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SAN FRANCISCO
PLANNING DEPARTMENT

Notice of Preparation of an
Environmental Impact Report

Date: May 23, 2018
Case Nos.: 2015-000940ENYV, 2017-008051ENYV, 2016-014802ENV
Project Title: The Hub Plan, 30 Van Ness Avenue Project, 98 Franklin Street Project,
and Hub Housing Sustainability District (HSD)
Zoning: Neighborhood Commercial (NCT-3) Use District; Downtown
General Commercial (C-3-G) Use District; Hayes Neighborhood Commercial
(Hayes NCT) Use District, and Public (P) Use District
Multiple Height and Bulk Districts (The Hub Plan and Hub HSD)
120/400 R-2 Height and Bulk District (30 Van Ness Avenue Project)
85-X Height and Bulk District (98 Franklin Street Project)
Block/Lot: Multiple Blocks and Lots (The Hub Plan and Hub HSD)
Block 0835/Lot 004 (30 Van Ness Avenue Project site)
Block 0836/Lots 008, 009, 013 (98 Franklin Street Project site)
Lot Size: 84 acres (The Hub Plan and Hub HSD)
38,100 square feet (30 Van Ness Avenue Project)
23,750 square feet (98 Franklin Street Project)
Project Sponsors: Lily Langlois, Planning Department (The Hub Plan and Hub HSD), (415) 575-9083
Andy Wang, 30 Van Ness Development, LLC
(30 Van Ness Avenue Project), (415) 995-4858
Matt Witte, Related California
(98 Franklin Street Project), (949) 697-8123
Lead Agency:  San Francisco Planning Department
Staff Contact: ~ Alana Callagy, (415) 575-8734, Alana.Callagy@sfgov.org

INTRODUCTION

This notice provides a summary description of a proposed project for which the San Francisco Planning
Department will be preparing an environmental impact report (EIR). The project consists of the planning
department-proposed Hub Plan and related actions. The related actions associated with the Hub Plan are
two individual private development projects within the Hub Plan area at 30 Van Ness Avenue and 98
Franklin Street and the designation of portions or all of the Hub Plan area as a housing sustainability district
(HSD). This notice also identifies environmental issues anticipated to be analyzed in the EIR and provides
the time, date, and location of a public scoping meeting (see p. 42 for information on the public scoping
meeting). The comments received during the public scoping process will be considered during preparation
of the EIR for this project.

www.sfplanning.org
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PROJECT SUMMARY

The Hub Plan would amend the 2008 Market and Octavia Area Plan of the San Francisco General Plan for the
easternmost portions of the Market and Octavia Area Plan. The overarching objectives of the Hub Plan are to
encourage housing, including affordable housing; create safer and more walkable streets as well as
welcoming and active public spaces; increase transportation options; and create a neighborhood with a range
of uses and services to meet neighborhood needs. The Hub Plan would pursue this vision through changes
to current zoning controls in the area to meet plan objectives. This would include changes to height and bulk
districts for select parcels to allow more housing, including more affordable housing. Modifications to land
use zoning controls would also allow more flexibility for development of nonresidential uses, specifically,
office, institutional, art, and public uses. The plan also calls for public-realm improvements to streets and
alleys within and adjacent to the Hub Plan area. New requirements for micro retail' would encourage a mix
of retail sizes and uses. The Hub Plan would lower off-street parking maximums to decrease off-street parking
capacity within the Hub Plan area, a transit-rich location.

The EIR will study the Hub Plan at a programmatic level of review. A programmatic analysis is
appropriate for a project that involves a series of actions that are (1) related geographically, (2) logical
parts in a chain of contemplated actions, (3) connected as part of a continuing program, and (4) carried
out under the same authorizing statute or regulatory authority, with similar environmental impacts that
can be mitigated in similar ways (California Environmental Quality Act [CEQA] Guidelines section
15168). State CEQA Guidelines section 15168 notes that the use of a programmatic analysis “ensures
consideration of cumulative impacts that might be slighted in a case-by-case analysis; avoids duplicative
reconsideration of basic policy considerations; allows the lead agency to consider broad policy
alternatives and program-wide mitigation measures at an early time, when the agency has greater
flexibility to deal with basic problems or cumulative impacts; and allows for a reduction in paperwork.”

The EIR will evaluate two individual private development projects within the Hub Plan area (i.e., 30 Van
Ness Avenue Project and 98 Franklin Street Project) in the EIR at a project-specific level. Likewise, the EIR
will study the proposed street network improvements at the project level because of the sufficiency of
detailed information available. The two individual development projects analyzed at the project level will
be fully studied under CEQA to allow for entitlements following the certification of the EIR. Future projects
that arise from the Hub Plan, on the other hand, may be required to undergo additional CEQA analysis to
disclose impacts particular to a specific project or project site that are not currently known and, thus, not
able to be evaluated at this time.

The proposed project at 30 Van Ness Avenue includes retention of portions of an existing 75-foot-tall, five-
story building and construction of a 47-story building with ground-floor retail space, seven floors of office
space, and 39 floors of residential space. The project sponsor for the 30 Van Ness Avenue Project is 30 Van
Ness Development, LLC.

The proposed project at 98 Franklin Street includes demolition of an existing 100-space surface parking lot
and construction of a 30-story residential tower above a five-story podium that would be occupied by new
facilities for the International High School (Grades 9-12 of the French American International School

1 A micro retail unit is defined as retail space with 1,000 square feet or less.
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[FAIS]). In addition, the 98 Franklin Street Project proposes improvements to Lily Street between Gough
and Franklin streets, including a midblock crossing on Lily Street between Franklin and Gough streets (to
connect FAIS properties at 150 Oak Street, one block west of 98 Franklin Street) as well as improvements
on the western portion of Oak Street between Van Ness Avenue and Franklin Street. The project sponsor
for the 98 Franklin Street Project is a partnership between Related California and the FAIS.

In addition to programmatic review of the Hub Plan and project-specific review for the two individual
projects, the EIR will evaluate the designation of portions or all of the Hub Plan area as a housing
sustainability district (HSD), in accordance with Assembly Bill 73 (Government Code sections 66202 to
66210, and Public Resources Code sections 21155.10 and 2155.11). Designation of a HSD would allow the
City and County of San Francisco (City) to authorize residential and mixed-use residential development
within the Hub Plan area HSD through the ministerial issuance of a permit. Projects that qualify under the
provisions of the HSD would require no additional environmental review.

PROJECT LOCATION AND SITE CHARACTERISTICS

The Hub Plan

The Hub Plan area, which is irregular in shape, is bounded by Haight Street from Octavia Boulevard to Gough
Street, Gough Street from Haight Street to Page Street, Franklin Street from Page Street to Fell Street, Fell
Street from Franklin Street to Van Ness Avenue, Van Ness Avenue from Fell Street to Hayes Street, Hayes
Street from Van Ness Avenue to Larkin Street, Market Street from Ninth Street to 10th Street, midblock from
Ninth Street and 10t Street from Market Street to Mission Street, Mission Street from 10t Street to Washburn
Street, midblock from Washburn Street to 10t Street, Minna Street from 10t Street to just past Lafayette Street,
midblock between Lafayette Street and Howard Street, Howard Street between just north of 12t Street and
13th Street, and 13t Street to Octavia Boulevard and Haight Street (see Figure 1). Altogether, the Hub Plan
area comprises approximately 84 acres, which are spread across various city neighborhoods, such as the
Downtown/Civic Center, South of Market (SoMa), Western Addition, and Mission neighborhoods. The Hub
Plan area is entirely within the boundaries of the Market and Octavia Area Plan area. In addition to the streets
in the Hub Plan area, adjacent streets such as Lily Street between Gough Street and Franklin Street, Minna
Street between 10* Street and Lafayette Street, and Duboce Avenue between Valencia Street and Mission
Street are included in the project.

30 Van Ness Avenue Project

The 30 Van Ness Avenue project site encompasses an approximately 38,100-square—foot lot on Assessor’s
Block 0835/Lot 004. It is currently fully occupied by an approximately 75-foot-tall, five-story building with
a variety of office and retail uses, including City government offices and Walgreens. There are currently
approximately 164,480 square feet of general office space, 12,790 square feet of pharmacy/drugstore uses,
1,050 square feet of restaurant uses, and 15,850 square feet of parking uses. The project site is a trapezoidal
parcel bounded by Fell Street to the north, 39 Fell Street and 1446 Market Street to the east (Assessor’s Block
0835/Lot 003), Market Street to the south, and Van Ness Avenue to the west. The entire project site is
covered with impermeable hardscape; the topography slopes down slightly from Van Ness Avenue and
Fell Street toward Van Ness Avenue and Market Street.
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98 Franklin Street Project

The 98 Franklin Street project site encompasses an approximately 23,750-square-foot lot on Assessor’s
Block 0836/Lots 008, 009, and 013. The project site at 98 Franklin Street is currently a surface parking lot
with 100 off-street parking spaces. The project site is an L-shaped parcel at the corner of Franklin and
Oak streets, and bounded by Oak Street to the north, 1546-1564 Market Street (Assessor’s Block 0836/Lot
007) to the east, Market Street to the south, and Franklin Street to the west. The entire project site is
paved; the topography of the site is relatively flat.

PROJECT DESCRIPTION

The Hub Plan

Land Use (Zoning) Changes. There are four existing zoning districts, which are also referred to as “use
districts,” in the Hub Plan area: Neighborhood Commercial (NCT-3), Downtown General Commercial
(C-3-G), Hayes Neighborhood Commercial (Hayes NCT), and Public (P) (see Figure 2). All parcels that are
zoned C-3-G are also within the Van Ness and Market Downtown Residential Special Use District (SUD).
The Market and Octavia Area Plan created the SUD to emphasize residential uses as the primary land use.
As such, nonresidential uses are currently not permitted above the fourth floor, and there must be 2 square
feet of residential uses for every 1 square foot of nonresidential land use. The current zoning allows for a
range of residential uses at varying scales of affordability as well as commercial uses on the ground floor.

Under the proposed project, there would be two zoning districts, Downtown General Commercial (C-3-G)
and Public (P) (see Figure 3, p. 7). The Van Ness and Market Downtown Residential SUD would also be
expanded to encompass the entire Hub Plan area.

All parcels in the Hub Plan area would continue to be zoned for residential and active commercial uses on
the ground floor. In addition, there would be flexibility for nonresidential uses above the fourth floor,
specifically, art, public, and institutional uses. At 30 Van Ness Avenue, retention and expansion of existing
commercial uses, including office uses above the fourth floor, would be pursued. In December 2017, interim
controls were put in place for 18 months that call for a maximum of 0.25 parking space per dwelling unit;
however, projects with 25 percent on-site affordable housing may seek a conditional use authorization for
up to 0.50 parking space per dwelling unit. Under the proposed Hub Plan, 0.25 parking space per dwelling
unit would be the maximum allowed for residential uses; no conditional use authorization for additional
parking would be permitted.

Changes to Height and Bulk Limits. Under the current zoning, much of the Hub Plan area is zoned for a
height of 85 feet, with the exception of the two major intersections at Market Street and Van Ness Avenue and
Mission Street and South Van Ness Avenue, which currently allow towers ranging from 250 to 400 feet.
Buildings throughout the Hub Plan area generally range from two to six stories, with some notable exceptions
at Market Street and Van Ness Avenue where some buildings are substantially taller, with the 100 Van Ness
Avenue building at 29 stories (400 feet) and the 1455 Market Street building at 23 stories (315 feet).
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The Hub Plan seeks to increase the space available for housing through changes to the planning code and
zoning map so as to allow development of a taller, larger, and more diverse array of buildings and heights
within the Hub Plan area. Existing height and bulk limits, which are contained in the planning code and
zoning maps, are shown in Figure 4, and proposed height and bulk limits are shown in Figure 5, p. 10.

The proposed zoning under the Hub Plan would allow for additional height at the two major intersections
noted above, with towers ranging from 250 to 650 feet. This proposed zoning would also allow increases in
heights for select parcels. Specific changes to height limits under the Hub Plan are shown in Table 1. If all of
these parcels were to be developed to the proposed maximum height limit, these changes would result in
approximately 8,100 new residential units (approximately 15,700 new residents).

TABLE 1. PROPOSED CHANGES TO HEIGHT LIMITS

Current Height Proposed Height Change in
Limit Limit Height Limit
Address (feet) (feet) (feet)
30 Van Ness Avenue 400 520 120
1500-1540 Market Street 400 450 50
98 Franklin Street 85 360* 275
1 South Van Ness Avenue 400 650 250
10 South Van Ness Avenue 400 590 190
30 Otis Street 250 320 70
42 Otis Street 50 65 15
50 Otis Street 50 65 15
99 South Van Ness Avenue 120 250 130
33 Gough Street 85 250 165
110 12th Street 85 120 35
180 12th Street 85 120 35
194 12th Street 85 120 35
154 South Van Ness Avenue 85 120 35
160 South Van Ness Avenue 85 120 35
170 South Van Ness Avenue 85 120 35
1695 Mission Street 85 120 35

Source: San Francisco Planning Department 2018.

*The EIR will analyze a height limit of 360 feet for 98 Franklin Street, as proposed by the
project sponsor, whereas the draft Hub Plan proposes a height limit of 320 feet at this location.

Circulation, Streetscape Improvements, and Street Network Changes. The Hub Plan area’s relatively high
density is supportive of walking, although the area’s wide and predominantly one-way streets, long blocks,
narrow sidewalks, and elevated freeway segments, with associated ramps, generally do not contribute to a
positive walking or bicycling experience and present many physical challenges for people while walking and
bicycling in the area. The Hub Plan proposes to make improvements to the major streets and alleys in the
Hub Plan area, as shown in Figure 6, p. 11. The goal of these changes is to create a safer transportation
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experience for everyone; make transit, walking, bicycling, (shared) for-hire vehicle use, and car-sharing the
preferred ways for people to travel; facilitate passenger loading and commercial deliveries; and enhance
the public realm. Other projects in the city, such as the Van Ness Avenue Bus Rapid Transit Project and
Better Market Street Project, and other private development projects, are evaluating and implementing
other street network improvements in the vicinity of the Hub Plan area. These other improvements are
independent of the Hub Plan.

The Hub Plan would establish a functional, attractive, and well-integrated system of public streets in the
area to improve the public realm through the streetscape improvements described in the following sections.
The Hub Plan proposes circulation changes to major intersections such as Market Street and Van Ness
Avenue as well as Mission Street and South Van Ness Avenue to improve safety. Specific design
recommendations for implementing the goals of the Hub Plan have been developed for the following
streets (see Figure 6, p. 11):

e 12t Street: Market Street to Mission Street

e Gough Street: Stevenson Street to Otis Street

e Mission Street/South Van Ness Avenue intersection
e South Van Ness Avenue: Mission Street to 13t Street

e  Otis Street: South Van Ness Avenue to Duboce Avenue

13th Street/Duboce Avenue: Folsom Street to Valencia Street

Alleys within the Hub Plan area are small-scale streets that typically carry relatively low numbers of
vehicles. Drivers use primarily the alleys when accessing adjacent properties. The character of the alleys
varies across the neighborhoods, from residential alleys to service alleys. In general, per the Better Streets
Plan? and Living Alleys Toolkit,® San Francisco alleys should be designed to reinforce the right-of-way as
a pedestrian space; vehicle speeds should be kept low through traffic calming; materials should encourage
visual interest through high-quality materials, finishes, and detailing; and alley amenities should include
seating, landscaping, and pedestrian lighting to create usable public spaces that are unique and
comfortable.

Alleys within the Hub Plan are intended to have a consistent palette of materials that is harmonious with
the existing upgraded alleys within the Market and Octavia Area Plan, such as on Jessie and Stevenson
streets between McCoppin Street and Duboce Avenue. These alleys typically have special paving in the
roadway, raised crosswalks at intersections, and trees and landscaping wherever feasible. The
development of specific design recommendations for all Hub Plan alleys has been based on these existing

2 The Better Streets Plan, adopted December 2010, includes streetscape policies and guidelines to guide the
design of new street improvement projects and streetscape requirements for new development. More
information is available here: http://www.sf-planning.org/ftp/BetterStreets/.

3 The planning department worked with community members to design and implement a network of living
alleys for the Market and Octavia Area Plan. The toolkit was created to give members of the community an
understanding of the design elements and processes involved in creating living alleys. More information
about the toolkit is available here: http://sf-planning.org/living-alleys-toolkit.
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design precedents to improve conditions, particularly for people while walking and bicycling.
Recommendations that implement the primary goals of the Hub Plan have been developed for the
following alleys (see Figure 6, p. 11):

e Lily Street: Franklin Street to Gough Street (discussed as part of the 98 Franklin Street Project)
e Rose Street: Gough Street to Franklin Street

e Minna Street: 10t Street to Lafayette Street

¢ Lafayette Street: Mission Street to Howard Street

e Stevenson Street: Brady Street to Gough Street

e Stevenson Street: Gough Street to dead end at 1699 Market Street
¢ Colusa Place: Colton Street to Chase Court

e Chase Court: Colusa Place to dead end

e Colton Street: Brady Street to Gough Street

e Brady Street: Market Street to Colton Street (west side)

e Brady Street: Colton Street to Otis Street

e Plum Street: South Van Ness Avenue to Mission Street

e Jessie Street: South from McCoppin Street

e Stevenson Street: McCoppin Street to Duboce Avenue

Van Ness Avenue and Market Street are part of a major transit hub in the city. The Hub Plan proposes to
improve access at the Van Ness Avenue San Francisco Municipal Railway (Muni) station. The station
improvements at the Van Ness Avenue Muni station that will be studied in the EIR could generally include:

e  Street-to-mezzanine circulation improvements, including elevators, stairs, escalators, and portal
canopies

e Mezzanine-to-platform circulation improvements, including elevators, stairs, and escalators
¢ Wayfinding and other signs at street level and within the station

e Upgrades to booths for station agents and fare gates

e Platform improvements to support operations

¢ Platform improvements to improve comfort and security for passengers

30 Van Ness Avenue Project

The proposed project at 30 Van Ness Avenue includes partial retention of the existing office/retail building
and construction of a 47-story building with ground-floor retail space, seven floors of office space, and 39
floors of residential space.
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Proposed Project and Uses. The proposed development at 30 Van Ness Avenue would total
approximately 791,000 square feet, including 21,000 square feet of retail, 250,000 square feet of general
office, and 520,000 square feet of residential, as shown in Table 2. The proposed project at 30 Van Ness

TABLE 2. PROPOSED DEVELOPMENT AT 30 VAN NESS AVENUE

Count Gross Square Feet
Residential Units (total) 6104 520,000
Studio 229 —
One-Bedroom Units 229 —
Two-Bedroom Units 92 —
Three-Bedroom Units 60 —
Commercial — 271,000
Retail — 21,000
Office — 250,000
Open Space — 30,580
Privately Owned Public Open Space 1,300
Commonly Accessible Open Space (Residential) 29,280

Sources: Hassell, 2017 and 30 Van Ness Development, LLC, 2018.

Avenue would include an eight-story podium, consisting of ground-floor retail and seven floors of office
space (levels 2 to 8). It would also include a residential tower with at least 400 residential units but possibly
up to 610 residential units on 39 floors (levels 9 to 47), reaching a height of approximately 520 feet, with an
additional 21 feet to the top of the rooftop mechanical features, as permitted by the planning code.
Approximately 25 percent of all residential units would be affordable to a mix of low to moderate income
households. Figures 7 to 12, pp. 15 to 20, show the proposed development on the basement level, level 1,
levels 2 through 8, level 9, a typical residential plan, and roof plan. Figures 13 and 14, pp. 21 to 22, show the
proposed building elevations from the north and west.

Open Space. The proposed project at 30 Van Ness Avenue would provide approximately 1,300 square
feet of privately owned public open space on the ground floor. The proposed project would also provide
approximately 29,280 square feet of commonly accessible open space for residents.’

Parking, Bicycle, and Loading Facilities. The 30 Van Ness Avenue project site would be accessible from
Market Street, Van Ness Avenue, and Fell Street. Vehicular access to the parking garage would be via a
driveway on Fell Street. People bicycling would be able to access the parking garage through the same
driveway that vehicles use on Fell Street or a ground-floor entry on Van Ness Avenue or Market Street.

¢ Depending on unit size and layout, the