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SUMMARY OF JANUARY 28, 2010 PUBLIC HEARING
At the January 28, 2010 Planning Commission hearing, President Miguel closed the public hearing and
the Planning Commission indicated its intent to deny the request for a Conditional Use Authorization
(CU) to allow for 1:1 parking by a vote of +4,‐3. While the Commission expressed support for the
proposal to add thirteen new residential units, its objection was specific to the request for 1:1 parking and
several concerns regarding the proposed design. After the January 28, 2010 hearing, the Project Sponsor
revised the proposed design in accordance with the Staff recommendations.
The request for 1:1 parking is the trigger for the CU requirement; but for the parking request, the
proposed project (13 residential units) would be permitted by right. A proposal for 10 off‐street parking
spaces (or 0.75 off‐street parking spaces for every unit) would be permitted by right.
Enclosed with your packets are two Draft Motions. The first is a Draft Motion of Approval, for the
project as proposed. The second is a Draft Motion that disapproves the request for Conditional Use
Authorization for 1:1 Parking. The intent of the Draft Motion to Disapprove is to allow the Planning
Commission an opportunity to disapprove the request for the Conditional Use Authorization to allow 1:1
parking, while expressing support for a project with reduced parking, at a level permitted by right.
If the request for Conditional Use Authorization is denied, the project sponsor may revise the
proposed project with reduced parking. A revised project with reduced parking may be approved by
Staff if the Zoning Administrator grants the requested variances, as it has been duly noticed through
the combined 311/CU notification process. If the proposed project is revised such that no CU is
required, both the Inclusionary Housing requirements and Mitigation Monitoring program associated
with the CEQA findings would be incorporated as Conditions of Approval of the Variance.

SPECIFIC PROJECT INFORMATION
Prior to the January 28, 2010 public hearing, the Planning Commission requested clarification on three
points for the above referenced project located on the southeast corner of 15th and Dolores Streets: the
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total number of existing and proposed units included in the project, the Department’s support for the
request for 1:1 off‐street parking, and the required Variances from the Planning Code Rear Yard, Front
Setback, Minimum Lot Size, and Open Space requirements.

TOTAL NUMBER OF EXISTING AND PROPOSED UNITS
The project includes Lots 062 and 063 on Assessor’s Block 3557.


On Lot 062, which fronts on 15th Street, no new construction is proposed. There is currently one,
three‐unit building on Lot 062 (1919‐1923 15th Street), with three off‐street parking spaces located
in the existing side setback along the west property line. The proposed project includes a lot line
adjustment which would remove the west 8.5’ of Lot 062 and grant it to Lot 063 (200 Dolores
Street). This lot line adjustment would result in the loss of the three existing off‐street parking
spaces for the property at 1919‐1923 15th Street.



On Lot 063, which is the corner property (200 Dolores Street), there is one existing building with
three vacant, fire‐damaged residential units in the historic structure. The proposed project
includes constructing a new, ten‐unit building on the lot as well as the rehabilitation of the three‐
unit existing building on the lot.



If the proposed project is approved, Lot 062 would have three dwelling units and no on‐site
off‐street parking. Lot 063 would have 13 dwelling units, and 16 off‐street parking spaces on‐
site, three of which would be deeded to the 3 residential units on Lot 062.

RECOMMENDATION OF APPROVAL FOR 1:1 PARKING
After lengthy internal discussions regarding the Project Sponsor’s request for Conditional Use
Authorization for 1:1 parking, the Department is recommending approval. However, on this point in
particular, the Department seeks the input and guidance of the Planning Commission.
The proposed project includes a garage with 16 off‐street parking spaces. Three of those spaces will be
deeded to the adjacent parcel, Lot 062, to replace the off‐street parking that will be lost as a result of the
lot line adjustment.


The project proposes 13 new off‐street parking spaces for the 13 dwelling units on the lot.



The project proposes to provide 3 off‐street parking spaces for the existing building at 1919‐23
15th Street, to replace the spaces lost as a result of the lot line adjustment.

The Department supports the request for 1:1 parking in this instance due to the site location in relation to
transit and the location of the parking within the proposed new building. There is currently no public
transit on either 15th or Dolores Streets. The closest BART station is located at 16th and Mission Streets,
and MUNI stops are located on 16th and Church Streets as well as on Market at Dolores and Market at
Church Streets. While these stops are in the vicinity of the subject property, the BART station in
particular is located a full five to six blocks southwest of the proposed project. As proposed, the off‐street
parking is provided in a below‐grade parking facility accessed from 15th Street through a single garage
entrance. As proposed, the parking entrance will replace the existing curb cut on 15th Street, and will
minimally impact the existing streetscape.

REAR YARD, FRONT SETBACK, AND OPEN SPACE VARIANCES
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The proposed project on Lot 063 (200 Dolores) requires a Variance from the Rear Yard and Front Setback
requirements of the Planning Code. The lot line adjustment for Lot 062 (1919‐1923 15th Street) triggers a
requirement that the project get a Variance from the Minimum Lot Size and Open Space requirements of
the Planning Code.
Lot 063, 200 Dolores
Rear Yard. Planning Code Section 134 requires that the subject property maintain a rear yard that
measures 51’ in length for the full 71’ of width of the property, which fronts on Dolores Street. As
proposed, the new building will front on 15th Street and will share a rear yard with the existing structure
on the subject property. The west portion of the proposed new building, measuring approximately 51’ in
length along 15th Street, would be located within the required rear yard. The proposed project provides a
shared open space as a courtyard for all thirteen units at ground level. The proposed courtyard would
measure approximately 1,580 square feet, with a width of approximately 31’ and a depth that measures
51’ in length.
Front Setback. Planning Code Section 132 requires that the proposed new building maintain a front
setback that measures 13’8” in length. The northeast corner of the proposed new building extends to the
property line and does not provide a front setback. The lot configuration results in an unusually deep
front setback requirement for a corner building. The Project Sponsor is requesting a Variance from the
Planning Code’s front setback requirement in order to construct a residential building with a strong
corner element to help define the character of the block.
Lot 062, 1919‐23 15th Street
Minimum Lot Size. Planning Code Section 121 requires a minimum lot size of 2,500 square feet for the
lot with frontage on 15th Street, Lot 062 (1919‐23 15th Street). With the proposed lot line adjustment, the
lot will measure approximately 1,882 square feet.
Open Space. Planning Code Section 135 requires that a minimum of 100 square feet of private usable
open space, or approximately 400 square feet of common open space be provided for the three‐unit
building located at 1919‐23 15th Street. The dimensions for areas used as common open space must
measure, at a minimum, 15 feet in any horizontal direction. The proposed lot line adjustment will result
in a lot that does not meet the minimum requirements for usable, common open space for the existing
residential units.

3

Executive Summary
Conditional Use

HEARING DATE: MARCH 25, 2010
Date:
Case No.:
Project Address:
Zoning:
Block/Lot:
Project Sponsor:

Staff Contact:
Recommendation:

March 18, 2010

2008.0992C
200 DOLORES STREET
RTO (Residential, Transit‐Oriented)
40‐X Height and Bulk District
3557/063
David Silverman
Reuben & Junius
One Bush Street, Suite 600
San Francisco, CA 94104
Sophie Hayward – (415) 558‐6372
sophie.hayward@sfgov.org
Approval with Conditions

PROJECT DESCRIPTION
The proposed project includes rehabilitation of the existing vacant, fire‐damaged three‐unit
residential building on the subject lot and the construction of a new, ten‐unit residential
building adjacent to the existing building on the subject lot. In total, the project proposes to
provide thirteen dwelling units with thirteen off‐street parking spaces, and to replace three
parking spaces for the adjacent property (Lot 062, Assessor’s Block 3557) that would be lost as a
result of the lot line adjustment associated with the proposed project. The project will result in
two buildings on the subject lot:
• Existing Building: The existing vacant fire‐damaged building at 200 Dolores
containing three residential units will be rehabilitated, and each of the three, two‐
bedroom units will be renovated.
• New Building: The proposed new building will provide ten new residential units.
One unit will be a one‐bedroom unit, and nine units will be two‐bedroom units. The
new building will include an underground garage with 16 off‐street parking spaces,
including 13 spaces for the 13 units on the subject property. The underground garage
will also include 3 parking spaces that are being shifted from adjacent Lot 62 to Lot
63 as part of the lot line adjustment. All of the parking spaces will be accessed from
15th Street. The four‐story structure will be 40 feet tall and located on a rectangular
shaped lot with primary frontage of 113.5 feet on 15th Street, and secondary frontage
of 71 feet on Dolores Street (Assessors Block 3557, Lot 63).
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The Project includes a lot line adjustment that would add 10.5 feet of lot width (currently a
driveway) to Lot 63 from adjacent Lot 62, by moving the property boundary to the west. The
three parking spaces currently provided in the driveway for the three units at Lot 62 will
likewise be shifted to Lot 63 and provided to the occupants of the three units at Lot 62.
The proposed project requires a Conditional Use Authorization, pursuant to Planning Code
Sections 151.1, 157, and 303.
Pursuant to Planning Code Sections 121, 132, 134, and 135, the proposed project also requires
Rear Yard and Front Setback Variances for the subject property (Lot 063); and Open Space and
Minimum Lot Size Variances for the adjacent property (Lot 062) in order to allow a lot line
adjustment necessary for the construction of the new residential building. The subject building
is located in an RTO District and a 40‐X Height and Bulk District.

SITE DESCRIPTION AND PRESENT USE
The project is located on the southwest corner of Dolores and 15th Streets, Block 3557, Lot 063.
The property is located within an RTO (Residential, Transit‐Oriented) District with 40‐X Height
and Bulk district. The subject property is a corner lot, with approximately 71 feet of frontage on
Dolores Street and 114 feet of frontage on 15th Street. The lot is approximately 16% covered by
the subject building, with the rear yard extending west toward Lot 062, along 15th Street. The
property is developed with one structure on the south end of the lot. The existing structure on
the lot is a fire‐damaged residential structure with three vacant dwelling units.

SURROUNDING PROPERTIES AND NEIGHBORHOOD
The project site is located at the intersection of 15th and Dolores Streets, within the Market‐
Octavia Plan Area. The subject property is located within the Upper Market neighborhood, and
is most closely associated with the Mission Dolores and Castro‐Market neighborhoods. The
adjacent property to the south, located at 214 Dolores, is San Francisco Landmark No. 67, the
Tanforan Cottages. The Project site is located in an RTO District, which is primarily residential.
Surrounding properties are located within the RTO District.

ENVIRONMENTAL REVIEW
On October 27, 2009, the Planning Department (hereinafter “Department”) issued a Final
Mitigated Negative Declaration, finding that the proposed project could not have a significant
effect on the environment. This finding, pursuant to the California Environmental Quality Act
(“CEQA”) review procedures, is described in the determination contained in the Planning
Department files for this project. The Commission has reviewed and concurs with said
determination.
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HEARING NOTIFICATION
REQUIRED
PERIOD

REQUIRED
NOTICE DATE

ACTUAL
NOTICE DATE

ACTUAL
PERIOD

Classified News Ad

20 days

January 8, 2010

January 8, 2010

20 days

Posted Notice

20 days

January 8, 2010

January 8, 2010

20 days

Mailed Notice

10 days

January 18, 2010

January 15, 2010

14 days

TYPE

PUBLIC COMMENT


The Department has received one letter of support for the proposed project, and one letter in
opposition to the proposed project.

ISSUES AND OTHER CONSIDERATIONS


The existing subject property is a vacant, fire‐damaged residential building on a large
and prominent corner lot within the Mission‐Dolores neighborhood. The lot is
considered blight in the neighborhood, and is currently fenced off. The existing building
on the lot has been vandalized.



The project includes a lot line adjustment with the adjacent parcel on 15th Street
(Assessor’s Lot 062). As a result of the lot line adjustment, the adjacent parcel will lose
the area that serves as off‐street parking for three vehicles. Therefore, the proposed
project includes 1:1 parking for the 13 units proposed for the subject property, as well as
a replacement of the three off‐street parking spaces for the adjacent parcel. In total, the
proposed project includes 16 off‐street parking spaces.



The proposed project would provide ten new residential units. The unit mix consists of
nine, two‐bedroom units, and one, one‐bedroom unit. The proposed project would
comply with Inclusionary Housing requirements (Section 315 of the Planning Code) by
paying the appropriate in‐lieu fee.



The proposed project requires a Variance from Planning Code Sections 121, 132, 134, and
135. The Zoning Administrator will hear the Variance request immediately following
the Planning Commission’s action on the request for Conditional Use Authorization.

REQUIRED COMMISSION ACTION
In order for the project to proceed, the Commission must grant Conditional Use Authorization
to allow for one off‐street parking space for each of the thirteen dwelling units within the RTO
(Residential, Transit‐Oriented) Zoning District. If the Commission denies the request for the
Conditional Use Authorization, the project may be revised to provide a maximum of ten off‐
street parking spaces (and three additional spaces to replace those lost by the adjacent property
due to the lot line adjustment), and the project could be approved by Staff as a code‐complying
project if the required Variances are approved by the Zoning Administrator.
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BASIS FOR RECOMMENDATION
The Department believes this project is necessary and/or desirable, with the recommended
Conditions of Approval, under Sections 303 and 157 of the Planning Code for the following
reasons:




The project provides quality, new family housing in an appropriate location;
The project includes the restoration of an historical resource;
The project will improve neighborhood aesthetics and safety by rehabilitating the
largely vacant lot.

RECOMMENDATION:

Approval with Conditions

Attachments:
Block Book Map
Sanborn Map
Aerial Photographs
Section 311/CU Notice
Draft Motion to Approve
Draft Motion to Disapprove
CU Application
Photographs
Reduced Plans
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Attachment Checklist

Executive Summary

Project sponsor submittal

Draft Motion

Drawings: Existing Conditions

Environmental Determination

Check for legibility

Zoning District Map

Drawings: Proposed Project

Height & Bulk Map

Check for legibility

Parcel Map

Health Dept. review of RF levels

Sanborn Map

RF Report

Aerial Photo

Community Meeting Notice

Context Photos

Environmental Determination

Site Photos

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

_________________
Plannerʹs Initials

G:\DOCUMENTS\CUs\200 Dolores\Executive Summary.doc
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Parcel Map

ADJACENT LOT, 062

SUBJECT PROPERTY

Conditional Use and Variance Hearing
Case Numbers 2008.0992CV and 2003.1287V
200 Dolores Street

Sanborn Map*

SUBJECT PROPERTY

*The Sanborn Maps in San Francisco have not been updated since 1998, and this map may not accurately reflect existing conditions.

Conditional Use and Variance Hearing
Case Numbers 2008.0992CV and 2003.1287V
200 Dolores Street

Aerial Photos

SUBJECT PROPERTY

SUBJECT PROPERTY

Conditional Use and Variance Hearing
Case Numbers 2008.0992CV and 2003.1287V
200 Dolores Street

Zoning Map

Conditional Use and Variance Hearing
Case Numbers 2008.0992CV and 2003.1287V
200 Dolores Street

Site Photo

SUBJECT PROPERTY

Conditional Use and Variance Hearing
Case Numbers 2008.0992CV and 2003.1287V
200 Dolores Street

Subject to: (Select only if applicable)
9 Inclusionary Housing (Sec. 315)

9 First Source Hiring (Admin. Code)

Jobs Housing Linkage Program (Sec. 313)

Child Care Requirement (Sec. 314)

Downtown Park Fee (Sec. 139)

Other
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ADOPTING FINDINGS RELATING TO CONDITIONAL USE AUTHORIZATION PURSUANT TO
SECTIONS 151.1, 157, AND 303 OF THE PLANNING CODE TO ALLOW THE CONSTRUCTION OF
THIRTEEN DWELLING UNITS WITH THIRTEEN OFF‐STREET PARKING SPACES, AND TO
REPLACE THREE PARKING SPACES FOR THE ADJACENT LOT (LOT 062, ASSESSOR’S BLOCK
3557) WITHIN AN RTO (RESIDENTIAL, TRANSIT‐ORIENTED) DISTRICT AND A 40‐X HEIGHT
AND BULK DISTRICT AND ADOPTING FINDINGS UNDER THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT.

PREAMBLE
On January 15, 2009, David Silverman, on behalf of Covorn, LLC (Project Sponsor) filed an application
with the Department for Conditional Use Authorization under Planning Code Sections 151.1, 157, and
303 of the Planning Code to allow a proposal to construct thirteen dwelling units with thirteen off‐street
parking spaces, and to replace, on‐site, the three parking spaces for the adjacent property (Lot 062,
Assessor’s Block 3557) that would be lost as a result of the project, within an RTO (Residential, Transit‐
Oriented) District and a 40‐X Height and Bulk District.
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On January 28, 2010, the Commission conducted a duly noticed public hearing at a regularly scheduled
meeting on Conditional Use Application No. 2008.0992C. The Commission President closed the public
hearing, and continued the item to the regularly scheduled public hearing on March 25, 2010.
On September 23, 2009, a Notice of Availability and Intent to Adopt a Mitigated Negative Declaration
(MND) for the Project was prepared and published for public review; and
The Draft MND was available for public comment until October 13, 2009; and
On October 27, 2009, the Planning Department reviewed and considered the Final Mitigated Negative
Declaration (FMND) and found that the contents of said report and the procedures through which the
FMND was prepared, publicized, and reviewed complied with the California Environmental Quality Act
(California Public Resources Code Sections 21000 et seq.) (CEQA), 14 California Code of Regulations
Sections 15000 et seq. (the “CEQA Guidelines”) and Chapter 31 of the San Francisco Administrative Code
(“Chapter 31”): and
The Planning Department found the FMND was adequate, accurate and objective, reflected the
independent analysis and judgment of the Department of City Planning and the Planning Commission,
and approved the FMND for the Project in compliance with CEQA, the CEQA Guidelines and Chapter
31.
The Planning Department, Linda Avery, is the custodian of records, located in the File for Case No.
2008.0992E, at 1650 Mission Street, Fourth Floor, San Francisco, California.
Planning Department staff prepared a Mitigation Monitoring and Reporting program (MMRP), which
material was made available to the public and this Commission for this Commission’s review,
consideration and action.
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.
2008.0992C, 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 southwest corner of Dolores and
15th Streets, Block 3557, Lot 063. The property is located within an RTO (Residential, Transit‐
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Oriented) District with 40‐X height and bulk district. The property is developed with one
structure on the south end of the lot. The existing structure on the lot is a fire‐damaged
residential structure with three vacant dwelling units. The subject property is a corner lot, with
approximately 71 feet of frontage on Dolores Street and 114 feet of frontage on 15th Street. The lot
is approximately 16% covered by the subject building, with the rear yard extending west toward
Lot 062, along 15th Street.
3.

Surrounding Properties and Neighborhood. The project site is located at the intersection of 15th
and Dolores Streets, within the Market‐Octavia Plan Area. The subject property is located within
the Upper Market neighborhood, and is most closely associated with the Mission Dolores and
Castro‐Market neighborhoods. The adjacent property to the south, located at 214 Dolores, is San
Francisco Landmark No. 67, the Tanforan Cottages. The Project site is located in an RTO District,
which is primarily residential. Surrounding properties are located within the RTO District.

4.

Project Description. The Project comprises two separate buildings, each described below:
Building 1: Existing Building, at 200 Dolores Street: The existing vacant fire‐damaged building
located on the subject property contains three residential units and will be restored and each of
the units will be renovated. The renovated structure will contain three, two‐bedroom residential
units. The existing interior gross building area measures approximately 4,400 square feet and the
renovated gross building area remain approximately the same, 4,200 square feet.
Building 2: New Building on the Corner of Dolores and 15th Street: Construction of 10 dwelling
units on four floors comprising approximately 12,905 square feet of residential space, with an
underground garage for 1:1 parking comprising approximately 7,900 gross square feet. One of
the new dwelling units will be a one‐bedroom unit, and the other nine units will be two‐bedroom
dwellings. All of the parking spaces will be accessed from 15th Street. The underground garage
will also include three parking spaces that are being shifted from adjacent Lot 62 to Lot 63 as part
of the lot line adjustment. The four‐story structure will be 40 feet tall and located on a
rectangular shaped lot with frontage that measures approximately 114 feet in length along 15th
Street, and secondary frontage of approximately 71 feet on Dolores Street (Assessors Block 3557,
Lot 63).
In addition to the Conditional Use Authorization, the proposed project also requires Variances
from the Rear Yard and Front Setback requirements of Planning Code Sections 132 and 134. As a
result of the Lot Line Adjustment, the proposed project will also require a Variance from the
Open Space requirements of the Planning Code for the adjacent parcel (Lot 062).

5.

Public Comment. The Department has received one letter in support of the proposal, from Peter
Lewis on behalf of the Mission Dolores Neighborhood Association, and one letter of opposition
to the proposed project.

6.

Planning Code Compliance: The Commission finds that the Project is consistent with the
relevant provisions of the Planning Code in the following manner:
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A. Parking. Planning Code Section 151.1 states Off‐street accessory parking shall not be
required for any use. Parking may be provided for up to three cars for each four dwelling
units. Providing one car for each dwelling unit requires Conditional Use authorization.
The Project Sponsor is seeking a Conditional Use Authorization in order to provide 1 parking space
for each of the thirteen dwelling units, and to replace the three existing parking spaces for the adjacent
parcel that will be lost as a result of the proposed project’s lot line adjustment. Pursuant to the
requirements of Planning Code Section 151.1, the Planning Commission finds:
i.
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;
ii.
Accommodating excess accessory parking does not degrade the overall urban design quality of
the project proposal; and
iii.
Excess accessory parking does not diminish the quality and viability of existing or planned
streetscape enhancements.
B. Rear Yard. Planning Code Section 134 requires that the subject property maintain a rear yard
that measures 51’ in length for the full 71’ of width of the property, which fronts on Dolores
Street.
As proposed, the new building will front on 15th Street and will share a rear yard with the existing
structure on the subject property. The west portion of the proposed new building, measuring
approximately 51’ in length along 15th Street, would be located within the required rear yard. The
Project Sponsor is requesting a variance from the Planning Code’s rear yard requirements in order to
provide a shared open space as a courtyard for all thirteen units at ground level. The proposed
courtyard would measure approximately 1,580 square feet, with a width of approximately 31’ and a
depth that measures 51’ in length. The Zoning Administrator will hear the Variance at a public
hearing scheduled for March 25, 2010.
C. Front Setback. Planning Code Section 132 requires that the proposed new building maintain
a front setback that measures 13’8” in length. The northeast corner of the proposed new
building extends to the property line and does not provide a front setback.
The lot configuration results in an unusually deep front setback requirement for a corner building.
The Project Sponsor is requesting a variance from the Planning Code’s front setback requirement in
order to construct a residential building with a strong corner element to help define the character of
the block. The Zoning Administrator will concurrently hear the Variance at a public hearing
scheduled for March 25, 2010.
D. Open Space. Section 135 of the Planning Code requires that open space be provided for each
dwelling unit. 100 square feet of private open space for each unit, or 1,729 feet of common
open space is required for the subject property in the RTO Zoning District.
Open space for the subject property will be provided as common open space at the rear yard and the
roof decks. The rear yard will provide approximately 1,580 square feet of usable open space which is
accessible by all units. The roof decks will provide an additional 900 square feet of common open
space.
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E. Street Trees.
Planning Code Section 143(b) requires the installation by the owner or
developer of street trees in the case of construction of a new building. The street trees
installed shall be a minimum of one 24‐inch box tree for each 20 feet of frontage of the
property along each street or alley, with any remaining fraction of 10 feet or more of frontage
requiring an additional tree. Such trees shall be located either within a setback area on the lot
or within the public right‐of‐way along such lot. Six street trees are required for the 114’ 15th
Street frontage.
The requirement for the installation of five of the six street trees has been met by the presence of the
existing street trees on the 15th Street frontage of the subject property. One additional street tree will
be planted on 15th Street pursuant to Planning Code Section 143(b).
7.

Residential Inclusionary Affordable Housing Program. Planning Code Section 315 sets forth
the requirements and procedures for the Residential Inclusionary Affordable Housing Program.
Under Planning Code Section 315.3, these requirements would apply to projects that consist of
ten or more units, where the first application (EE or BPA) application was applied for before July
18, 2006. Pursuant to Planning Code Section 315.6, the Project has elected to pay an in‐lieu fee.
This fee is made payable to the Treasurer for use by the Mayor’s Office of Housing for the
purpose of constructing the required housing at an alternate site providing .17 times the total
number of units as affordable off‐site units.
The Project Sponsor has submitted a Declaration of Intent to satisfy the requirements of the Residential
Inclusionary Housing Ordinance through payment of an in‐lieu fee, in an amount to be established by the
Mayorʹs Office of Housing. The EE application was submitted on December 17, 2003.

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
proposed location, will provide a development that is necessary or desirable, and compatible
with, the neighborhood or the community.
The proposed Project is desirable because it will contribute residential units to the City’s housing supply.
The immediate neighborhood is surrounded by residential buildings. The project will result in the
addition of ten new dwelling units, in a manner that is consistent with the prevailing pattern of
neighborhood development.
B. 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:
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Nature of proposed site, including its size and shape, and the proposed size, shape and
arrangement of structures;
The subject property is well suited for multi‐unit residential development. The subject property is
located on a corner lot with two street frontages on Dolores and 15th Streets. The proposed
density at one unit per 474 square feet of lot area, and the proposed 40‐foot height are appropriate
for the Site location and size.

ii.

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;
The Planning Code does not require parking or loading for a residential project. For residential
uses, the RTO District principally permits 0.75 parking spaces per unit, and 1:1 parking as a
conditional use. Thus, 10 residential spaces are principally permitted for 13 units with 1:1
parking. The Project provides a total of 16 independent residential parking spaces, including 3
spaces for Lot 62. All parking spaces will be underground.

iii.

The safeguards afforded to prevent noxious or offensive emissions such as noise, glare,
dust and odor;
The proposed project will consist of high quality residential units. The proposed residential use
will not generate noxious or offensive emissions, noise, glare, dust, or odor.

iv.

Treatment given, as appropriate, to such aspects as landscaping, screening, open spaces,
parking and loading areas, service areas, lighting and signs;
The proposed Project is intended to produce an environment where residents can enjoy an
attractive, safe and comfortable environment. The Project will provide sufficient open space
through the use of the rear yard and the roof decks. Lighting along the building façade and at the
street level, and installation of street trees, will be consistent with the neighborhood character.

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.

Planning Code Section 157. Planning Code Section 157 establishes criteria to consider in
evaluating any application for conditional use where the amount of parking exceeds the amount
classified in Section 204.5 as accessory parking, that the Planning Commission must in addition
to those set forth in Section 303(c):
A.

Demonstration that trips to the use or uses to be served, and the apparent demand for
additional parking, cannot be satisfied by the amount of parking classified by this Code as

6

Motion XXXXXX
Hearing Date: March 25, 2010

CASE NO 2008.0992C
200 Dolores Street

accessory, by transit service which exists or is likely to be provided in the foreseeable future,
by car pool arrangements, by more efficient use of existing on‐street and off‐street parking
available in the area, and by other means;
The proposed 13 dwelling units for the proposed project will generate a parking demand of 13 spaces,
plus three spaces for the three adjacent units at Lot 62, which will lose their existing off‐street
parking as a result of the proposed project. During the week, it is anticipated that most residents will
travel to work by walking, taking public transit such as BART or MUNI, or using taxicabs.
However, the residents will require additional parking beyond that which is normally allowed as
accessory parking because it is anticipated that each household will desire to own a vehicle primarily
for non‐commuter purposes and generate a parking demand of at least one parking space. Existing
on‐street parking in this area is limited.
B.

Demonstration that the apparent demand for additional parking cannot be satisfied by the
provision by the applicant of one or more car‐share parking spaces in addition to those that
may already be required by Section 166 of this Code;
While it is anticipated that the majority of residents will take public transit for commuter purposes, it
is likely that each household will maintain one car for use outside of commuting hours. This demand
will not decrease with the provision of car‐share parking spaces.

C.

The absence of potential detrimental effects of the proposed parking upon the surrounding
area, especially through unnecessary demolition of sound structures, contribution to traffic
congestion, or disruption of or conflict with transit services;
The additional parking will not have any detrimental effect on the surrounding area. All parking will
be provided in an underground parking garage accessed through a single garage entrance on 15th
Street.

D.

In the case of uses other than housing, limitation of the proposed parking to short‐term
occupancy by visitors rather than long‐term occupancy by employees;
The Project Sponsor will limit the proposed residential parking to residents. There are no commercial
uses in the Project.

E.

Availability of the proposed parking to the general public at times when such parking is not
needed to serve the use or uses for which it is primarily intended.
The proposed new parking is associated with a residential use, and will not be available for the use by
the general public.

9.

General Plan Compliance. The Project is, on balance, consistent with the following Objectives
and Policies of the General Plan:
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HOUSING ELEMENT OBJECTIVES AND POLICIES
Objectives and Policies
OBJECTIVE 1:
PROVIDE NEW HOUSING IN APPROPRIATE LOCATIONS WHICH MEETS IDENTIFIED
HOUSING NEEDS AND TAKES INTO ACCOUNT THE DEMAND FOR AFFORDABLE
HOUSEING CREATED BY EMPLOYMENT DEMAND.
Policy 1.1:
Encourage higher residential density in areas adjacent to downtown, in underutilized
commercial and industrial areas proposed for conversion to housing, and in neighborhood
commercial districts where higher density will not have harmful effects, especially if the higher
density provides a significant number of units that are affordable to lower income households.
The proposed project will provide quality, new family housing in an appropriate location.
Policy 11.2:
Ensure housing is provided with adequate public improvements, services, and amenities.
The proposed new housing will provide adequate improvements, services, and amenities.

URBAN DESIGN
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 1.2:
Recognize, protect and reinforce the existing street pattern, especially as it is related to
topography.
Policy 1.3:
Recognize that buildings, when seen together, produce a total effect that characterizes the city
and its districts.
The Project will enhance the neighborhood by reinforcing the urban nature of the street pattern. The Project
will result in a better utilization of the Project Site than that of the existing vacant lot and fire‐damaged
building. The Project Site is located in an established residential neighborhood.
OBJECTIVE 4:
IMPROVEMENT OF THE NEIGHBORHOOD ENVIRONMENT TO INCREASE PERSONAL
SAFETY, COMFORT, PRIDE AND OPPORTUNITY.
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Policy 4.12:
Install, promote and maintain landscaping in public and private areas.
The Project will improve neighborhood safety by rehabilitating the existing vacant, fire‐damaged building
on the subject property and by the improvement of a largely vacant lot.
10. Planning Code Section 101.1(b) establishes eight priority‐planning policies and requires review
of permits for consistency with said policies. On balance, the project does comply with said
policies in that:
A. That existing neighborhood‐serving retail uses be preserved and enhanced and future
opportunities for resident employment in and ownership of such businesses be enhanced.
There are no retail or commercial uses existing or proposed for the subject property. The proposed
project could enhance nearby neighborhood‐serving retail uses by increasing the number of residents
in the area.
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 vacant, fire‐damaged building will be rehabilitated, and the three existing units will be
renovated. In addition, ten new units will be added to the site and the vacant portion of the lot will be
utilized in a manner consistent with the existing neighborhood pattern.
C. That the Cityʹs supply of affordable housing be preserved and enhanced,
No housing is removed for this Project. The proposed project will provide ten new dwelling units, and
will rehabilitate three existing, fire‐damaged and vacant dwelling units for a project total of thirteen
units. The proposed project will pay an in‐lieu fee in a manner consistent with Planning Code Section
315.
D. That commuter traffic not impede MUNI transit service or overburden our streets or
neighborhood parking.
The proposed residential project will not impede MUNI transit. The addition of ten new and the
renovation of three existing dwelling units will not overburden streets or neighborhood parking. As
proposed, the project includes a single curb cut on 15th Street.
E. That a diverse economic base be maintained by protecting our industrial and service sectors
from displacement due to commercial office development, and that future opportunities for
resident employment and ownership in these sectors be enhanced.
The Project will not displace any service or industry establishment. The project will not impact
industrial or service sector uses or related employment opportunities. Ownership of industrial or
service sector businesses will not be affected by this project.
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F. That the City achieve the greatest possible preparedness to protect against injury and loss of
life in an earthquake.
The Project is designed and will be constructed to conform to the structural and seismic safety
requirements of the City Building Code. This proposal will not impact the property’s ability to
withstand an earthquake.
G. That landmarks and historic buildings be preserved.
The proposed project includes the preservation and restoration of the existing building on the subject
property. The proposed project includes the construction of a new building adjacent to the existing
building.
H. That our parks and open space and their access to sunlight and vistas be protected from
development.
The project will have no negative impact on existing parks and open spaces.
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. 2008.0992C subject to the following conditions attached hereto as “EXHIBIT A” in
general conformance with plans filed with the Application as received on January 15, 2009 and stamped
“EXHIBIT B”, which is incorporated herein by reference as though fully set forth.
The Planning Commission has reviewed and considered the MND and the record as a whole and finds
that there is no substantial evidence that the Project will have a significant effect on the environment with
the adoption of the mitigation measures contained in the MMRP to avoid potentially significant
environmental effects associated with the Project, and hereby adopts the FMND.
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
MND and contained in the MMRP are included as conditions of approval.
The Planning Commission further finds that since the MND was finalized, there have been no substantial
project changes and no substantial changes in project circumstances that would require major revisions to
the MND 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 MND.
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.

I hereby certify that the Planning Commission ADOPTED the foregoing Motion on March 25, 2010.

Linda D. Avery
Commission Secretary

AYES:
NAYS:
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ABSENT:
ADOPTED:

March 25, 2010
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Exhibit A
Conditions of Approval
1.

This authorization is for a Conditional Use Authorization under Planning Code Sections 151.1, 157,
and 303 of the Planning Code to allow to allow a proposal to construct thirteen dwelling units with
thirteen off‐street parking spaces, and to replace, on‐site, the three parking spaces for the adjacent
property (Lot 062, Assessor’s Block 3557) that would be lost as a result of the project, within an RTO
(Residential, Transit‐Oriented) District and a 40‐X Height and Bulk District in general conformance
with plans filed with the Application as received on January 15, 2009 and stamped “EXHIBIT B”
included in the docket for Case No. 2008.0992C, reviewed and approved by the Commission on
March 25, 2010.

2.

Prior to the issuance of the Building Permit 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 premises (Assessor’s 3557, Lot 063), which notice shall state that construction
has been authorized by and is subject to the conditions of this Motion. From time to time after the
recordation of such notice, at the request of the Project Sponsor, the Zoning Administrator shall
affirm in writing the extent to which the conditions of this Motion have been satisfied.

3.

Below Market Rate Units (BMR Units)
a. Requirement. Pursuant to Planning Code 315.6, the Project Sponsor has elected to pay a
fee in‐lieu of providing seventeen percent (17%) off‐site affordable below‐market‐rate
units (“BMR units”) to satisfy its Inclusionary Requirement.
b. Other Conditions. The Project is subject to the requirements of the Inclusionary
Affordable Housing Program under Section 315 et seq. of the Planning Code and the
terms of the Residential Inclusionary Affordable Housing Monitoring and Procedures
Manual (hereinafter ʺProcedures Manualʺ). The Procedures Manual, as amended from
time to time, is incorporated herein by reference, as published and adopted by the
Planning Commission, and as required by Planning Code Section 315 (collectively the
“Inclusionary Housing Ordinance”). Terms used in these Conditions of Approval and
not otherwise defined shall have the meanings set forth in the Procedures Manual. A
copy of the Procedures Manual can be obtained at the Mayorʹs Office of Housing at 1
South Van Ness Avenue or on the Planning Department or Mayorʹs Office of Housingʹs
websites, including on the internet at:
http://www.sfgov.org/site/uploadedfiles/planning/inclusionaryhousingproceduresmanual6_28_07.
pdf.

i.

The in‐lieu fee must bee paid in full sum prior to the issuance of the first site or
building permit by the Department of Building Inspection (DBI).
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ii. Prior to the issuance of the first site or building permit by the DBI for the Project, the
Project Sponsor shall record a Notice of Special Restriction on the property that
records a copy of this approval. The Project Sponsor shall promptly provide a copy
of the recorded Notice of Special Restriction to the Department and to the Mayor’s
Office of Housing or its successor (MOH), the monitoring agency for the BMR
unit(s).
iii. If project applicant fails to comply with the Inclusionary Housing requirement, the
Director of Building Inspection shall deny any and all site or building permits or
certificates of occupancy for the development project until the Planning Department
notifies the Director of compliance. A project applicantʹs failure to comply with the
requirements of Planning Code Sections 315 to 315.9 shall constitute cause for the
City to record a lien against the development project.
iv. Future Applicable Controls: If the Interim Controls contained in Board of
Supervisors Resolution No. 100047 entitled ʺPlanning Code ‐ Interim Controls
Related to Affordable Housing Requirementsʺ or permanent controls in substantially
similar form to those contained in Ordinance No. 100046 entitled ʺPlanning Code ‐
Amending Inclusionary Housing Ordinanceʺ proposing amendments to Planning
Code Section 315 et seq. (collectively ʺapplicable future controlsʺ) are approved by
the Board of Supervisors prior to issuance of the first certificate of occupancy for the
Project, the Project shall be subject to the applicable future controls and not the
current provisions of Planning Code Section 315 et seq. Specifically, the Project shall
pay the affordable housing fee as provided in the applicable future controls unless it
is eligible to meet the requirements of Section 315 et seq. through an alternative
method. The affordable housing fee currently designated in the draft applicable
future controls is set at the same amount as the current in lieu fee in Planning Code
Section 315.6 and the Planning Commission does not anticipate, except for standard
indexing provided for by ordinance, that it shall increase as a result of the future
permanent controls.
4.

Mitigation Measures
a. Mitigation measures described in the MMRP attached as Exhibit C are necessary to avoid
potential significant effects of the proposed project and have been agreed to by the
project sponsor. Their implementation is a condition of project approval

5.

The authorization and right vested by virtue of this action shall be deemed void and canceled if,
within 3 years of the date of this Motion, a site permit or building permit for the Project has not
been secured by Project Sponsor. This authorization may be extended at the discretion of the
Zoning Administrator only if the failure to issue a permit by the Department of Building
Inspection is delayed by a city, state, or federal agency or by appeal of the issuance of such
permit.
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Monitoring and
Reporting Actions
and Responsibility

Status / Date
Completed

Responsibility for
Implementation

Mitigation
Schedule

Based on the reasonable potential that archeological resources may be present
within the project site, the following measures shall be undertaken to avoid
any potentially significant adverse effect from the proposed project on buried
or submerged historical resources. The project sponsor shall retain the
services of a qualified archeological consultant having expertise in California
prehistoric and urban historical archeology. The archeological consultant
shall undertake an archeological monitoring program. All plans and reports
prepared by the consultant as specified herein shall be submitted first and
directly to the Environmental Review Officer (ERO) for review and comment
and shall be considered draft reports subject to revision until final approval
by the ERO. Archeological monitoring and/or data recovery programs
required by this measure could suspend construction of the project for up to a
maximum of four weeks. At the direction of the ERO, the suspension of
construction can be extended beyond four weeks only if such a suspension is
the only feasible means to reduce to a less‐than‐significant level of potential
effects on a significant archeological resource as defined in CEQA Guidelines
Sect. 15064.5 (a) (c).

The project sponsor

Prior to issuance
of grading or
building permits

Project sponsor shall
retain archeological
consultant to
undertake
archaeological
monitoring program
in consultation with
ERO.

Complete
when Project
Sponsor retains
qualified
archaeological
consultant.

Archeological Monitoring Program (AMP). The archeological monitoring
program shall minimally include the following provisions:

The project sponsor
and archeological
consultant

Prior to any soils
disturbance

Consultation with
ERO on scope of
AMP

After
consultation
with and
approval by
ERO of AMP.

Mitigation Measures Agreed to by Project Sponsor
MITIGATION MEASURE M-CP-1
Archeological Resources

•

The archeological consultant, project sponsor, and ERO shall meet and
consult on the scope of the AMP reasonably prior to commencing any
project‐related soils‐disturbing activities. The ERO in consultation with
the project archeologist shall determine what project activities shall be

EXHIBIT C
MITIGATION MONITORING
AND REPORTING PROGRAM
Mitigation Measures Agreed to by Project Sponsor

Responsibility for
Implementation
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Mitigation
Schedule

Monitoring and
Reporting Actions
and Responsibility

Status / Date
Completed

archeologically monitored. In most cases, any soils‐disturbing activities,
such as demolition, foundation removal, excavation, grading, utilities
installation, foundation work, driving of piles (foundation, shoring, etc.),
site remediation, etc., shall require archeological monitoring because of
the potential risk these activities pose to archeological resources and to
their depositional context.
•

The archeological consultant shall advise all project contractors to be on
the alert for evidence of the presence of the expected resource(s), of how
to identify the evidence of the expected resource(s), and of the
appropriate protocol in the event of apparent discovery of an
archeological resource;

•

The archeological monitor(s) shall be present on the project site according
to a schedule agreed upon by the archeological consultant and the ERO
until the ERO has, in consultation with the archeological consultant,
determined that project construction activities could have no effects on
significant archeological deposits;

•

The archeological monitor shall record and be authorized to collect soil
samples and artifactual/ecofactual material as warranted for analysis.

If an intact archeological deposit is encountered, all soils‐disturbing activities
in the vicinity of the deposit shall cease. The archeological monitor shall be
empowered to temporarily redirect demolition/excavation/pile
driving/construction crews and heavy equipment until the deposit is
evaluated. If, in the case of pile driving activity (foundation, shoring, etc.), the
archeological monitor has cause to believe that the pile driving activity may
affect an archeological resource, the pile driving activity shall be terminated
until an appropriate evaluation of the resource has been made in consultation
with the ERO. The archeological consultant shall immediately notify the ERO

The archaeological
consultant, Project
Sponsor and project
contractor.

Monitoring of
soils disturbing
activities.

Archaeological
consultant to
monitor soils
disturbing activities
specified in AMP
and immediately
notify the ERO of
any encountered
archaeological

Considered
complete upon
completion of
AMP.
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Mitigation
Schedule

ERO, archaeological
consultant, and
Project Sponsor.

Following
discovery of
significant
archaeological
resource that
could be
adversely
affected by
project.

Redesign of project
to avoid adverse
effect or
undertaking of
archaeological data
recovery program.

Considered
complete upon
avoidance of
adverse effect

Archeological
consultant in
consultation with
the ERO

After
determination
by ERO that an
archaeological
data recovery
program is
required

Archaeological
consultant to
prepare an ADRP in
consultation with
ERO

Considered
complete upon
approval of
ADRP by ERO.

(A) The proposed project shall be re‐designed so as to avoid any adverse effect
on the significant archeological resource; or
(B) An archeological data recovery program shall be implemented, unless the
ERO determines that the archeological resource is of greater interpretive
than research significance and that interpretive use of the resource is
feasible.
If an archeological data recovery program is required by the ERO, the
archeological data recovery program shall be conducted in accord with an
archeological data recovery plan (ADRP). The project archeological
consultant, project sponsor, and ERO shall meet and consult on the scope of
the ADRP. The archeological consultant shall prepare a draft ADRP that shall
be submitted to the ERO for review and approval. The ADRP shall identify
how the proposed data recovery program will preserve the significant
information the archeological resource is expected to contain. That is, the
ADRP will identify what scientific/historical research questions are applicable
to the expected resource, what data classes the resource is expected to
possess, and how the expected data classes would address the applicable
research questions. Data recovery, in general, should be limited to the

Status / Date
Completed

resource.

of the encountered archeological deposit. The archeological consultant shall,
after making a reasonable effort to assess the identity, integrity, and
significance of the encountered archeological deposit, present the findings of
this assessment to the ERO.
If the ERO in consultation with the archeological consultant determines that a
significant archeological resource is present and that the resource could be
adversely affected by the proposed project, at the discretion of the project
sponsor either:

Monitoring and
Reporting Actions
and Responsibility

EXHIBIT C
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AND REPORTING PROGRAM
Mitigation Measures Agreed to by Project Sponsor
portions of the historical property that could be adversely affected by the
proposed project. Destructive data recovery methods shall not be applied to
portions of the archeological resources if nondestructive methods are
practical.
The scope of the ADRP shall include the following elements:
•

Field Methods and Procedures. Descriptions of proposed field strategies,
procedures, and operations.

•

Cataloguing and Laboratory Analysis. Description of selected cataloguing
system and artifact analysis procedures.

•

Discard and Deaccession Policy. Description of and rationale for field and
post‐field discard and deaccession policies.

•

Interpretive Program. Consideration of an on‐site/off‐site public
interpretive program during the course of the archeological data recovery
program.

•

Security Measures. Recommended security measures to protect the
archeological resource from vandalism, looting, and non‐intentionally
damaging activities.

•

Final Report. Description of proposed report format and distribution of
results.

•

Curation. Description of the procedures and recommendations for the
curation of any recovered data having potential research value,
identification of appropriate curation facilities, and a summary of the
accession policies of the curation facilities.

Responsibility for
Implementation
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Reporting Actions
and Responsibility
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Completed
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Status / Date
Completed

Human Remains and Associated or Unassociated Funerary Objects. The treatment
of human remains and of associated or unassociated funerary objects
discovered during any soils‐disturbing activity shall comply with applicable
State and Federal Laws, including immediate notification of the Coroner of
the City and County of San Francisco and, in the event of the Coroner’s
determination that the human remains are Native American remains,
notification of the California State Native American Heritage Commission
(NAHC), who shall appoint a Most Likely Descendant (MLD) (Pub. Res. Code
Sec. 5097.98). The archeological consultant, project sponsor, and MLD shall
make all reasonable efforts to develop an agreement for the treatment of, with
appropriate dignity, human remains and associated or unassociated funerary
objects (CEQA Guidelines. Sec. 15064.5(d)). The agreement should take into
consideration the appropriate excavation, removal, recordation, analysis,
curation, possession, and final disposition of the human remains and
associated or unassociated funerary objects.

Archaeological
consultant or
medical examiner

Discover of
human remains

Notification of
County/City
Coroner and, as
warranted,
notification of
NAHC.

Considered
complete on
finding by ERO
that all State
laws regarding
human
remains/burial
objects have
been adhered
to, consultation
with MLD is
completed as
warranted, and
that sufficient
opportunity
has been
provided to the
archaeological
consultant for
scientific/histor
ical analysis of
remains/funera
ry objects.

Final Archeological Resources Report. The archeological consultant shall submit
a Draft Final Archeological Resources Report (FARR) to the ERO that
evaluates the historical of any discovered archeological resource and
describes the archeological and historical research methods employed in the

Archeological
consultant

Following
completion of
cataloguing,
analysis, and

Preparation of FARR

FARR is
complete on
review and
approval of
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Mitigation
Schedule

Monitoring and
Reporting Actions
and Responsibility

Status / Date
Completed
ERO

interpretation of
recovered
archaeological
data.

archeological testing/monitoring/data recovery program(s) undertaken.
Information that may put at risk any archeological resource shall be provided
in a separate, removable insert within the draft final report.

Copies of the Draft FARR shall be sent to the ERO for review and approval.
Once approved by the ERO, copies of the FARR shall be distributed as
follows: California Archeological Site Survey Northwest Information Center
(NWIC) shall receive one (1) copy, and the ERO shall receive a copy of the
transmittal of the FARR to the NWIC. The Major Environmental Analysis
division of the Planning Department shall receive three (3) copies of the
FARR, along with copies of any formal site recordation forms (CA DPR 523
series) and/or documentation for nomination to the National Register of
Historic Places/California Register of Historical Resources. In instances of
high public interest or interpretive value, the ERO may require a different
final report content, format, and distribution than that presented above.
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Archeological
consultant

Following
completion and
approval of
FARR by ERO

Distribution of
FARR after
consultation with
ERO.

Complete on
certification to
ERO that
copies of FARR
have been
distributed

Project sponsor.

Prior to
demolition and
construction
activities.

San Francisco
Planning
Department to
review building
materials surveys
and monitor
abatement

Considered
complete upon
receipt by the
San Francisco
Planning
Department of
final abatement

MITIGATION MEASURE M-HZ-1
Hazards (PCBs and Mercury)
The project sponsor would ensure that building surveys for PCB‐ and
mercury‐containing equipment (including elevator equipment), hydraulic
oils, and fluorescent lights are performed prior to the start of renovation. Any
hazardous materials so discovered would be abated according to federal,
state, and local laws and regulations.
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Reporting Actions
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compliance

Status / Date
Completed
compliance
report.

Subject to: (Select only if applicable)
9 Inclusionary Housing (Sec. 315)

9 First Source Hiring (Admin. Code)

Jobs Housing Linkage Program (Sec. 313)

Child Care Requirement (Sec. 314)

Downtown Park Fee (Sec. 139)

Other

Planning Commission Draft Motion
(Disapproval for Request for Conditional Use Authorization)
HEARING DATE: MARCH 25, 2010
Date:
Case No.:
Project Address:
Zoning:
Block/Lot:
Project Sponsor:

Staff Contact:

March 18, 2010

2008.0992C
200 DOLORES STREET
RTO (Residential, Transit‐Oriented)
40‐X Height and Bulk District
3557/063
David Silverman
Reuben & Junius
One Bush Street, Suite 600
San Francisco, CA 94104
Sophie Hayward – (415) 558‐6372
sophie.hayward@sfgov.org

ADOPTING FINDINGS RELATING TO THE DISAPPROVAL OF A CONDITIONAL USE
AUTHORIZATION PURSUANT TO SECTIONS 151.1, 157, AND 303 OF THE PLANNING CODE TO
ALLOW THE CONSTRUCTION OF THIRTEEN DWELLING UNITS WITH THIRTEEN OFF‐
STREET PARKING SPACES, AND TO REPLACE THREE PARKING SPACES FOR THE ADJACENT
LOT (LOT 062, ASSESSOR’S BLOCK 3557) WITHIN AN RTO (RESIDENTIAL, TRANSIT‐
ORIENTED) DISTRICT AND A 40‐X HEIGHT AND BULK DISTRICT AND ADOPTING FINDINGS
UNDER THE CALIFORNIA ENVIRONMENTAL QUALITY ACT.

PREAMBLE
On January 15, 2009, David Silverman, on behalf of Covorn, LLC (Project Sponsor) filed an application
with the Department for Conditional Use Authorization under Planning Code Sections 151.1, 157, and
303 of the Planning Code to allow a proposal to construct thirteen dwelling units with thirteen off‐street
parking spaces, and to replace, on‐site, the three parking spaces for the adjacent property (Lot 062,
Assessor’s Block 3557) that would be lost as a result of the project, within an RTO (Residential, Transit‐
Oriented) District and a 40‐X Height and Bulk District.
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On January 28, 2010, the Commission conducted a duly noticed public hearing at a regularly scheduled
meeting on Conditional Use Application No. 2008.0992C. The Commission President closed the public
hearing and continued the item to the March 25, 2010 regularly scheduled public hearing.
On September 23, 2009, a Notice of Availability and Intent to Adopt a Mitigated Negative Declaration
(MND) for the Project was prepared and published for public review; and
The Draft MND was available for public comment until October 13, 2009; and
On October 27, 2009, the Planning Department reviewed and considered the Final Mitigated Negative
Declaration (FMND) and found that the contents of said report and the procedures through which the
FMND was prepared, publicized, and reviewed complied with the California Environmental Quality Act
(California Public Resources Code Sections 21000 et seq.) (CEQA), 14 California Code of Regulations
Sections 15000 et seq. (the “CEQA Guidelines”) and Chapter 31 of the San Francisco Administrative Code
(“Chapter 31”): and
The Planning Department found the FMND was adequate, accurate and objective, reflected the
independent analysis and judgment of the Department of City Planning and the Planning Commission,
and approved the FMND for the Project in compliance with CEQA, the CEQA Guidelines and Chapter
31.
The Planning Department, Linda Avery, is the custodian of records, located in the File for Case No.
2008.0992E, at 1650 Mission Street, Fourth Floor, San Francisco, California.
Planning Department staff prepared a Mitigation Monitoring and Reporting program (MMRP), which
material was made available to the public and this Commission for this Commission’s review,
consideration and action.
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 disapproves the Conditional Use Authorization for 1:1 parking
requested in Application No. 2008.0992C, 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 southwest corner of Dolores and
15th Streets, Block 3557, Lot 063. The property is located within an RTO (Residential, Transit‐
Oriented) District with 40‐X height and bulk district. The property is developed with one
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structure on the south end of the lot. The existing structure on the lot is a fire‐damaged
residential structure with three vacant dwelling units. The subject property is a corner lot, with
approximately 71 feet of frontage on Dolores Street and 114 feet of frontage on 15th Street. The lot
is approximately 16% covered by the subject building, with the rear yard extending west toward
Lot 062, along 15th Street.
3.

Surrounding Properties and Neighborhood. The project site is located at the intersection of 15th
and Dolores Streets, within the Market‐Octavia Plan Area. The subject property is located within
the Upper Market neighborhood, and is most closely associated with the Mission Dolores and
Castro‐Market neighborhoods. The adjacent property to the south, located at 214 Dolores, is San
Francisco Landmark No. 67, the Tanforan Cottages. The Project site is located in an RTO District,
which is primarily residential. Surrounding properties are located within the RTO District.

4.

Project Description. The Project comprises two separate buildings, each described below:
Building 1: Existing Building, at 200 Dolores Street: The existing vacant fire‐damaged building
located on the subject property contains three residential units and will be restored and each of
the units will be renovated. The renovated structure will contain three, two‐bedroom residential
units. The existing interior gross building area measures approximately 4,400 square feet and the
renovated gross building area remain approximately the same, 4,200 square feet.
Building 2: New Building on the Corner of Dolores and 15th Street: Construction of 10 dwelling
units on four floors comprising approximately 12,905 square feet of residential space, with an
underground garage for 1:1 parking comprising approximately 7,900 gross square feet. One of
the new dwelling units will be a one‐bedroom unit, and the other nine units will be two‐bedroom
dwellings. All of the parking spaces will be accessed from 15th Street. The underground garage
will also include three parking spaces that are being shifted from adjacent Lot 62 to Lot 63 as part
of the lot line adjustment. The four‐story structure will be 40 feet tall and located on a
rectangular shaped lot with frontage that measures approximately 114 feet in length along 15th
Street, and secondary frontage of approximately 71 feet on Dolores Street (Assessors Block 3557,
Lot 63).
In addition to the Conditional Use Authorization, the proposed project also requires Variances
from the Rear Yard and Front Setback requirements of Planning Code Sections 132 and 134. As a
result of the Lot Line Adjustment, the proposed project will also require a Variance from the
Open Space requirements of the Planning Code for the adjacent parcel (Lot 062).

5.

Public Comment. The Department has received one letter in support of the proposal, from Peter
Lewis on behalf of the Mission Dolores Neighborhood Association.

6.

Planning Code Compliance: The Commission finds that the Project is consistent with or is not
consistent with the relevant provisions of the Planning Code in the following manner:
A. Parking. Planning Code Section 151.1 states Off‐street accessory parking shall not be
required for any use. Parking may be provided for up to three cars for each four dwelling
units. Providing one car for each dwelling unit requires Conditional Use authorization.
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The Project Sponsor is seeking a Conditional Use Authorization in order to provide 1 parking space
for each of the thirteen dwelling units, and to replace the three existing parking spaces for the adjacent
parcel that will be lost as a result of the proposed project’s lot line adjustment. Pursuant to the
requirements of Planning Code Section 151.1, the Planning Commission finds:
i.
Vehicle movement on or around the project would unduly impact pedestrian spaces or
movement, transit service, bicycle movement, or the overall traffic movement in the district;
and
ii.
Accommodating excess accessory parking would degrade the overall urban design quality of
the project proposal; and
iii.
Excess accessory parking would diminish the quality and viability of existing or planned
streetscape enhancements.
B. Rear Yard. Planning Code Section 134 requires that the subject property maintain a rear yard
that measures 51’ in length for the full 71’ of width of the property, which fronts on Dolores
Street.
As proposed, the new building will front on 15th Street and will share a rear yard with the existing
structure on the subject property. The west portion of the proposed new building, measuring
approximately 51’ in length along 15th Street, would be located within the required rear yard. The
Project Sponsor is requesting a variance from the Planning Code’s rear yard requirements in order to
provide a shared open space as a courtyard for all thirteen units at ground level. The proposed
courtyard would measure approximately 1,580 square feet, with a width of approximately 31’ and a
depth that measures 51’ in length. The Zoning Administrator will hear the Variance at a public
hearing scheduled for March 25, 2010.
C. Front Setback. Planning Code Section 132 requires that the proposed new building maintain
a front setback that measures 13’8” in length. The northeast corner of the proposed new
building extends to the property line and does not provide a front setback.
The lot configuration results in an unusually deep front setback requirement for a corner building.
The Project Sponsor is requesting a variance from the Planning Code’s front setback requirement in
order to construct a residential building with a strong corner element to help define the character of
the block. The Zoning Administrator will concurrently hear the Variance at a public hearing
scheduled for March 25, 2010.
D. Open Space. Section 135 of the Planning Code requires that open space be provided for each
dwelling unit. 100 square feet of private open space for each unit, or 1,729 feet of common
open space is required for the subject property in the RTO Zoning District.
Open space for the subject property will be provided as common open space at the rear yard and the
roof decks. The rear yard will provide approximately 1,580 square feet of usable open space which is
accessible by all units. The roof decks will provide an additional 900 square feet of common open
space.

4

Motion XXXXXX
Hearing Date: March 25, 2010

CASE NO 2008.0992C
200 Dolores Street

E. Street Trees.
Planning Code Section 143(b) requires the installation by the owner or
developer of street trees in the case of construction of a new building. The street trees
installed shall be a minimum of one 24‐inch box tree for each 20 feet of frontage of the
property along each street or alley, with any remaining fraction of 10 feet or more of frontage
requiring an additional tree. Such trees shall be located either within a setback area on the lot
or within the public right‐of‐way along such lot. Six street trees are required for the 114’ 15th
Street frontage.
The requirement for the installation of five of the six street trees has been met by the presence of the
existing street trees on the 15th Street frontage of the subject property. One additional street tree will
be planted on 15th Street pursuant to Planning Code Section 143(b).
7.

Residential Inclusionary Affordable Housing Program. Planning Code Section 315 sets forth
the requirements and procedures for the Residential Inclusionary Affordable Housing Program.
Under Planning Code Section 315.3, these requirements would apply to projects that consist of
ten or more units, where the first application (EE or BPA) application was applied for before July
18, 2006. Pursuant to Planning Code Section 315.6, the Project has elected to pay an in‐lieu fee.
This fee is made payable to the Treasurer for use by the Mayor’s Office of Housing for the
purpose of constructing the required housing at an alternate site providing .17 times the total
number of units as affordable off‐site units.
The Project Sponsor has submitted a Declaration of Intent to satisfy the requirements of the Residential
Inclusionary Housing Ordinance through payment of an in‐lieu fee, in an amount to be established by the
Mayorʹs Office of Housing. The EE application was submitted on December 17, 2003.

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
proposed location, will provide a development that is necessary or desirable, and compatible
with, the neighborhood or the community.
Overall, the proposed Project is desirable because it will contribute residential units to the City’s housing
supply. The immediate neighborhood is surrounded by residential buildings. The project will result in
the addition of ten new dwelling units, in a manner that is consistent with the prevailing pattern of
neighborhood development. The request to provide excess parking at a rate of 1:1 is neither necessary nor
desireable.
B. 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:
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Nature of proposed site, including its size and shape, and the proposed size, shape and
arrangement of structures;
The subject property is well suited for multi‐unit residential development. The subject property is
located on a corner lot with two street frontages on Dolores and 15th Streets. The proposed
density at one unit per 474 square feet of lot area, and the proposed 40‐foot height are appropriate
for the Site location and size.

ii.

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;
The Planning Code does not require parking or loading for a residential project. For residential
uses, the RTO District principally permits 0.75 parking spaces per unit, and 1:1 parking as a
conditional use. Thus, 10 residential spaces are principally permitted for 13 units with 1:1
parking. The Project provides a total of 16 independent residential parking spaces, including 3
spaces for Lot 62. All parking spaces will be underground. The 3 excess parking spaces requested
are neither necessary nor desireable.

iii.

The safeguards afforded to prevent noxious or offensive emissions such as noise, glare,
dust and odor;
The proposed project will consist of high quality residential units. The proposed residential use
will not generate noxious or offensive emissions, noise, glare, dust, or odor.

iv.

Treatment given, as appropriate, to such aspects as landscaping, screening, open spaces,
parking and loading areas, service areas, lighting and signs;
The proposed Project is intended to produce an environment where residents can enjoy an
attractive, safe and comfortable environment. The Project will provide sufficient open space
through the use of the rear yard and the roof decks. Lighting along the building façade and at the
street level, and installation of street trees, will be consistent with the neighborhood character.

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.

Planning Code Section 157. Planning Code Section 157 establishes criteria to consider in
evaluating any application for conditional use where the amount of parking exceeds the amount
classified in Section 204.5 as accessory parking, that the Planning Commission must in addition
to those set forth in Section 303(c):
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Demonstration that trips to the use or uses to be served, and the apparent demand for
additional parking, cannot be satisfied by the amount of parking classified by this Code as
accessory, by transit service which exists or is likely to be provided in the foreseeable future,
by car pool arrangements, by more efficient use of existing on‐street and off‐street parking
available in the area, and by other means;
The Project proposes 13 dwelling units with 13 off‐street parking spaces, plus three spaces for the
three adjacent units at Lot 62, which will lose their existing off‐street parking as a result of the
proposed project. During the week, it is anticipated that most residents will travel to work by
walking, taking public transit such as BART or MUNI, or using taxicabs. The ten off‐street parking
spaces permitted by right for the proposed Project will meet the apparent demand by the thirteen
dwelling units.

B.

Demonstration that the apparent demand for additional parking cannot be satisfied by the
provision by the applicant of one or more car‐share parking spaces in addition to those that
may already be required by Section 166 of this Code;
The apparent demand for additional parking can be satisfied by existing car share facilities located on
the block, and does not require the provision of three additional off‐street parking spaces in the
proposed Project.

C.

The absence of potential detrimental effects of the proposed parking upon the surrounding
area, especially through unnecessary demolition of sound structures, contribution to traffic
congestion, or disruption of or conflict with transit services;
The requested additional parking would not have any detrimental effect on the surrounding area. All
parking will be provided in an underground parking garage accessed through a single garage
entrance on 15th Street.

D.

In the case of uses other than housing, limitation of the proposed parking to short‐term
occupancy by visitors rather than long‐term occupancy by employees;
The Project Sponsor will limit the proposed residential parking to residents. There are no commercial
uses in the Project.

E.

Availability of the proposed parking to the general public at times when such parking is not
needed to serve the use or uses for which it is primarily intended.
The proposed new parking is associated with a residential use, and will not be available for the use by
the general public.

9.

General Plan Compliance. The Project is, on balance, consistent with the following Objectives
and Policies of the General Plan:
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HOUSING ELEMENT OBJECTIVES AND POLICIES
Objectives and Policies
OBJECTIVE 1:
PROVIDE NEW HOUSING IN APPROPRIATE LOCATIONS WHICH MEETS IDENTIFIED
HOUSING NEEDS AND TAKES INTO ACCOUNT THE DEMAND FOR AFFORDABLE
HOUSEING CREATED BY EMPLOYMENT DEMAND.
Policy 1.1:
Encourage higher residential density in areas adjacent to downtown, in underutilized
commercial and industrial areas proposed for conversion to housing, and in neighborhood
commercial districts where higher density will not have harmful effects, especially if the higher
density provides a significant number of units that are affordable to lower income households.
The proposed project will provide quality, new family housing in an appropriate location.
Policy 11.2:
Ensure housing is provided with adequate public improvements, services, and amenities.
The proposed new housing will provide adequate improvements, services, and amenities.

URBAN DESIGN
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 1.2:
Recognize, protect and reinforce the existing street pattern, especially as it is related to
topography.
Policy 1.3:
Recognize that buildings, when seen together, produce a total effect that characterizes the city
and its districts.
The Project will enhance the neighborhood by reinforcing the urban nature of the street pattern. The Project
will result in a better utilization of the Project Site than that of the existing vacant lot and fire‐damaged
building. The Project Site is located in an established residential neighborhood.
OBJECTIVE 4:
IMPROVEMENT OF THE NEIGHBORHOOD ENVIRONMENT TO INCREASE PERSONAL
SAFETY, COMFORT, PRIDE AND OPPORTUNITY.
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Policy 4.12:
Install, promote and maintain landscaping in public and private areas.
The Project will improve neighborhood safety by rehabilitating the existing vacant, fire‐damaged building
on the subject property and by the improvement of a largely vacant lot.
10. Planning Code Section 101.1(b) establishes eight priority‐planning policies and requires review
of permits for consistency with said policies. On balance, the project does comply with said
policies in that:
A. That existing neighborhood‐serving retail uses be preserved and enhanced and future
opportunities for resident employment in and ownership of such businesses be enhanced.
There are no retail or commercial uses existing or proposed for the subject property. The proposed
project could enhance nearby neighborhood‐serving retail uses by increasing the number of residents
in the area.
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 vacant, fire‐damaged building will be rehabilitated, and the three existing units will be
renovated. In addition, ten new units will be added to the site and the vacant portion of the lot will be
utilized in a manner consistent with the existing neighborhood pattern.
C. That the Cityʹs supply of affordable housing be preserved and enhanced,
No housing is removed for this Project. The proposed project will provide ten new dwelling units, and
will rehabilitate three existing, fire‐damaged and vacant dwelling units for a project total of thirteen
units. The proposed project will pay an in‐lieu fee in a manner consistent with Planning Code Section
315.
D. That commuter traffic not impede MUNI transit service or overburden our streets or
neighborhood parking.
The proposed residential project will not impede MUNI transit. The addition of ten new and the
renovation of three existing dwelling units will not overburden streets or neighborhood parking.
E. That a diverse economic base be maintained by protecting our industrial and service sectors
from displacement due to commercial office development, and that future opportunities for
resident employment and ownership in these sectors be enhanced.
The Project will not displace any service or industry establishment. The project will not impact
industrial or service sector uses or related employment opportunities. Ownership of industrial or
service sector businesses will not be affected by this project.
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F. That the City achieve the greatest possible preparedness to protect against injury and loss of
life in an earthquake.
The Project is designed and will be constructed to conform to the structural and seismic safety
requirements of the City Building Code. This proposal will not impact the property’s ability to
withstand an earthquake.
G. That landmarks and historic buildings be preserved.
The proposed project includes the preservation and restoration of the existing building on the subject
property. The proposed project includes the construction of a new building adjacent to the existing
building.
H. That our parks and open space and their access to sunlight and vistas be protected from
development.
The project will have no negative impact on existing parks and open spaces.
11. The Project is not consistent with and would not promote the general and specific purposes of
the Code provided under Section 101.1(b) in that, as designed, the Project would not contribute
to the character and stability of the neighborhood and would not constitute a beneficial
development.
12. The Commission hereby finds that approval of the Conditional Use authorization would not
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 DISAPPROVES Conditional Use
Application No. 2008.0992C.
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.

I hereby certify that the Planning Commission ADOPTED the foregoing Motion on March 25, 2010.

Linda D. Avery
Commission Secretary

AYES:
NAYS:
ABSENT:
ADOPTED:

March 25, 2010

11

TABLE OF CONTENTS

A.

INTRODUCTION.......................................................................................................................1

B.

SITE INFORMATION ...............................................................................................................1

C.

PROJECT SUMMARY ..............................................................................................................1

D.

PROPOSED ACTION .......................................................................................................2

E.

WORKING TOGETHER WITH THE NEIGHOBORHOOD ................................................3

F.

COMPLIANCE WITH SECTION 303 (CONDITIONAL USE) CRITERIA........................3

G.

FINDINGS...................................................................................................................................9

H.

MASTER PLAN PRIORITY POLICIES..................................................................................9

I.

CONCLUSION .........................................................................................................................11

LIST OF EXHIBITS..............................................................................................................................12

A.

INTRODUCTION

This Project is the result of more than six years of collaborative effort among the Project
Sponsor, the Mission Dolores Neighborhood Association, and the Planning Department staff.
The Project includes the renovation and historic preservation of the existing vacant fire-damaged
structure at 200 Dolores and construction of a new 10-unit residential building in a vacant lot
adjacent to the existing structure designated as 208 Dolores Street. The proposed Project would
require a conditional use authorization for 1:1 parking that will be located in an underground
garage and for shifting three parking spaces to the Project Site from the adjacent lot for the use of
the occupants of adjacent Lot 62, as part of a lot line adjustment for the Project.

B.

C.

SITE INFORMATION
Street Address:

200-208 Dolores Street

Cross Streets:

15th Street

Assessor’s Block/Lot:

3557/63

Current Zoning District:

RTO

Current Height/Bulk
District:

40-X

Planning Areas:

Market and Octavia Neighborhood Plan

Site Size:

8,058.5 square feet

Dimensions:

71 feet x 113.5 feet

Existing Use:

Vacant fire-damaged structure and adjacent vacant lot

PROJECT SUMMARY
Proposed Use:

New 10-unit residential building with 1:1 parking (all will be
underground), and historic preservation and renovation of existing
building.

Building Height:

40 feet

Gross Square Footage:

Approximately 17, 065 square feet of residential living area in two
buildings; approx. 7,900 square feet of parking area; and common
areas (including stairs, elevator and lobby areas)

Number of Stories:

4 stories over underground parking garage
1
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Open Space:

Approx. 2,000 square feet of common open space, and approx.
2,000 square feet of private open space in the form of private
decks.

The Project comprises two separate buildings as follows:
1.
First Building, at 200 Dolores Street: The existing vacant fire-damaged building
at 200 Dolores containing three residential units will be renovated. The renovated structure will
also contain three residential units. The existing interior gross building area is approximately
4,400 square feet and the renovated gross building area will be approximately the same, 4,200
square feet.
2.
Second Building, At Vacant Lot at Corner of Dolores and 15th Street designated
as 208 Dolores Street: Construction of 10 dwelling units on four floors comprising
approximately 12,905 square feet of residential space, with an underground garage for 1:1
parking comprising approximately 7,900 gross square feet. All of the parking spaces will be
accessed from 15th Street. The underground garage will also include 3 parking spaces that are
being shifted from adjacent Lot 62 to Lot 63 as part of the lot line adjustment. The four-story
structure will be 40 feet tall and located on a rectangular shaped lot with primary frontage of
113.5 feet on 15th Street, and secondary frontage of 71 feet on Dolores Street (Assessors Block
3557, Lot 63).
The proposed Project is situated in the Market-Octavia Plan Area, the RTO Zoning
District, and the 40-X Height and Bulk District. The Project includes a lot line adjustment that
would add 10.5 feet of lot width (currently a driveway) to Lot 63 from adjacent Lot 62, by
moving the property boundary to the west. The three parking spaces currently provided in the
driveway for the three units at Lot 62 will likewise be shifted to Lot 63 and provided to the
occupants of the three units at Lot 62.
The surrounding neighborhood is the Mission-Dolores and Castro-Market district. The
area is generally zoned for moderate to high-density residential use within an overall 40-foot
height limit. The immediate area surrounding the project site is characterized predominantly by
three and four-story residential buildings.

D.

PROPOSED ACTION

The Project requires a Conditional Use Authorization to allow 1:1 parking, which is in
excess of the 10 spaces principally permitted by the Planning Code (0.75:1) for 13 units. Three of
the parking spaces are being shifted to Lot 63 from Lot 62 as a result of the lot line adjustment for
the Project, for use by the occupants of the three units at Lot 62. Accordingly, the Project Sponsor
submits this application pursuant to Planning Code Section 303 to obtain a conditional use
authorization for 1:1 parking and for the shifting of 3 spaces from Lot 62 to Lot 63 to allow the lot
line adjustment for the Project. Among other reasons, the requested 1:1 parking, which is strongly
supported by the neighborhood, would help to raise funds to pay for the historic preservation
project, which is a very expensive and unprofitable undertaking in light of the extensive fire
2
200-208 Dolores Street
C:\DOCUME~1\smiddleb\LOCALS~1\Temp\notesE1EF34\~7201278.doc

damage to the existing structure. The Project promotes the public welfare, convenience and
necessity, and meets all other requirements of San Francisco’s General Plan and the Planning
Code.
Pursuant to Planning Code Section 102.14, a “lot” in some cases can be considered to be a
combination of contiguous Assessor’s lots or portions thereof where such combination is necessary
to meet the requirements of the Code. In this case, the two adjacent lots, 62 and 63, can be
considered together for purposes of determining parking requirements under Section 151.1. This
conditional use would authorize the shifting of Lot 62’s three parking spaces to Lot 63 as part of
the lot line adjustment for the project.

E.

WORKING TOGETHER WITH THE NEIGHBORHOOD

The Project was originally proposed in 2004 as a demolition of the vacant and extensively
fire-damaged building at 200 Dolores Street. After a number of meetings with the MissionDolores Neighborhood Association, the Sponsor changed the Project to preserve and renovate the
existing building rather than demolish it, as requested by the Association. In addition, the Sponsor
has worked closed with the Mission-Dolores Neighborhood Association for the past several years
to modify the design of the proposed new building at the vacant lot at 208 Dolores Street to address
their desires. The Mission-Dolores Neighborhood Association supports the Project. (See attached
Exhibit C Letter of Support.)

F.

COMPLIANCE WITH SECTION 303 (CONDITIONAL USE) CRITERIA

The Project requires conditional use authorization by the Planning Commission to
authorize accessory off-street parking. Under Section 303(c), the City Planning Commission shall
approve the application and authorize a conditional use if the facts presented establish the
following:
1.

Desirability and Compatibility of Project

Planning Code section 303(c)(1) requires that facts be established which demonstrate the
following:
That the proposed use or feature, at the size and intensity contemplated and at
the proposed location, will provide a development that is necessary or
desirable for, and compatible with, the neighborhood or the community.
The proposed Project is desirable because it will contribute residential units to the City’s
housing supply. The immediate neighborhood is surrounded by residential buildings.
Each household in the Project will likely desire to own at least one vehicle and require
parking. Therefore, the application is for 1:1 parking, rather than .75/1, as ordinarily allowed
under the Market-Octavia Plan.
3
200-208 Dolores Street
C:\DOCUME~1\smiddleb\LOCALS~1\Temp\notesE1EF34\~7201278.doc

The proposed parking is necessary and desirable for the following reasons:
a.

1:1 Parking Will Help Fund Historic Preservation

As noted above, the Project includes the historic preservation and renovation of a
vacant fire-damage building that will be enormously expensive and unprofitable due to the
extensive fire-damage to the building. The 1:1 parking will help to raise funds for the historic
preservation project.
b.

The Proposed Parking Will Not Affect the City’s Transit First Policy.

The City’s Transit First policy is intended to prevent bringing additional cars from
outside the City into the City by encouraging the use of public transit. That policy does not
apply to this site. The cars owned by the occupants of the Project will not contribute to traffic
during the commute hours because they do not need to be used for commuting to work. The
Project will generate a parking demand of at least 13 spaces arising from the residents. During
the week, it is anticipated that most residents will travel to work by walking, taking public transit
such as BART or MUNI, or using taxicabs. There is very little available on-street parking in this
area during the week. Residents must have the ability to park their vehicle overnight at the
building and to leave the vehicle stored for extended periods when it is not needed.
c.

The Parking Will Not Have Any Detrimental Effect on the Surrounding Area

The additional parking will not have any detrimental effect on the surrounding
area. To the contrary, if the parking is not approved, there would be additional demand for any
existing on-street parking, making parking more difficult for the neighbors. The Project Site
provides an excellent potential for much needed housing. The Project is within close proximity
to existing business, cultural, and retail uses, thereby minimizing the need for the use of
automobiles during daytime commuter hours.
The Project is necessary, desirable and compatible with the neighborhood and the
community for the following reasons:
(a)

The Project is necessary and desirable because it will create new
dwelling units in an in-fill project within an established urban
area, fulfilling existing zoning control standards, and General
Plan policies that encourage provision of new housing;

(b)

The Project will aesthetically enhance the neighborhood; and

(c)

The design of the Project is compatible with the neighborhood
character.
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2.

Effect of Project on Health, Safety, Convenience or General Welfare

Planning Code section 303(c)(2) requires that facts be established which
demonstrate the following:
That such use or feature as proposed will not be detrimental to the health,
safety, convenience or general welfare of persons residing or working in the
vicinity, or injuries to property, improvements or potential development in the
vicinity, with respect to aspects including but not limited to the following:

(a)

(a)

The nature of the proposed site, including its size and shape, and the
proposed size, shape and arrangement of the structure.

(b)

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.

(c)

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

(d)

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

The Nature of the Project Site is appropriate for the Project

The Project Site is well suited for multi-unit residential development. The Project
Site is located on a corner lot with two street frontages on Dolores and 15th Streets.
The proposed density at one unit per 474 square feet of lot area, and the proposed
40-foot height are appropriate for the Site location and size.
(b)

The Project has adequate off-street parking

For residential uses, the RTO District principally permits 0.75 parking spaces per
unit, and 1:1 parking as a conditional use. Thus, 10 residential spaces are principally
permitted for 13 units with 1:1 parking. The Project provides a total of 16 independent
residential parking spaces, including 3 spaces for Lot 62. All parking spaces will be
underground.
(c)

The Project will not Produce Noxious Emissions

The Project will consist of high quality residential units. The proposed uses will
not generate any noxious or offensive emissions, noise, glare, dust or odors.
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(d)

Appropriate Treatment has been Given to Landscaping, Open Space, Parking,
Loading, Service Areas and Lighting

The proposed Project is intended to produce an environment where residents can
enjoy an attractive, safe and comfortable environment.
The Project will provide both private and common usable open space. The
Project will provide 5 private decks totaling 2,000 square feet. In addition to the private
open space, approximately 2,000 square feet of common open space will be provided at
the rear yard.
Lighting along the building façade and at the street level, and installation of
street trees, will be consistent with the neighborhood character. No freight loading is
required or provided.
3.

Compliance with the General Plan

Planning Code Section 303(c)(3) requires that facts be established that
demonstrate the following:
That such use or feature as proposed will comply with the applicable
provisions of this code and will not adversely affect the General Plan.
The Project will comply with the Planning Code and will affirmatively promote,
will be consistent with, and will not adversely affect the General Plan, including the following
objectives and policies:
Housing Element Objectives and Policies
The objectives and policies of the Residence Element of the General Plan encourage the
provision of new housing, the affordability of housing and a quality living environment.
Housing Supply
Objective 1.

Provide new housing in appropriate locations which meets identified
housing needs and takes into account the demand for affordable housing
created by employment demand.

Policy 1.1.

Encourage higher residential density in areas adjacent to downtown, in
underutilized commercial and industrial areas proposed for conversion to
housing, and in neighborhood commercial districts where higher density
will not have harmful effects, especially if the higher density provides a
significant number of units that are affordable to lower income
households.

Policy 1.7.

Encourage and support the construction of quality, new family housing.
6
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Housing Density, Design and Quality of Life
Objective 11. In increasing the supply of housing, pursue place making and
neighborhood building principles and practices to maintain San
Francisco’s desirable urban fabric and enhance livability in all
neighborhoods.
Policy 11.1.

Use new housing development as a means to enhance neighborhood
vitality and diversity.

Policy 11.2.

Ensure housing is provided with adequate public improvements, services,
and amenities.

Policy 11.8.

Strongly encourage housing project sponsors to take full advantage of
allowable building densities in their housing developments while remaining
consistent with neighborhood character.

The Project proposes the historic preservation and renovation of a vacant fire-damaged
building and construction of 10 new dwelling units on an adjacent vacant lot. The Project
appropriately locates housing units in an established residential neighborhood and increases the
City’s supply of housing. The Projects architectural design is compatible with the existing scale
and character of the neighborhood. The Project is well designed and provides a quality living
environment.
Urban Design Element Objectives and Policies
The Project promotes the Urban Design Element’s objectives and policies as follows:
City Pattern
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 1.2.

Protect and reinforce the existing street pattern, especially as it is related
to topography.

Policy 1.3.

Recognize that buildings, when seen together, produce a total effect that
characterizes the City and its districts.

The Project will enhance the District by reinforcing the urban nature of the street pattern.
The Project will result in a better utilization of the Project Site than that of the existing vacant lot
and fire-damaged building. The Project Site is located in an established residential neighborhood.
Neighborhood Environment
Objective 4.

Improvement of the neighborhood environment to increase personal
safety, comfort, pride and opportunity.
7
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Policy 4.12.

Install, promote and maintain landscaping in public and private areas.

The Project will improve neighborhood safety by the historic preservation and renovation
of a vacant fire-damaged building and by improvement of a vacant lot.
4.

Additional Parking Criteria – Section 157

Pursuant to Section 157, in considering any application for conditional use where
the amount of parking exceeds the amount classified in Section 204.5 as accessory parking, the
Planning Commission must consider the following additional criteria in addition to those set
forth in Section 303(c):
(A)
Demonstration that trips to the use or uses to be served, and the
apparent demand for additional parking, cannot be satisfied by the amount of
parking classified by this Code as accessory, by transit service which exists or is
likely to be provided in the foreseeable future, by car pool arrangements, by more
efficient use of existing on-street and off-street parking available in the area, and by
other means;
(B)
The absence of potential detrimental effects of the proposed parking
upon the surrounding area, especially through unnecessary demolition of sound
structures, contribution to traffic congestion, or disruption of or conflict with transit
services;
(C)
In the case of uses other than housing, limitation of the proposed
parking to short-term occupancy by visitors rather than long-term occupancy by
employees; and
(D)
Availability of the proposed parking to the general public at times
when such parking is not needed to serve the use or uses for which it is primarily
intended.
(A)

THE PARKING DEMAND IS AT LEAST 13 SPACES

The Project will generate a parking demand of at least 13 spaces arising from the
residents of the 13 residential units, plus three spaces for the three adjacent units at Lot 62. The
parking demand exceeds the parking principally permitted by the Code, which is .75 to 1.
During the week, it is anticipated that most residents will travel to work by walking, taking
public transit such as BART or MUNI, or using taxicabs. However, the residents will require
additional parking beyond that which is normally allowed as accessory parking because it is
anticipated that each household will desire to own a vehicle primarily for non-commuter
purposes and generate a parking demand of at least one parking space. There is very little
available on-street parking in this area during the week, and residents require the ability to park
and store their vehicle overnight and/or for extended periods of time when the vehicles may
remain unused.
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(B)

THE ADDITIONAL PARKING WILL NOT HAVE A DETRIMENTAL
EFFECT ON THE SURROUNDING AREA.

The additional parking will not have any detrimental effect on the surrounding
area. To the contrary, if the parking is not approved, there would be an additional demand for
the existing on-street parking and public parking facilities, making parking more difficult for the
general public.
(C)

THE ADDITIONAL PARKING WILL NOT BE USED BY EMPLOYEES.

Section 157(c) provides that the Commission must consider “[i]n the case of uses
other than housing, limitation of the proposed parking to short-term occupancy by visitors rather
than long-term occupancy by employees.” The Project Sponsor will limit the proposed
residential parking to residents. There are no commercial uses in the Project.
(D)

GENERAL PUBLIC’S USE OF THE ADDITIONAL PARKING.
The parking is not for public use.

G.

FINDINGS

Planning Code Section 151.1 requires the Planning Commission to make the
following findings with respect to requested accessory parking:
(A)
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;
(B)
Accommodating excess accessory parking does not degrade the overall
urban design quality of the project proposal; and
(C)
Excess accessory parking does not diminish the quality and viability of
existing or planned streetscape enhancements.

H.

MASTER PLAN PRIORITY POLICIES

Code Section 101.1 establishes the following eight priority planning policies and requires
review of permits for consistency with said policies. The Project and this Conditional Use
application are consistent with each of these policies as follows:
1.

That Existing Neighborhood-Serving Retail Uses Be Preserved and Enhanced and
Future Opportunities for Resident Employment in and Ownership of Such
Businesses Enhanced

There are no existing retail uses on the site.
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2.

That Existing Housing And Neighborhood Character Be Conserved And
Protected In Order To Preserve The Cultural And Economic Diversity Of Our
Neighborhoods

The existing vacant fire-damaged building will be historically preserved and renovated.
The Project will contribute to the neighborhood character and preserve and enhance the cultural
and economic diversity of the neighborhood. The Project is compatible with the scale and design
of the neighborhood within which the Project Site is located.
3.

That the City’s Supply Of Affordable Housing Be Preserved And Enhanced

The Project will further this priority policy by creating new affordable housing units within
the Project.
4.

That Commuter Traffic Not Impede MUNI Transit Service Or Overburden Our
Streets or Neighborhood Parking

This is a residential Project, and will therefore not create new commuter traffic that could
overburden local streets or neighborhood parking.
5.

That A Diverse Economic Base Be Maintained By Protecting Our Industrial And
Service Sectors From Displacement Due To Commercial Office Development,
and That Future Opportunities for Resident Employment and Ownership in These
Sectors Be Enhanced

The Project does not include office uses or industrial or service sector uses.
6.

That The City Achieve the Greatest Possible Preparedness to Protect Against
Injury And Loss of Life in an Earthquake

The Project will conform to the structural and seismic requirements of the San Francisco
Building Code.
7.

That Landmarks And Historic Buildings Be Preserved

The Project includes the historic preservation and renovation of the vacant firedamaged historic building on the site.
8.

That Our Parks And Open Space And Their Access To Sunlight And Vistas Be
Protected From Development
The Project will not impact parks, open space, or their access to sunlight or vistas.
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I.

CONCLUSION

The Project satisfies all of the criteria of the Planning Code and the Master Plan for
approval of a Conditional Use Authorization. The Project will preserve and renovate a vacant
fire-damaged historic building, and provide much needed additional housing for San Francisco
on a vacant lot in a residential neighborhood. The proposed new building on the vacant lot is
urban infill. The proposed density is appropriate for the Project Site size and location. The
proposal furthers the objectives and policies of the City's Master Plan and zoning controls, and
will be a positive addition to the neighborhood. The Project is supported by the MissionDolores Neighborhood Association, and there is no known opposition.
Accordingly, the Conditional Use application should be approved.
Respectfully,
REUBEN & JUNIUS, LLP
Attorneys for Corvorn LLC

Dated: January 19, 2010

By: _________________________________
David Silverman
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LIST OF EXHIBITS

Exhibit A – Plans, Elevations, and Sections
Exhibit B – Photographs of Project Site and Project Block
Exhibit C – Letter of Support from Mission-Dolores
Neighborhood Association
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