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126-0062023-002 Agenda Item No. 5(d)
Meeting of June 20, 2023

TO: Community Investment and Infrastructure Commissioners
FROM: Thor Kaslofsky, Executive Director

SUBJECT: Conditionally authorizing the conversion of sixty-nine (69) off-street
residential parking spaces in, and adding five (5) new parking spaces
to, an existing building containing 313 parking spaces at 185 Channel
Street (MBS Block 2) to provide 34 short-term commercial spaces,
thirty (30) commercial valet parking spaces and ten (10) off-site below-
market-rate residential parking spaces and approving a second
amendment to the Basic Concept / Schematic Design for Mission Bay
South Block 2; Mission Bay South Redevelopment Project Area

EXECUTIVE SUMMARY

Channel Mission Bay Apartments at Mission Bay South Block 2 (“MBS Block
2” or “185 Channel Street”), is a 315-unit, market-rate residential building in the
Mission Bay South Redevelopment Project Area (“Project Area”) bounded by
Channel Street to the north, 3™ Street to the west, 4th Street to the east and
Long Bridge Street to the south. The Commission approved a Basic Concept /
Schematic Design for MBS Block 2 on May 17, 2011, by Resolution No. 61-
2011 (“BC/SD”) and its construction was completed in 2014. The BC/SD
approved 315 market-rate rental units, 8,100 square feet of ground floor retail
space, and a 315-space accessory parking garage. In 2018, the building
owner, DCO Mission Bay LP, an affiliate of UDR, Inc. (“UDR” or “Owner”)
requested an amendment to the BC/SD that would allocate 25 of the 315
parking spaces to its ground floor, neighborhood-serving retail tenant, Gus’s
Community Market. At that time, UDR provided data indicating that the
residential parking was underutilized. The 25-space conversion and
subsequent BC/SD amendment was approved by the Commission by
Resolution No. 42-2018. UDR continues to report underutilization of residential
parking space use and now seeks to further amend the BC/SD to allow for an
additional 74 spaces to be converted from parking for its residential tenants to
parking for the following off-site uses: affordable housing residents,
neighborhood commercial short-term parking use and valet service use.
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This request will require a second amendment to the BC/SD to change the use of 69 existing parking
spaces plus the ability to park five (5) additional vehicles in the adjacent drive aisle.

Staff recommends approval of the second amendment to the MBS Block 2 Basic Concept and
Schematic Design to allow for 69 existing on-site residential accessory spaces to be used as
parking spaces for off-site residential, short-term commercial and valet uses and to allow an
additional 5 spaces for commercial valet parking.

DISCUSSION

Background for Proposed Basic Concept and Schematic Design Amendment

The BC/SD for MBS Block 2 was approved with a two-level, 315-space parking garage,
representing a 1:1 ratio of automobile parking spaces to residential units, which is the maximum
allowed by the Design for Development for the Mission Bay South Project Area (“Design for
Development”). At the time of permitting, UDR needed to reduce the ground-floor level parking
spaces by two spaces, resulting in a total number of 313 built parking spaces. Residential parking
for this apartment building is “unbundled,” meaning it is available for lease separately from a
resident’s apartment lease payment.

Over approximately the last seven years, UDR has observed a low parking utilization rate by its
residents, with less than half of the spaces rented out by residents regardless of incentives such as
a free month of parking or a small initial discount to parking rental rates. In its proposal, UDR notes
that since 2020, although the building has been 97% leased, over 100 parking spaces are vacant
each month. UDR is the first building owner in OCII’s project areas to request a conversion of its
parking uses and in doing so has provided a proposal to OCII to re-purpose most of the vacant
residential parking spaces.

Since 2016, OCII staff have communicated regularly with UDR regarding parking utilization and
OCII’s policies for residential parking conversion. UDR proposed the conversion of 25 spaces for

Gus’s Community Market in 2018 as a first phase of a larger proposed parking conversion.

Proposal for Second BC/SD Amendment

UDR, with feedback from OCII staff, has proposed the following:

e 34 spaces converted to short-term parking to serve nearby neighborhood commercial uses,
e 30 spaces converted to commercial valet parking spaces and;

e 10 spaces provided at below-market rates for residents of affordable housing in Mission Bay
South.
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With this change in use, the existing parking garage will be separated into two different zones, with
a large portion of the lower level used for non-resident parkers and the upper level used only for
on-site residential parkers. The lower level will have unrestricted access daily from 7 am to 9 pm.
The proposed revision to the parking layout is described in the table below, and in Exhibit A,
attached to the Commission resolution accompanying this memorandum.

Parking Reallocation — Proposed Second Amendment to MBS Block 2 BC/SD

Parkin Spaces Number of Parking Spaces

AIIocagon P As Built in 2014 | 15t Amendment | Proposed 2™
(2018) Amendment

On-Site Residential

P::rki;e (fi?sstI +ezeliond 309 288 219

g (137+172) (116+172) (47+172)

levels) [

On-Site Retail?® 4 25 25

Off-Site Short-Term 34

Public Parking

Off-Site below-market- 10

rate Residential Parking

Off-Site Remote

Attendant Parking - - 30

(valet)

Total 313 313 318

[1] Includes car share spaces, electric vehicle spaces, spaces currently unstriped and not in use for
automobile parking on the ground floor and visitor parking.

[2] Reflects four (4) spaces of retail parking labeled on permit set, although OCII's Design for Development
for the Mission Bay South Project Area would allow for 16 spaces based on the square footage held by the
ground floor tenant.

[3] Five of the 30 spaces are accommodated through a drive aisle between striped parking spaces.

Management
Mission Bay residents and visitors will be able to access the 34 spaces of short-term parking through

PaybyPhone, the same smartphone application that is used by the San Francisco Municipal
Transportation Agency for its on-street parking spaces. To supplement the smart phone application,
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UDR will hire a third-party parking operator to monitor operations and maintain the licensing and
permitting for the garage.

Short-Term Commercial Parking
Parking in this proposed category is currently planned for metered public parking and valet services.

Public Parking
Pricing for the short-term spaces will be aligned with the San Francisco Planning Department’s

parking pricing requirements as laid out in Planning Code Section 155(g), attached to this
memorandum as Exhibit B, which incentivizes short-term parking over long-term parking. OCI|I staff
believe that this parking will help to support the businesses along 4th Street, which represent a wide
variety of neighborhood and City services such as dentists, a veterinary clinic, bank branches,
restaurants and an elementary school. UDR plans to do outreach to the retail businesses along 4th
Street and other smaller retail corridors in Mission Bay to notify them about the new off-street
metered parking opportunities so they can convey the information along to their customers.

The Owner’s proposed pricing conforms with the San Francisco Planning Code’s Section 155(g)
and is as follows:

Interval rl\.‘r|li(|:16)* Conformance with Section 155(g)
0-30 Min Free No minimum price requirement exists
31-60 Min $4.00 No minimum price requirement exists
.. Rate for four hours ($16.00) is no more
E?;hl_'ﬁi?g)'onal Hour $4.00 than four times the rate for the first
hour ($4.00)
Max Rate for eight or more hours ($40.00)

$40.00 is no less than 10 times the rate for the
first hour ($4.00)

Rate for 12+ hours ($56.00) is no less
Overnight $56.00 than 10 times the rate for the first hour
(12+ Hours) ' ($4.00); No maximum price
requirement

(8-12 Hours)

These rates may increase annually in accordance with the Consumer Price Index for the San
Francisco-Oakland-Hayward metropolitan area.

Short-term parking pricing is meant to incentivize the use of the parking in service of local
neighborhood commercial businesses and to discourage long-term automobile storage or
commuter parking.
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Valet Parking
LUMA Hotel, located across Channel Street from MBS Block 2, opened in the Summer of 2022.

Currently, the 299-room property is served by 19 parking spaces. The hotel’s first year of operations
have shown a higher demand for parking and as a result, the hotel has rented spaces off-site for
valet purposes. Based on average demand since opening, LUMA Hotel intends to lease the 25
spaces, plus five potential drive-aisle spaces proposed for valet services at MBS Block 2, for a total
of 30 valet spaces.

Valet employees of LUMA Hotel will have access to the garage, like MBS Block 2 residents, so that
they can access the valet cars outside of the parking garage hours of operation. While the valet
parking will initially be utilized by the LUMA Hotel, those spaces may be utilized by another entity
in the future.

Below-Market-Rate Parking

Over the past three years, demand for parking amongst affordable housing residents in Mission
Bay has substantially increased. To address this increased demand, UDR has agreed to set aside
10 below-market-rate parking spaces, a number that represents 15% of the short-term and valet
spaces, for residents of OCll-sponsored affordable housing buildings in Mission Bay South.

Parking Space Assignment Process

These spaces will be allocated based on a waitlist developed upon outreach to up to six affordable
housing buildings identified in Mission Bay South through a lottery process managed by OCII staff
with the option of monitoring by affordable housing property management staff. A property
management representative from the OClI-sponsored affordable housing buildings in Mission Bay
South will coordinate with the parking operator or Owner staff at 185 Channel to fill vacancies off
the waiting list and enforce parking policies. These 10 spots will be leased on a month-to-month
basis, and, based on initial feedback from affordable housing property managers in Mission Bay
South, possibly with an expected maximum lease duration of two years in order to open up the
opportunity for off-street parking to other affordable housing residents. When a below-market-rate
parking space becomes vacant, an Owner or parking operator representative will notify OCIl and
designated affordable housing property management staff to fill the vacancy from the established
waitlist.

The spaces will follow the Mayor’s Office of Housing and Community Development’s Inclusionary
Affordable Housing Program Monitoring and Procedures Manual (“Affordable Housing Manual”)
and leased in accordance with Section VI. Developer Requirements subsection H 2.(b) Rental Unit
Parking of the Affordable Housing Manual, which is copied for reference below and attached to this
memorandum as Exhibit C. In accordance with the Affordable Housing Manual, pricing for the
below-market-rate parking spaces at 185 Channel will be tiered based on household income and
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will start at $100 a month. Based on an income analysis completed on the six existing and future
properties in Mission Bay South, OCII staff concludes that the majority of residents eligible for this
parking will fall into this $100/ month pricing tier. For reference, market rate pricing at 185 Channel
is currently approximately $310 a month. Any future below-market-rate parking lease rate changes
will follow the 2% maximum annual increase specified in the Affordable Housing Manual, as
amended from time to time.

Below Market Rate Pricing Table

55% AMI  180% AMI |110% AMI
Monthly Parking Price | $100 $175 $250

Lessees of the below-market-rate parking spaces will have entry rights to the garage, like MBS
Block 2 residents, so that they can access their cars outside of the parking garage hours of
operation.

OCII staff will continue to work with the OClI-sponsored affordable housing property management
staff to develop any needed policies on waitlist management.

Future Residential Demand

The proposed parking uses represent about a 58% utilization rate for on-site residential parking
currently available at 185 Channel. To address any potential increase in demand from property
residents, the proposal includes 39 spaces to remain unallocated in the event on-site demand
increases. The 39 spaces can accommodate a 25% increase in residential parking demand. UDR
also expects, if there is a surge in demand beyond the 39 parking spaces, to shift some short-term
parking back into the residential category. In addition, there are 17 spaces on the lower level that
have been taken offline to enhance garage circulation, most notably for Gus’s Community Market’s
customers and to be used for Amazon locker and other storage, which can also be brought back
online if needed.

Staff Recommendation

Neither the Mission Bay South Redevelopment Plan nor other Plan documents provide a standard
for reviewing a conversion of residential parking to other uses. Although the Planning Code does
not apply in Mission Bay South, it does provide some useful criteria to consider in evaluating a
conversion of residential parking. Section 303 of the San Francisco Planning Code establishes the
following four criteria for evaluating non-residential accessory parking uses above levels principally
permitted. OCII staff's application of the criteria to the proposed parking conversion also appears
below.
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(i Accommodating excess accessory parking does not degrade the overall urban design
quality of the project proposal;

The urban design quality of 185 Channel will not change due to the 69 existing spaces and
five new drive aisle spaces being dedicated to short-term commercial and off-site residential
parking uses. The exterior of the garage will not be altered.

(i) All above-grade parking is architecturally screened and lined with active uses [....]; and,

The parking garage at 185 Channel met OClII’s standards for screening and active uses for
a neighborhood street at the time of Basic Concept / Schematic Design approval and will
not change because of this this proposed amendment. The exterior of the garage will not
be altered.

(iii) Excess accessory parking does not diminish the quality and viability of existing or planned
streetscape enhancements.

The parking garage at 185 Channel was deemed to integrate well with the quality and
viability of streetscape improvements at the time of Basic Concept / Schematic Design
approval and will not change because of this proposed amendment. The exterior of the
garage will not be altered.

There is an additional criterion regarding approvals for non-residential parking uses that OCI| staff
feel can be planned for and monitored once the parking use is in operations:

(iv) Vehicle movement on or around the project does not unduly impact pedestrian spaces or
movement, transit service, bicycle movement, or the overall traffic movement in the district.

A study was conducted by Adavant Consulting to analyze the effects on local traffic and vehicular,
bicycle and pedestrian circulation of the parking garage use changes at 185 Channel. The
conversion was not found to have significant impacts on pedestrian, cyclist and emergency vehicle
access. It was also not found to significantly induce automobile traffic.

In light of these criteria, OCII staff supports the further reduction of the number of residential parking
spaces at 185 Channel and the increase of spaces devoted to off-site residential parking and short-
term commercial parking.
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CONDITIONS OF APPROVAL

Staff recommends the approval of this requested parking garage change of use, under the following
conditions:

1)

2)

3)

4)

&)

6)

Parking for events at Chase Center or Oracle Park shall be prohibited. Owner shall implement
procedures to prevent parking for these events by placing exterior and interior directional
signage that states that parking to attend games at either of these venues is prohibited within
the public parking facility provided on MBS Block 2; and,

With respect to the parking rate pricing established, Owner shall charge its proposed rates as
show in in Exhibit B of Resolution 23-2023, which will comply with Section 155(g) of the San
Francisco Planning Code to incentivize short-term metered parking over long-term metered
parking. These rates may increase annually with the Consumer Price Index for the San
Francisco-Oakland-Hayward area; and,

Owner or its selected parking operator will coordinate with OCll-sponsored affordable housing
property staff, via a parking procedures agreement prepared by Owner or parking operator with
oversight and input by OCII and affordable housing property staff, to lease and manage the
below market rate parking spaces. The spaces will be allocated based on a lottery and
subsequent waitlist document; and,

The number of below-market-rate parking spaces shall be calculated at 15% of the residential
spaces being authorized for conversion. For the 64 spaces being authorized for conversion
under this resolution, the 15% equates to 10 spaces; and,

The monthly cost of all below-market-rate parking spaces shall be in accordance with Section
VI. Developer Requirements subsection H 2.(b) Rental Unit Parking of the City and County of
San Francisco Mayor’s Office of Housing and Community Development’'s Inclusionary
Affordable Housing Program Monitoring and Procedures Manual, as amended, and effective as
of October 11, 2018 and located on the following webpage:
https://sfmohcd.org/sites/default/files/Documents/MOH/Inclusionary%20Manuals/Inclusionary
%Z20Affordable%20Housing%20Program%20Manual%2010.15.2018.pdf. Any rate increases
must be approved in advance of applying the increase by OCII staff or its successor or designee
or will be made in compliance with the Inclusionary Affordable Housing Program Monitoring and
Procedures Manual, as amended; and,

Owner will submit to OCII a signage proposal to assist with pedestrian and vehicular access to
the parking garage and its various uses and obtain OCII staff level approval prior to signage
permit applications submittal at the Department of Building Inspection and prior to the erection
of signage that would not require a signage permit.
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CITIZEN’S ADVISORY COMMITTEE (“CAC”)

On May 11, 2023, OCII staff presented the proposed BC/SD amendment to the Mission Bay CAC.
The CAC and community members expressed support for repurposing the vacant parking spaces
as well as allowing the spaces to be opened for off-site residential parking for OCIl-sponsored
affordable housing residents. The CAC took an action to move this item forward to the Commission
for review and approval.

CALIFORNIA ENVIRONMENTAL QUALITY ACT

The proposed amendment to the BC/SD to reallocate parking assignments within MBS Block 2 is
categorically exempt from environmental review pursuant to CEQA Guidelines Section 15301
because it constitutes a minor alteration to the use of an existing structure involving a negligible
expansion of an existing use.

NEXT STEPS

UDR will work with OCII to ensure certain operational procedures are in place to successfully meet
the conditions of this approval. OCII will continue to meet with property staff of OCll-sponsored
affordable housing in Mission Bay South to coordinate the 10 below-market rates parking spaces.
Finally, UDR staff will continue to finalize directional signage and the details of the parking listing
on the smartphone application. The new uses in the garage are expected to be operational at some
point in the Summer of 2023.

(Originated by Gretchen Heckman, Development Specialist)

DocuSigned by:

thoor kasofil

B10961FA8449406...

Thor Kaslofsky
Executive Director

Exhibit A: Excerpt from Amended MBS Block 2 BC/SD (Amended Pages)
Exhibit B: San Francisco Planning Code Section 155(g)

Exhibit C: Mayor’s Office of Housing and Community Development’s Inclusionary Affordable
Housing Program Monitoring and Procedures Section VI. Developer Requirements subsection H
2.(b) Rental Unit Parking
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6. Establishing Initial Rent Levels for BMR Rental Units
MOHCD shall calculate initial rent levels according to the following assumptions:

e A Household that is one person larger than the total number of bedrooms except:
o Studio units which assume a one-person Household;
o SRO units which are calculated at 3/4 of the price of a studio.

e 30% of the monthly income required by the Use Restrictions

H. Parking for BMR Ownership and Rental Units

1. Number of Parking Spaces
Parking spaces must be assigned to BMR Units at the same ratio of parking spaces to market-rate units
in the Project overall regardless of the total number of parking spaces available. See the chart below for

an example.
Units Parking Spaces Percent of Total
Market Rate 80 48 80%
Below Market Rate 20 12 20%
Total 100 60 100%
2. Price of Parking Spaces

a) Bundled Parking
In Projects where parking is included in the sales price or monthly rent amount of a market rate
unit, then parking spaces must also be granted to BMR Owners or Renters within the Maximum
Affordable Purchase or Maximum Annual Rent. These parking spaces are sold and re-rented
with the BMR Unit at no extra cost.

b) Unbundled Parking

Ownership Unit Parking

In Projects where parking for the market-rate units is sold separately, the price of parking for
BMR Units shall be calculated by taking the Maximum Purchase Price that is 10 AMI percentage
points above the maximum income level specified in the NSR and subtracting the Maximum
Purchase Price at the maximum income level specified in the NSR. All parking spaces granted to
BMR Owners shall be resold with the BMR Ownership Unit within the Maximum Resale Price.

Example:
Maximum income level from NSR 90%
10% AMI above maximum income level 100%
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Maximum Allowable BMR Sales Price for 1 bedroom $340,000 @100% AMI
Maximum Allowable BMR Sales Price for 1 bedroom $300,000 @90%AMI
Parking Price $40,000

Project Sponsors choosing this option must provide proof that they have marketed their Market
Rate Units as having separately priced parking and list two respective sales prices for every
Housing unit, one price with parking and one price without parking.

Rental Unit Parking

In rental buildings, the BMR parking spaces designated for BMR Units must remain exclusively
for the use of BMR Renters for the Life of the Project. When leasing BMR Units, Project Owners
must create a Parking Waitlist consisting of the BMR Households that were not granted a
parking space, in lottery rank order. All parking spaces granted to BMR Renters must be offered
to the next Household on the Parking Waitlist when a BMR Renter moves out. As new BMR
Renters move into the building, they must be added to the end of the Parking Waitlist.

Project Owners may charge one of three maximum monthly parking rental rates to new BMR
Renters based on the designated maximum income level for a specified BMR rental unit in the
NSR as follows:

(1) for BMR Rental Units designated at 55% AMI, the lesser of $100 per month or
80% of the Project’s average monthly parking rate for a market rate parking space;

(2) for BMR Rental Units designated at 80% AMI, the lesser of $175 or 80% of the
Project’s average monthly parking rate for a market rate parking space; and

(3) for BMR Rental Units designated at 110% AMI, the lesser of $250 or 80% of the
Project’s average monthly parking rate for a market rate parking space.

In addition, the parking rate for SRO BMR Rental Units cannot exceed the lesser of 75% of the
maximum parking rate of a studio unit, or 80% of the Project’s average monthly parking rate for
a market rate parking space. The chart below provides an example of the initial maximum
monthly parking rates assuming a Project’s average monthly parking rate for a market rate
parking space is $350.

Monthly Parking Rates SRO STUDIO 1BR 2BR 3BR
Units at 55% AMI S75 $100 $100 $100 $100
Units at 80% AMI $131 $175 $175 $175 $175
Units at 110% AMI $188 $250 $250 $250 $250

If a Property Sponsor is in compliance with the annual recertification for all BMR Renters of the
Project, the Project Sponsor may increase the monthly parking rate to an existing BMR Renter
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no more than 2% in a 12-month period. The parking rate increase may only occur upon or after
recertification, and only in the case where a BMR Renter has reached the end of an annual
lease.

3. Parking Selection

The opportunity to purchase or lease a parking space will be offered in lottery rank order until all
required BMR parking spaces are purchased or leased. For BMR Ownership Units, if there are still
remaining parking spaces assigned to BMR Units, Project Sponsors may sell the remaining spaces to
Market Rate buyers. If available, BMR Owner Households may purchase or lease a second parking space
outside of the lottery system, at market price. However, the selling of this second parking space
becomes the responsibility of the BMR Owner upon resale and the price cannot be added to the
Maximum Resale Price. Subsequent buyers of the BMR Unit are not required to purchase the second
parking space.

In BMR Rental buildings, if there are remaining parking spaces assigned to BMR Units, Project Sponsors
must receive written approval from MOHCD to lease the remaining spaces at market rate on a month-
to-month basis until a Parking Waitlist Household requests a parking space originally restricted to BMR
Units.

4, Bike Parking
BMR Ownership and Rental Units that are initially sold or rented with a designated bike parking space
must be resold or re-rented with bike parking spaces included at no additional cost.

I Marketing New BMR Units

1. Goal of Marketing and Outreach Requirements

The overall goal of MOHCD in its marketing and outreach requirements is to ensure that the diverse
groups of people living in San Francisco have knowledge of and access to the affordable housing
opportunities offered through the Program. Project Sponsors are required to conduct various activities
and use every good faith effort to engage in targeted outreach that attracts income qualified
Households from communities that have been historically disenfranchised from City sponsored housing.
This includes, without limitation, members of the following racial, ethnic, gender or otherwise
underserved through current market rate housing:

o African-Americans

e latinos

e Asians — defined as persons of Chinese, Japanese, Korean, Pacific Islander, Samoan, Filipino,
Southeast Asian or Asian Indian origin

e Native Americans

e Women

e Leshian, Gay, Bi-Sexual and Transgender (LGBT) Individuals

e Families with dependents

69



