadbetter; Skin Zone; Washington, Delvin (CPC); HATEF
I

MOGHIMI
Subject: RE: 799 Castro Street Project
Date: Wednesday, February 14, 2018 4:53:26 PM

Please see my responses below in blue.

From: Shoshana Raphael [mailto:shoshana@zfplaw.com]

Sent: Wednesday, February 14, 2018 10:00 AM

To: Tran, Nancy (CPC)

Cc: HATEF MOGHIMI; Dianne Fong-Torres; Ryan Patterson; Andrew Zacks; Mitch; Ben Fong-Torres;
Peter Seubert; cat@cattaylor.com; Richard; Peter Overstreet; Lauren Geissler; Galen WM Leung; Karen
Delara; Joseph & Lauren Giometti; Peter Seubert; Jeremy Zhijun Zeng; Mike Garavaglia; Barbara
Berkeley; Audrey Vernick; Ryan Patterson; desireedelara@me.com; d2dana@hotmail.com; Alvaro
Carvajal; Autumn Skerski; goncaives.flavia@gmail.com; marthajasten@cs.com; Pdemasco@gmail.com;
karen.demasco@gmail.com; alex.fujinaka@gmail.com; ANDREW M ZACKS; Denise Leadbetter; Skin Zone
Subject: 799 Castro Street Project

Dear Ms. Tran,

In reference to my letter to you dated February 8, 2018 (attached again here for your
convenience), it appears my letter “crossed in the mail” with the Project Sponsor’s updated
renderings. | received the updated renderings from one of the neighbors on the same day that |
emailed you the letter. The latest renderings ignore the neighbors’ request for a peaked roof, stated
many times over the course of this process and again at the Project Sponsor’s meeting on January
31st.

The project sponsor has stated that the Planning Department rejected a peaked roof on this
project. Following up on the letter, please confirm that the Planning Staff has refused to allow a
peaked roof design for the project. Both the Project Sponsor and his architect reiterated the
Planning Department’s assertion at the January 31st meeting held by the Project Sponsor. Has
Planning been opposed to a peaked roof in the past? Due to the extensive project history prior to my
involvement and information available to me, I’'m unable to find written documentation from the
Department requiring a flat roof. | did find past design comments strongly encouraging a sloped roof
up until 2013 — after that it appears that the Department was amenable to the proposed flat roof
following internal senior management discussion. Would Planning oppose a peaked roof now? Are
there particular reasons that Planning would reject a peaked roof? It is my understanding that either
sloped or flat roof are acceptable options.

Please advise on Planning’s position regarding a peaked roof. Thank you for your time and
attention to this matter.

Best,

Shoshana Raphael



Zacks, Freedman & Patterson, PC
235 Montgomery Street, Suite 400
San Francisco, CA 94104
Telephone: (415) 956-8100
Facsimile: (415) 288-9755

www.zfplaw.com

This communication and its contents may contain confidential and/or privileged material for the sole
use of the intended recipient. Any review or distribution by others is strictly prohibited. If you are
not the intended recipient, please contact the sender and delete all copies. Unless expressly stated,
nothing in this communication should be regarded as tax advice.



City and County of San Francisco Board of Appeals
Mark Farrell
Mayor Cynthia G. Goldstein
Executive Director

February 21, 2018

Corey Teague

Assistant Zoning Administrator
1650 Mission Street, 5th Floor
San Francisco, CA 94103

Appeal No.: 18-022
Appeal Title: Zacks vs. ZA
Subject Property: 799 Castro Street & 3878-3880 21st Street
Determination Type: Letter of Determination
Record No.: 2017-014202ZAD

Dear Corey Teague:

This is to notify you that an appeal has been filed with this office protesting the ISSUANCE of
the above referenced Letter of Determination. Pursuant to Article |, §8 of the San
Francisco Business & Tax Regulations Code, the subject determination is hereby
SUSPENDED until the Board of Appeals decides this matter and releases a notice of
decision and order.

We are enclosing a copy of the Preliminary Statement of Appeal for your information.

The hearing regarding this matter has been scheduled for April 25, 2018, at 5:00 p.m., City
Hall, Room 416, One Dr. Carlton B. Goodlett Place.

If you have any further questions, you may call this office at (415) 575-6880.
Sincerely,

BOARD STAFF

Andrew Zacks, Appellant

c/o Ryan Patterson & Shoshana Raphael, Attorneys for Appellant
Zacks, Freedman & Patterson PC

235 Montgomery Street, Suite 400

San Francisco, CA 94104

Hatef Moghimi, Subject Property Owner

c/o Tom Tunny, Attorney for Subject Property Owner
Reuben Junius & Rose LLP

One Bush Street, Suite 600

San Francisco, CA 94104

1650 Mission Street, Suite 304 « San Francisco, CA 94103
Phone: 415-575-6880 « Fax: 415-575-6885 « Email: boardofappeals@sfgov.org
www.sfqov.org/boa




Date Filed:

CITY & COUNTY OF SAN FRANCISCO
BOARD OF APPEALS

PRELIMINARY STATEMENT OF APPEAL

|/ We, Andrew Zacks hereby appeal the following departmental action: ISSUANCE of Letter of Determination
Record No. 2017-014202ZAD by the Zoning Administrator which was issued or became effective on: February
086, 2018, for the property located al: 799 Castro Street & 3878-3880 21st Street.

BRIEFING SCHEDULE:

The Appellant may, but is not required to, submit a one page (double-spaced) supplementary statement with this
Prefiminary Statement of Appeal. No exhibits or other submissions are allowed at this time.

Appellant's Brief is due on or before: April 05, 2018, (no later than three Thursdays prior to the hearing date},
up to 12 pages in length, double-spaced, with unlimited exhibits, with eleven (11) copies delivered to the Board
office by 4:30 p.m., and with additional copies delivered to the other payties the same day. In addition, an electronic
copy should be emailed to: boardofappeals@sfgov.orq if possible. L7 G

O S < o

Respondent's and Other Parties’ Briefs are due on or before: April 19, 2018, (no later than one Thursday prior to
hearing date), up to 12 pages in length, doubled-spaced, with unlimited exhibits, with eleven (11} copies delivered
to the Board office by 4:30 p.m., and with additional copies delivered to the other parties the same day. in addition,
an electronic copy should be emailed to: boardofappeals@sfgov.org if possible.

Only photographs and drawings may be submitted by the parties at hearing.
Hearing Date: Wednesday, April 25, 2018, 5:00 p.m., City Hall, Room 416, One Dr. Carlton B. Goodlelt Place.

All parties to this appeal must adhere to the briefing schedule above, however if the hearing date is changed, the
briefing schedule MAY also be changed. Written notice will be provided of any change to the briefing schedule.

in order to have their documents sent to the Board members prior tc hearing, members of the public should submit
eleven (11) copies of all documents of support/opposition no later than one Thursday prior to hearing date by 4:30
p.m. Please note that names and contact information included in submittals from members of the public will become
part of the public record. Submittals from members of the public may be made anonymously.

Please note that in addition to the parties' briefs, any materials that the Board receives relevant to this appeal,
including letters of support/opposition from members of the public, are distributed to Board members prior to hearing.
All such materials are available for inspection at the Board's office. You may also request a copy of the packet of
materials that are provided to Board members at a cost of 10 cents per page, per S.F. Admin. Code Ch. 67.28.

If you have any questions please call the Board of Appeals at 415-575-6880

The reasons for this appeal are as follows:

The Zoning Administrator erred or abused his discretion.
Appellant or Agent {(Circle One):
Signature:

Print Name:
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< J PLANNING DEPARTMENT APPeas (o7

- . 1650 Mission St.
Letter of Determination Sute 400
San Fancisco,
CA 84103-2475
February 6, 2018 Reception:
4155588378
Ryan Patterson e
Zacks, Freedman & Patterson, PC 415.558.6409
235 Montgomery Street, Suite 400 ;
5 Planning
San Francisco, CA 94104 tformation:
415.558.6377
Site Address: 799 Castro Street / 3878-3880 21= Strest
Assessor’s Block/Lot: 3603/024
Zoning District: RH-2 (Residential-Housc, Two-Family)
Staff Contact: Nancy Tran, (415} 575-9174 or nancy.hutran @sfgov.org
Hecord Mo, 2017-014202ZA0

Dear Mr. Patterson;

This letter is in response to your request for a Letter of Determination regarding the property at 799
Castro Street / 3878-3880 21 Street. The subject parcel is a corner {ot Jocated at Castro and 21 Streets
within the RH-2 (Residential-IHouse, Two Family) Zoning District and 40-X Height and Bulk District. The
request seeks to determine the process required to demolish and construct a new structure at 799 Castro
Street.

Can the Project’s conditional use application to demolish the existing dwelling at 799 Castro Street be
approved before the City has granted final approval of a building permit for construction of the replacement
butlding?

Yes. Pursuant to Planning Code Section 317(d)(2), “Conditional Use Authorization is required for
approval of the permit for Residential Demolition, and the Commission shall consider the
replacement structure as part of its decision on the Conditional Use application.” On September
18, 2014, the property owner filed Building Permit Application No. 201409196883 to allow for
alterations to the subject building. Those alterations arc considered to be a Residential Demolition
per Planning Code Section 317. On April 13, 2017, the property owner submitted an application
for the required Conditional Use Authorization (Case No, 2017-004562CUA} to allow the scope of
work sought under Building Permit Application No. 201409196883,

It is noted that your request cites a passage in Planning Code Section 311(e), which states “an
application authorizing demolition in any R District...of a dwelling shall not be approved and
issued until the City has granted final approval of a building permit for construction of the
replacement building.” In presuming that your request seeks clarification on the applicability of
this section, it is noled that Section 311 establishes “procedures for reviewing building permil

www siplanning.org



Ryan Patterson February 6, 2018
235 Montgomery Street, Suite 400 Letter of Determination
San Francisco, CA 9410 799 Castro Street / 3878-3880 2ist Street

122

applications for lots in R Districts.” As such, the “application” referenced in Section 311{e} is a
building permit application, not an application for Conditonal Use Authorization.

Which portion of the structure ai 799 Castro Sireet conskitutes the residential use?

The previous residential use area within Ihe structure is not evident and therefore cannot be
distinguished from the non-conforming commercial use.

[s i pussible to demolish only the residentinl use at 799 Castro Street without demolishing the commercin}

taef

As noted previously, the prior residential use area cannot be distinguished from the non-
conforming corumercial use.

Is it passible to demolish and “re-establish™ a rent-controlled dwelling umit mn one building (799 Caséro
Street) us an ADU in another building (3878-3880 21+ Street)?

The Dwelling Unit at 799 Castro Street may be demolished with a Conditional Use Authorization
pursuant to Planning Code Section 317, and a new Accessory Dwelling Unit (ADU) may be
established on the same property if it meets the requirements of Planning Code Section 207{c)(4),
particularly that it be “constructed entirely within the “living area’ (as defined in subsection
{eH6)(B)(iiD)) or the buildable area of an existing single-family home or within the built envelope
of an existing and authorized auxiliary structure on the same lot

Has a building permit application been filed or been finally issued for the Project replavement structure?
S P 5 1 ep

As noted previocusly, Building Permit Application No. 201409196883 was submitted for the scope
of work proposed for 799 Castro Street. The scope of work sought under this permit requires
Conditional Use Authorization and a Variance from the Planning Code. As such, the subject
permit cannot be approved until such authorizations are received.

Prior fo the final approval of the Froject’s variance application, is the Project in compliance with
depelopment standards of the Planning Code?

As noted previcusly, Building Permit Application No. 201409196883 requires Conditional Use
Authorization and a Variance from the Planning Code. Planning Department staff reviewed the
subject plans and determined that the project complies with all other applicable provisions of the
Planning Code, including the Residential Design Guidelines.

Prior to the final approvel of the Project’s varignee application, can the Project's comditional wee
application be granied?

SAN FRANCISCO
PLANRRNG DEPARTMENT



Ryan Patterson February 6, 2018
235 Montgomery Street, Suite 400 Letter of Determination
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¥1.

Because the Project requires both Conditional Use Authorization and a Variance from the
Planning Code, a joint hearing with the Planning Commission and Zoning Administrator was
conducted on December 14, 2017, and continued fo February 22, 2018, so that all aspects of the
project are considered at the same time, The Planning Commission can take action prior 1o the
issuance of the Zoning Administrator’s written decision on the Variance. That said, the subject
building permit application cannot be approved by the Planning Department until the required
Conditional Use Authorization and Variance are both obtained.

Once the commercial use at 799 Castro Street is changed, will that residential use be a conforming use ar n
nonconforming use?

Removal of the existing conunercial use will bring the property closer into conformity with
Planning Code, as a residential use is principally permitted in the RH-2 Zoning District. Because
the subject property contains three existing Dwelling Units where two Dwelling Units are
permitted under the base density, one unit will be considered a legal, nonconforming Dwelling
Unit. Under the Planning Code, the owner may designate which one of the three uniis is
nonconforming. Once the nonconforming unit is designated, that unit is subject to the limitations
outlined in Planning Code Section 181(c). Under the Planning Code, the existing residential use at
799 Castro Street may be expanded beyond the current building envelope if the owner designates
the dwelling unit in the structure as one of the two conforming Dwelling Units on site

Once the commercial use at 799 Castro Sticet 15 changed o a residential wse, can that the resideniial use bo
expanded to extend beyond the building envelope as it existed on fanuary 3, 20137

See response to Question 8,

What is the minimum setback required by the Planning Code betwaen the two proposed structures at the
Project siie?

Planning Code Section 134 requires a rear yard of 25% of the total lot depth or 15 feet
{whichever is less) between two residential buildings on the same lot. Because the subject lot
depth is 100 feet, a minimum separation of 25 feet is required under the Planning Code.

From which Planning Code subsections dees the Project require variances? Does the Project’s variunce
application seek variances from these subsections’ requirements?

Based on the latest plan set dated September 20, 2017, the Project requires Variances from the
front setback and rear yard requirements of the Planning Code. Planning Code Section 132
requires a front setback of 4 feet 5 inches from the front property line. The proposal is to
construct to the front property line; therefore, the propesal requires a Variance from the
front setback requirement of Planning Code Section 132. As noted previously, Planning
Code Section 134 requires a rear yard of 25 feet between the two buildings. The proposal

SAN FRARCISCO
PLANMMNING DEPARTMENT
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235 Montgomery Street, Suite 400 Letter of Determination
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provides a separation of 10 feet between the two buildings; therefore, the project requires a
Variance from the rear yard requirement of Planning Code Section 134.

Please note that a Letter of Determination is a determination regarding the classification of uses and
interpretation and applicability of the provisions of the Planning Code. This Letter of Determination
is not a permit to commence any work or change occcupancy. Permits from appropriate Departimenis
must be secured before work is started or occupancy is changed.

APPEAL: If you believe this determination represents an error in interpretation of the Planning Code or
abuse in discretion by the Zoning Administrator, an appeal may be filed with the Board of Appeals
within 15 days of the date of this letter. For information regarding the appeals process, please contact the
Board of Appeals located at 1650 Mission Street, Room 304, San Francisco, or call (415) 575-6880.

AL Teague
Acting Zoning Administrator

Sincerely,

Core
b

s Property Owner
Nancy Tran, Planner
Neighborhood Groups

S&K FRAHCISCO
PLANMING DEPARYTMENT
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TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

I understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this wili be a benefit for the community to
which | have no objections.

Thank you,

PN =T

Signature Date

ame

204 Parce Sceet” San banaces C4 Wip=

Address

(s )24 219

Phone Number !




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

I understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

I'have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

4' 7 2 ///] 7
‘*‘ ; £ 4 I/ / p

/

F b ;LS
b /7
Signaturé éj Date

Mary eu@’ﬂz /‘éf{ﬂ& /C/

Name 7

I65¢, Leawnwo I~ SF 407

Address "

99 260-4223

Phone Number




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

i understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

I have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

Date

ez s/l

(2 LA St SE C Ay
VRS (S Y

Phone Number




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

I understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

I have seen the proposed floor plan and | agree that this will be a benefit for the community to
which I have no objections.

Thank you,

wa ~ 5&)/6//1?3

ature Datk
et fans
_pad Cewioh St ST.OA MeS

d5-250- 4557
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TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

I

g .Y (9

Qe I ean

L0as Grffg ST sp T TP qaix

Address
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TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

I understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

I have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

b\ Ei 74/, B
Signature Date
Ev\"cuum 4 (|
Name

2523 \0ln Ness Avt gdn o9

Address

BOS 1 &4 13

Phone Number




TO: SF Planning Department

RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and

manicures to the neighborhood.

I have seen the proposed floor plan and | agree that this will be a benefit for the community to

which | have no objections.

Thank you,

), 7

Signature ,7

Alardy )1144,/;

Name

M5 Var nNew Ave

2 /14 /1f

Date

SF O F%0T

Address

(915) 473~ S

Phone Number



TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and

manicures to the neighborhood.

I have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

/Mw/u% W 2/14/19

ﬁaﬁature Date

Lavrtn _Engwar

Name

7940 Van NS Aye

Address

AN-HH2 -§2L4

Phone Number




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

I understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

Signature Date

lrenze B eonne—

Name

2201 | <«d O s Ay WA \\ Va) \@‘W CA

Address GZL{QLJ\ \
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Phone Number




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

I understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and

manicures to the neighborhood.

I have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

L 21418
Signature \J) / Date

jjff\'\)h(’t’\“e Edhrunﬁ

Name
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Address 4
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Phone Number




TO: SF Planning Department

RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the focation on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and

manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to

which | have no objections.

Thank you,

Sig/atl.llre

Leah Nak

Name

Apis  Puhanan

209/I%

Date

st Aot 20

Address

[0L) 268~ 54

Phone Number



TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

I understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

I have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

2215 Fvobard 7/4 LB _SF, T3

Address

NT306-2332>

Phone Number




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

I have seen the proposed floor plan and | agree that this will be a benefit for the community to
which I have no objections.

t/?i” /7 /0?”?7/2
/(/m/ﬂ
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TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

I understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,
Huen T (6 2reg
Nﬂucu« Jicee, Clie.

[ 327 Chesfucl s~ 4 (2%

Address

(418) 77(-2%3 |

hone Number




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and

manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections. :

Thank you,

9/ 2)14)1%
%re Date

JEMMA TorEL LESTER

Name

43 BAY ST, SAN PRANCISCO, (A 94123

Address

A45- 369- 3958

Phone Number




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

(\{ 210
J

Date

Thank you,

Signature

a\N\!JA o4t

Name

Hus Hranage 8¢ SE (A QU3

Address
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TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

A%Mu;?////?»‘ 2 [\l 8

signatugg” Date

Da\]lr\q 7 Abonan

Name

©12  Cheshoat St SE (A 44125

Address

(YI‘Q (ﬂ()(a - /“\3

Pho?me Number




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and 1 agree that this will be a benefit for the community to
which | have no objections.

Thank you,

e 2l

e &F

Sighature Date

J4vq  pAililec Sk

Address

Do Ll SO\

Phone Number




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

U gulbe

Name

V(05 WO 4 2D

Address

QS UG (04>

Phone Number




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

I understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which I have no objections.

Thank you,
%W%ﬂmﬂm 2/1a/i7
Signature Date

NICHOLE GeARSy - NORUERA

Name

24D 6~ %454 Sinbeags ,CA-AXBS

Address

F\A - A= 23232,

Phone Number




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and

manicures to the neighborhood.

I have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

/ ’ |
W /ZLJ Yk

Signatu'r/e Date

Name

360 Lo bigal. Aoy S G/ 2

Address

220 ~ gt~ 225"

Phone Number




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

I understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

> L . 9~/|‘]/\’/

Signature Daté

Shernsn Nallon

Name

o 2§ (F ca 9107

Address
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TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

I have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

Kbty [ leae, 20911

Signature ) Date

/('/L?/ / /TA 0 fea, »

Name

YY) Mysiiioco S .

Address

G)5- 705 35

Phone Number




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

I understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

1

o N

Sign‘z_ﬁur&\ “ } Date

Mawdia L’:w«\ofw AN

Name

\A572 @A/\&L'gc‘o <.+ |

Address
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Phone Number




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

| /; - ,ll//fﬁr /020‘/59
AASIASE At
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TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

I have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

f——/Z-/Z 201117
Signature Date

N}\I @ (1(7./ /2“7/(’ BQ

2615 %UC‘/\LKV&QV\ %(j #7202

Address

14 -$52- (04 |

Phone Number




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

I understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,
AT iy
Signature Date

N\aindang AnSAv)

Name

PPN (@ fprvia § JNIIY

Address

oy P0250

Phone Nun%ber




TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,
At &”@}( LZZL/ /701?/
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TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,
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TO: SF Planning Department
RE: Prbposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,
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TO: SF Planning Department
RE: Proposal for 1327 Chestnut

This letter is to express my SUPPORT as a member of the community for the beauty salon
proposal at 1327 Chestnut which will be known as Be Radiant Salon Studios.

| understand that this is the location on the 2nd floor next to Yuki Lashes salon, an existing
neighborhood business with the same owner, who would like to open Be Radiant Salon. This
proposal will provide convenience for beauty services such as hair styling, waxing, and
manicures to the neighborhood.

| have seen the proposed floor plan and | agree that this will be a benefit for the community to
which | have no objections.

Thank you,

e ] o221\
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Ganetsos, Dori (CPC)

To: Jardines, Esmeralda (CPC)
Subject: RE: 2017-014736CUA

From: Marilo Calabuig [mailto:mcalatemp@yahoo.com]
Sent: Thursday, February 08, 2018 6:10 PM

To: Secretary, Commissions (CPC)

Subject: 2017-014736CUA

To who it might concern,
| object to the opening of the beauty salon, DBA BeRadiant Salon.
Best,

Marilé Calabuig
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