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August 30, 2017

San Francisco Planning Commission
1650 Mission St, Ste 400
San Francisco, CA 94103

Re: 1016 De Haro St, Conditional Use Application No. 2015-002653CUA
Dear Planning Commissioners:

We are two tenants that reside at 1012 De Haro St. We live immediately next door 1o
1016 De Haro St.

We support the project and look forward to the new structure going up.

The current structure has been an eyesore for as long as we’ve lived here and it’s been
abandoned for too long. We look forward to a safe, beautiful structure rising up in its
place. We believe the project sponsors have accomplished that with their thoughtful
design.

The project sponsors have been extremely proactive in communicating with us about
their project and have addressed all of our concerns. They are local to the neighborhood
and will improve the neighborhood with this project.

Sincerely,

7= G G

Matthew Kim and Andrew Ng
1012 De Haro St
San Francisco, CA 94107
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August 31, 2017

San Francisco Planning Commission

1650 Mission St, Ste 400

San Francisco, CA 94103

Re: 1016 De Haro St, Conditional Use Application No. 2015-002653CUA

Dear Planning Commissioners:

I own 2025 22nd St and my lot abuts 1016 De Haro St on its western side.

The project sponsors have responded to my concerns about construction noise and
timing. They have committed to coordinating with me on their construction schedule, and
in pariicular the demolition of the abandoned structure at the rear of their lot.

I am in support of this project and the removal of the old, unsound structure.

The sponsors have regularly provided me updates on their project and planning, and |
appreciate their communication.

Thank you,

B ot

Diane Scheirhan
2025 22ndF'St
San Francisco, CA 94107
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PLANNING DEPARTMENT

Subject to: (Select only if applicable)

1650 Mission St.
X Affordable Housing (Sec. 415) & First Source Hiring (Admin. Code) Suite 400
® Transportation Sustainability Fee (Sec. 411A) B Residential Child Care Fee (Sec. 414A) gi"g’;’;‘gg‘ﬁ’%g
B Eastern Neighborhoods Impact Fee (Sec. 423) O Other
Reception:
415.558.6378
Planning Commission Draft Motion Fac
HEARING DATE: SEPTEMBER 14, 2017 415.558.6409
Planning
Information:
Case No.: 2014.0376 CUA 415.558.6377
Project Address: 2918 Mission Street
Zoning: Mission 5t 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.ajellohaocagland@sfgov.org

ADOPTING FINDINGS RELATING TO A CONDITIONAL USE AUTHORIZATION, PURSUANT
TO PLANNING CODE SECTION 121.1, 303, 754 AND 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, 0024, 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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Draft Motion No. CASE NO. 2014.0376CUA
September 14, 2017 2918 Mission Street

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 (MMRP) 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 MMRP 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. 2014-0376 CUA.

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 25t and 26t Streets
in the Mission Street Neighborhood Commercial Transit (NCT) Zoning District. The property is
currently developed with a single-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.

3. Surrounding Properties and Neighborhood. The Project Site is located along a mixed-use
corridor within the Mission Area Plan. The Project Site has two frontages: Mission Street, which

SAN FRANCISCO 3
PLANNING DEPARTMENT
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Draft Motion No. CASE NO. 2014.0376CUA
September 14, 2017 2918 Mission Street
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A. Permitted Uses in NCT Zoning Districts. Planning Code Section 754 states that residential

ANCISCO

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.

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.

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{H2.

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.
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SAN FRANCISCO

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. :

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.

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:

e Bicycle Parking (Option A)

e On-site Affordable Housing (Option B)

e Parking Supply (Option K)

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.

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.

PLANNING DEPARTMENT 7
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P.

SAN FRANCISCO

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. Eurther—tThe Project Sponsor has demonstrated that it is
eligible for the On-Site Affordable 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, 3 one-bedroom and 3 two-bedroom) of the 75 units provided will be

affordable 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.

PLANNING DEPARTMENT 9
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Draft Motion No. CASE NO. 2014.0376CUA
September 14, 2017 2918 Mission Street

section 50105). The “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 limited-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 1145 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 concessionsand
incentives—to-proposes—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 waivers—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 a single-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:

SAN FRANGISCO 11
PLANNING DEPARTMENT
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September 14, 2017 2918 Mission Street

4)

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.

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 a mixed-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

SAN FRANCISCO

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 8% floor. Vertically, the facade is broken up with a series of bay window
projections with accent colors.

13
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Draft Motion No. CASE NO. 2014.0376CUA
September 14, 2017 2918 Mission Street

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 SAN
FRANCISCO’S NEIGHBORHOODS.

Policy 11.1
Promote the construction and rehabilitation of well-designed housing that emphasizes beauty,

flexibility, and innovative design, and respects existing neighborhood character.

Policy 11.2

SAN FRANCISCO 15
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Draft Motion No. , CASE NO. 2014.0376CUA
September 14, 2017 2918 Mission Street

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 24% 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 tramsit. 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.

SAN FRANGISCO 17
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Draft Motion No. CASE NO. 2014.0376CUA
September 14, 2017 2918 Mission Street

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 o

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

SAN FRANCISCO 19
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Draft Motion No. CASE NO. 2014.0376CUA
September 14, 2017 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 a well-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 a moderately-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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Draft Motion No. CASE NO. 2014.0376CUA
September 14, 2017 2918 Mission Street

S
Pl

11.

12.

13.

E. 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.

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

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

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

The Commission hereby finds that approval of the Conditional Use Authorization would
promote the health, safety and welfare of the City.
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Draft Motion No. CASE NO. 2014.0376CUA
September 14, 2017 2918 Mission Street

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,
www.sf-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.sf-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.sf-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.sf-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,
www.sf-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

SAN FRANCISCO 27
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Draft Motion No. CASE NO. 2014.0376CUA
September 14, 2017 2918 Mission Street

c. On-site, above ground, screened from view, other than a ground floor fagade 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;

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 fagade (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://sfdpw.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.sf-planning.org

13. Managing Traffic During Construction. The Project Sponsor and construction contractor(s)
shall coordinate with the Traffic Engineering and Transit Divisions of the San Francisco
Municipal Transportation Agency (SFMTA), the Police Department, the Fire Department, the
Planning Department, and other construction contractor(s) for any concurrent nearby Projects to
manage traffic congestion and pedestrian circulation effects during construction of the Project.
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

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.sf-planning.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.onestopSE.org

SAN FRANCISCO 29
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Draft Motion No. CASE NO. 2014.0376CUA
September 14, 2017 2918 Mission Street

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 recommendation(s) 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 Place(s) 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 Place(s)
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 Place(s) 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.—This—requirement j ange i sislation—te
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For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org or the Mayor’s Office of Housing and Community Development at 415-701-

5500, www.sf-moh.org.

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

5500, www.sf-moh.org.

Other Conditions. The Project is subject to the requirements of the Inclusionary Affordable
Housing Program under Section 415 et seq. of the Planning Code and 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 internet at:

http://sf-planning.org/Modules/ShowDocument.aspx?documentid=4451.

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

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

5500, www.sf-moh.org.

(i) The affordable unit(s) shall be designated on the building plans prior to the
issuance of the first comstruction permit by the Department of Building
Inspection (“DBI”). The affordable unit(s) 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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Draft Motion No. CASE NO. 2014.0376CUA
September 14, 2017 2918 Mission Street

the-Projeet._The Project Sponsor has demonstrated that it is eligible for the On-
site Affordable Housing Alternative under Planning Code Section 415.6 instead

of payment of the Affordable Housing Fee, and has submitted the Affidavit of
Compliance with the Inclusionary Affordable Housing Program: Planning Code Section
415 to the Planning Department stating 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 waivers (as defined in
California Government Code Section 65915 et seq.) 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 at-anytime-for the On-site Affordable Housing
Alternative prior to the issuance of the first construction permitdecurment, the
approvals shall be null and void. ;

he-Affordable Housing prior-to-issuance-of-the-f onstructon-permit—If

the Project becomes ineligible after issuance of its first construction permit, the
Project Sponsor or its successor shall pay the Affordable Housing Fee on the
entirety of the project, including any additional density as allowed under State
law, and shall notify the Department and MOHCD and pay interest on the

Affordable Housing Fee and penalties, if applicableshall-neotify-the-Department
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