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Re: 1016 De Naro fit, Conditional Use r~pplicatic~n No. 2Q15-0~26~3GU~

C7~ar Fl~nnin~ Cc~mn~iss~n~rs:

W~ ire two tenants ghat reside at 1(}1`~ I~ C-~aro St. W~ ~iv~ i~xrm~diately ~~ext daorto
1(?] fi i7e f-fi~r~ St.

We support the project and look fartvard to the new structure ~c~ing up.

The current structure. has been. an eyesore for as long as we'r'e lived here. anef it's been
abandoned far toc~ land. We Iaak forward tc~ a safe, beaut t'ul structure rising u~ in its
place, ~l~e believe the prt~ject sponsors 4~avc accomplished that v~nth their thc~ugllt~'ul
de~i~n.

'I'hc prc~j~ct s~a~~sars 13ave teen ~xtr~mely ~rc~activc. in ~c~cnt~unicatin~ r~vitk~ us about
their ~raj~ci and l~~ive addresscd all. of c ur c~n~erns, They arc' l~c~l tcx the ~n~i hbonc~~ad
and ~.vilt improve the nei~hbc~rhoo~i with this ~raj~ct.

Sincer~l}~;

M~tth~4v Kim end Andrew N,
1 Ol 2 De ~-Iaj•o St
San Francisco, C~ 9~# i 07
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Dear Planning Commissc~ner~:

f own 2025 22nd 5t and my lot abuts 1016 Cie Haro St art its western side,

The praje~f sponsors hive respr~rrcled to my conce rns about canstrudion noise and
#iming. They have committed to card hating with me Qn #heir cc~r~strudion sched~al~, and
in patiicular the demc~litian of the abandoned s~truc~ure at the rear of their lot..

1 am in sup~rk c~# this pre~ject and the re~vaf of the ofd, unstaund structure.

The sponsors have regularly pro~rided me updates ors their project and planning, and f
appre~c~t~ their cammunir~tis~n.

Think vou,

,/~

Dian
2025
San Fr~nasc~o, CA 94107'
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Case No.: 2014.0376CUA 415.558.6377

Project Address: 2918 Mission Street

Zoning: Mission St NCT (Neighborhood Commercial Transit) Zoning District

45-X, 55-X and 65-B Height and Bulk Districts

Block/Lot: 6529/002, 002A and 003

Project Sponsor: Mark Loper —Reuben, Junius &Rose , LLP

One Bush Street, Suite 600

San Francisco, CA 94104

Staff Contact: Linda Ajello Hoagland — (415) 575-6823

linda.ajellohaoagland@sf  ~ov.org

ADOPTING FINDINGS RELATING TO A CONDITIONAL USE AUTHORIZATION, PURSUANT

TO PLANNING CODE SECTION 121.1, 303, 754 A1VD THE MISSION 2016 INTERIM ZONING

CONTROLS (PLANNING COMMISSION RESOLUTION NO. 19865), FOR THE DEVELOPMENT OF

A LARGE LOT IN A NEIGHBORHOOD COMMERCIAL DISTRICT FOR THE PROPOSED

PROJECT CONSISTING OF THE DEMOLITION OF A 5,200 SQUARE FOOT, SINGLE-STORY

COMMERCIAL BUILDING, AND NEW CONSTRUCTION OF AN EIGHT-STORY,. 84-FOOT, 8-

INCH-TALL, 67,314 SQUARE FOOT MIXED-USE BUILDING WITH 75 DWELLING UNITS AND

APPROXIMATELY 6,724 SQUARE FEET OF GROUND FLOOR RETAIL AT 2918 MISSION STREET

WITHIN THE. MISSION STREET NEIGHBORHOOD COMMERCIAL TRANSIT (NCT) ZONING

DISTRICT AND A 45-X, 55-X AND 65-B HEIGHT AND BULK DISTRICT, AND ADOPTING

FINDINGS UNDER THE CALIFORNIA ENVIRONMENTAL QUALITY ACT.

PREAMBLE

On January 8, 2016, Mark Loper (hereinafter "Project Sponsor"), on behalf of RRTI, Inc. (Property

Owner), filed an application with the Planning Department (hereinafter "Department") for a Conditional

Use Authorization for the proposed project at 2918 Mission Street, Lots 002, 002A, 003, Block 6529

(hereinafter "subject property"), pursuant to Planning Code Sections 121.1, 303 and 754, and the Mission

2016 Interim Zoning Controls, to demolish a 5,200 square-foot (sq. ft.), single-story, approximately 15-

foot-tall commercial building and to construct an eight-story, 84-foot, 8-inch-tall 67,314 sq. ft. mixed-use

building with 75 dwelling units and 6,724 sq. ft. of ground floor retail within the Mission Street NCT

(Neighborhood Commercial Transit) Zoning District, and 45-X, 55-X and 65-B Height and Bulk District.

www.sfplanning.org
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The Project Sponsor seeks to proceed under the State Density Bonus Law, Government Code Section

65915 et seq ("the State Law"). Under the State Law, a housing development that includes affordable

housing is entitled to additional density, concessions and incentives, and waivers from development

standards that might otherwise preclude the construction of the project. In accordance with the Planning

Department's policies regarding projects seeking to proceed under the State Law, the Project Sponsor has

provided,- the Department with a 55 unit "Base Project" that would include housing affordable to very-

low income households. Because the Project Sponsor is providing 7 units of housing affordable to very-

low income households, the Project seeks a density bonus of 35% and waivers of the following

development standards: 1) Rear Yard (Planning Code Section 134); 2) Dwelling Unit Exposure (Planning

Code Section 140); 3) Height (Planning Code Sections 250); and, 4) Bulk (Planning Code Section 270).

The environmental effects of the Project were determined by the San Francisco Planning Department to

have been fully reviewed under the Eastern Neighborhoods Area Plan Environmental Impact Report

(hereinafter "EIR"). The EIR was prepared, circulated for public review and comment, and, at a public

hearing on August 7, 2008, by Motion No. 17661, certified by the Commission as complying with the

California Environmental Quality Act (Cal. Pub. Res. Code Section 21000 et seq., (hereinafter "CEQA").

The Commission has reviewed the Final EIR, which has been available for this Commissions review as

well as public review.

T'he Eastern Neighborhoods EIR is a Program EIR. Pursuant to CEQA Guideline 15168(c)(2), if the lead

agency finds that no new effects could occur or no new mitigation measures would be required of a

proposed project, the agency may approve the project as being within the scope of the project covered by

the program EIR, and no additional or new environmental review is required. In approving the Eastern

Neighborhoods Plan, the Commission adopted CEQA Findings in its Motion No. 17661 and hereby

incorporates such Findings by reference.

Additionally, State CEQA Guidelines Section 15183 provides a streamlined environmental review for

,projects that are consistent with the development density established by existing zoning, community plan

or general plan policies for which an EIR was certified, except as might be necessary to examine whether

there are project—specific effects which are peculiar to the project or its site. Section 15183 specifies

that examination of environmental effects shall be limited to those effects that (a) are peculiar to the

project or parcel on which the project would be located, (b) were not analyzed as significant effects in a

prior EIR on the zoning action, general plan or community plan with which the project is consistent, (c)

are potentially significant off—site and cumulative impacts which were not discussed in the underlying

EIR, or(d) are previously identified in the EIR, but which are determined to have a more severe adverse

impact than that discussed in the underlying EIR. Section 15183(c) specifies that if an impact is not

peculiar to the parcel or to the proposed project, then an EIR need not be prepared for that project solely

on the basis of that impact.

On August 30, 2017, the Department determined that the proposed application did not require further

environmental review under Section 15183 of the CEQA Guidelines and Public Resources Code Section

21083.3. T'he Project is consistent with the adopted zoning controls in the Eastern Neighborhoods Area

Plan and was encompassed within the analysis contained in the Eastern Neighborhoods Final EIR. Since

the Eastern Neighborhoods Final EIR was finalized, there have been no substantial changes to the Eastern
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Neighborhoods Area Plan and no substantial changes in circumstances that would require major

revisions to the Final EIR due to the involvement of new significant environmental effects or an increase

in the severity of previously identified significant impacts, and there is no new information of substantial

importance that would change the conclusions set forth in the Final EIR. The file for this project,

including the Eastern Neighborhoods Final EIR and the Community Plan Exemption certificate, is

available for review at the San Francisco Planning Department, 1650 Mission Street, Suite 400, San

Francisco, California.

Planning Department staff prepared a Mitigation Monitoring and Reporting Program (MMRI') setting

forth mitigation measures that were identified in the Eastern Neighborhoods Plan EIR that are applicable

to the project. These mitigation measures are set forth in their entirety in the MMRI' attached to the draft

Motion as Exhibit C.

The Planning Department Commission Secretary is the custodian of records; the file for Case No.

2014.0376CUA is located at 1650 Mission Street, Suite 400, San Francisco, California.

On September 14, 2017, the San Francisco Planning Commission (hereinafter "Commission') conducted a

duly noticed public hearing at a regularly scheduled meeting on Conditional Use Authorization

Application No. 2014-0376CUA.

The Commission has heard and considered the testimony presented to it at the public hearing and has

further considered written materials and oral testimony presented on behalf of the applicant, Department

staff, and other interested parties.

MOVED, that the Commission hereby authorizes the Conditional Use Authorization requested in

Application No. 2014.0376CUA, subject to the conditions contained in "EXHIBIT A" of this motion, based

on the following findings:

FINDINGS

Having reviewed the materials identified in the preamble above, and having heard all testimony and

arguments, this Commission finds, concludes, and determines as follows:

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

2. Site Description and Present Use. The site ("Project Site"), Lots 002, 002A and 003 in the

Assessor's Block 6529, is located on the west side of Mission Street, between 25~ and 26th Streets

in the Mission Street Neighborhood Commercial Transit (NCT) Zoning District. T'he property is

currently developed with asingle-story, 5,200 square foot commercial building that is 15 feet in

height and an associated surface parking lot. The subject properties are located mid-block with a

combined street frontage of approximately 120 feet on Mission Street. In total, the site is

approximately 11,653 square feet.

Surrounding Properties and Neighborhood. The Project Site is located along amixed-use

corridor within the Mission Area Plan. The Project Site has two frontages: Mission Street, which

SAN FRANCISCO 3
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is a two-way street with parallel on-street parking on both sides of the street; and Osage Alley,

which is a one-way alley with no on-street parking. The immediate context is mixed in character

with a mix of residential, commercial, retail and public uses. The immediate neighborhood

includes a commercial bank to the north at the corner of Mission and 25th Street, the Zaida T.

Rodriguez Early Education School to the south, and a residential apartment building and parking

garage to the west. The Zaida T. Rodriguez annex child development center on Bartlett Street is

across Osage Alley from the project site, as are two- to three-story multi-family residential uses.

There are three schools (Zaida T. Rodriguez Early Education School, Synergy Elementary School

and Saint Anthony —Immaculate Conception School) located within 1,000 feet of the Project Site.

Access to Highway 101 and Interstate 80 is about one block to the east at the on- and off-ramps

located at South Van Ness Avenue and the Central Freeway. The Project Site is located along

Mission Street, which is a high injury pedestrian and vehicular corridor. Other zoning districts in

the vicinity of the Project Site include: PDR-1-G (Production, Distribution, and Repair -General);

RM-1 (Residential Mixed -Low Density); NCT-3 (Moderate Scale Neighborhood Commercial

Transit); and, P (Public).

4. Project Description. T'he project includes the demolition of an existing 5,200 square foot, single-

story, approximately 15-foot-tall commercial building and new construction of an eight-story, 84-

foot, 8-inch-tall 67,314 sq. ft. mixed-use building with 75 dwelling units, 6,724 sq. ft. of ground

floor retail, 76 Class 1 bicycle parking spaces and 14 Class 2 bicycle parking spaces. The project

does not propose any off-street vehicular parking. The dwelling unit mix includes 18 studios, 27

one-bedroom units and 30 two-bedroom units. The Project includes 7,923 sf of usable open space

through a combination of private and common open space. Six new trees would be planted

adjacent to the subject property along Mission Street and the existing curb cut on Mission Street

will be removed and replaced with new sidewalk. The Project would also merge three existing

lots to create one 11,653 square foot lot. Pursuant to California Government Code Sections

65915-65918, the Project Sponsor has elected to utilize the State Density Bonus Law.

5. Public Comment. As of September 7, 2017, the Department has received one hundred and thirty

four (134) letters of support and eighty (80) letters opposing the project. Both supporting and

opposing comments received were predominantly form letters (see attached samplings of each).

Those in favor of the project are supportive because the Project will provide 75 new residential

units on a major transit corridor one block away from BART without displacing anyone. Those in

opposition of the Project state that it would contribute to the gentrification and displacement of

long-term residents of the Mission; it would provide 65 luxury units to Mission Street; it will

result in less than 12 percent of the units affordable to low-income residents; and it will result in a

domino effect of higher overall rents in the neighborhood, displacement of local, legacy

businesses serving the community, and the erasure of Latino residents from the Mission. Both

groups state that the City should purchase the Project at fair market value to develop a 100

percent affordable housing project, as offered by the property owner/Project Sponsor.

6. Planning Code Compliance: The Commission finds that the Project is consistent with the

relevant provisions of the Planning Code in the following manner:

SAN FRANCISCO 4
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A. Permitted Uses in NCT Zoning Districts. Planning Code Section 754 states that residential

uses are a principally permitted use within the Mission Street NCT Zoning District. Retail

uses are principally, conditionally or not permitted.

The Project would construct new residential and retail uses within the Mission Street NCT Zoning

District; therefore, the Project complies with Planning Code Section 754. Depending on the specific

retail tenant(s), they will comply as principally permitted retail uses per Sec. 754 or seek a Conditional

Use, as required by the Planning Code.

B. Floor Area Ratio. Planning Code Section 124 establishes a FAR (Floor Area Ratio) of 3.6:1 for

properties within the Mission Street NCT Zoning District and a 45-X, 55-X and 65-B Height

and Bulk District.

The subject lots are 11,653 sq. ft. in total, thus resulting in a maximum allowable floor area of 41,950

sq. ft. for non-residential uses. The Project would construct approximately 6,.954 sq. ft. of retail space,

and would comply with Planning Code Section 124.

C. Rear Yard. Planning Code Section 134 requires a minimum rear yard equal to 25 percent of

the total lot depth of the lot to be provided at every residential level.

The Project includes an above-grade rear yard, which measures approximately 780 sq. ft. The required

rear yard does not measure the entire length of the lot. In certain locations, the required rear yard

depth is less than 25 percent.

Per California Government Code Sections 65915-65918, the Project Sponsor has elected to utilize the

State Density Bonus Law, and proposes a waiver from the development standards for rear yard

requirements, which are defined in Planning Code 134. This reduction in the rear yard requirements is

necessary to enable the construction of the project with the increased density provided by as required

under Government Code Section 65915~(~~.

D. Usable Open Space. Within the Mission Street NCT, Planning Code Section 754, a minimum

of 80 sq. ft. of open space per dwelling unit if private or 100 sq. ft. if common is required for

each dwelling unit.

Per Planning Code Section 134(g), private usable open space shall have a minimum

horizontal dimension of six feet and a minimum area of 36 sq ft if located on a deck, balcony,

porch or roof, and shall have a minimum horizontal dimension of 10 feet and a minimum

area of 100 sq ft if located on open ground, a terrace or the surface of an inner or outer court.

Common usable open space shall be at least 15 feet in every horizontal dimension and shall

be a minimum are of 300 sq. ft. Further, inner courts may be credited as common useable

open space if the enclosed space is not less than 20 feet in every horizontal dimension and

400 sq ft in area, and if the height of the walls and projections above the court on at least

three sides is such that no point on any such wall or projection is higher than one foot for

each foot that such point is horizontally distant from the opposite side of the clear space in

the court.

SAN FRANCISCO 5
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The Project includes 7 units with private open space meeting the size and dimensional requirements of

the Planning Code. For the remaining 68 units, a 6,800 sq. ft. of common open space is provided with a

common terrace on the second floor and a roof deck required; therefore, the Project complies with

Planning Code Section 754.

E. Bird Safety. Planning Code Section 139 outlines the standards for bird-safe buildings,

including the requirements for location-related and feature-related hazards.

The subject lot is not located in close proximity to an Urban Bird Refuge as defined in Section 139, and

the Project meets the requirements for feature-related hazards.

F. Dwelling Unit Exposure. Planning Code Section 140 requires that at least one room of all

dwelling units face onto a public street, rear yard or other open area that meets minimum

requirements for area and horizontal dimensions. To meet exposure requirements, a public

street, public alley at least 20 feet wide, side yard or rear yard must be at least 25 feet in

width, or an open area (either inner court or a space between separate buildings on the same

lot) must be no less than 25 feet in every horizontal dimension for the floor at which the

dwelling unit is located.

The Project organizes the dwelling units to have exposure on Mission Street or along the rear yard. As

proposed, 20 dwelling units face the 65 feet, 3 inch section of non-complying rear yard and 4 south-

facing units face a side yard that does not meet the dimensional requirements. Therefore, 24 of the 75

dwelling units do not meet the dwelling unit exposure requirements of the Planning Code; therefore,

the Project does not complu ~es with Planning Code Section 140.

Per California Government Code Sections 65915-65918, the Project Sponsor has elected to utilize the

State Density Bonus Law, and proposes a waiver from the development standards for dwelling unit

exposure, which are defined in Planning Code 140. This reduction in the dwelling unit exposure

requirement is necessary to enable the construction of the project with the increased density provided

by Government Code Section 65915~(~~.

G. Street Frontage in Neighborhood Commercial Districts. Planning Code Section 145.1

requires off-street parking at street grade on a development lot to be set back at least 25 feet

on the ground floor; that no more than one-third of the width or 20 feet, whichever is less, of

any given street frontage of a new structure parallel to and facing a street shall be devoted to

parking and loading ingress or egress; that space for active uses be provided within the first

25 feet of building depth on the ground floor; that non-residential uses have a minimum

floor-to-floor height of 14 feet; that the floors of street-fronting interior spaces housing non-

residential active uses and lobbies be as close as possible to the level of the adjacent sidewalk

at the principal entrance to these spaces; and that frontages with active uses that are not

residential or PDR be fenestrated with transparent windows and doorways for no less than

60 percent of the street frontage at the ground level.

SAN FRANCISCO 6
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The Project meets the requirements of Planning Code Section 145.1. The Project does not possess off-

street parking. The Project features active uses on the ground floor with a residential lobby, and retail

space along Mission Street. The ground floor ceiling height of the non-residential uses are at least 14

feet tall and provide required ground level transparency and fenestration. Therefore, the Project

complies with Planning Code Section 145.1.

H. Bicycle Parking. Planning Section 155.2 of the Planning Code requires one Class 1 bicycle

parking space per dwelling unit and one Class 2 bicycle parking spaces for every 20 dwelling

units. Additional bicycle parking requirements apply based on classification of non-

residential uses; at least two Class 2 spaces are required for retail uses.

The Project includes 75 dwelling units; therefore, the Project is required to provide 75 Class 1 bicycle

parking spaces and four Class 2 bicycle parking spaces for residential uses and one Class 1 bicycle

space and three Class 2 bicycle parking spaces for the ground floor non-residential uses. The Project

will provide seventy-six (76) Class 1 bicycle parking spaces and fourteen (14) Class 2 bicycle parking

spaces, which exceeds the requirement. Therefore, the Project complies with Planning Code Section

155.2.

I. Transportation Demand Management (TDM) Plan. Pursuant to Planning Code Section 169

and the TDM Program Standards, the Project shall finalize a TDM Plan prior to Planning

Department approval of the first Building Permit or Site Permit. As currently proposed, the

Project must achieve a target of 14 points.

The Project submitted a completed Environmental evaluation Application prior to September 4, 2016.

Therefore, the Project must only achieve 50% of the point target established in the TDM Program

Standards, resulting in a target of 7 points. As currently proposed, the Project will achieve its required

7 points through the following TDM measures:

• Bicycle Parking (Option A)

• On-site Affordable Housing (Option B)

• Parking Supply (Option K)

J. Dwelling Unit Mix. Planning Code Section 207.6 requires that no less than 40 percent of the

total number of proposed dwelling units contain at least two bedrooms, or no less than 30

percent of the total number of proposed dwelling units contain at least three bedrooms.

For the 75 dwelling units, the Project is required to provide at least 30 two-bedroom units or 23 three-

bedroom units. The Project provides 18 studios, 27 one-bedroom units and 30 two-bedroom. Therefore,

the Project meets and exceeds the requirements for dwelling unit mix.

K. Height and Bulk. Planning Code Section 250 and 252 outlines the height and bulk districts

within the City and County of San Francisco. The Project is located in three height and bulk

districts: 45-X, 55-X and 65-B. Therefore, the proposed development is permitted up to a

height of 45 to 55 feet with no bulk limit in the 45-X and 55-X Height and Bulk Districts, and

up to a height of 65 feet and a 110 foot maximum length and 125 foot maximum diagonal for

a height above 50 feet in the 65-B Height and Bulk District.
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The Project would construct a new mixed-use development up to 84 feet, 8 inches tall and exceeds the

height limits by 20 feet and exceeds the bulk limits above the height of 50 feet with a maximum length

of 116 feet, 6 inches and a maximum diagonal dimension of 129 feet, 6 inches.

Per California Government Code Sections 65915-65918, the Project Sponsor has elected to utilize the

State Density Bonus Law, and proposes a waiver from the development standards for height, which are

defined in Planning Codes 250 and 252. This expansion beyond the height requirement is necessary to

enable the construction of the project with the increased density provided by Government Code Section

65915(f)(2).

L. 1Varrow Streets. Planning Code Section 261.1 outlines height and massing requirements for

projects that front onto a "narrow street", which is defined as a public right of way less than

or equal to 40-feet in width. Osage Alley measures approximately 15-feet wide and is

considered a narrow street. For the subject frontage along a narrow street, a 10 foot setback is

required above a height of 31-feet, 4-inches. Subject frontage is defined as any building

frontage more than 60-ft from an intersection with a street wider than 40-feet.

Along Osage Alley, the Project is setback more than 10 feet from the property line where the height is

above 31 feet, 4-inches; therefore the Project complies with Planning Code Section 261.1.

M. Shadow. Planning Code Sections 147 and 295 restricts net new shadow, cast by structures

exceeding a height of 40-feet, upon property under the jurisdiction of the Recreation and Park

Commission. Any project in excess of 40-feet in height and found to cast net new shadow

must be found by the Planning Commission, with comment from the General Manager of the

Recreation and Parks Department, in consultation with the Recreation and Park Commission,

to have no adverse impact upon the property under the jurisdiction of the Recreation and

Park Commission.

The Planning Department prepared a preliminary shadow fan analysis and determined that the

proposed project would not cast shadows on any parks or open spaces at any time during the year.

N. Transportation Sustainability Fee. Planning Code Section 411A is applicable to new

development that results in more than twenty dwelling units.

The Project includes approximately 59,382 gsf of new residential use and 6,724 gsf of non-residential

use. This square footage shall be subject to the Transportation Sustainability Fee, as outlined in

Planning Code Section 411A. The Project filed an environmental review application on or before July

21, 2015, thus the residential use will be subject to 50 percent of the applicable residential TSF.

O. Residential Childcare Impact Fee. Planning Code Section 414A is applicable to any

residential development citywide that results in the addition of a residential unit.

The Project includes approximately 59,382 gsf of residential use. The proposed Project is subject to

fees as outlined in Planning Code Section 414A.
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PLANNING DEPARTMENT



Draft Motion No.
September 14, 2017

CASE NO. 2014.0376CUA
2918 Mission Street

P. Inclusionary Affordable Housing Program in Mission Street NCT Zoning District.

Planning Code Section 415 sets forth the requirements and procedures for the Inclusionary

Affordable Housing Program. Under Planning Code Section 415.3, these requirements would

apply to any housing project that consists of 10 or more units where an individual project or

a phased project is to be undertaken and where the total undertaking comprises a project

with 10 or more units, even if the development is on separate but adjacent lots. For any

development project that submitted a complete Environmental Evaluation application on or

prior to January 12, 2016, affordable units in the amount of 14.5 percent of the number of

units shall be constructed on-site.

The Project Sponsor seeks to develop under the State Density Bonus Law, and therefore must include

on-site affordable units in order to construct the Project at the requested density and with the

requested waivers of development standards. The Project Sponsor submitted a complete Environmental

Evaluation on July 21, 2015, thus is required to provide affordable units in the amount of 14.5 percent

of the number of units constructed on site. r~~ The Project Sponsor has demonstrated that it is

eligible for the On-Site A{fordable Housing Alternative under Planning Code Sections 415.5 and

415.6 and has submitted an 'Affidavit of Compliance with the Inclusionary Affordable Housing

Program: Planning Code Section 415,' to satisfy the requirements of the Inclusionary Affordable

Housing Program by providing on-site affordable housing. The Project Sponsor is providing 14.5

percent of the base project units as affordable to satisfy the Inclusionary Affordable Housing Program

obligation. 8 units (2 studios, 3one-bedroom and 3two-bedroom) of the 75 units provided will be

~ordable units.

In order for the Project Sponsor to be eligible for the On-Site Affordable Housing Alternative, the

Project Sponsor must submit an 'Affidavit of Compliance with the Inclusionary Affordable Housing

Program: Planning Code Section 415,' to the Planning Department stating that any affordable units

designated as on-site units shall be sold as ownership units and will remain as ownership units for the

life of the project or submit to the Department a contract demonstrating that the projects on- or offsite

units are not subject to the Costa Hawkins Rental Housing Act, California Civil Code Section 1954.50

because, under Section 1954.52(b), the Project Sponsor has entered into an agreement with a public

entity in consideration for a direct financial contribution or any other form of assistance specified in

California Government Code Sections 65915 et seq. and submits an Affidavit of such to the

Department. All such contracts entered into with the City and County of San Francisco must be

reviewed and approved by the Mayor's Office Housing and Community Development and the City

Attorney's Office. The Project Sponsor has indicated the intention to enter into an agreement with the

City to qualify for a waiver from the Costa-Hawkins Rental Housing Act based upon the proposed

density bonus and concessions provided by the City and approved herein. The Project Sponsor

submitted such Affidavit on July 24, 2017. 'The applicable percentage is dependent on the total number

of units in the project, the zoning of the property, and the date that the project submitted a complete

Environmental Evaluation Application. A complete Environmental Evaluation Application was

submitted on July 21, 2015; therefore, pursuant to Planning Code Section 415.3 the Inclusionary

Affordable Housing Program requirement for the On-site Affordable Housing Alternative is to provide

14.5 percent of the total proposed dwelling units in the Base Project as affordable.
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The Project Sponsor will satis~'u the Inclusionaru Housing requirements b~~roviding seven

units, or 11-~~ percent of the total proposed dwelling units in the Base Project as affordable to very-

low income households (as defined in California Health and Safety Code section 50105) and bu

providing one additional inclusionary unit at the a{fordabilitu levels specified in the City's

Inclusionar~ Housing Program or any successor program applicable to on-site below-market rate

units . If the Project becomes ineligible to meet its Inclusionary

Affordable Housing Program obligation through the On-site Affordable Housing Alternative prior to

issuance of the first construction document, this conditional use approval shall be deemed null and

void. If the Project becomes ineligible to meet its Inclusionary Affordable Housing Program obligation

through the On-site Affordable Housing Alternative after construction, the Cit,  Ushall pursue any and

all available remedies at law. ~* ~ ~^' r , +~~^ eu ,.a„i,i„ u,,,,~;,,,, r,,,, ., „+u ;,,,,,,.,,~,. ;r,,,,,,r,.,,~,i„ ,,~ +~,~
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Q. Eastern Neighborhood Infrastructure Impact Fee. Planning Code Section 423 is applicable

to any development project within the Mission Street NCT (Neighborhood Commercial

Transit) Zoning District that results in the addition of gross square feet of residential and

non-residential space.

The Project includes approximately 67,314 gsf of new development consisting of approximately 59,382

sq. ft. of residential use and 6,724 sq. ft. of retail use. These uses are subject to Eastern Neighborhood

Infrastructure Impact Fees, as outlined in Planning Code Section 423. These fees must be paid prior to

the issuance of the building permit application.

7. State Density Bonus Law: Per California Government Code Section 65915-65918 and Planning

Code section 206.6, the Project Sponsor has elected to utilize the State Density Bonus Law. The

State Law permits a 35 percent density bonus if at least 11 percent of the "Base Project" units are

affordable to very-low-income households (as defined in California Health and Safety Code

SAN FRANCISCO 1 Q
PLANNING DEPARTMENT



Draft Motion No.
September 14, 2017

CASE NO. 2014.0376CUA
2918 Mission Street

section 50105). T'he "Base Project" includes the amount of residential development that could

occur on the project site as of right without modifications to the physical aspects of the Planning

Code (ex: open space, dwelling unit exposure, etc.). Under the State Density Bonus Law, the

Project Sponsor is entitled to a specified number of concessions or incentives, as well as

waivers for any development standard that would physically preclude construction of the project

at the proposed density and with the concessions or incentives.

The Project is providing 114: percent of units in the Base Project as affordable to very-low income

households (as defined in California Health and Safety Code section 50105) and is entitled to a 35 percent

density bonus and three concessions or incentives under State Law. The Project also seeks ̂ ^N^^^^;^~^^ ̂ Na

waivers to the development standards for: 1) Rear Yard (Planning Code Section

134); 2) Dwelling Unit Exposure (Planning Code Section 140); 3) Height (Planning Code Sections 250);

and, 4) Bulk requirement (Planning Code Section 270), which e-rs-are necessary to construct the

Project at the proposed density.

8. Planning Code Section 303 establishes criteria for the Planning Commission to consider when

reviewing applications for Conditional Authorization. On balance, the project complies with said

criteria in that:

1) The proposed new uses and building, at the size and intensity contemplates and at the

proposed location, will provide a development that is necessary of desirable, and compatible

with, the neighborhood or the community.

The Project will demolish asingle-story commercial building that is currently occupied by a

laundromat and associated surface parking lot, and construct a new eight-story mixed-use

development with 75 dwelling units and ground floor retail space. Given the objectives of the Mission

Area Plan, the Project is necessary and desirable in preserving the diversity and vitality of the

Mission, while also maintaining and contributing to the important aspects of the existing

neighborhood, such as providing new housing opportunities and minimizing displacement. Housing is

a top priority for the City and County of San Francisco. The size and intensity of the proposed

development is necessary and desirable for this neighborhood and the surrounding community because

it will provide new opportunities for housing and add new site amenities that will contribute to the

character of the surrounding neighborhood. The Project will also replace an underutilized site, while

also providing new public amenities, including landscaping, sidewalk improvements and bicycle

parking. The Project is consistent with the neighborhood uses, which include a mix of ground floor

commercial uses with residential above, educational facilities, multi family residential building and

commercial uses. The influx of new residents will contribute to the economic vitality of the existing

neighborhood by adding new patrons for the nearby retail uses. In summary, the Project is an

appropriate urban invention and infill development.

2) That such use or feature as proposed will not be detrimental to the health, safety,

convenience or general welfare of persons residing or working in the vicinity, or injurious to

property, improvements or potential development on the vicinity, with respect to aspects

including but not limited to the following:
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i. Nature of proposed site, including its size and shape, and the proposed size, shape

and arrangement of structures;

The Project site is athree-parcel, L-shaped lot with frontage on both Mission Street and

Osage Alley, totaling 11,653 square feet in area. The site is currently developed with a

6,433 square foot surface parking lot and a 5,500 square foot commercial building

containing a laundromat. The Project will consist of a single structure that maintains a

street wall along all frontages at the ground floor, with apodium-level rear yard at least 29-

feet, 5-inches deep fronting Osage Alley. The building massing is oriented towards the

more prominent Mission Street frontage. The building is also sculpted back on the 7th and
grn stories from Osage Alley and the adjacent condominium building to the west of the

property at 3421 25th Street. Overall, the Project, which would establish a new eight-story

building with ground floor retail in an existing mixed-use neighborhood, will be beneficial

to the surrounding neighborhood.

ii. The accessibility and traffic patterns for persons an vehicles, the type and volume

of such traffic, and the adequacy of proposed off-street parking and loading;

The Project would not adversely affect public transit in the neighborhood. The Project site

is located one block from the 24th Street BART Station and is close to several MUNI bus

lines, including the 12, 14,14R, 27, 48, 49, 55, 67 and 800. The Project provides no off-

street parking, which supports the City's transit first policies. Provision of bicycle storage

areas along with the close proximity to mass transit is anticipated to encourage residents,

employees and visitors to use alternate modes of transportation. The Project also

incorporates an on-street loading zone in front of the building on Mission Street.

iii. The safeguards afforded to prevent noxious or offensive emissions such as noise,

glare, dust and odor;

The Project will comply with the City's requirements to minimize noise, glare, odors, or

other harmful emissions. Conditions of Approval are included to address potential issues.

iv. Treatment given, as appropriate, to such aspects as landscaping, screening, open

spaces, parking and loading areas, service areas, lighting and signs;

The Project will provide the required number of street trees and bicycle parking along the

public-rights-of-way. The Project will also remove a curb cut along the Mission Street

frontage and replace it with new sidewalk. These upgrades will be beneficial to the

surrounding neighborhood because it will provide new street improvements, lighting and

vegetation.

3) That the use as proposed will comply with the applicable provisions of the Planning Code

and will not adversely affect the General Plan.
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The Project complies with all relevant requirements and standards of the Planning

Code, except for those requirements for which the Project Sponsor seeks a waiver under the State

Density Bonus Law (California Government Code Sections 65915-65918). The Commission finds that

these waivers are required in order to construct the Project at the density allowed by State Law. The

Project is consistent with objectives and policies of the General Plan as detailed below.

4) That the use as proposed would provide development that is in conformity with the purpose

of the applicable Neighborhood Commercial District.

Per Planning Code Section 754, the Mission St NCT Zoning District is described as:

This District has a mixed pattern of larger and smaller lots and businesses, as well as a

sizable number of upper-story residential units. Controls are designed to permit

moderate-scale buildings and uses, protecting rear yards above the ground story and at

residential levels. New neighborhood-serving commercial development is encouraged

mainly at the ground story. While offices and general retail sales uses may locate at the

second story of new buildings under certain circumstances, most commercial uses are

prohibited above the second story. Continuous retail frontage is promoted by requiring

ground floor commercial uses in new developments and prohibiting curb cuts. Housing

development in new buildings is encouraged above the ground story. Housing density

is not controlled by the size of the lot but by requirements to supply a high percentage

of larger units and by physical envelope controls. Existing residential units are

protected by prohibitions on upper-story conversions and limitations on demolitions,

mergers, and subdivisions. Accessory Dwelling Units are permitted within the district

pursuant to subsection 207(c)(4) of this Code.

The Project will be in conformity with the Mission Street NCT in that it will provide amixed-use

development that provides ground floor retail space with a continuous retail frontage and residential

units above, consistent with surrounding neighborhood.

9. Planning Code Section 121.1 establishes criteria for the Planning Commission to consider when

reviewing applications for Developments of Large Lots In Neighborhood Commercial Districts.

On balance, the project complies with said criteria in that:

a) The mass and facade of the proposed structure are compatible with the existing scale of the

district.

The Project's design includes a mass and facade that borrows elements present in the surrounding

neighborhood, such as traditional bay windows, painted plaster and terracotta cladding, to ensure a

design that is of an appropriate scale for this larger development site. The Mission Street facade's

massing is broken up horizontally by two large retail storefronts on the ground floor and differentiated

exterior finished on the St" floor. Vertically, the facade is broken up with a series of bay window

projections with accent colors.
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b) The facade of the proposed structure is compatible with design features of adjacent facades

that contribute to the positive visual quality of the district.

The Mission is one of the City's most distinctive neighborhoods as identified in the City's General

Plan. The proposed facade design and architectural treatments with various vertical. and horizontal

elements and a pedestrian scale ground floor which is consistent with the unique identity of the

Mission. The new building's character ensures the best design of the times with high-quality building

materials (including terracotta cladding, glass reinforced concrete (GRC) cladding, painted plaster,

and stone tile) that relate to the surrounding structures that make-up the Mission's distinct character

while acknowledging and respecting the positive attributes of the older buildings. The Project also

includes blind wall murals its northern and southern facades to be commissioned to local artists. It also

provides an opportunity for an increased visual interest that enhances and creates a special identity

with a unique image of its own in the neighborhood. Overall, the Project offers an architectural.

treatment, which provides for contemporary, yet contextual, architectural design that appears

consistent and compatible with the surrounding neighborhood

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

and Policies of the General Plan:

HOUSING ELEMENT

Objectives and Policies

OBJECTIVE 1
IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET

THE CITY'S HOUSING NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING.

Policy 1.1

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

affordable housing.

Policy 1.4

Ensure community based planning processes are used to generate land use controls.

Policy 1.6
Consider greater flexibility in number and size of units within established building envelopes in

community based planning processes, especially if it can increase the number of affordable units

in multi-family structures.

Policy 1.8
Promote mixed use development, and include housing, particularly permanently affordable

housing, in new commercial, institutional, or other single use development projects.

Policy 1.10
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Support new housing projects, especially affordable housing, where households can easily rely

on public transportation, walking and bicycling for the majority of daily trips.

The Project is a higher density mixed-use development on an underutilized lot along a primary vehicular
transit corridor. The Project Site is an ideal infill site that is currently occupied by a commercial use

(laundromat) and ancillary surface parking lot. The proposed Project would add 75 units of housing to the
site with a dwelling unit mix of studio, one-bedroom, and two-bedroom units. The Project is consistent
with the Mission Street NCT Zoning District, which encourages housing development in new buildings

above the ground story and that is affordable to people with a wide range of incomes. The Project includes
eight on-site affordable housing units for ownership, which complies with the Mission Street NCT

District's goal to provide a higher level of affordability. As noted by the Project Sponsor, the Project is
"affordable by design," since the Project incorporates economically efficient dwelling units, which are either

360 gsf, 613 gsf or 833 gsf in size. The Project does not possess any vehicular parking. The Project would

satisfy its inclusionary affordable housing requirement by designating 8 on-site affordable housing units to

satisfy the Inclusionary Affordable Housing obligation.

OBJECTIVE 4

FOSTER A HOUSING STOCK THAT MEETS THE NEEDS OF ALL RESIDENTS ACROSS

LIFECYCLES.

Policy 4.1

Develop new housing, and encourage the remodeling of existing housing, for families with

children

Policy 4.4
Encourage sufficient and suitable rental housing opportunities, emphasizing permanently

affordable rental units wherever possible.

Policy 4.5
Ensure that new permanently affordable housing is located in all of the City's neighborhoods,

and encourage integrated neighborhoods, with a diversity of unit types provided at a range of

income levels.

The Project will add 75 dwelling units to the City's housing stock, and meets the affordable housing
requirements by providing for eight on-site permanently affordable units for rental, thus encouraging

diversity among income levels within the new development.

OBJECTIVE 11

SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SA1V
FRANCISCO'S NEIGHBORHOODS.

Policy 11.1

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

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

Policy 11.3

Ensure growth is accommodated without substantially and adversely impacting existing

residential neighborhood character.

Policy 11.4

Continue to utilize zoning districts which conform to a generalized residential land use and

density plan and the General Plan.

Policy 11.6

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

community interaction.

Policy 11.8

Consider a neighborhood's character when integrating new uses, and minimize disruption

caused by expansion of institutions into residential areas.

The Project responds to the site's location within amixed-character neighborhood. The Project would

construct a new eight-story mixed-use building on the west side of Mission Street. The scale of the Project

is appropriate from an urban design perspective because it recognizes the significance of this location along

the Mission Street transit corridor, one block from the 24t" Street BART station. Overall, the Project's

massing also recognizes the existing block pattern as it relates to the street frontage along Mission Street.

The neighborhood is characterized by a wide variety of residential, commercial, retail and PDR uses. In

addition, the Project includes projecting vertical and horizontal architectural elements, which provide

vertical and horizontal modulation along the street facades and provides ahigh-quality material palate

which invokes the traditional architecture found in the Mission.

OBJECTIVE 12

BALANCE HOUSING GROWTH WITH ADEQUATE INFRASTRUCTURE THAT SERVES

THE CITY'S GROWING POPULATION.

Policy 12.2

Consider the proximity of quality of life elements, such as open space, child care, and

neighborhood services, when developing new housing.

The Project is located in proximity to many neighborhood amenities. The Project is located on Mission

Street between 25th and 26~" Streets, which provide a variety of retail establishments, restaurants, small

grocery stores, educational facilities and cafes. The Project is also located near the Mission Cultural Center

and the 24th Street BART Station.

OBJECTIVE 13

PRIORITIZE SUSTAINABLE DEVELOPMENT IN PLANNING FOR AND CONSTRUCTING

NEW HOUSING.

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

Policy 13.3
Promote sustainable land use patterns that integrate housing with transportation in order to
increase transit, pedestrian, and bicycle mode share.

The Project Site is located within a quarter mile of several local transit lines including MUNI lines 12,
14,14R, 27, 48, 49, 55, 67 and 800. The 24r" Street Bart Station is on block away. Residential mixed-use

development at this site would support a smart growth and sustainable land use pattern in locating new
housing in the urban core close to jobs and transit. Furthermore, the bicycle network in the Mission

District is highly developed and utilized. The Project provides 76 Class 1 bicycle parking spaces on-site in
addition to14 Class 2 bicycle parking along the frontage.

RECREATION AND OPEN SPACE ELEMENT

Objectives and Policies

OBJECTIVE 2:

INCREASE RECREATION AND OPEN SPACE TO MEET THE LONG-TERM NEEDS OF

THE CITY AND BY REGION

Policy 2.11:

Assure that privately developed residential open spaces are usable, beautiful, and

environmentally sustainable.

The Project proposes landscaped open space at the rear of the first residential level, and the roof deck has

potential for planters and additional landscaping.

OBJECTIVE 3:

IMPROVE ACCESS AND CONNECTIVITY TO OPEN SPACE

Policy 3.6:

Maintain, restore, expand and fund the urban forest.

The Project will add to the urban forest with the addition of street trees.

TRANSPORTATION ELEMENT

Objectives and Policies

OBJECTIVE 24:

IMPROVE THE AMBIENCE OF THE PEDESTRIAN ENVIRONMENT.

Policy 24.2:

Maintain and expand the planting of street trees and the infrastructure to support them.
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Policy 24.4:

Preserve pedestrian-oriented building frontages.

The Project will install new street trees along Mission Street. Frontages are designed with transparent

glass and intended for active spaces oriented at the pedestrian level.

OBJECTIVE 28:

PROVIDE SECURE AND CONVENIENT PARKING FACILITIES FOR BICYCLES.

Policy 28.1:

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

Policy 28.3:

Provide parking facilities which are safe, secure, and convenient.

The Project includes 76 Class 1 and 14 Class 2 bicycle parking spaces in secure, convenient locations.

OBJECTIVE 34:

RELATE THE AMOUNT OF PARKING IN RESIDENTIAL AREAS A1VD NEIGHBORHOOD

COMMERCIAL DISTRICTS TO THE CAPACITY OF .THE CITY'S STREET SYSTEM AND

LAND USE PATTERNS.

Policy 34.3:

Permit minimal or reduced off-street parking supply for new buildings in residential and

commercial areas adjacent to transit centers and along transit preferential streets.

Policy 34.5:

Minimize the construction of new curb cuts in areas where on-street parking is in short supply

and locate them in a manner such that they retain or minimally diminish the number of existing

on-street parking spaces.

The Project does not provide any off-street vehicular parking, which complies with Planning Code Section

151.1. Further, the project will infill the existing curb cut on the project site along the Mission Street

frontage.

URBAN DESIGN ELEMENT

Objectives and Policies

OBJECTIVE 4:

IMPROVEMENT OF THE NEIGHBORHOOD ENVIRONMENT TO INCREASE PERSONAL

SAFETY, COMFORT, PRIDE AND OPPORTUNITY.

Policy 4.4:
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Design walkways and parking facilities to minimize danger to pedestrians.

Policy 4.13:

Improve pedestrian areas by providing human scale and interest.

Policy 4.15:

Protect the livability and character of residential properties from the intrusion of incompatible

new buildings.

The Project does not provide any off-street vehicular parking; therefore, the Project limits conflicts with

pedestrians and bicyclists. New street trees will be planted on Mission Street and an existing curb cut will

be removed. Along the project site, the pedestrian experience will be greatly improved.

MISSION AREA PLAN

Objectives and Policies

Land Use

OBJECTIVE 1.1

STRENGTHEN THE MISSION'S EXISTING MIXED USE CHARACTER, WHILE

MAINTAINING THE NEIGHBORHOOD AS A PLACE TO LIVE AND WORK.

Policy 1.1.7

Permit and encourage greater retail uses on the ground floor on parcels that front 16th Street to

take advantage of transit service and encourage more mixed uses, while protecting against the

wholesale displacement of PDR uses.

The Project will provide 6,724 square feet of retail space on the ground floor of the building while also

providing new housing on a site where none currently exists. Therefore strengthening the mixed use

character and maintaining the neighborhood as a place to live and work.

OBJECTIVE 1.2

IN AREAS OF THE MISSION WHERE HOUSING AND MIXED-USE IS ENCOURAGED,

MAXIMIZE DEVELOPMENT POTENTIAL IN KEEPING WITH NEIGHBORHOOD

CHARACTER.

Policy 1.2.1

Ensure that in-fill housing development is compatible with its surroundings.

Policy 1.2.2

For new construction, and as part of major expansion of existing buildings in neighborhood

commercial districts, require ground floor commercial uses in new housing development. In

other mixed-use districts encourage housing over commercial or PDR where appropriate.

Policy 1.2.3
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In general, where residential development is permitted, control residential density through

building height and bulk guidelines and bedroom mix requirements.

The Project will replace asingle-story commercial building and associated parking lot with a new mixed-

use building with ground floor retail space and residential units above, consistent with the existing

residential and commercial uses in the neighborhood. Additionally, the Project complies with the applicable

the bedroom mix requirements and is seeking waivers from the height and bulk standards through

utilization of the State Density Bonus Law.

Housing

OBJECTIVE 2.3

ENSURE THAT NEW RESIDENTIAL DEVELOPMENTS SATISFY AN ARRAY OF

HOUSING NEEDS WITH RESPECT TO TENURE, UNIT MIX AND COMMUNITY

SERVICES.

Policy 2.3.3

Require that a significant number of units in new developments have two or more bedrooms,.

except Senior Housing and SRO developments unless all Below Market Rate units are two or

more bedrooms.

Policy 2.3.5

Explore a range of revenue-generating tools including impact fees, public funds and grants,

assessment districts, and other private funding sources, to fund community and neighborhood

improvements.

Policy 2.3.6

Establish an impact fee to be allocated towards an Eastern Neighborhoods Public Benefit Fund to

mitigate the impacts of new development on transit, pedestrian, bicycle, and street

improvements, park and recreational facilities, and community facilities such as libraries, child

care and other neighborhood services in the area.

The Project includes 18 studios, 27 one-bedroom units and 30 two-bedroom units of which 8 will be Below

Market Rate (BMR). Two of the BMR units will be two-bedroom units. Furthermore, the Project will be

subject to the Eastern Neighborhood Impact Fee, Transportation Sustainability Fee and Residential

Childcare Fee.

OBJECTIVE 2.6

CONTINUE AND EXPAND THE CITY'S EFFORTS TO INCREASE PERMANENTLY

AFFORDABLE HOUSING PRODUCTION AND AVAILABILITY.

Policy 2.6.1

Continue and strengthen innovative programs that help to make both rental and ownership

housing more affordable and available.

SAN FRANCISCO 20
PLANNING DEPARTMENT



Draft Motion No.
September 14, 2017

CASE NO. 2014.0376CUA
2918 Mission Street

The Project will create seventy five residential units, eight of which are BMR units, on a site where no

housing currently exists, thus increasing affordable housing production and availability.

Built Form

OBJECTIVE 3.1

PROMOTE AN URBAN FORM THAT REINFORCES THE MISSION'S DISTINCTIVE

PLACE IN THE CITY'S LARGER FORM AND STRENGTHENS ITS PHYSICAL FABRIC

AND CHARACTER.

Policy 3.1.6
New buildings should epitomize the best in contemporary .architecture, but should do so with

full awareness of, and respect for, the height, mass, articulation and materials of the best of the

older buildings that surrounds them.

The Project will replace an unremarkable single-story commercial building with awell-articulated,

contemporary, mixed-use building. The Project will be constructed with high quality materials and within

the allowed height limits for the zoning district to respect the surrounding buildings.

OBJECTIVE 3.2

PROMOTE AN URBAN FORM AND ARCHITECTURAL CHARACTER THAT SUPPORTS

WALKING AND SUSTAINS A DIVERSE, ACTIVE AND SAFE PUBLIC REALM.

Policy 3.2.1

Require high quality design of street-facing building exteriors.

Policy 3.2.2

Make ground floor retail and PDR uses as tall, roomy and permeable as possible.

Policy 3.2.3
Minimize the visual impact of parking.

Policy 3.2.4

Strengthen the relationship between a building and its fronting sidewalk.

The Project is largely residential, but includes amoderately-sized ground floor retail component along

Mission Street. With a ceiling height for the retail is approximately of 16 feet, 6 inches. The Project

provides the mix of uses encouraged by the Area Plan for this location. In addition, the Project includes the

appropriate dwelling-unit mix, since 40% or 30 of the 75 units are two-bedroom dwelling units. The

Mission is one of the City's most distinctive neighborhoods as identified in the City's General Plan. The

new building's character ensures the best design of the times with high-quality building materials that

relates to the surrounding structures that make-up the Mission's distinct character while acknowledging

and respecting the positive attributes of the older buildings. It also provides an opportunity for an

increased visual interest that enhances and creates a special identity with a unique image of its own in the

neighborhood. Overall, the Project offers an architectural treatment that is contemporary, yet contextual,
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and that is consistent and compatible with the surrounding neighborhood. The Project does not include any

off-street parking and will eliminate the existing curb cut along Mission Street.

8. Planning Code Section 101.1(b) establishes eight priority-planning policies and requires review

of permits for consistency with said policies. On balance, the Project complies with said policies

in that:

A. That existing neighborhood-serving retail uses be preserved and enhanced and future

opportunities for resident employment in and ownership of such businesses be enhanced.

Currently, the existing building on the Project Site is a one-story Laundromat. Although the Project

would remove this use, the Project does provide for 6,724 square feet of new retail space at the ground

level. The Project improves the urban form of the neighborhood by adding new residents, visitors, and

employees to the neighborhood, which would assist in strengthening nearby retail uses.

B. That existing housing and neighborhood character be conserved and protected in order to

preserve the cultural and economic diversity of our neighborhoods.

No housing exists on the Project Site. The Project will provide 75 new dwelling units, thus resulting

in a significant increase in the neighborhood housing stock. The Project offers an architectural

treatment that is contemporary, yet contextual, and an architectural design that is consistent and

compatible with the surrounding neighborhood. For these reasons, the Project would protect and

preserve the cultural and economic diversity of the neighborhood.

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

The Project will not displace any affordable housing because there is currently no housing on the site.

The Project will comply with the City's Inclusionary Housing Program, therefore increasing the stock

of affordable housing units in the City.

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

neighborhood parking.

The Project Site is served by public transportation. Future residents would be afforded close proximity

to bus or rail transit. The Project also provides bicycle parking for residents and their guests.

E. That a diverse economic base be maintained by protecting our industrial and service sectors

from displacement due to commercial office development, and that future opportunities for

resident employment and ownership in these sectors be enhanced.

The Project is consistent with the Mission Area Plan, which encourages mixed-use development along

Mission Street. The Project does not involve the creation of commercial office development. The

Project would enhance opportunities for resident employment and ownership in retail sales and service

sectors by providing for new housing and retail space, which will increase the diversity of the City's

housing supply (a top priority in the City) and provide new potential neighborhood-serving uses and

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

The Project will be designed and will be constructed to conform to the structural and seismic safety

requirements of the Building Code. This proposal will not adversely affect the property's ability to
withstand an earthquake.

G. That landmarks and historic buildings be preserved.

There are no landmarks or historic buildings on the Project Site.

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

The Planning Department prepared a preliminary shadow fan analysis and determined that the
proposed project would not cast shadows on any parks or open spaces at any time during the year.

11. First Source Hiring. The Project is subject to the requirements of the First Source Hiring Program

as they apply to permits for residential development (Section 83.4(m) of the Administrative

Code), and the Project Sponsor shall comply with the requirements of this Program as to all

construction work and on-going employment required for the Project. Prior to the issuance of any

building permit to construct or a First Addendum to the Site Permit, the Project Sponsor shall

have a First Source Hiring Construction and Employment Program approved by the First Source

Hiring Administrator, and evidenced in writing. In the event that both the Director of Planning

and the First Source Hiring Administrator agree, the approval of the Employment Program may

be delayed as needed.

The Project Sponsor submitted a First Source Hiring Af~davit and prior to issuance of a building permit

will execute a First Source Hiring Memorandum of Understanding and a First, Source Hiring Agreement

with the City's First Source Hiring Administration.

12. The Project is consistent with and would promote the general and specific purposes of the Code

provided under Section 101.1(b) in that, as designed, the Project would contribute to the character

and stability of the neighborhood and would constitute a beneficial development.

13. The Commission hereby finds that approval of the Conditional Use Authorization would

promote the health, safety and welfare of the City.
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That based upon the Record, the submissions by the Applicant, the staff of the Department and other

interested parties, the oral testimony presented to this Commission at the public hearings, and all other

written materials submitted by all parties, the Commission hereby APPROVES Conditional Use

Authorization Application lvo. 2014.0376CUA subject to the following conditions attached hereto as

"EXHIBIT A" in general conformance with plans on file, dated September __ ~_, 2017, and stamped

"EXHIBIT B", which is incorporated herein by reference as though fully set forth.

The Planning Commission hereby adopts the MMRP attached hereto as Exhibit C and incorporated

herein as part of this Motion by this reference thereto. All required mitigation measures identified in the

Eastern Neighborhoods Plan EIR and contained in the MMRP are included as conditions of approval.

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Section 303

Conditional Use Authorization to the Board of Appeals within fifteen (15) days after the date of this

Motion No. ***** The effective date of this Motion shall be the date of adoption of this Motion if not

appealed (after the 15-day period has expired) OR the date of the decision of the Board of Appeals if

appealed to the Board of Appeals. For further information, please contact the Board of Appeals at (415)

575-6880,1660 Mission, Room 3036, San Francisco, CA 94103.

Protest of Fee or Exaction: You may protest any fee or exaction subject to Government Code Section

66000 that is imposed as a condition of approval by following the procedures set forth in Government

Code .Section 66020. The protest must satisfy the requirements of Government Code Section 66020(a) and

must be filed within 90 days of the date of the first approval or conditional approval of the development

referencing the challenged fee or exaction. For purposes of Goverrunent Code Section 66020, the date of

imposition of the fee shall be the date of the earliest discretionary approval by the City of the subject

development.

If the City has not previously given Notice of an earlier discretionary approval of the project, the

Planning Commission's adoption of this Motion, Resolution, Discretionary Review Action or the Zoning

Administrator's Variance Decision Letter constitutes .the approval or conditional approval of the

development and the City hereby gives NOTICE that the 90-day protest period under Government Code

Section 66020 has begun. If the City has already given Notice that the 90-day approval period has begun

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

I hereby certify that the Planning Commission ADOPTED the foregoing Motion on September 14, 2017.

Jonas P. Ionin

Commission Secretary

AYES:

NAYS:

SAN FRANCISCO 2/,~
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ABSENT:

ADOPTED: September 14, 2017
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AUTHORIZATION
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2918 Mission Street

This authorization is a Conditional Use Authorization to allow the demolition of an existing 5,200 square-

foot (sq. ft.), single-story, approximately 15-foot-tall commercial building and construction of an eight-

story, 84-foot, S-inch-tall 67,066 sq. ft. mixed-use building with 75 dwelling units and 6,954 sq. ft. of

ground floor retail located at 2918 Mission Street, Block 6529, Lots 002, 002A, 003, pursuant to Planning

Code Sections 121.2, 303 and 754 and the Mission 2016 Interim Zoning Controls (Planning Commission

Resolution No. 19865) within the Mission Street NCT (Neighborhood Commercial Transit) Zoning

District, and 45-X, 55-X and 65-B Height and Bulk Districts; in general conformance with plans, dated

_ __ ~Se~tember 8, 2017, and stamped "EXHIBIT B" included in the docket for Record No.

2014.0376CUA and subject to conditions of approval reviewed and approved by the Commission on

September 14, 2017 under Motion No. XXXXX. This authorization and the conditions contained herein

run with the property and not with a particular Project Sponsor, business, or operator.

RECORDATION OF CONDITIONS OF APPROVAL

Prior to the issuance of the building permit or commencement of use for the Project the Zoning

Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder

of the City and County of San Francisco for the subject property. This Notice shall state that the project is

subject to the conditions of approval contained herein and reviewed and approved by the Planning

Commission on September 14, 2017 under Motion No. XXXXX.

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

T'he conditions of approval under the 'Exhibit A' of this Planning Commission Motion No. XXXXX shall

be reproduced on the Index Sheet of construction plans submitted with the Site or Building permit

application for the Project. T'he Index Sheet of the construction plans shall reference to the Conditional

Use authorization and any subsequent amendments or modifications.

SEVERABILITY

The Project shall comply with all applicable City codes and requirements. If any clause, sentence, section

or any part of these conditions of approval is for any reason held to be invalid, such invalidity shall not

affect or impair other remaining clauses, sentences, or sections of these conditions. This decision conveys

no right to construct, or to receive a building permit. "Project Sponsor" shall include any subsequent

responsible party.

CHANGES AND MODIFICATIONS

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

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

new Conditional Use authorization.
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Conditions of Approval, Compliance, Monitoring, and Reporting

PERFORMANCE

1. Validity. The authorization and right vested by virtue of this action is valid for three (3) years

from the effective date of the Motion. The Department of Building Inspection shall have issued a

Building Permit or Site Permit to construct the project and/or commence the approved use within

this three-year period.

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

wwws~planning.org

2. Expiration and Renewal. Should a Building or Site Permit be sought after the three (3) year

period has lapsed, the project sponsor must seek a renewal of this Authorization by filing an

application for an amendment to the original Authorization or a new application for

Authorization. Should the project sponsor decline to so file, and decline to withdraw the permit

application, the Commission shall conduct a public hearing in order to consider the revocation of

the Authorization. Should the Commission not revoke the Authorization following the closure of

the public hearing, the Commission shall determine the extension of time for the continued

validity of the Authorization.

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

www.s~planning.org

3. Diligent Pursuit. Once a site or Building Permit has been issued, construction must commence

within the timeframe required by the Department of Building Inspection and be continued

diligently to completion. Failure to do so shall be grounds for the Commission to consider

revoking the approval if more than three (3) years have passed since this Authorization was

approved.

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

www.s~planning.org

4. Extension. All time limits in the preceding three paragraphs may be extended at the discretion of

the Zoning Administrator where implementation of the project is delayed by a public agency, an

appeal or a legal challenge and only by the length of time for which such public agency, appeal or

challenge has caused delay.

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

www.s~planning.org

5. Conformity with Current Law. No application for Building Permit, Site Permit, or other

entitlement shall be approved unless it complies with all applicable provisions of City Codes in

effect at the time of such approval.

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

wwws,~planning.org

6. Mitigation Measures. Mitigation measures described in the MMRP for the Eastern

Neighborhoods Plan EIR (Case No. 2014.0376ENV) attached as Exhibit C are necessary to avoid
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potential significant effects of the proposed project and have been agreed to by the Project

Sponsor.

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

www.s~planning.org

DESIGN

7. Final Materials. The Project Sponsor shall continue to work with Planning Department on the

building design. Final materials, glazing, color, texture, landscaping, and detailing shall be

subject to Department staff review and approval. The architectural addenda shall be reviewed

and approved by the Planning Department prior to issuance.

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

www.s~planning.org

8. Garbage, Composting and' Recycling Storage. Space for the collection and storage of garbage,

composting, and recycling shall be provided within enclosed areas on the property and clearly

labeled and illustrated on the building permit plans. Space for the collection and storage of

recyclable and compostable materials that meets the size, location, accessibility and other

standards specified by the San Francisco Recycling Program shall be provided at the ground level

of the buildings.

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

www.s,~planning.org

9. Rooftop Mechanical Equipment. Pursuant to Planning Code 141, the Project Sponsor shall

submit a roof plan to the Planning Department prior to Planning approval of the building permit

application. Rooftop mechanical equipment, if any is proposed as part of the Project, is required

to be screened so as not to be visible from any point at or below the roof level of the subject

building.

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

www.s~planning.org

10. Lighting Plan. The Project Sponsor shall submit an exterior lighting plan to the Planning

Department prior to Planning Department approval of the building /site permit application.

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

www.s~planning.org

11. Transformer Vault. The location of individual project PG&E Transformer Vault installations has

significant effects to San Francisco streetscapes when improperly located. However, they may

not have any impact if they are installed in preferred locations. Therefore, the Planning

Department recommends the following preference schedule in locating new transformer vaults,

in order of most to least desirable:

a. On-site, in a basement area accessed via a garage or other access point without use of

separate doors on a ground floor facade facing a public right-of-way;

b. On-site, in a driveway, underground;
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c. On-site, above ground, screened from view, other than a ground floor facade facing a

public right-of-way;

d. Public right-of-way, underground, under sidewalks with a minimum width of 12 feet,

avoiding effects on streetscape elements, such as street trees; and based on Better Streets

Plan guidelines;

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

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

guidelines;

g. On-site, in a ground floor facade (the least desirable location).

Unless otherwise specified by the Planning Department, Department of Public Work's Bureau of

Street Use and Mapping (DPW BSM) should use this preference schedule for all new transformer

vault installation requests.

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

Works at 415-554-5810, http:lls~w.org

PARKING AND TRAFFIC

12. Bicycle Parking. Pursuant to Planning Code Sections 155.2, the Project shall provide no fewer

than 90 bicycle parking spaces (76 Class 1 spaces for the residential portion of the Project and 14

Class 2 spaces for bath the residential and commercial/PDR portion of the Project).

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

www.s~planning.orQ

13. Managing Traffic During Construction. The Project Sponsor and construction contractors)

shall coordinate with the Traffic Engineering and Transit Divisions of the San Francisco

Municipal Transportation Agency (SFMTA), the Police Department, the Fire Department, the

Planning Department, and other construction contractors) for any concurrent nearby Projects to

manage traffic congestion and pedestrian circulation effects during construction of the Project.

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

www.s~planning.org

PROVISIONS

14. Anti-Discriminatory Housing. The Project shall adhere to the requirements of the Anti-

Discriminatory Housing policy, pursuant to Administrative Code Section 1.61.

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

www.s~planninQ.org

15. First Source Hiring. The Project shall adhere to the requirements of the First Source Hiring

Construction and End-Use Employment Program approved by the First Source Hiring

Administrator, pursuant to Section 83.4(m) of the Administrative Code. The Project Sponsor

shall comply with the requirements of this Program regarding construction work and on-going

employment required for the Project.

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

www.oriestopSF.org

SAN FRANCISCO 29
PLANNING DEPARTMENT



Draft Motion Na
September 14, 2017

CASE NO. 2014.0376CUA
2918 Mission Street

16. Transportation Sustainability Fee. The Project is subject to the Transportation Sustainability Fee

(TSF), as applicable, pursuant to Planning Code Section 411A.

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

www.s~planning.org

17. Child Care Fee -Residential. The Project is subject to the Residential Child Care Fee, as

applicable, pursuant to Planning Code Section 414A.

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

www.s~,planning.org

18. Eastern Neighborhoods Infrastructure Impact Fee. The Project is subject to the Eastern

Neighborhoods Infrastructure Impact Fee, as applicable, pursuant to Planning Code Section 423.

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

wwwsf-planning.org

MONITORING

19. Enforcement. Violation of any of the Planning Department conditions of approval contained in

this Motion or of any other provisions of Planning Code applicable to this Project shall be subject

to the enforcement procedures and administrative penalties set forth under Planning Code

Section 176 or Section 176.1. T'he Planning Department may also refer the violation complaints to

other city departments and agencies for appropriate enforcement action under their jurisdiction.

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

zv zvw. s~ p I a n n i ng. o rg

OPERATION

20. Sidewalk Maintenance. The Project Sponsor shall maintain the main entrance to the building

and all sidewalks abutting the subject property in a clean and sanitary condition in compliance

with the Department of Public Works Streets and Sidewalk Maintenance Standards. For

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

415-695-2017,.http:lls dpw.orgl

21. Community Liaison. Prior to issuance of a building permit to construct the project and

implement the approved use, the Project Sponsor shall appoint a community liaison officer to

deal with the issues of concern to owners and occupants of nearby properties. The Project

Sponsor shall provide the Zoning Administrator with written notice of the name, business

address, and telephone number of the community liaison. Should the contact information

change, the Zoning Administrator shall be made aware of such change. T'he community liaison

shall report to the Zoning Administrator what issues, if any, are of concern to the community and

what issues have not been resolved by the Project Sponsor.

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

www.s~planning.org
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ENTERTAINMENT COMMISSION -NOISE ATTENUATION CONDITIONS

22. Chapter 116 Residential Projects. The Project Sponsor shall comply with the "Recommended

Noise Attenuation Conditions for Chapter 116 Residential Projects," which were recommended

by the Entertainment Commission on January 29, 2016. 'These conditions state:

a) Community Outreach. Project Sponsor shall include in its community outreach process any

businesses located within 300 feet of the proposed project that operate between the hours of

9PM-5AM. Notice shall be made in person, written or electronic form.

b) Sound Study. Project sponsor shall conduct an acoustical sound study, which shall include

sound readings taken when performances are taking place at the proximate Places of

Entertainment, as well as when patrons arrive and leave these locations at closing time.

Readings should be taken at locations that most accurately capture sound from the Place of

Entertainment to best of their ability. Any recommendations) in the sound study regarding

window glaze ratings and soundproofing materials including but not limited to walls,

doors, roofing, etc. shall be given highest consideration by the project sponsor when

designing and building the project.

c) Design Considerations.

i. During design phase, project sponsor shall consider the entrance and egress location and

paths of travel at the Places) of Entertainment in designing the location of (a) any

entrance/egress for the residential building and (b) any parking garage in the building.

ii. In designing doors, windows, and other openings for the residential building, project

sponsor should consider the POE's operations and noise during all hours of the day and

night.

d) Construction Impacts. Project sponsor shall communicate with adjacent or nearby Places)

of Entertainment as to the construction schedule, daytime and nighttime, and consider how

this schedule and any storage of construction materials may impact the POE operations.

e) Communication. Project Sponsor shall make a cell phone number available to Places) of

Entertainment management during all phases of development through construction. In

addition, a line of communication should be created to ongoing building management

throughout the occupation phase and beyond.

INCLUSIONARY HOUSING REQUIREMENTS

27. Affordable Units. The following Inclusionary Affordable Housing Requirements are those in

effect at the time of Planning Commission action. In the event that the requirements change, the

Project Sponsor shall comply with the requirements in place at the time of issuance of first

construction document. __ _~ ~~pt~~~e~te~~ ~s st~biee~ ~e e~ta~~e ~•^a^~ ^^^a;^^ '^~-:^'~~;^^ *^

~...,~~.,. ~.......,.,.~.,_...._ ~_.._ _, .,~...,~. __.., r_.,t,.,.,..._ ......_.b..., ......._._.,.. __.., .._._.... __........... .,~..._~
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a) Number of Required Units. Pursuant to Planning Code Section 415.3, the Project is

currently required to provide 14.5% of the proposed dwelling units in the Base Project as

affordable to qualifying households. The Project Sponsor has elected to satisfy the

Inclusionary Affordable Housing obligation by providing on-site inclusionary units. The

Project Sponsor will fulfill this requirement by providing the 8 affordable units on-site. As

required for the project to achieve a 35% density bonus under the State Density Bonus Law

and Planning Code section 206.6, 7 (11%) of the eight required units shall be affordable for a

term of 55 years to households earning less than 50% of area median income and, upon the

expiration of the 55 ,dear term, shall thereafter be rented at the rates specified in the

inclusionary affordable housing program. T'he remaining inclusionar~ unit is subject to the

requirements as set forth in Section 415 {~I}_ apt t~e~1{~. ° ' 9•^~~~~'~~~s~

a~€s~~~seea~less ~~°v n" ~~t~~~99°~~~-sa~e~ee

eRi~e F t~~~=Tear ~es~~" t~ea#~e~ '~ te~~~x~ ~ •F~ a +~,

. If the number of market-rate units change, the

number of required affordable units shall be modified accordingly with written approval

from Planning Department staff in consultation with the Mayor's Office of Housing and

Community Development ("MOHCD"), and in accordance with the State Density Bonus

Program and Planning Code section 206.6.

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

www.s~planning.org or the Mayor's Office of Housing and Community Development at 415-701-

5500, www.s~ moh.or~

b) Unit Mix. T`he Base Project contains 15 studios, 17 one-bedroom, and 23 two-bedroom units;

therefore, the required affordable unit mix is 2 studios, ~3 one-bedroom, and 4-3 two-

bedroom units. If the market-rate unit mix changes, the affordable unit mix will be modified

accordingly with written approval from Planning Department staff in consultation with

MOHCD.

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

www.s~planning.org or the Mayor's Office of Housing and Community Development at 415-701-

5500, www.s~ moh.or~

c) Unit Location. The affordable units shall be designated on a reduced set of plans recorded as

a Notice of Special Restrictions on the property prior to the issuance of the first construction

permit.

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

www.s~planning.org or the Mayor's Office of Housing and Community Development at 415-701-

5500, wwws -moh.or~

d) Phasing. If any building permit is issued for partial phasing of the Project, the Project

Sponsor shall have designated not less than fourteen and one half percent (14.5%), or the

applicable percentage as discussed above, of the each phase's total number of dwelling units

as on-site affordable units.
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For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,

www.s~planning.org or the Mayor's Office of Housing and Community Development at 415-701-

5500, www.s~moh.org

e) Duration. Under Planning Code Section 415.8, all units constructed pursuant to Section

415.6, must remain affordable to qualifying households for the life of the project.

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

www.s~planning.org or the Mayor's Office of Housing and Community Development at 415-701-

5500, www.s~ moh.or~

f) Other Conditions. The Project is subject to the requirements of the Inclusionary Affordable

Housing Program under Section 415 et seq. of the Planning Code and City and County of San

Francisco Inclusionary Affordable Housing Program Monitoring and Procedures Manual

("Procedures Manual"). The Procedures Manual, as amended from time to time, is

incorporated herein by reference, as published and adopted by the Planning Commission,

and as required by Planning Code Section 415. Terms used in these conditions of approval

and not otherwise defined shall have the meanings set forth in the Procedures Manual. A

copy of the Procedures Manual can be obtained at the MOHCD at 1 South Van Ness Avenue

or on the Planning Department or MOHCD websites, including on the intemet at:

htt~://sf-~lanning.or~/Modules/ShowDocument. as~x?documentid=4451.

As provided in the Inclusionary Affordable Housing Program, the applicable Procedures

Manual is the manual in effect at the time the subject units are made available for sale.

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

www.s~planning.org or the Mayor's Office of Housing and Community Development at 415-701-

5500, www.s~ moh.or~

(i) The affordable units) shall be designated on the building plans prior to the

issuance of the first construction permit by the Department of Building

Inspection ("DBI"). The affordable units) shall (1) reflect the unit size mix in

number of bedrooms of the market rate units, (2) be constructed, completed,

ready for occupancy and marketed no later than the market rate units, and (3) be

evenly distributed throughout the building; and (4) be of comparable overall

quality, construction and exterior appearance as the market rate units in the

principal project. The interior features in affordable units should be generally

the same as those of the market units in the principal project, but need not be the

same make, model or type of such item as long they are of good and new quality

and are consistent with then-current standards for new housing. Other specific

standards for on-site units are outlined in the Procedures Manual.

.. ,,.
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F.,i ~~.,.,;..,..... T..,,,,...,, i,~, u,,,.se '~e-~e~i.,,,,arxa~~ts~e~~ea
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~~~+~r~ +L.,, T.,.,1„~;,,...,,... AFF,.,.a..L,l., i7.,,,~;,,~, 1~,-~,.,-..~.,, .,.a +1,e

n--̂^^-'„r^^ *~^-",~'. If the units in the building are offered for rent, seven (11%~

of the affordable unitL,l shall be rented to verb low-income households, as

defined in California Health and Safetv Code Section 50105 and/or California

Government Code Sections 65915-65918, the State Density Bonus Law. Anv

remaining inclusionar~ units shall be rented to low-income households, as

defined in the Planning Code and the Procedures Manual. The initial and

subsequent rent level of such units shall be calculated according to the

Procedures Manual. Limitations on (i) occu~anc~; (ii) lease changes; (iii)

subleasing, and: are set forth in the Inclusionary Affordable Housine Prosram

and the Procedures Manual.

(iii) The Project Sponsor is responsible for following the marketing, reporting, and

monitoring requirements and procedures as set forth in the Procedures Manual.

MOHCD shall be responsible for overseeing and monitoring the marketing of

affordable units. The Project Sponsor must contact MOHCD at least six months

prior to the beginning of marketing for any unit in the building.

(iv) Required parking spaces shall be made available to initial buyers or renters of

affordable units according to the Procedures Manual.

(v) Prior to the issuance of the first construction permit by DBI for the Project, the

Project Sponsor shall record a Notice of Special Restriction on the property that

contains these conditions of approval and a reduced set of plans that identify the

affordable units satisfying the requirements of this approval. The Project

Sponsor shall promptly provide a copy of the recorded Notice of Special

Restriction to the Department and to MOHCD or its successor.

Y_1.
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t ~ i
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~ejee~. The Project Sponsor has demonstrated that it is eligible for the On-

site Affordable Housing Alternative under Planning Code Section 415.6 instead

of ~avment of the Affordable Housing Fee, and has submitted the A{fidavit off'

Compliance with the Inclusionar~ {fordable Housing Program: Planning Code Section

415 to the Planning Department stating the intention to enter into an agreement

with the City to c~ualif~ for a waiver from the Costa-Hawkins Rental Housing

Act based upon the ~ro~osed density bonus and waivers (as defined in

California Government Code Section 65915 et sect provided herein. The Project

Sponsor has executed the Costa Hawkins agreement and will record a

Memorandum of Agreement prior to issuance of the first construction document.

(vii) If the Project Sponsor fails to comply with the Inclusionary Affordable Housing

Program requirement, the Director of DBI shall deny any and all site or building

permits or certificates of occupancy for the development project until the

Planning Department notifies the Director of compliance. A Project Sponsor's

failure to comply with the requirements of Planning Code Section 415 et seq.

shall constitute cause for the City to record a lien against the development project

and to pursue any and all available remedies at law.

(viii) If the Project becomes ineligible for the On-site Affordable Housing

Alternative prior to the issuance of the first construction ~ermitdee ex~, the

~provals shall be null and void. ,

. If

the Project becomes ineligible after issuance of its first construction permit, the

Project Sponsor or its successor shall day the Affordable Housing Fee on the

entirety of the project, including and additional density as allowed under State

law, and shall notify the Department and MOHCD and ~av interest on the

Affordable Housing Fee and penalties, if a~licabl

~e, and the Ci , shall pursue and and all available remedies at law.

SAN FRANCISCO 35PLANNING D6PARTMlNT
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