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PROJECT DESCRIPTION

The proposal is to eliminate the existing off-street parking lot and construct a six story, 85-foot tall,
building of approximately 153,117 gross square feet (GSF) with an additional two floors of below grade
parking. The new building will contain up to 137,446 GSF of office space, 14,939 GSF of non-accessory
off-street commercial parking, 9,621 SF of accessory parking, and 732 GSF of retail space. The proposed
off-street parking garage will be accessed from Bluxome Street, eliminating the site’s vehicular access
from Brannan Street. Additionally, the proposal accommodates 66 off-street parking spaces and results in
a net decrease of off-street parking. The existing financial service use (d.b.a. Bank of America) will remain
and will relocate its entrance for the existing accessory drive thru use to Bluxome Street.

SITE DESCRIPTION AND PRESENT USE

The project is located on the southern side of Brannan Street, on the southwest corner of the intersection
of Brannan Street and Fourth Street, Block 3786, Lot 038. The property is located within the MUO (Mixed
Use - Office) Zoning District with an 85-X Height and Bulk District. The site contains a single story
financial service use (d.b.a. Bank of America) of approximately 8,500 gross square feet, as well as an
accessory drive-thru and surface parking lot of 70 off-street parking spaces. The property includes 250-
feet of frontage on Brannan Street, 35-feet of frontage on 4™ Street, and 95-feet of frontage on Bluxome
Street.

SURROUNDING PROPERTIES AND NEIGHBORHOOD

The project site is located at the southern edge of the East SoMa Area Plan, on a block zoned as WMUO
(Western SoMa Mixed Use-Office) and MUO. The site is located on the southern corner of the intersection
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of Fourth and Brannan Streets. Directly west of, and immediately adjacent to the subject property is Fire
Department Station No. 8 and two four-story office buildings, followed by the Bay Club SF Tennis
facility. North of the subject property and across Brannan Street is a collection of warehouse, residential
and retail uses ranging from one to four stories. A financial service (d.b.a. Wells Fargo) occupies the
corner opposite from the subject site. Directly east of, and immediately adjacent to the property is a two-
story retail use (d.b.a. K & L Wines) and a single story limited restaurant (d.b.a. Latte Express). South of
property and beyond Bluxome Street are a mix of live/work, industrial and office buildings ranging from
two to six stories in height. A mix of residential, office, industrial and live/work uses also characterize the
broader neighborhood, which is zoned as WMUO, RED (Residential Enclave), SALI (Service/Arts/Light
Industrial), SLI (Service/Light Industrial) and WMUO.

The site is two blocks north of the Fourth and King Caltrain and Muni Stations. Upon completion of the
Central Subway, there will be a new Muni Station at Fourth and Brannan. The project site is also situated
within the proposed Central SoMa Area Plan which is currently undergoing environmental review. If
approved, as currently proposed, the subject property would retain its current MUO Zoning and would
change to an 85P/250T Height and Bulk district. Under the Central SoMa Area Plan the broader area
would be rezoned to a MUO Zoning District.

ENVIRONMENTAL REVIEW

Pursuant to the Guidelines of the State Secretary of Resources for the implementation of the California
Environmental Quality Act (CEQA), on November 20, 2014, the Planning Department of the City and
County of San Francisco determined that the proposed application was exempt from further
environmental review under Section 15183 of the CEQA Guidelines and California Public Resources
Code Section 21083.3. The 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 Area Plan Final EIR. Since the Final EIR was finalized, there have been no substantial
changes to the Eastern 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.

HEARING NOTIFICATION

TYPE REQUIRED REQUIRED ACTUAL ACTUAL

PERIOD NOTICE DATE NOTICE DATE PERIOD

Classified News Ad 20 days November 21, 2014 November 19, 2014 | 22 days
Posted Notice 20 days November 21, 2014 November 21, 2014 | 20 days
Mailed Notice 10 days November 21, 2014 November 21, 2014 | 20 days

The proposal requires a Section 312-neighborhood notification, which was conducted in conjunction
with the noticing for the Large Project Authorization, Office Development Authorization, and
Conditional Use Authroization hearings.
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PUBLIC COMMENT

To date, the Department has not received any public comment on this project.

ISSUES AND OTHER CONSIDERATIONS

The project site is also situated within the proposed Central SoMa Area Plan which is currently
undergoing environmental review. If approved, as currently proposed, the subject block would
be rezoned entirely to MUO and would allow a tower up to 250 feet.

Large Project Modifications: The Project is not seeking any exemptions under the Large Project

Authorization request, however the proposal requires authorization by the Planning Commission
because the project consists of new construction of a building that is greater than 25,000 gross
square feet and because the proposed height is greater than 75 feet.

Conditional Use Authorization: The project is seeking Conditional Use Authorization to operate

a commercial parking facility on one level of the proposed building’s basement. The proposal
results in 38 commercial parking spaces. The remaining 28 parking spaces are accessory to the
site’s office and retail uses, include required car share parking, and do not require Conditional
Use Authorization.

The project eliminates curb cuts and vehicular access onto Brannan Street which will improve
transit, bicycle and pedestrian routes by eliminating congestion conflicts on a multi-modal
thoroughfare. Instead, vehicular access will be on Bluxome Street which is a less active street and
is proposed to be scaled down with traffic calming measures and pedestrian improvements as
part of the Central SoMa Area Plan.

The proposed non-accessory commercial parking garage does not diminish the quality and
viability of existing or planned streetscape enhancements. The non-accessory parking garage
makes use of the same entrances that serve the site’s as-of-right accessory parking and required
loading space. Further, the total number of parking spaces (both accessory and non-accessory) is
less than the number of parking spaces currently provided by the existing surface parking lot.

Office Development Authorization: The proposed project would construct approximately 137,446

gross square feet of office space. Within the MUO Zoning District, office use is permitted as of
right pursuant to Planning Code Section 842.41. As of December 2014 there is 3.0 million square
feet of “Large” Cap Office Development available under the Section 321 office allocation
program.
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= Development Impact Fees: The Project would be subject to the following development impact

fees, which are estimated as follows:

PLANNING CODE
FEE TYPE A T
SECTION/FEE MOUN
Transit I t Devel t Fee (137,446 sq ft -
ra.nsrt mpact Development Fee (137,446 sq ft 411 (@ $13.21) $1.815,661.66
Office Development)
-Housing Link 137,44 ft -
Jobs-Housing Linkage (137,446 sq ft - New 413 (@ $24.03) $3,302,827.38
Office Development)
-Housing Link 732 sq ft - Retail
Jobs-Housing Linkage (732 sq ft - Retai 413 (@ $22.42) $16,411.44
Development)
Child Care Development In-Lieu Fee
414 (@ $1.16 159,437.36
(137,446 sq ft — New Office Development) (@$1.16) 5
Eastern Neighborhoods Impact Fee
423 (@ $16.18 2,477,433.06
(153,117 sq ft — Tier 3, New Non-Residential) @$ ) b
Public Art F 429 (@1% £
ublic Art Fee . ' 9 (@ /.costo $420,000
($42,000,000 estimated cost of construction) construction)
TOTAL | $8,191,770.90

Please note that these fees are subject to change between Planning Commission approval and
approval of the associated Building Permit Application, as based upon the annual updates
managed by the Development Impact Fee Unit of the Department of Building Inspection.

REQUIRED COMMISSION ACTION

In order for the project to proceed, the Commission must grant a Large Project Authorization pursuant to
Planning Code Section 329 to allow construction of a new six-story, 85-foot tall, building containing
approximately 153,117 gross square feet, within the MUO Zoning District and an 85-X Height and Bulk
District.

In addition, the Commission must grant Conditional Use Authorization pursuant to Planning Code
Sections 157.1, 303 and 842.41 to allow the establishment of a commercial parking facility of
approximately 14,939 gross square feet.

Finally, the Commission must authorize an Office Development Allocation of approximately 137,446
gross square feet of new office space pursuant to Planning Code Sections 321 and 842.66.

BASIS FOR RECOMMENDATION

= The existing site is underdeveloped for current zoning limitations and is within an area that can
accommodate growth under current zoning controls.

= The authorization of the office space will allow for new businesses in the area, which will
contribute to the economic activity in the neighborhood.
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= The Project is consistent with the intent of the MUO District, which is to encourage office uses,
and does so at a location that is central to multiple transit options.

= The Project represents an allocation of approximately 4.5 percent of the large cap office space
currently available for allocation.

= At current rates, the project will produce approximately $8.19 Million in fees that will benefit
both the community and City, and is thus in compliance with impact fee requirements.

» The Project complies with the applicable requirements of the Planning Code and is consistent
with the objectives and policies of the General Plan.

RECOMMENDATION: Approval with Conditions

Attachments:

Draft Motion — Large Project Authorization
Draft Motion — Conditional Use Authorization
Draft Motion — Office Allocation
Mitigation Monitoring Reporting Program
Major Project Map

Block Book Map

Sanborn Map

Aerial Photographs

Zoning Map

Community Plan Exemption

Project Sponsor Brief

Architectural Drawings
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Attachment Checklist

Executive Summary |X| Project sponsor submittal
Draft Motion Drawings: Existing Conditions
Environmental Determination |X| Check for legibility
Zoning District Map Drawings: Proposed Project
Height & Bulk Map |Z| Check for legibility

3-D Renderings (new construction or

MXNKNX X XXX XX

Parcel Map significant addition)

Sanborn Map |X| Check for legibility

Aerial Photo |:| Wireless Telecommunications Materials
Context Photos |:| Health Dept. review of RF levels
Site Photos |:| RF Report

|:| Community Meeting Notice

|:| Housing Documents

|:| Inclusionary ~ Affordable = Housing
Program: Affidavit for Compliance

Exhibits above marked with an “X” are included in this packet

Planner's Initials

BB: G:\DOCUMENTS\Large Project Authorization\501-505 Brannan\ExecutiveSummary.doc
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Planning Commission Draft Motion
HEARING DATE: DECEMBER 11, 2014

Date: December 4, 2014
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ADOPTING FINDINGS RELATING TO THE APPROVAL OF A LARGE PROJECT
AUTHORIZATION PURSUANT TO PLANNING CODE SECTION 329 TO ALLOW THE
CONSTRUCTION OF A SIX STORY, 85 FOOT TALL, BUILDING WITH AN ADDITIONAL TWO
FLOORS OF BELOW GRADE PARKING AND CONTAINING 153,117 GROSS SQUARE FEET,
INCLUDING 137,446 GROSS SQUARE FEET OF OFFICE SPACE, 14,939 GROSS SQUARE FEET OF
COMMERCIAL OFF-STREET PARKING, AND 732 GROSS SQUARE FEET OF RETAIL SPACE,
WITHIN AN MUO (MIXED USE - OFFICE) ZONING DISTRICT AND AN 85-X HEIGHT AND BULK
DISTRICT, AND ADOPTING FINDINGS UNDER THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT.

PREAMBLE

On March 7, 2014, Amy Neches of TMG Partners (hereinafter “Project Sponsor”) filed an application with
the Planning Department (hereinafter “Department”) for a Large Project Authorization, a Conditional
Use Authorization and an Office Development Authorization to construct a new six story building with
an additional two floors of below grade parking, and containing 153,117 gross square feet including
137,446 gross square feet of office space, 14,939 gross square feet of commercial off-street parking, and
732 gross square feet of retail space, at 501-505 Brannan Street (Block 3786, Lot 038) in San Francisco,
California.
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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.

The 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 November 20, 2014, the Department determined that the proposed application did not require further
environmental review under Section 15183 of the CEQA Guidelines and Public Resources Code Section
21083.3. The Project is consistent with the adopted zoning controls in the 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
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.
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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.

On December 11, 2014, the San Francisco Planning Commission (hereinafter “Commission”) conducted a
duly noticed public hearing at a regularly scheduled meeting on Large Project Authorization Application
No. 2012.1187X.

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 Large Project Authorization requested in
Application No. 2102.1187X, subject to the conditions contained in “EXHIBIT A” of this motion, based on
the following findings:

FINDINGS

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

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

2. Site Description and Present Use. The project is located on the southern side of Brannan Street,
on the southwest corner of the intersection of Brannan Street and Fourth Street, Block 3786, Lot
038. The property is located within the MUO (Mixed Use — Office) Zoning District with an 85-X
Height and Bulk District. The site contains a single story financial service use (d.b.a. Bank of
America) of approximately 8,500 gross square feet, as well as an accessory drive-thru and surface
parking lot of 70 off-street parking spaces. The property includes 250-feet of frontage on Brannan
Street, 35-feet of frontage on 4 Street, and 95-feet of frontage on Bluxome Street.

3. Surrounding Properties and Neighborhood. The project site is located at the southern edge of
the East SoMa Area Plan, on a block zoned as WMUOQO (Western SoMa Mixed Use-Office) and
MUO. The site is located on the southern corner of the intersection of Fourth and Brannan Streets.
Directly west of, and immediately adjacent to the subject property is Fire Department Station No.
8 and two four-story office buildings, followed by the Bay Club SF Tennis facility. North of the
subject property and across Brannan Street is a collection of warehouse, residential and retail uses
ranging from one to four stories. A financial service (d.b.a. Wells Fargo) occupies the corner
opposite from the subject site. Directly east of, and immediately adjacent to the property is a two-
story retail use (d.b.a. K & L Wines) and a single story limited restaurant (d.b.a. Latte Express).
South of property and beyond Bluxome Street are a mix of live/work, industrial and office
buildings ranging from two to six stories in height. A mix of residential, office, industrial and
live/work uses also characterize the broader neighborhood, which is zoned as WMUO, RED
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(Residential Enclave), SALI (Service/Arts/Light Industrial), SLI (Service/Light Industrial) and
WMUO.

The site is two blocks north of the Fourth and King Caltrain and Muni Stations. Upon completion
of the Central Subway, there will be a new Muni Station at Fourth and Brannan. The project site is
also situated within the proposed Central SoMa Area Plan which is currently undergoing
environmental review. If approved, as currently proposed, the subject property would retain its
current MUO Zoning and would change to an 85P/250T Height and Bulk district. Under the
Central SoMa Area Plan the broader area would be rezoned to a MUO Zoning District.

4. Project Description. The proposal is to eliminate the existing off-street parking lot and construct
a six story, 85-foot tall, building of approximately 153,117 gross square feet (GSF) with an
additional two floors of below grade parking. The new building will contain up to 137,446 GSF of
office space, 14,939 GSF of non-accessory off-street commercial parking, 9,621 SF of accessory
parking, and 732 GSF of retail space. The proposed off-street parking garage will be accessed
from Bluxome Street, eliminating the site’s vehicular access from Brannan Street. Additionally,
the proposal accommodates 66 off-street parking spaces and results in a net decrease of off-street
parking. The existing financial service use (d.b.a. Bank of America) will remain and will relocate
its entrance for the existing accessory drive thru use to Bluxome Street.

5. Public Comment. The Department has not received any public comment at this time.

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

A. Large Project Authorization for Eastern Neighborhood Projects. Planning Code Section 329
requires that any project within an Eastern Neighborhoods Zoning District that includes
construction of a new building greater than 75 feet in height, or involving new construction
of more than 25,000 gross square-feet, request authorization from the Planning Commission.

The subject property is located within the MUO Zoning District, which per Planning Code Section
802.4 is considered an Eastern Neighborhood Mixed Use District. As proposed, the Project would
result in the construction of an 85-foot tall building containing 153,117 GSF; therefore, the proposed
project requires a Large Project Authorization per Planning Code Section 329. The required findings
are listed below under subsection 7. The project is not seeking any exceptions through the Large Project
Authorization process.

B. Office Use in MUO Zoning District. Planning Code Section 842.66 states that an office use is
permitted as of right within the Mixed Use-Office (MUO) Zoning District.

The Project would construct 137,446 GSF of new office space within the MUO Zoning District;
therefore, the proposed project complies with Planning Code Section 842.66.

SAN FRANCISCO 4
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Office Development Authorization. Planning Code Section 321 outlines the requirements
for an Office Development Authorization from the Planning Commission for new office
space in excess of 25,000 gross square feet.

The proposed project has submitted an application for an Office Development Authorization and will
seek authorization for up to 137,446 GSF of new office space from the Planning Commission. (See Case
No. 2012.1187B).

Automobile Parking Garage in an MUO Zoning District. Planning Code Section 842.41
states that a non-accessory commercial parking use within the MUO Zoning District requires
Conditional Use Authorization from the Planning Commission pursuant to the findings set
forth in Planning Code Sections 157.1 and 303.

The proposed project has submitted an application for a Conditional Use Authorization to establish a
non-accessory parking garage of approximately 14,939 gross square feet from the Planning
Commission. (See Case No. 2012.1187C).

Retail Use in MUO Zoning District. Planning Code Section 842.45 states that retail uses up
to 25,000 gross square feet are permitted as of right within the MUO Zoning District.

The Project would construct a new building within the MUO Zoning District containing 732 gross
square feet of retail uses on the ground floor; therefore, the proposed project complies with Planning
Code Section 842.45.

Neighborhood Notification. Planning Code Section 312 requires notification to all owners
and occupants within 150-feet of the subject property if the property converts from one land
use category to another and is located in an Eastern Neighborhoods Mixed Use District.

The proposal is located in the MUQO Zoning District which is considered an Eastern Neighborhoods
Mixed Use District pursuant to Planning Code Section 802.4. The project proposes converting the
property’s use from a non-accessory commercial parking lot to a combination of uses including office,
retail, and non-accessory commercial parking. These changes of use require Neighborhood Notification
per Planning Code Section 312. Accordingly, notification was conducted in conjunction with the
noticing for the Large Project Authorization, Office Development Authorization, and Conditional Use
Authorization hearings.

Useable Open Space. Planning Code Section 135.3 requires that new office uses within the
Eastern Neighborhoods Mixed Use Districts provide one square-foot of useable open space
for every 50 square-feet of occupied floor area, and that new retail uses provide one square-
foot of useable open space per every 250 square-feet of occupied floor area.

The project is located within the MUO Zoning District, which per Planning Code Section 802.4 is
considered an Eastern Neighborhood Mixed Use District. The proposed development includes
approximately 109,957 square feet of occupied floor area dedicated to office space and 600 square feet of



Draft Motion CASE NO. 2012.1187 BCX
December 4, 2014 501-505 Brannan Street

SAN FRANCISCO

occupied floor area dedicated to retail space. Therefore, the Project requires approximately 1,201.5
square feet of useable open space. The project includes an open area at grade on Brannan Street that
provides 2,137 square feet of useable open space for future tenants.

Streetscape Plan and Street Trees. Planning Code Section 138.1 requires that new
developments containing more than 250 feet of frontage must submit a streetscape plan and,
at a minimum, provide one street tree for every 20 feet of frontage, as well as one tree for any
remainder greater than 10 feet.

The project includes new construction on a lot with 250 feet of street frontage on Brannan, 95 feet of
frontage on Bluxome Street, and 35 feet of frontage on Fourth Street. A total of 19 street trees are
required and will be included in the project. Additionally, the proposal includes a streetscape plan that
includes sidewalk surface treatments, landscaping, street furniture, and a voluntary pedestrian
corridor linking Brannan and Bluxome Streets.

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 and is not a location-related
hazard. To comply with the Planning Code’s bird-safe standards any glazed segments greater than 24
square feet will be treated with a UV reflective coating.

Street Frontage in Mixed Use Districts. Planning Code Section 145.1 requires that any new
development include the following: 1) no more than 20-feet of a street frontage dedicated to
parking and loading ingress or egress, and placed to minimize interference with street-
fronting active uses, as well as the movement of pedestrians, cyclists, public transit, and
autos; 2) active uses on the ground floor; 3) a ground floor height of 14 feet if located within
the MUO district; 3) street-facing, ground-level, principal entrances to the interior spaces of
non-residential uses; and, 4) a minimum of 60 percent of the ground-floor street frontage as
transparent for non-residential uses.

The project proposes ground floor, street facing frontages on both Brannan and Bluxome Streets that
satisfy all of the aforementioned requirements. Office space is a principally permitted use in the MUO
Zoning District and is thereby considered an active use on the ground floor. Further, the ground floor
use faces the street, has a height of 14 feet, and is more than 60 percent transparent to the street.
Additionally, the project results in eliminating all vehicular access to Brannan Street, which will
improve pedestrian, cycling and transit activities, as access to the parking and loading for the new
building is consolidated to 20-feet on Bluxome Street.

Off-Street Parking. Planning Code Section 151.1 allows accessory off-street parking for
office uses equal to seven percent of the total office gross floor area. In addition, up to one
accessory off-street parking space is allowed for each 1,500 square feet of retail uses.

PLANNING DEPARTMENT
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The project is a new development containing 137,446 gross square feet of office space and 732 gross
square feet of retail space. Therefore the project may provide 9,621.22 square feet of accessory parking
for the site’s offices, plus one additional off-street parking space accessory to the retail use. The proposal
includes 9,621 gross square feet of accessory parking at the first basement level for the office uses, and
one accessory off-street parking space on the second basement level for the retail use. This proposed
layout accommodates a total of 28 accessory off-street parking spaces, including two required car share
spaces. The additional 38 off-street parking spaces on the second basement level will accommodate the
non-accessory commercial parking that require Conditional Use Authorization sought under Case No.
2012.1187C.

Off-Street Freight Loading. Planning Code Section 152.1 requires new office developments
in an Eastern Neighborhoods Mixed Use District to provide 0.1 off-street freight loading
spaces for every 10,000 square feet of gross floor area, rounding up to the nearest whole
number per Planning Code Section 153.

The project is a new office development of 137,446 gross square feet within the MUO Zoning District.
Therefore the project requires one off-street freight loading space. The proposal includes an off-street
freight loading space accessible from Bluxome Street.

. Shower Facility and Clothes Locker Requirement in New Buildings. Planning Code

Section 155.4 requires that new office developments greater than 50,000 square feet provide
four shower facilities and 24 lockers.

The project is to construct a new office building of 137,446 gross square feet. Accordingly, the project
includes four shower facilities and 24 lockers.

Bicycle Parking in New Buildings. Planning Code Section 155.2 requires new developments
to provide one Class 1 bicycle space for every 5,000 square feet of occupied floor area of
office space and a minimum of two Class 2 spaces for any office use greater than 5,000 gross
square feet, with one Class 2 space for each additional 50,000 occupied square feet.
Additionally, any retail space must provide a minimum of two spaces and any non-accessory
parking facility must provide a minimum of six spaces.

The project includes approximately 109,956.8 square-feet of occupied floor area dedicated to office
space. Therefore, the project requires 22 Class 1 bicycle parking spaces. Additionally, the project
requires 14 Class 2 bicycle parking spaces to accommodate the proposed office, retail and commercial
parking uses. The project is exceeding the required amount of bicycle parking by providing 132 Class 1
bicycle parking spaces and 16 Class 2 bicycle parking spaces.

Transportation Management Program. Planning Code Section 163 requires the Project
Sponsor to execute an agreement with the Planning Department for the provision of on-site
transportation brokerage services and preparation of a transportation management program
to be approved by the Director of Planning and implemented by the provider of
transportation brokerage services for projects within the MUO District, where the gross
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SAN FRANCISCO

square feet of new, converted or added floor area for office use equals at least 25,000 square
feet.

The proposed project includes 137,446 gross square feet of office use, thus the Project Sponsor must
execute an agreement to provide on-site transportation brokerage services. The agreement will be
reviewed by the Planning Department prior to the issuance of a temporary Certificate of Occupancy, in
accordance with Planning Code Section 163.

Shadow Impact Analysis. Planning Code Section 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.

Based upon a detailed shadow analysis, the proposed project does not cast any net new shadow upon
property under the jurisdiction of the Recreation and Parks Commission.

Transit Impact Development Fee. Planning Code Section 411 applies the Transit Impact
Development Fee to projects cumulatively creating more than 800 gross square feet of non-
residential uses, including Retail/Entertainment, Management, Information and Professional
Services, and Production/Distribution/Repair.

The proposed project includes 137,446 gross square feet of office use. This use is subject to the Transit
Impact Development Fee at the per gross square foot rate in place at the time of site permit issuance.

Jobs-Housing Linkage Program. Planning Code Section 413 applies the Jobs-Housing
Linkage Fee to any project that increases by at least 25,000 gross square feet the total amount
of any combination of entertainment use, hotel use, Integrated PDR use, office, research and
development use, retail use, and/or Small Enterprise Workspace use.

The proposed project includes 137,446 gross square feet of office use and 732 gross square feet of retail,
and is thereby is subject to the Jobs-Housing Linkage Program, as outlined in Planning Code Section
413. The Project Sponsor may elect between the Housing Requirement option, the Payment to
Housing Developer option, the In-Lieu Fee Payment option or compliance by combination payment to
Housing Developer and payment of In-Lieu Fee at the time of site permit issuance.

Child Care Requirements for Office Development Projects. Planning Code Section 414
applies the Child Care Requirements for Office Development Projects Requirement to any
project that increases by at least 50,000 gross square feet the total amount of office space.

The proposed project includes 137,446 gross square feet of office space and is subject to the Child Care
Requirements for Office Development Projects Requirement. Prior to issuance of the first construction
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document, the Project Sponsor will elect between compliance by providing an on-site child-care
facility, compliance in conjunction with the sponsors of other development projects to provide an on-
site child care facility at another project, compliance in conjunction with the sponsors of other
development projects to provide a child-care facility within one mile of the development projects,
compliance by payment of an in-lieu fee, compliance by combining payment of an in-lieu fee with
construction of a child care facility or compliance by entering into an arrangement with a non-profit
organization.

T. Eastern Neighborhood Infrastructure Impact Fee. Planning Code Section 423 is applicable
to any development project within the MUO Zoning District that results in the addition of
gross square feet of non-residential space.

The proposed project includes 153,117 square feet of non-residential floor area and is subject to Eastern
Neighborhood Infrastructure Impact Fees, as outlined in Planning Code Section 423. These fees are
due at the issuance of the first construction document.

U. 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.

V. Public Art Requirement. Planning Code Section 429 requires that new construction projects
within an MUO Zoning District north of Division/Duboce/13t" Streets and resulting in a
building greater than 25,000 gross square feet must pay a fee equal to one percent the cost of
construction.

The proposal is to construct a 153,117 gross square foot building and is therefore, subject to the Public
Art Fee Requirement, as outlined in Planning Code Section 429. This fee is due at the issuance of the
first construction document.

7. Large Project Authorization in Eastern Neighborhoods Mixed Use District. Planning Code
Section 329(c) lists nine aspects of design review in which a project must comply; the Planning

Commission finds that the project is compliant with these nine aspects as follows:

A. Overall building mass and scale.
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The proposed project’s mass and scale are appropriate for the existing context as the area is mostly
characterized by four to six story buildings. The addition of this structure will help establish a strong
street wall of multiple stories. Like other properties in the vicinity, the proposed project has full lot
coverage and a large rectangular massing. Thus, the project is consistent and compatible with the
surrounding context.

B. Architectural treatments, facade design and building materials:

As applied in the proposal, the architectural treatments and building materials are simple and used to
create strong, clean lines that are reflective of the surrounding context. As a result, the project’s
architectural treatments, facade design and building materials are compatible with both the aesthetic of
the neighborhood’s older industrial buildings and more contemporary developments.

C. The design of lower floors, including building setback areas, commercial space, townhouses,
entries, utilities, and the design and siting of rear yards, parking and loading access;

The proposal features a predominately glazed ground floor which encourages interaction between the
tenant space and the public realm. Additionally, the building’s vehicular access is reduced to 20-feet
and limited to Bluxome Street so to eliminate vehicular access onto Brannan Street. Further, the
building mass is setback from northeast property line so that a portion of the pathway remains open to
the sky and natural light is available along the building’s northeast side.

D. The provision of required open space, both on- and off-site. In the case of off-site publicly
accessible open space, the design, location, access, size, and equivalence in quality with that
otherwise required on-site;

The project provides 2,137 square-feet of useable open space on the ground floor that is accessible by
tenants within the building and the public. The open area is incorporated into the project’s streetscape
plan and will create outdoor spaces with seating and landscaping. This open area also exceeds the
1,201.5 square feet of useable open space required per Planning Code Section 135.3.

E. The provision of mid-block alleys and pathways on frontages between 200 and 300 linear feet
per the criteria of Section 270, and the design of mid-block alleys and pathways as required
by and pursuant to the criteria set forth in Section 270.2;

The project is not required to provide any mid-block alleys or pathways, as defined in Planning Code
Section 270.2, but has done so voluntarily.

F. Streetscape and other public improvements, including tree planting, street furniture, and
lighting.
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In compliance with Planning Code Sections 138.1 and 155.2, the proposed project would provide 16
Class 2 bicycle spaces along Brannan Street and 19 new street trees along the property’s street

frontages.

G. Circulation, including streets, alleys and mid-block pedestrian pathways;

The Brannan Street facade is the focal point for pedestrian access, which is facilitated via the main
entry lobby. However, the Bluxome Street facade also features an entrance to the building and a mid-
block pedestrian path that serves to encourage circulation along the northeast side of the building. The
project results in a reduction of vehicular access to the property and generally improves the pedestrian
and bicycling corridors along both Brannan and Bluxome Streets.

H. Bulk limits;
The proposed project is within an ‘X’ Bulk District, which does not restrict bulk.

I.  Other changes necessary to bring a project into conformance with any relevant design
guidelines, Area Plan or Element of the General Plan;

The proposed project, on balance, meets the Objectives and Policies of the General Plan.

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

COMMERCE AND INDUSTRY ELEMENT

Objectives and Policies

OBJECTIVE 1:
MANAGE ECONOMIC GROWTH AND CHANGE TO ENSURE ENHANCEMENT OF THE
TOTAL CITY LIVING AND WORKING ENVIRONMENT.

Policy 1.1:

Encourage development which provides substantial net benefits and minimizes undesirable
consequences. Discourage development that has substantial undesirable consequences that
cannot be mitigated.

Policy 1.2:
Assure that all commercial and industrial uses meet minimum, reasonable performance
standards.

Policy 1.3:
Locate commercial and industrial activities according to a generalized commercial and industrial
land use plan.
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The proposed development will provide net benefits to the City and the community in the form of new office
space, retail and commercial parking through the redevelopment of an underutilized lot in a zoning district
with the stated intent of encouraging the growth of a mix of uses, including office. The nature of the office
use has few physical consequences that are undesirable and the standard Conditions of Approval (Exhibit
A) will help ensure that the operations will not generate any unforeseen problems. Further the total number
of parking spaces to be provided as both accessory parking and commercial parking is less than the amount
of off-street parking currently available as an existing parking lot.

OBJECTIVE 2:
MAINTAIN AND ENHANCE A SOUND AND DIVERSE ECONOMIC BASE AND FISCAL
STRUCTURE FOR THE CITY.

Policy 2.1:
Seek to retain existing commercial and industrial activity and to attract new such activity to the
City.

Policy 2.3:
Maintain a favorable social and cultural climate in the city in order to enhance its attractiveness as
a firm location

The proposed development will help attract new commercial activity to San Francisco as it provides a large
quantity of vacant office space for use on an otherwise underdeveloped lot. It also contributes to San
Francisco’s attractiveness as a firm location as it is within short walking distance of the 4" and King
Caltrain Station, as well as the Central Subway.

TRANSPORTATION ELEMENT

Objectives and Policies

OBJECTIVE 11:

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

Policy 11.1:
Maintain and improve the Transit Preferential Streets program to make transit more attractive
and viable as a primary means of travel.

Policy 11.3:
Encourage development that efficiently coordinates land use with transit service, requiring that
developers address transit concerns as well as mitigate traffic problems.

The project eliminates curb cuts and vehicular access onto Brannan which will improve transit, bicycle and
pedestrian routes by eliminating congestion conflicts on a multi-modal thoroughfare. Instead, vehicular
access will be on Bluxome Street which is a less active street and is proposed to be scaled down with traffic
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calming measures and pedestrian improvements as part of the Central SoMa Area Plan. Overall, the
project also locates employment opportunities near multiple public transit options.

OBJECTIVE 16:

DEVELOP AND IMPLEMENT PROGRAMS THAT WILL EFFICIENTLY MANAGE THE
SUPPLY OF PARKING AT EMPLOYMENT CENTERS THROUGHOUT THE CITY SO AS TO
DISCOURAGE SINGLE-OCCUPANT RIDERSHIP AND ENCOURAGE RIDESHARING,
TRANSIT AND OTHER ALTERNATIVES TO THE SINGLE-OCCUPANT AUTOMOBILE.

Policy 16.1:
Reduce parking demand through the provision of comprehensive information that encourages
the use of alternative modes of transportation.

Policy 16.2:

Reduce parking demand where parking is subsidized by employers with “cash-out” programs in
which the equivalency of the cost of subsidized parking is offered to those employees who do not
use the parking facilities.

Policy 16.3:
Reduce parking demand through the provision of incentives for the use of carpools and vanpools
at new and existing parking facilities throughout the City.

Policy 16.4:

Manage parking demand through appropriate pricing policies including the use of premium
rates near employment centers well-served by transit, walking and bicycling, and progressive
rate structures to encourage turnover and the efficient use of parking.

Policy 16.5:
Reduce parking demand through limiting the absolute amount of spaces and prioritizing the
spaces for short-term and ride-share uses.

Policy 16.6:

Encourage alternatives to the private automobile by locating public transit access and ride-share
vehicle and bicycle parking at more close-in and convenient locations on-site, and by locating
parking facilities for single-occupant vehicles more remotely.

The proposal will result in a decrease in the number of off-street parking spaces as provided on the existing
parking lot. However, the project will improve the overall effectiveness of vehicular circulation by
eliminating all vehicular access on Bryant Street and consolidating vehicular access to a single 20-foot wide
point of entry on Bluxome Street. Further, the project is required by the Planning Code to provide car share
parking spaces, a specific rate structure for commercial parking, and a Transit Management Plan for all
vehicular uses as a means to diminish automobile dependency and optimize transit alternatives. Finally,
bicycle parking is provided on the Brannan Street frontage, increasing the convenience for cyclists using
the proposed Brannan Street bicycle corridor. Collectively, the varied transit options and improvements to
site circulation are appropriately matched to the increase in employment opportunities resulting from the
project.
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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.

The Project will install street trees at regular intervals along Bluxome Street and Brannan Street and will
provide sixteen Class 2 bicycle parking spaces. The Project will also enhance the public realm by creating a
mid-block pedestrian passage that will be integrated into the proposed streetscape plan.

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 132 Class 1 bicycle parking spaces in a secure, convenient location at grade on the
Brannan Street facade, along with required shower and locker facilities, as well as 16 Class 2 bicycle
parking spaces.

URBAN DESIGN ELEMENT

Objectives and Policies

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

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

The design of the proposed development complements the existing character of the subject block of both
Brannan Street and Bluxome Street as its scale, massing and choice of fagade materials draws inspiration
from both the older light industrial and more contemporary buildings within the area. The proposed
development does not stand out, but rather contributes to a general sense of building type along the subject
block faces.

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

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

Policy 3.2:
Avoid extreme contrasts in color, shape and other characteristics which will cause new buildings
to stand out in excess of their public importance.

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

The proposed development successfully melds a new building into an area with a mix of established 19" and
early 20" century light industrial buildings and more recently developed buildings. The proposed
development does not clash with the existing context as the selected building materials, massing and scale
are typical of the buildings found along both Brannan and Bluxome Streets. Furthermore, the massing of
the proposal is sensitive to a new publicly accessible mid-block pedestrian corridor and the reduction of
vehicular access on the site facilitates an improved public realm.

EAST SOMA (SOUTH OF MARKET) AREA PLAN

Objectives and Policies

OBJECTIVE 3.1:

PROMOTE AN URBAN FORM THAT REINFORCES EAST SOMA’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 proposed design uses an articulation of simplified solid and glazed materials to evoke a contemporary
design aesthetic while still respecting the older buildings in the immediate vicinity.

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 3.2.3:
Minimize the visual impact of parking.

Policy 3.2.4:
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Strengthen the relationship between a building and its fronting sidewalk.

Policy 3.2.5:
Building form should celebrate corner locations.

Policy 3.2.7:
Strengthen the pedestrian network by extending alleyways to adjacent streets or alleyways
wherever possible, or by providing new publicly accessible mid-block rights of way.

The project is designed to generate interest at the pedestrian level. The Bluxome and Brannan Street facades
feature tall ground floors and active uses that open onto the site’s privately owned public open space.
Additionally, the northeast facade, although may one day be obscured, is designed to attract interest from
and promote interaction with the future transit activities along the Fourth Street corridor.

OBJECTIVE 5.2:
ENSURE THAT NEW DEVELOPMENT INCLUDES HIGH QUALITY PRIVATE OPEN SPACE.

Policy 5.2.4:
Encourage publicly accessible open space as part of new residential and commercial
development.

The project’s required open space is provided at grade and is designed in a manner to facilitate public use
through a mid-block passage, lighting, landscaping, and seating.

9. Section 101.1 Priority Policy Findings. Section 101.1(b)(1-8) establishes eight priority planning
Policies and requires review of permits for consistency with said policies.

The Commission finds and determines that the Project is consistent with the eight priority
policies, for the reasons set forth below.

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

The proposal retains the financial services and commercial parking component of the existing site while
expanding the available employment opportunities for residents. The project also includes the
establishment of a neighborhood-serving retail space. Further, the office development will introduce
more employees and potential patrons to the neighboring 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.

The existing neighborhood character will be preserved as the design of the proposal is in harmony with
the building scale, massing and form found along the subject block. The Project is located in the East
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SoMa Area Plan and is located within a zoning district that allows office use. Other nearby properties
function as commercial, residential or light industrial spaces.

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

There is no existing affordable or market-rate housing on the Project Site; however, the development
will contribute fees to the Jobs-Housing Linkage Program. Therefore, the Project is in compliance with
this priority policy.

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

The Project relocates the site’s vehicular access from Brannan Street to Bluxome Street and improves
the overall flow of multi-modal traffic within the district. Further, the Project locates employment
opportunities in a transit-rich environment that is consistent with the General Plan and Planning
Code.

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 proposed project does not displace any industrial or service use. Furthermore, the proposed new
office space is a principally permitted use within the subject zoning district and is at a scale that
maximizes the current development potential of the site. The project will provide quality flexible office
space that is suitable for a variety of office uses and sizes and that is compatible with the mix of
industrial and commercial activities that participate in East SoMa’s knowledge sector. This office space
will help maintain local resident employment opportunities and enhance demand for neighborhood-
serving businesses in the area.

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

The proposed project is designed and will be constructed to conform to the structural and seismic safety
requirements of the Building Code.

G. That landmarks and historic buildings be preserved.

The subject property was evaluated as part of the South of Market Historic Resource Survey and was
determined to not be an individual resource or a contributor to a district.

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

The proposed project would not affect nearby parks or open space.
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10. The Project is consistent with and would promote the general and specific purposes of the Code
provided under Section 101.1(b) in that, as designed, the Project would contribute to the character
and stability of the neighborhood and would constitute a beneficial development.

11. The Commission hereby finds that approval of the Large Project Authorization Use authorization
would promote the health, safety and welfare of the City.
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DECISION

That based upon the Record, the submissions by the Applicant, the staff of the Department and other
interested parties, the oral testimony presented to this Commission at the public hearings, and all other
written materials submitted by all parties, the Commission hereby APPROVES Large Project
Application No. 2012.1187X subject to the following conditions attached hereto as “EXHIBIT A” in
general conformance with plans on file, dated November 18, 2014, 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 329
Large Project Authorization to the Board of Appeals within fifteen (15) days after the date of this
Motion. 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 Government Code Section 66020, the date of
imposition of the fee shall be the date of the earliest discretionary approval by the City of the subject
development.

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

I hereby certify that the Planning Commission ADOPTED the foregoing Motion on December 11, 2014.

Jonas P. Ionin
Commission Secretary

AYES:
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EXHIBIT A
AUTHORIZATION

This authorization is for a Large Project Authorization to construct a new six story, 85-foot tall, building
with an additional two floors of below grade parking, and containing 153,117 gross square feet including
137,446 gross square feet of office space, 14,939 gross square feet of non-accessory commercial off-street
parking, and 732 gross square feet of retail space, located at 501-505 Brannan Street (Block 3786, Lot 038)
pursuant to Planning Code Section(s) 157.1, 303, 321, 329, 842.41, and 842.66 within the Mixed Use-Office
Zoning District and an 85-X Height and Bulk District; in general conformance with plans, dated
November 11, 2014, and stamped “EXHIBIT B” included in the docket for Case No. 2012.1187X and
subject to conditions of approval reviewed and approved by the Commission on December 11, 2014,
under Motion No. XXXXXX. This authorization and the conditions contained herein run with the
property and not with a particular Project Sponsor, business, or operator.

COMPLIANCE WITH OTHER REQUIREMENTS

The Conditions of Approval set forth in Exhibit B of Motion No. XXXXX, Case No. 2012.1187C
(Conditional Use Authorization under Planning Code Sections 157.1 and 303) and the Conditions of
Approval set forth in Exhibit B of Motion No. XXXXX, Case No. 2012.1187B (Office Development
Authorization under Planning Code Section 321) apply to this approval, and are incorporated herein as
though fully set forth, except as modified herein.

RECORDATION OF CONDITIONS OF APPROVAL

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

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

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

SEVERABILITY

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

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

new Large Project 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,
www.sf-planning.org

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

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

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

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

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

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

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
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Mitigation Measures.  Mitigation measures described in the MMRP for the Eastern
Neighborhoods Plan EIR (Case No. 2004.0160E) attached as Exhibit C are necessary to avoid
potential significant effects of the proposed project and have been agreed to by the project
sponsor.

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

Additional Project Authorization. The Project Sponsor must obtain an Office Development
Authorization under Section 321 to allocate office square footage and a Conditional Use
Authorization under Sections 157.1, 303 and 842.41 to operate a non-accessory commercial
parking garage, and satisfy all the conditions thereof. The conditions set forth below are
additional conditions required in connection with the Project. If these conditions overlap with
any other requirement imposed on the Project, the more restrictive or protective condition or
requirement, as determined by the Zoning Administrator, shall apply.

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

DESIGN

9.

10.

11.

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.sf-planning.org

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.sf-planning.org

Streetscape Plan. Pursuant to Planning Code Section 138.1, the Project Sponsor shall continue to
work with Planning Department staff, in consultation with other City agencies, to refine the
design and programming of the Streetscape Plan so that the plan generally meets the standards of
the Better Streets Plan and all applicable City standards. The Project Sponsor shall complete final
design of all required street improvements, including procurement of relevant City permits, prior
to issuance of first architectural addenda, and shall complete construction of all required street
improvements prior to issuance of first temporary certificate of occupancy.

For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org
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PARKING AND TRAFFIC
12. Car Share. Pursuant to Planning Code Section 166, no fewer than two (2) car share space shall be

13.

14.

15.

16.

made available, at no cost, to a certified car share organization for the purposes of providing car
share services for its service subscribers.

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

Bicycle Parking. Pursuant to Planning Code Sections 155.1 and 155.4., the Project shall provide
no fewer than 22 Class 1 and 14 Class 2 bicycle parking spaces.

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

Showers and Clothes Lockers. Pursuant to Planning Code Section 155.3, the Project shall
provide no fewer than 4 showers and 24 clothes lockers.

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

Parking Maximum. Pursuant to Planning Code Section 151.1, the Project shall dedicate no more
than 9,621.22 square feet to accessory off-street parking spaces.

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

Off-street Loading. Pursuant to Planning Code Section 152, the Project will provide 1 off-street
loading space.

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

PROVISIONS

17.

18.

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

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

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

For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,
www.sf-planning.org
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19. Jobs Housing Linkage. Pursuant to Planning Code Section 413, the Project Sponsor shall
contribute to the Jobs-Housing Linkage Program (JHLP). The calculation shall be based on the
net addition of gross square feet of each type of space to be constructed as set forth in the permit
plans. The Project Sponsor shall provide evidence that this requirement has been satisfied to the
Planning Department prior to the issuance of the first site or building permit by the Department
of Building Inspection.

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

20. Childcare Requirements for Office and Hotel Development Projects. Pursuant to Section 414,
the Project Sponsor shall pay the in-lieu fee as required. The net addition of gross floor area
subject to the fee shall be determined based on drawings submitted with the Building Permit
Application.

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

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

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

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

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

MONITORING

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

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

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

OPERATION

25.

26.

27.

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

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

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://sfdpw.org

Community Liaison. Prior to issuance of a building permit to construct the project and
implement the approved use, the Project Sponsor shall appoint a community liaison officer to
deal with the issues of concern to owners and occupants of nearby properties. The Project
Sponsor shall provide the Zoning Administrator with written notice of the name, business
address, and telephone number of the community liaison. Should the contact information
change, the Zoning Administrator shall be made aware of such change. The community liaison
shall report to the Zoning Administrator what issues, if any, are of concern to the community and
what issues have not been resolved by the Project Sponsor.

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

The 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 November 20, 2014, the Department determined that the proposed application did not require further
environmental review under Section 15183 of the CEQA Guidelines and Public Resources Code Section
21083.3. The Project is consistent with the adopted zoning controls in the 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
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
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to the project. These mitigation measures are set forth in their entirety in the MMRP attached to the draft
Motion as Exhibit C.

On December 11, 2014, the San Francisco Planning Commission (hereinafter “Commission”) adopted
Motion No. XXXXX, approving a Large Project Authorization for the Proposed Project (Large Project
Authorization Application No. 2012.1187X), including a Mitigation, Monitoring, and Reporting Program
for the Project, attached as Exhibit C to Motion No. XXXXX, which are incorporated herein by this
reference thereto as if fully set forth in this Motion.

On December 11, 2014, the San Francisco Planning Commission (hereinafter “Commission”) adopted
Motion No. XXXXX, approving an Office Development Authorization for the Proposed Project (Office
Development Authorization Application No. 2012.1187B), including a Mitigation, Monitoring, and
Reporting Program for the Project, attached as Exhibit C to Motion No. XXXXX, which are incorporated
herein by this reference thereto as if fully set forth in this Motion.

On December 11, 2014, the San Francisco Planning Commission conducted a duly noticed public hearing
at a regularly scheduled meeting on Conditional Use Application No. 2012.1187C.

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 requested in Application No.
2012.1187BCX, subject to the conditions contained in “EXHIBIT A” of this motion, based on the following
findings:

FINDINGS

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

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

2. Site Description and Present Use. The project is located on the southern side of Brannan Street,
on the southwest corner of the intersection of Brannan Street and Fourth Street, Block 3786, Lot
038. The property is located within the MUO (Mixed Use — Office) Zoning District with an 85-X
Height and Bulk District. The site contains a single story financial service use (d.b.a. Bank of
America) of approximately 8,500 gross square feet, as well as an accessory drive-thru and surface
parking lot of 70 off-street parking spaces. The property includes 250-feet of frontage on Brannan
Street, 35-feet of frontage on 4t Street, and 95-feet of frontage on Bluxome Street.

3. Surrounding Properties and Neighborhood. The project site is located at the southern edge of
the East SoMa Area Plan, on a block zoned as WMUO (Western SoMa Mixed Use-Office) and
MUO. The site is located on the southern corner of the intersection of Fourth and Brannan Streets.
Directly west of, and immediately adjacent to the subject property is Fire Department Station No.
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8 and two four-story office buildings, followed by the Bay Club SF Tennis facility. North of the
subject property and across Brannan Street is a collection of warehouse, residential and retail uses
ranging from one to four stories. A financial service (d.b.a. Wells Fargo) occupies the corner
opposite from the subject site. Directly east of, and immediately adjacent to the property is a two-
story retail use (d.b.a. K & L Wines) and a single story limited restaurant (d.b.a. Latte Express).
South of property and beyond Bluxome Street are a mix of live/work, industrial and office
buildings ranging from two to six stories in height. A mix of residential, office, industrial and
live/work uses also characterize the broader neighborhood, which is zoned as WMUO, RED
(Residential Enclave), SALI (Service/Arts/Light Industrial), SLI (Service/Light Industrial) and
WMUO.

The site is two blocks north of the Fourth and King Caltrain and Muni Stations. Upon completion
of the Central Subway, there will be a new Muni Station at Fourth and Brannan. The project site is
also situated within the proposed Central SoMa Area Plan which is currently undergoing
environmental review. If approved, as currently proposed, the subject property would retain its
current MUO Zoning and would change to an 85P/250T Height and Bulk district. Under the
Central SoMa Area Plan the broader area would be rezoned to a MUO Zoning District.

4. Project Description. The proposal is to eliminate the existing off-street parking lot and construct
a six story, 85-foot tall, building of approximately 153,117 gross square feet (GSF) with an
additional two floors of below grade parking. The new building will contain up to 137,446 GSF of
office space, 14,939 GSF of non-accessory off-street commercial parking, 9,621 SF of accessory
parking, and 732 GSF of retail space. The proposed off-street parking garage will be accessed
from Bluxome Street, eliminating the site’s vehicular access from Brannan Street. Additionally,
the proposal accommodates 66 off-street parking spaces and results in a net decrease of off-street
parking. The existing financial service use (d.b.a. Bank of America) will remain and will relocate
its entrance for the existing accessory drive thru use to Bluxome Street.

5. Public Comment. The Department has not received any public comment at this time.

6. Planning Code Compliance: The Planning Code Compliance Findings set forth in Motion No.
XXXXX, Case No. 2012.1187X (Large Project Authorization, pursuant to Planning Code Section
329) apply to this Motion, and are incorporated herein as though fully set forth.

7. Planning Code Section 157.1 establishes criteria for the Planning Commission to consider when
reviewing Conditional Use applications for non-accessory parking garages in Eastern
Neighborhoods Mixed Use Districts. The Commission shall affirmatively find that such facility
meets all the criteria and standards of this Section, as well as any other requirement of this Code
as applicable.

A. Such facility shall meet all the design requirements for setbacks from facades and wrapping
with active uses at all levels per the requirements of Section 145.1.
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The subject non-accessory parking garage is located below grade and thereby satisfies the parking
setbacks required by Planning Code Section 145.1. Additionally, the ground floor is occupied by
principally permitted retail and office uses which are considered active uses. The project as proposed
complies with all applicable requirements of Planning Code Section 145.1.

Such parking shall not be accessed from any protected Transit or Pedestrian Street described
in Section 155(r).

The site’s vehicular access has been removed from Brannan Street and relocated to Bluxome Street as
part of the proposed project. Bluxome Street is not a protected Transit or Pedestrian Street per
Planning Code Section 155(r).

Such parking garage shall be located in a building where the ratio of gross square footage of
parking uses to other uses that are permitted or conditionally permitted in that district is not
more than 1 to 1.

The Project proposes a total of 24,560 square feet of accessory and non-accessory parking and a total of
138,178 square feet of office and retail uses. Therefore, the project is substantially below the 1:1
“parking” use to “other” use ratio.

Such parking shall be available for use by the general public on equal terms and shall not be
deeded or made available exclusively to tenants, residents, owners or users of any particular
use or building except in cases that such parking meets the criteria of pertaining to fleet
vehicles or pooled residential parking in Planning Code Section 157.1(d) and (e).

The proposed non-accessory parking garage will be available to the general public on equal terms and
will not be deeded exclusively.

Such facility shall provide spaces for car sharing vehicles per the requirements of Section 166
and bicycle parking per the requirements of Sections 155.1 and 155.2.

The Project provides two car share parking spaces, as well as 132 Class 1 bicycle spaces, all of which
are conveniently accessible. Therefore, the project complies with the requirements of Planning Code
Section 155.1, 155.2, and 166.

Such facility, to the extent open to the public per subsection (4) above, shall meet the pricing
requirements of Section 155(g) and shall generally limit the proposed parking to short-term
occupancy rather than long-term occupancy.

The non-accessory commercial parking will be required to comply with the pricing requirements of
Section 155(g).

Vehicle movement on or around the facility does not unduly impact pedestrian spaces or
movement, transit service, bicycle movement, or the overall traffic movement in the district.
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The Project will relocate the site’s vehicular access from Brannan Street to Bluxome Street, improving
the overall flow of multi-modal traffic within the district. To further accommodate pedestrian flow the
Project also includes a mid-block passage way.

Such facility and its access does not diminish the quality and viability of existing or planned
streetscape enhancements.

The proposed non-accessory commercial parking garage does not diminish the quality and viability of
existing or planned streetscape enhancements. The non-accessory parking garage makes use of the same
entrances that serve the site’s as-of-right accessory parking and required loading space. Further, the
total number of parking spaces (both accessory and non-accessory) is less than to the number of
parking spaces currently provided by the existing surface parking lot.

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

reviewing applications for Conditional Use approval. On balance, the project does comply with

said criteria in that:

A. The proposed new uses and building, at the size and intensity contemplated and at the

SAN FRANCISCO

ii.

proposed location, will provide a development that is necessary or desirable, and compatible
with, the neighborhood or the community.

The size of the proposed off-street parking use represents a reduction in the site’s existing commercial
parking capacity. Further, by retaining a commercial parking component in the proposed project, the
neighborhood retains a necessary and desirable use at a less intense scale.

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

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

The proposed non-accessory commercial parking garage is a reduction of the existing non-
accessory commercial parking activities at the site. This reduction is appropriate given the
growing number of transit options in the immediate vicinity. Upon approval of the Conditional
Use Authorization, the commercial parking will also be required to apply a specific rate structure
that discourages long-term parking. This requirement is not applicable to the existing parking lot.
Finally, the parking is not visible from the street as it will be provided below grade.

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

PLANNING DEPARTMENT
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iii.

iv.

The relocation of vehicular access from Brannan Street to Bluxome Street improves traffic patterns
for the immediate vicinity and is generally consistent with the Policy and Objectives in the East
SoMa Area Plan.

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

The proposed parking facility is located below grade and will meet all applicable requirements to
prevent noxious or offensive emissions.

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

The subject parking facility will be located below grade. Lighting and signage will be appropriate
to promote pedestrian safety along the Bluxome Street frontage, as well as the mid-block
passageway along the northeast facade.

C. That the use as proposed will comply with the applicable provisions of the Planning Code

and will not adversely affect the General Plan.

The Project complies with all relevant requirements and standards of the Planning Code and is
consistent with objectives and policies of the General Plan as detailed below.

9. General Plan Compliance. The General Plan Consistency Findings set forth in Motion No.
XXXXX, Case No. 2012.1187X (Large Project Authorization, pursuant to Planning Code Section
329) apply to this Motion, and are incorporated herein as though fully set forth.

10. Section 101.1 Priority Policy Findings. Section 101.1(b)(1-8) establishes eight priority planning
Policies and requires review of permits for consistency with said policies.

The Commission finds and determines that the Project is consistent with the eight priority

policies, for the reasons set forth below.

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

SAN FRANCISCO

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

The proposal retains the financial services and commercial parking component of the existing site while
expanding the available employment opportunities for residents. The project also includes the
establishment of a neighborhood-serving retail space. Further, the office development will introduce
more employees and potential patrons to the neighboring retail uses.

That existing housing and neighborhood character be conserved and protected in order to
preserve the cultural and economic diversity of our neighborhoods.
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The existing neighborhood character will be preserved as the design of the proposal is in harmony with
the building scale, massing and form found along the subject block. The Project is located in the East
SoMa Area Plan and is located within a zoning district that allows office use. Other nearby properties
function as commercial, residential or light industrial spaces.

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

There is no existing affordable or market-rate housing on the Project Site; however, the development
will contribute fees to the Jobs-Housing Linkage Program. Therefore, the Project is in compliance with
this priority policy.

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

The Project relocates the site’s vehicular access from Brannan Street to Bluxome Street and improves
the overall flow of multi-modal traffic within the district. Further, the Project locates employment
opportunities in a transit-rich environment that is consistent with the General Plan and Planning
Code.

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 proposed project does not displace any industrial or service use. Furthermore, the proposed new
office space is a principally permitted use within the subject zoning district and is at a scale that
maximizes the current development potential of the site. The project will provide quality flexible office
space that is suitable for a variety of office uses and sizes and that is compatible with the mix of
industrial and commercial activities that participate in East SoMa’s knowledge sector. This office space
will help maintain local resident employment opportunities and enhance demand for neighborhood-
serving businesses in the area.

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

The proposed project is designed and will be constructed to conform to the structural and seismic safety
requirements of the Building Code.

That landmarks and historic buildings be preserved.

The subject property was evaluated as part of the South of Market Historic Resource Survey and was
determined to not be an individual resource or a contributor to a district.

That our parks and open space and their access to sunlight and vistas be protected from
development.
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The proposed project would not affect nearby parks or open space.

11. 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.

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

That based upon the Record, the submissions by the Applicant, the staff of the Department and other
interested parties, the oral testimony presented to this Commission at the public hearings, and all other
written materials submitted by all parties, the Commission hereby APPROVES Conditional Use
Application No. 2012.1187C under Planning Code Section 157.1, 303 and 842.41 to allow a below-grade
non-accessory parking garage of approximately 14,939 gross square feet, as part of the new construction
of a six story 153,117 gross square foot building containing 137,446 gross square of office space and 732
gross square feet of retail space, within the MUO (Mixed Use-Office) Zoning District and an 85-X Height
and Bulk District. The project is subject to the following conditions attached hereto as “Exhibit A” in
general conformance with plans on file, dated November 18, 2014, 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 Conditional
Use Authorization to the Board of Supervisors within thirty (30) days after the date of this Motion No.
XXXXX. The effective date of this Motion shall be the date of this Motion if not appealed (After the
30-day period has expired) OR the date of the decision of the Board of Supervisors if appealed to the
Board of Supervisors. For further information, please contact the Board of Supervisors at (415) 554-
5184, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San Francisco, CA 94102.

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

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

I hereby certify that the Planning Commission ADOPTED the foregoing Motion on December 11, 2014.

Jonas P. Ionin
Commission Secretary
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EXHIBIT A
AUTHORIZATION

This authorization is for a Conditional Use Authorization to allow a below-grade non-accessory parking
garage of approximately 14,939 gross square feet, as part of the new construction of a six story 153,117
gross square foot building containing 137,446 gross square feet of office space and 732 gross square feet of
retail space, within the MUO (Mixed Use-Office) Zoning District and an 85-X Height and Bulk District.
The project is subject to the following conditions attached hereto as “Exhibit A” in general conformance
with plans on file, dated October 27, 2014, and stamped “EXHIBIT B” included in the docket for Case No.
2012.1187C and subject to conditions of approval reviewed and approved by the Commission on
November 18, 2014, under Motion No XXXXXX. This authorization and the conditions contained herein
run with the property and not with a particular Project Sponsor, business, or operator.

COMPLIANCE WITH OTHER REQUIREMENTS

The Conditions of Approval set forth in Exhibit B of Motion No. XXXXX, Case No. 2012.1187X (Large
Project Authorization under Planning Code Section 329) and the Conditions of Approval set forth in
Exhibit B of Motion No. XXXXX, Case No. 2012.1187B (Office Development Authorization under
Planning Code Section 321) apply to this approval, and are incorporated herein as though fully set forth,
except as modified herein.

RECORDATION OF CONDITIONS OF APPROVAL

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

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

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

SEVERABILITY

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

SAN FRANGISCO 12
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CHANGES AND MODIFICATIONS

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

new Conditional Use authorization.

SAN FRANGISCO 13
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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,
www.sf-planning.org

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

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

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

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

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

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

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
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Mitigation Measures.  Mitigation measures described in the MMRP for the Eastern
Neighborhoods Plan EIR (Case No. 2004.0160E) attached as Exhibit C are necessary to avoid
potential significant effects of the proposed project and have been agreed to by the project
sponsor.

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

Additional Project Authorization. The Project Sponsor must obtain a Large Project
Authorization under Sections 329 and satisfy all the conditions thereof. The conditions set forth
therein are additional conditions required in connection with the Project. If these conditions
overlap with any other requirement imposed on the Project, the more restrictive or protective
condition or requirement, as determined by the Zoning Administrator, shall apply.

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

MONITORING

8.

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

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

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org
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ADOPTING FINDINGS RELATING TO AN ALLOCATION OF OFFICE SQUARE FOOTAGE
UNDER THE 2014-2015 ANNUAL OFFICE DEVELOPMENT LIMITATION PROGRAM PURSUANT
TO PLANNING CODE SECTION 321 THAT WOULD AUTHORIZE THE NEW CONSTRUCTION OF
137,446 GROSS SQUARE FEET OF OFFICE USE FOR A PROPOSED PROJECT LOCATED AT 501-505
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PREAMBLE

On March 7, 2014, Amy Neches of TMG Partners (hereinafter “Project Sponsor”) filed an application with
the Planning Department (hereinafter “Department”) for a Large Project Authorization, a Conditional
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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.

The 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 November 20, 2014, the Department determined that the proposed application did not require further
environmental review under Section 15183 of the CEQA Guidelines and Public Resources Code Section
21083.3. The Project is consistent with the adopted zoning controls in the 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
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
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to the project. These mitigation measures are set forth in their entirety in the MMRP attached to the draft
Motion as Exhibit C.

On December 11, 2014, the San Francisco Planning Commission (hereinafter “Commission”) adopted
Motion No. XXXXX, approving a Large Project Authorization for the Proposed Project (Large Project
Authorization Application No. 2012.1187X), including a Mitigation, Monitoring, and Reporting Program
for the Project, attached as Exhibit C to Motion No. XXXXX, which are incorporated herein by this
reference thereto as if fully set forth in this Motion.

On December 11, 2014, the San Francisco Planning Commission (hereinafter “Commission”) adopted
Motion No. XXXXX, approving a Conditional Use Authorization for the Proposed Project (Conditional
Use Authorization Application No. 2012.1187C), including a Mitigation, Monitoring, and Reporting
Program for the Project, attached as Exhibit C to Motion No. XXXXX, which are incorporated herein by
this reference thereto as if fully set forth in this Motion.

On December 11, 2014, the San Francisco Planning Commission conducted a duly noticed public hearing
at a regularly scheduled meeting on Conditional Use Application No. 2012.1187B.

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 requested in Application No.
2012.1187BCX, subject to the conditions contained in “EXHIBIT A” of this motion, based on the following
findings:

FINDINGS

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

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

2. Site Description and Present Use. The project is located on the southern side of Brannan Street,
on the southwest corner of the intersection of Brannan Street and Fourth Street, Block 3786, Lot
038. The property is located within the MUO (Mixed Use — Office) Zoning District with an 85-X
Height and Bulk District. The site contains a single story financial service use (d.b.a. Bank of
America) of approximately 8,500 gross square feet, as well as an accessory drive-thru and surface
parking lot of 70 off-street parking spaces. The property includes 250-feet of frontage on Brannan
Street, 35-feet of frontage on 4t Street, and 95-feet of frontage on Bluxome Street.

3. Surrounding Properties and Neighborhood. The project site is located at the southern edge of
the East SoMa Area Plan, on a block zoned as WMUO (Western SoMa Mixed Use-Office) and
MUO. The site is located on the southern corner of the intersection of Fourth and Brannan Streets.
Directly west of, and immediately adjacent to the subject property is Fire Department Station No.
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8 and two four-story office buildings, followed by the Bay Club SF Tennis facility. North of the
subject property and across Brannan Street is a collection of warehouse, residential and retail uses
ranging from one to four stories. A financial service (d.b.a. Wells Fargo) occupies the corner
opposite from the subject site. Directly east of, and immediately adjacent to the property is a two-
story retail use (d.b.a. K & L Wines) and a single story limited restaurant (d.b.a. Latte Express).
South of property and beyond Bluxome Street are a mix of live/work, industrial and office
buildings ranging from two to six stories in height. A mix of residential, office, industrial and
live/work uses also characterize the broader neighborhood, which is zoned as WMUO, RED
(Residential Enclave), SALI (Service/Arts/Light Industrial), SLI (Service/Light Industrial) and
WMUO.

The site is two blocks north of the Fourth and King Caltrain and Muni Stations. Upon completion
of the Central Subway, there will be a new Muni Station at Fourth and Brannan. The project site is
also situated within the proposed Central SoMa Area Plan which is currently undergoing
environmental review. If approved, as currently proposed, the subject property would retain its
current MUO Zoning and would change to an 85P/250T Height and Bulk district. Under the
Central SoMa Area Plan the broader area would be rezoned to a MUO Zoning District.

4. Project Description. The proposal is to eliminate the existing off-street parking lot and construct
a six story, 85-foot tall, building of approximately 153,117 gross square feet (GSF) with an
additional two floors of below grade parking. The new building will contain up to 137,446 GSF of
office space, 14,939 GSF of non-accessory off-street commercial parking, 9,621 SF of accessory
parking, and 732 GSF of retail space. The proposed off-street parking garage will be accessed
from Bluxome Street, eliminating the site’s vehicular access from Brannan Street. Additionally,
the proposal accommodates 66 off-street parking spaces and results in a net decrease of off-street
parking. The existing financial service use (d.b.a. Bank of America) will remain and will relocate
its entrance for the existing accessory drive thru use to Bluxome Street.

5. Public Comment. The Department has not received any public comment at this time.

6. Planning Code Compliance: The Planning Code Compliance Findings set forth in Motion No.
XXXXX, Case No. 2012.1187X (Large Project Authorization, pursuant to Planning Code Section
329) apply to this Motion, and are incorporated herein as though fully set forth.

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

I. APPORTIONMENT OF OFFICE SPACE OVER THE COURSE OF THE APPROVAL PERIOD
IN ORDER TO MAINTAIN A BALANCE BETWEEN ECONOMIC GROWTH ON THE ONE
HAND, AND HOUSING, TRANSPORTATION AND PUBLIC SERVICES, ON THE OTHER.
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Currently, there is more than 3.0 million gross square feet of available “Large Cap” office space in the City.
Additionally, the proposed project is subject to various development fees that will benefit the surrounding
community and the city. The Project is located in close proximity to many public transportation options,
including stops for both Muni and Caltrain. Therefore, the Project will help maintain the balance between
economic growth, housing, transportation and public services.

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

The proposed project is consistent with the General Plan, as outlined in Section 8 below.
III. THE QUALITY OF THE DESIGN OF THE PROPOSED OFFICE DEVELOPMENT.

The proposed project offers high quality design for the proposed office development, which is consistent and
compatible with the neighborhood’s overall massing and form. In particular, the proposed project addresses
the architectural vocabulary and composition found among many of the older warehouses within the
immediate vicinity, as well as the more contemporary office, live/work and residential buildings. The design
features an industrial, yet contemporary aesthetic, with a grid fenestration pattern and incorporation of
simple high-quality materials.

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

a) Use. The proposed project is located within the MUO (Mixed Use-Office) Zoning District, which
permits office use pursuant to Planning Code Sections 842.66. The subject lot is located in an area
primarily characterized by commercial, residential, live/work and light industrial development. There
are several office use buildings on the subject block, and within the immediate area.

b) Transit Accessibility. The area is served by a variety of transit options. The project site is within a

quarter-mile of various Muni routes, including the 8X-Bayshore Express, 10-Townsend, 30-Stockton,
45-Union/Stockton, 47-Van Ness, and 76X-Marin Headlands Express, as well as the N-Judah and
KT-Ingleside/Third Street Rail Lines. Further, the project site is located within two blocks of the
Caltrain Station on King and 4" Streets, and a future Muni station will be constructed at the
intersection of Brannan and Fourth Streets.

c) Open Space Accessibility. The proposal provides a ground floor open area that is publicly accessible
to comply with the non-residential open space requirements and is located within four blocks of open
space at South Park.

d) Urban Design. The proposed project reinforces the surrounding neighborhood character by providing
a new project that is consistent and compatible with the surrounding area’s mass, scale, size and
architectural details.

SAN FRANCISCO 5
PLANNING DEPARTMENT



Draft Motion CASE NO. 2012.1187 BCX
December 4, 2014 501-505 Brannan Street

e) Seismic Safety. The proposed project would be designed in conformance with current seismic and life
safety codes as mandated by the Department of Building Inspection.

V. THE ANTICIPATED USES OF THE PROPOSED OFFICE DEVELOPMENT IN LIGHT OF
EMPLOYMENT OPPORTUNITIES TO BE PROVIDED, NEEDS OF EXISTING BUSINESSES,
AND THE AVAILABLE SUPPLY OF SPACE SUITABLE FOR SUCH ANTICIPATED USES.

a) Anticipated Employment Opportunities. The Project includes a total of 137,446 gross square feet
of office space. The additional office square footage will create new opportunities for employment,
especially in the City’s Knowledge Sector which is an objective of the East SoMa Area Plan.

b) Needs of Existing Businesses. The Project will supply office space in the Eastern SoMa area, which
allows office uses within the MUO Zoning District. The Project will provide office space with high

ceilings and large floor plates, which are characteristics desired by emerging technology businesses.
This building type offers flexibility for new businesses to further grow in the future.

c) Availability of Space Suitable for Anticipated Uses. The Project will provide large open floor
plates, which will allow for quality office space that is suitable for a variety of office uses and sizes.

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

The Project Sponsor has not determined the anticipated tenants.

VII. THE USE, IF ANY, OF TRANSFERABLE DEVELOPMENT RIGHTS ("TDR’s”) BY THE
PROJECT SPONSOR.

The Project does not include any Transfer of Development Rights.
8. General Plan Compliance. The General Plan Consistency Findings set forth in Motion No.
XXXXX, Case No. 2012.1187X (Large Project Authorization, pursuant to Planning Code Section

329) apply to this Motion, and are incorporated herein as though fully set forth.

9. Section 101.1 Priority Policy Findings. Section 101.1(b)(1-8) establishes eight priority planning
Policies and requires review of permits for consistency with said policies.

The Commission finds and determines that the Project is consistent with the eight priority
policies, for the reasons set forth below.

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

The proposal retains the financial services and commercial parking component of the existing site while
expanding the available employment opportunities for residents. The project also includes the
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establishment of a neighborhood-serving retail space. Further, the office development will introduce
more employees and potential patrons to the neighboring retail uses.

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

The existing neighborhood character will be preserved as the design of the proposal is in harmony with
the building scale, massing and form found along the subject block. The Project is located in the East
SoMa Area Plan and is located within a zoning district that allows office use. Other nearby properties
function as commercial, residential or light industrial spaces.

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

There is no existing affordable or market-rate housing on the Project Site; however, the development
will contribute fees to the Jobs-Housing Linkage Program. Therefore, the Project is in compliance with
this priority policy.

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

The Project relocates the site’s vehicular access from Brannan Street to Bluxome Street and improves
the overall flow of multi-modal traffic within the district. Further, the Project locates employment
opportunities in a transit-rich environment that is consistent with the General Plan and Planning
Code.

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 proposed project does not displace any industrial or service use. Furthermore, the proposed new
office space is a principally permitted use within the subject zoning district and is at a scale that
maximizes the current development potential of the site. The project will provide quality flexible office
space that is suitable for a variety of office uses and sizes and that is compatible with the mix of
industrial and commercial activities that participate in East SoMa’s knowledge sector. This office space
will help maintain local resident employment opportunities and enhance demand for neighborhood-
serving businesses in the area.

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

The proposed project is designed and will be constructed to conform to the structural and seismic safety
requirements of the Building Code.

That landmarks and historic buildings be preserved.
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The subject property was evaluated as part of the South of Market Historic Resource Survey and was
determined to not be an individual resource or a contributor to a district.

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

The proposed project would not affect nearby parks or open space.
10. The Project is consistent with and would promote the general and specific purposes of the Code
provided under Section 101.1(b) in that, as designed, the Project would contribute to the character

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

11. The Commission hereby finds that approval of the Office Development Authorization would
promote the health, safety and welfare of the City.

SAN FRANCISCO 8
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DECISION

That based upon the Record, the submissions by the Applicant, the staff of the Department and other
interested parties, the oral testimony presented to this Commission at the public hearings, and all other
written materials submitted by all parties, the Commission hereby APPROVES Office Development
Application No. 2012.1187B subject to the following conditions attached hereto as “EXHIBIT A” in
general conformance with plans on file, dated November 18, 2014, and stamped “EXHIBIT B”, which is
incorporated herein by reference as though fully set forth.

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Section 321
Office-Space Allocation to the Board of Appeals within fifteen (15) days after the date of this Motion.
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 Government Code Section 66020, the date of
imposition of the fee shall be the date of the earliest discretionary approval by the City of the subject
development.

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

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

I hereby certify that the Planning Commission ADOPTED the foregoing Motion on December 11, 2014.

Jonas P. Ionin
Commission Secretary

AYES:
NAYS:

ABSENT:

SAN FRANCISCO 9
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EXHIBIT A
AUTHORIZATION

This authorization is for an Office Development Authorization to authorize 137,446 gross square feet of
office use located at 501-505 Brannan Street, Lot 038 in Assessor’s Block 3786 pursuant to Planning Code
Section 321 within the MUO (Mixed Use — Office) Zoning District and a 85-X Height and Bulk District; in
general conformance with plans, dated XXXXXX, and stamped “EXHIBIT B” included in the docket for
Case No. 2012.1187B and subject to conditions of approval reviewed and approved by the Commission
on December 11, 2014, under Motion No XXXXXX. This authorization and the conditions contained
herein run with the property and not with a particular Project Sponsor, business, or operator.

COMPLIANCE WITH OTHER REQUIREMENTS

The Conditions of Approval set forth in Exhibit B of Motion No. XXXXX, Case No. 2012.1187X (Large
Project Authorization under Planning Code Section 329) and the Conditions of Approval set forth in
Exhibit B of Motion No. XXXXX, Case No. 2012.1187C (Office Development Authorization under
Planning Code Sections 157.1 and 303) apply to this approval, and are incorporated herein as though
fully set forth, except as modified herein.

RECORDATION OF CONDITIONS OF APPROVAL

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

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

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

SEVERABILITY

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

SAN FRANGISCO 11
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CHANGES AND MODIFICATIONS

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

new Conditional Use authorization.

SAN FRANGISCO 12
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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,
www.sf-planning.org

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

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

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

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

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

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

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

SAN FRANGISCO 13
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6. Mitigation Measures. Mitigation measures described in the MMRP for the Eastern
Neighborhoods Plan EIR (Case No. 2004.0160E) attached as Exhibit C are necessary to avoid
potential significant effects of the proposed project and have been agreed to by the project
sponsor.

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

7. Additional Project Authorization. The Project Sponsor must obtain a Large Project
Authorization under Sections 329 and satisfy all the conditions thereof. The conditions set forth
below are additional conditions required in connection with the Project. If these conditions
overlap with any other requirement imposed on the Project, the more restrictive or protective
condition or requirement, as determined by the Zoning Administrator, shall apply.

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

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

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

SAN FRANGISCO 14
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SAN FRANCISCO
PLANNING DEPARTMENT

Certificate of Determination
EXEMPTION FROM ENVIRONMENTAL REVIEW

Case No.: 2012.1187E

Project Address: ~ 501- 505 Brannan Street

Zoning: Mixed-Use Office (MUO) Use District
85-X Height and Bulk District

Block/Lot: 3786/038

Lot Size: 39,035 square feet

Plan Area: Eastern Neighborhoods Area Plan

Project Sponsor: Amy Neches, TMG Partners
(415) 400-2480
Staff Contact: Chelsea Fordham — (415) 575-9071

Chelsea.Fordham@sfgov.org
PROJECT DESCRIPTION:

The proposed project would involve construction of a 153,117 square-foot (sf), 6-story, 85-foot tall, office
building on a 39,035-sf parcel that is bounded by Brannan Street to the west, 4" Street to the north,
Bluxome Street to the east, and 5t Street to the south, in San Francisco’s East South of Market (East SoMa)
neighborhood. The project site is currently occupied by an existing 73-space, 25,590-sf surface parking lot
and a single-story 8,475 sf bank building and drive-up banking facility (dba Bank of America). The project
would subdivide the existing lot into two lots of 25,590 sf and 13,445 sf, respectively.

(Continued on next page.)

EXEMPT STATUS:

Exempt per Section 15183 of the California Environmental Quality Act (CEQA) Guidelines and California
Public Resources Code Section 21083.3

REMARKS:

(See next page.)

DETERMINATION:

NWCM(/ 20,/ 20/4

Date

Environmental Review Officer

cc: Amy Neches, TMG Partners, Project Sponsor; Supervisor Jane Kim, District 6; Brittany Bendix,
Current Planning Division; Virna Byrd, M.D.F.; Exemption/Exclusion File

1650 Mission St.
Suite 400

San francisco,
CA 94103-2479

Reception:
415.558.6378

Fax:
415.558.6409

Planning
Information:
415.558.6377



Certificate of Exemption 501-505 Brannan Street
2012.1187E

PROJECT DESCRIPTION (continued):

The bank building would remain in its current configuration and the driveway access for the drive-up
banking facility would be moved from Brannan Street to Bluxome Street under the proposed project.
Additionally, the drive-up banking facility’s driveway exit along Fourth Street would remain in its
current configuration. The proposed office building would be constructed on the 25,590 sf, southern
portion of the lot that contains the existing surface parking lot. The height of proposed 153,117 sf office
building would be 6-stories, 85 feet tall (excluding two 16-foot mechanical penthouses above the roof),
and would also include a two-level, 23-foot-deep, below-grade parking garage. The below-grade garage
would require the excavation of 21,700 cubic yards of soil. The garage would contain 66 off-street
parking spaces and one off-street loading space that would be accessed from a 20-foot curb cut off of
Bluxome Street. Additionally, the ground floor would contain 132 Class 1 bicycle parking spaces that
would be accessed from Brannan Street. There would also be six Class 2 bicycle parking spaces installed
on the sidewalk along the project site’s Brannan Street frontage. The project would include a 674-sf
ground-floor retail space accessed from Brannan Street. To meet open space requirements, the building
would have a 2,137-sf publically accessible open space located at street level. The project site is located in
the East SoMa Area Plan and the proposed Central SoMa Plan Area.

Project Approval

The project would require a Large Project Authorization per Section 329 of the Planning Code. The
project would require other approvals including an Office Space Allocation per Planning Code Section
321 and a Conditional Use Authorization per Planning Code Section 303. Approval of the Planning Code
Section 329 application by the Planning Commission would constitute the Approval Action date. The
Approval Action date establishes the start of the 30-day appeal period for this CEQA exemption
determination pursuant to Section 31.04(h) of the San Francisco Administrative Code.

COMMUNITY PLAN EXEMPTION OVERVIEW

California Public Resources Code Section 21083.3 and CEQA Guidelines Section 15183 provide an
exemption from environmental review for projects that are consistent with the development density
established by existing zoning, community plan or general plan policies for which an Environmental
Impact Report (EIR) was certified, except as might be necessary to examine whether there are project-
specific significant 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 that were not discussed in the underlying EIR; or d) are
previously identified in the EIR, but which, as a result of substantial new information that was not known
at the time that the EIR was certified, 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 the project solely on the basis of that
impact.

This determination evaluates the potential project-specific environmental effects of the proposed 501-505
Brannan Street project described above, and incorporates by reference information contained in the
Programmatic EIR for the Eastern Neighborhoods Rezoning and Area Plans (PEIR)!. Project-specific

! Planning Department Case No. 2004.0160E and State Clearinghouse No. 2005032048

SAN FRANCISCO
PLANNING DEPARTMENT 2
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studies were prepared for the proposed 501-505 Brannan Street project to determine if the project would
result in any significant environmental impacts that were not identified in the Eastern Neighborhoods
PEIR.

After several years of analysis, community outreach, and public review, the Eastern Neighborhoods PEIR
was adopted in December 2008. The Eastern Neighborhoods PEIR was adopted in part to support
housing development in some areas previously zoned to allow industrial uses, while preserving an
adequate supply of space for existing and future production, distribution, and repair (PDR) employment
and businesses. The Eastern Neighborhoods PEIR also included changes to existing height and bulk
districts in some areas, including the project site at 501-505 Brannan Street. The project related height and
bulk increases on the project site are discussed further in the CPE Checklist.

The Planning Commission held public hearings to consider the various aspects of the proposed Eastern
Neighborhoods Rezoning and Area Plans and related Planning Code and Zoning Map amendments. On
August 7, 2008, the Planning Commission certified the Eastern Neighborhoods PEIR by Motion 17659 and
adopted the Preferred Project for final recommendation to the Board of Supervisors.23

In December 2008, after further public hearings, the Board of Supervisors approved and the Mayor
signed the Eastern Neighborhoods Rezoning and Planning Code amendments. New zoning districts
include districts that would permit PDR uses in combination with commercial uses; districts mixing
residential and commercial uses and residential and PDR uses; and new residential-only districts. The
districts replaced existing industrial, commercial, residential single-use, and mixed-use districts.

The Eastern Neighborhoods PEIR is a comprehensive programmatic document that presents an analysis
of the environmental effects of implementation of the Eastern Neighborhoods Rezoning and Area Plans,
as well as the potential impacts under several proposed alternative scenarios. The Eastern Neighborhoods
Draft EIR evaluated three rezoning alternatives, two community-proposed alternatives which focused
largely on the Mission District, and a “No Project” alternative. The alternative selected, or the Preferred
Project, represents a combination of Options B and C. The Planning Commission adopted the Preferred
Project after fully considering the environmental effects of the Preferred Project and the various scenarios
discussed in the PEIR.

A major issue of discussion in the Eastern Neighborhoods rezoning process was the degree to which
existing industrially-zoned land would be rezoned to primarily residential and mixed-use districts, thus
reducing the availability of land traditionally used for PDR employment and businesses. Among other
topics, the Eastern Neighborhoods PEIR assesses the significance of the cumulative land use effects of the
rezoning by analyzing its effects on the City's ability to meet its future PDR space needs as well as its
ability to meet its housing needs as expressed in the City's General Plan.

As a result of the Eastern Neighborhoods rezoning process, the project site has been rezoned to Mixed-
Use Office (MUO) District. The MUO District is designed to encourage office uses and housing, as well as
small-scale light industrial (PDR) and arts activities.

The proposed 501-505 Brannan Street project and its relation to PDR land supply and cumulative land
use effects is discussed further in the Community Plan Exemption (CPE) Checklist, under Land Use. The

2San Francisco Planning Department. Eastern Neighborhoods Rezoning and Area Plans Final Environmental Impact Report (FEIR),
Planning Department Case No. 2004.0160E, certified August 7, 2008. Available online at: http://www.sf-
planning.org/index.aspx?page=1893, accessed August 17, 2012.

3 San Francisco Planning Department. San Francisco Planning Commission Motion 17659, August 7, 2008. Available online at:
http://www.sf-planning.org/Modules/ShowDocument.aspx?documentid=1268, accessed August 17, 2012.
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501-505 Brannan Street site, which is located in the East SoMa Area Plan of the Eastern Neighborhoods,
was designated as a site with building up to 85 feet in height.

Individual projects that could occur in the future under the Eastern Neighborhoods Rezoning and Area
Plans will undergo project-level environmental evaluation to determine if they would result in further
impacts specific to the development proposal, the site, and the time of development and to assess
whether additional environmental review would be required. This determination concludes that the
proposed project at 501-505 Brannan Street is consistent with and was encompassed within the analysis in
the Eastern Neighborhoods PEIR. This determination also finds that the Eastern Neighborhoods PEIR
adequately anticipated and described the impacts of the proposed 501-505 Brannan Street project, and
identified the mitigation measures applicable to the 501-505 Brannan Street project. The proposed project
is also consistent with the zoning controls and the provisions of the Planning Code applicable to the
project site.*> Therefore, no further CEQA evaluation for the 501-505 Brannan Street project is required. In
sum, the Eastern Neighborhoods PEIR and this Certificate of Exemption for the proposed project
comprise the full and complete CEQA evaluation necessary for the proposed project.

PROJECT SETTING

The project site is located on a through lot that is bounded by Brannan Street to the west, 4t Street to the
north, Bluxome Street to the east, and 5t Street to the south, in San Francisco’s East South of Market (East
SoMa) neighborhood. The immediate area around the project site is characterized by a mix of office,
residential, and commercial uses. The surrounding area is characterized by buildings ranging in height
from two to eight stories.

POTENTIAL ENVIRONMENTAL EFFECTS

The Eastern Neighborhoods PEIR included analyses of environmental issues including: land use; plans
and policies; visual quality and urban design; population, housing, business activity, and employment
(growth inducement); transportation; noise; air quality; parks, recreation and open space; shadow;
archeological resources; historic architectural resources; hazards; and other issues not addressed in the
previously issued initial study for the Eastern Neighborhoods Rezoning and Area Plans. The proposed
501-505 Brannan Street project is in conformance with the height, use and density for the project site
described in the Eastern Neighborhoods PEIR and would represent a small part of the growth that was
forecast for the Eastern Neighborhoods plan areas. Thus, the plan analyzed in the Eastern Neighborhoods
PEIR considered the incremental impacts of the proposed 501-505 Brannan Street project. As a result, the
proposed project would not result in any new or substantially more severe impacts than were identified
in the Eastern Neighborhoods PEIR.

Significant and unavoidable impacts were identified in the Eastern Neighborhoods PEIR for the
following topics: land use, historic architectural resources, transportation and circulation, and shadow.
The proposed project would not contribute to the significant and unavoidable land use impacts from the

4 Adam Varat, San Francisco Planning Department, Community Plan Exemption Eligibility Determination, Citywide Planning and Policy
Analysis, 505 Brannan Street, March 24, 2014. This document is on file and available for review at the Planning Department, 1650
Mission Street, Suite 400, as part of Case File No. 2012.1187E.

5 Jeff Joslin, San Francisco Planning Department, Community Plan Exemption Eligibility Determination, Current Planning, 505 Brannan
Street, November 7, 2014. This document is on file and available for review at the Planning Department, 1650 Mission Street,
Suite 400, as part of Case File No. 2012.1187E.
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loss of PDR uses because the project would be developed on a surface parking lot, which is not a PDR
use. In regards to significant and unavoidable transportation impacts related to traffic and transit, project-
generated vehicle and transit trips would not contribute considerably to significant and unavoidable
cumulative traffic and transit impacts identified in the EN EIR and would not result in a substantial
portion of the overall additional traffic and transit volume anticipated to be generated by Plan Area
projects. The proposed project would not contribute to significant and unavoidable historic architectural
resources impacts since the proposed project would not involve the demolition of a historic resource and
would not cause a significant adverse impact upon any nearby adjacent historic resources. The proposed
project would not contribute to significant and unavoidable shadow impacts since the proposed project
would not result in shadows on any nearby parks.

The Eastern Neighborhoods PEIR identified feasible mitigation measures to address significant impacts
related to noise, air quality, archeological resources, historical resources, hazardous materials, and
transportation. Table 1 below lists the mitigation measures identified in the Eastern Neighborhoods PEIR
and states whether each measure would apply to the proposed project.

Table 1 - Eastern Neighborhoods PEIR Mitigation Measures

Mitigation Measure Applicability

F. Noise

F-1: Construction Noise (Pile Driving) Applicable: pile driving required for
construction of the proposed project.

F-2: Construction Noise Applicable: temporary construction noise from
use of heavy equipment.

F-3: Interior Noise Levels Not Applicable: project does not include noise-
sensitive uses.

F-4: Siting of Noise-Sensitive Uses Not Applicable: project does not include noise-
sensitive uses.

F-5: Siting of Noise-Generating Uses Applicable: project involves siting of
generating uses.

F-6: Open Space in Noisy Environments Not Applicable: project does not include noise-
sensitive uses.

G. Air Quality

G-1: Construction Air Quality Applicable: project located in identified Air
Pollutant Exposure Zone.

G-2: Air Quality for Sensitive Land Uses Not Applicable: project does not include
sensitive uses.

G-3: Siting of Uses that Emit DPM Applicable: project located in identified Air
Pollutant Exposure Zone.

G-4: Siting of Uses that Emit other TACs Applicable: project located in identified Air
Pollutant Exposure Zone.

SAN FRANCISCO
PLANNING DEPARTMENT 5
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Mitigation Measure

Applicability

J. Archeological Resources

J-1: Properties with Previous Studies

Not Applicable: project site is not located
within this mitigation zone.

J-2: Properties with no Previous Studies

Applicable: project underwent a preliminary
archeology review and subject to an
archeological monitoring program (AMP)
during construction of the project.

J-3: Mission Dolores Archeological District

Not Applicable: project site is not located
within this mitigation zone

K. Historical Resources

K-1: Interim Procedures for Permit Review in the
Eastern Neighborhoods Plan Area

Not Applicable: plan-level mitigation
completed by Planning Department

K-2: Amendments to Article 10 of the Planning Code
Pertaining to Vertical Additions in the South End
Historic District (East SoMa)

Not Applicable: plan-level mitigation
completed by Planning Commission

K-3: Amendments to Article 10 of the Planning Code
Pertaining to Alterations and Infill Development in the
Dogpatch Historic District (Central Waterfront)

Not Applicable: plan-level mitigation
completed by Planning Commission

L. Hazardous Materials

L-1: Hazardous Building Materials

Not Applicable: project would not disturb
hazardous building materials

E. Transportation

E-1: Traffic Signal Installation

Not Applicable: plan level mitigation by
SFMTA

E-2: Intelligent Traffic Management

Not Applicable: plan level mitigation by
SFMTA

E-3: Enhanced Funding

Not Applicable: plan level mitigation by
SFMTA & SFTA

E-4: Intelligent Traffic Management

Not Applicable: plan level mitigation by
SFMTA & Planning Department

E-5: Enhanced Transit Funding

Not Applicable: plan level mitigation by
SFMTA

E-6: Transit Corridor Improvements

Not Applicable: plan level mitigation by
SFMTA

E-7: Transit Accessibility

Not Applicable: plan level mitigation by
SFMTA
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E-8: Muni Storage and Maintenance Not Applicable: plan level mitigation by
SFMTA

E-9: Rider Improvements Not Applicable: plan level mitigation by
SFMTA

E-10: Transit Enhancement Not Applicable: plan level mitigation by
SFMTA

E-11: Transportation Demand Management Not Applicable: plan level mitigation by
SFMTA

Please see the attached Mitigation Monitoring and Reporting Program (MMRP) for the complete text of
the applicable mitigation measures. With implementation of these mitigation measures, the proposed
project would not result in significant impacts beyond those analyzed in the Eastern Neighborhoods
PEIR.

PUBLIC NOTICE AND COMMENT

A “Notification of Project Receiving Environmental Review” was mailed on March 11, 2014 to adjacent
occupants and owners of properties within 300 feet of the project site. Overall, concerns and issues raised
by the public in response to the notice were taken into consideration and incorporated in the
environmental review as appropriate for CEQA analysis. Comments received included concerns
regarding the following: length of construction; infrastructure requirements; and traffic and parking
impacts. There were also non-CEQA related comments, some of which are addressed in other stages of
project review such as consideration of project approvals or building permit review. They include the
following: requests for increased retail space along 4t Street. The proposed project would not result in
significant adverse environmental impacts associated with the issues identified by the public beyond
those identified in the Eastern Neighborhoods PEIR.

CONCLUSION

As summarized above and further discussed in the CPE Checklist®¢:

1. The proposed project is consistent with the development density established for the project site in
the Eastern Neighborhoods Rezoning and Area Plans;

2. The proposed project would not result in effects on the environment that are peculiar or specific
to the proposed project or the project site that were not identified as significant effects in the
Eastern Neighborhoods PEIR;

3. The proposed project would not result in potentially significant off-site or cumulative impacts
that were not identified in the Eastern Neighborhoods PEIR;

¢ The CPE Checklist is available for review at the Planning Department, 1650 Mission Street, Suite 400, San Francisco, in Case File
No. 2012.1187E.
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4. The proposed project would not result in significant effects, which, as a result of substantial new
information that was not known at the time the Eastern Neighborhoods PEIR was certified,
would be more severe than were already analyzed and disclosed in the PEIR; and

5. The project sponsor will undertake feasible mitigation measures specified in the Eastern
Neighborhoods PEIR to mitigate project-related significant impacts.

Therefore, the proposed project is exempt from further environmental review pursuant to Public
Resources Code Section 21083.3 and CEQA Guidelines Section 15183.
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Community Plan Exemption Checklist

Case No.: 2012.1187E

Project Address: 501-505 Brannan Street

Zoning: Mixed-Use Office (MUO) Use District
85-X Height and Bulk District

Block/Lot: 3786/038

Lot Size: 39,035 square feet

Plan Area: Eastern Neighborhoods Area Plan

Project Sponsor: Amy Neches, TMG Partners
(415) 400-2480
Chelsea Fordham — (415) 575-9071

Chelsea.Fordham@sfgov.org

Staff Contact:

PROJECT DESCRIPTION:

The proposed project would involve construction of a 153,117 square-foot (sf), 6-story, 85-foot tall office
building on a 39,035-sf parcel that is bounded by Brannan Street to the west, 4th Street to the north,
Bluxome Street to the east, and 5t Street to the south, in San Francisco’s East South of Market (East
SoMa) neighborhood. The project site is located in the East SoMa Area Plan and the proposed Central
SoMa Plan Area. The project site is currently occupied by an existing 73-space, 25,590-sf, surface parking
lot and a single story 8,475 sf bank building and drive-up banking facility (dba Bank of America). The
project would subdivide the existing lot into two lots of 25,590 sf and 13,445 sf, respectively. The bank
building would remain in its current configuration and the driveway exit would remain on 4t Street. The
driveway access for the drive-up banking facility would be moved from Brannan Street to Bluxome Street
under the proposed project. The proposed office building would be constructed on the 25,590-sf southern
portion of the lot that contains the existing surface parking lot. The proposed office building would be 6-
stories, 85 feet tall (excluding two 16-foot mechanical penthouses above the roof), and would also include
a two-level, 23-foot-deep, below gr<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>