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Memo to the Planning Commission 
HEARING DATE: AUGUST 13, 2015 

Continued from the April 23, 2015, May 7, 2015, and July 2, 2015 Hearings 
 

Date: August 6, 2015 
Case No.: 2013.0883DV; 2014.0884DV 
Project Address: 1364-1370 PACIFIC AVENUE 
Permit Application: 2014.0812.3674; 2014.0812.3679 
Zoning: Pacific Avenue Neighborhood Commercial District 
 40-X Height and Bulk District 
Block/Lot: 0155/020, 021 
Project Sponsor: Riyad Ghannam 
 r-g architecture 
 560 3rd Street 
 San Francisco, CA 94107 
Staff Contact: Kevin Guy (415) 558-6163 
 kevin.guy@sfgov.org 
Recommendation: Do not take DR and approve the project as proposed. 

 

BACKGROUND 
The project is to demolish two existing one-story commercial buildings and construct two new four-story 
buildings, each reaching a height of 40 feet, containing one dwelling unit and ground-floor retail space. 
The proposal includes two separate buildings on separate lots, filed under separate building permit 
applications. However, the projects are being proposed by the same sponsor and have been designed by 
the same architect. In addition, the requests for a Variance and a Rear Yard modification, and the requests 
for Discretionary Review, apply to both individual buildings. It should be noted that, although the project 
is the subject of a Discretionary Review request, the properties are located within a Neighborhood 
Commercial District. The Residential Design Guidelines apply only to properties within RH-, RM-, and 
RTO Residential Districts. 
 
These items were originally scheduled for the April 23, 2015 Planning Commission hearing. Several days 
prior to that hearing, staff received allegations of violations occurring at the subject properties, including 
residential uses within both of the existing commercial buildings. The Commission continued the items to 
May 7, 2015, then again to July 2, 2015, to allow the Planning Department and the Department of Building 
Inspection (DBI) to investigate these allegations and catalog any violations on the properties. In addition, 
the Commission requested that the sponsor supplement the project plans with additional information 
regarding existing site conditions, as well as additional exhibits depicting the massing of the proposed 
buildings in the context of the subject block. On July 2, 2015, the Planning Commission granted an  
additional continuance to the August 13, 2015 hearing at the request of the Project Sponsor.  
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CURRENT TRANSMITTAL 
Given the lapse in time and the number of hearings that have occurred since the publication of the 
original staff report, staff is re-transmitting materials from prior hearings and including relevant updated 
materials as follows: 

A. Property Graphics:  
- Block Book Map 
- Sanborn Map 
- Zoning Map 
- Aerial Photographs 
 

B. Staff Report from April 23, 2015 hearing (including DR Analysis) 
 
C. Update Memo from July 2, 2015 hearing (including discussion of code enforcement issues) 
 
D. Discretionary Review Application (including correspondence and signatures in opposition) 
 
E. Other Communications in Opposition to Project (including new correspondence from PANA and Ader 
Gandi, both dated July 30, 2015) 
 
F. Communications in Support of Project (including DR Analysis from project sponsor, as well as new 
correspondence from Melinda Sarjapur, dated July 30, 2015 
 
G. & H. Updated Project Plans for 1364 Pacific Avenue and 1370 Pacific Avenue (dated July 29, 2015). 
Plans incorporate minor changes from previous iterations transmitted with staff report for July 2, 2015 
hearing, including: 
 
 - Reconfigurations of interior spaces 

- Addition of lightwell at 1364 Pacific Avenue, measuring 2 feet x 5 feet, along eastern property 
line at second story and levels above  
- Narrowing of exterior glazing at third floor on north elevations 
- Reconfiguration of exterior glazing at fourth floor on north elevations 
- Residential entries on Pacific Avenue shifted forward by approximately 2 feet 

 

REQUIRED COMMISSION ACTION 
In order for the project to proceed, the Commission would approve the projects as proposed without 
taking Discretionary Review. In addition, the Zoning Administrator would need to grant a Rear Yard 
Modifications for each project, as well as a Variance for driveway entry width for each project. 
 

BASIS FOR RECOMMENDATION 
• The project has incorporated the revisions requested by the Residential Design Team. 

• The project reinforces the surrounding pattern of buildings with full lot coverage, with frontages 
on both Pacific Avenue and Lynch Street. 
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• The project, as expressed along the Lynch Street frontage, is compatible with the narrow, intimate 
scale of the alley and does not overwhelm the narrow street. 

• The applicant has obtained permits to correct the previous violations at 1370 Pacific Avenue. 

RECOMMENDATION: Do not take DR and approve the projects as proposed. 

Attachments: 
(As described under “Current Transmittal” above) 
 



 

 

 

 

 

Attachment A: 

Property Graphics 



Parcel Map 

1364 Pacific Ave 

Case No. 2013.0883DV, 2014.0884DV 
1364-1370 Pacific Ave 
DR/Variance/Rear Yard Mod 
 

1370 Pacific Ave 



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

Sanborn Map* 

Case No. 2013.0883DV, 2014.0884DV 
1364-1370 Pacific Ave 
DR/Variance/Rear Yard Mod 
 

1370 Pacific Ave 1364 Pacific Ave 



Aerial Photo 

Case No. 2013.0883DV, 2014.0884DV 
1364-1370 Pacific Ave 
DR/Variance/Rear Yard Mod 
 

1370 Pacific Ave 1364 Pacific Ave 



Zoning Map 

Case No. 2013.0883DV, 2014.0884DV 
1364-1370 Pacific Ave 
DR/Variance/Rear Yard Mod 
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Variance/Rear Yard Modification 
Discretionary Review 

Full Analysis 
HEARING DATE APRIL 23, 2015 

 
Date: April 16, 2015 
Case No.: 2013.0883DV; 2014.0884DV 
Project Address: 1364-1370 PACIFIC AVENUE 
Permit Application: 2014.0812.3674; 2014.0812.3679 
Zoning: Pacific Avenue Neighborhood Commercial District 
 40-X Height and Bulk District 
Block/Lot: 0155/020, 021 
Project Sponsor: Riyad Ghannam 
 r-g architecture 
 560 3rd STREET 
 San Francisco, CA 94107 
Staff Contact: Kevin Guy (415) 558-6163 
 kevin.guy@sfgov.org 
Recommendation: Do not take DR and approve the project as proposed. 
 
 

PROJECT DESCRIPTION 
The project is to demolish two existing one-story commercial buildings and construct two new four-story 
buildings, each reaching a height of 40 feet, containing one dwelling unit and ground-floor retail space. 
The proposal includes two separate buildings on separate lots, filed under separate building permit 
applications. However, the projects are being proposed by the same sponsor and have been designed by 
the same architect. In addition, the requests for a Variance and a Rear Yard modification (as discussed 
below), and the requests for Discretionary Review, apply to both individual buildings. It should be noted 
that, although the project is the subject of a Discretionary Review request, the properties are located 
within a Neighborhood Commercial District. The Residential Design Guidelines apply only to properties 
within RH-, RM-, and RTO Residential Districts.   
 
SITE DESCRIPTION AND PRESENT USE 
The property at 1364 Pacific Avenue is a through lot with 20 feet of frontage on Pacific Avenue and Lynch 
Street, with a lot depth of 60 feet, measuring approximately 1,200 square feet. The property is developed 
with a one-story commercial building that covers the entire lot. The property at 1370 Pacific Avenue is 
also a through lot, with 17.5 feet of frontage on Pacific Avenue and Lynch Street, with a lot depth of 60 
feet, measuring approximately 1,050 square feet. The properties slope downward from Pacific Avenue to 
Lynch Street.  
 
 



Variance/Discretionary Review – Full Analysis CASE NOS2013.0883DV; 2014.0884DV 
April 23, 2015 1364-1370 Pacific Avenue 

 2 

 
 
SURROUNDING PROPERTIES AND NEIGHBORHOOD 
The area surrounding the project site is mixed‐use in character. The property is located within the Pacific 
Avenue Neighborhood Commercial District (NCD), a linear zoning district that extends along Pacific 
Avenue roughly between Polk Street and Jones Street. Pacific Avenue is predominantly residential in 
character, with some small, neighborhood-serving commercial uses interspersed on the ground floor. A 
similar pattern is found along Hyde Street to the west. The areas to the immediate north and south of the 
project comprise the residential areas of Russian Hill and Nob Hill, which include isolated commercial 
and institutional uses.  
 
The Polk Street NCD is located further to the west, extending along Polk Street between Post and Filbert 
Streets, as well as segments of adjacent streets. Ground floor retail spaces are occupied by convenience 
and specialty uses, as well as numerous entertainment uses such as restaurants and bars. Many of the 
buildings within the Polk Street NCD have residential uses situated on upper floors above the 
ground‐floor retail spaces. The intersecting streets adjacent to the Polk corridor tend to be more 
residential in character, with commercial uses interspersed on selected blocks.  
 
The scale of existing buildings varies greatly in the vicinity of the subject property. Heights on Pacific 
Avenue range from one- to four-stories in height, with most buildings measuring two- to three-stories in 
height. The subject properties abut Lynch Street, a narrow street measuring 17.5 in width. Buildings along 
the Lynch Street frontage are generally built to the property line, at heights ranging from one- to four-
stories. Taller residential buildings are found near the summit of Russian Hill (near the intersection of 
Vallejo and Jones Streets), as well as the summit of Nob Hill (near the intersection of Jones and Clay 
Streets). 
 
BUILDING PERMIT APPLICATION NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
NOTIFICATION 

DATES 
DR FILE DATE DR HEARING DATE FILING TO HEARING TIME 

312 
Notice 

30 days 
December 19, 

2014- January 18, 
2015 

January 16, 
2015 

April 23, 2015 97 days 

 
HEARING NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
REQUIRED NOTICE DATE ACTUAL NOTICE DATE 

ACTUAL 
PERIOD 

Posted Notice 10 days April 13, 2015 April 13, 2015 10 days 
Mailed Notice 10 days April 13, 2015 April 13, 2015 10 days 
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PUBLIC COMMENT 
 

 SUPPORT OPPOSED NO POSITION 

Adjacent neighbor(s) - 1 - 
Other neighbors on the 
block or directly across 
the street 

41 27 - 

Neighborhood groups - 3 - 
 
The Department has received emails expressing concerns regarding the project from neighbors on the 
subject block, as well as the Pacific Avenue Neighborhood Association (PANA), the Russian Hill 
Community Association, and the Middle Polk Neighborhood Association. Staff also received a petition 
opposing the project with approximately 152 signatures. These communications state concerns regarding 
the scale of the project on both the Pacific Avenue and Lynch Street frontages, the loss of sunlight and 
intimate building scale on Lynch Street, and noise and privacy impacts to neighbors associated with the 
proposed roof decks. These communications also state that the granting of the rear yard modification is 
contrary to the legislative intent of the Pacific Avenue NCD. The project sponsor also submitted a petition 
in support of the project signed by approximately 400 individuals. Approximately 40 of these individuals 
live on the subject block. In addition, staff received a letter in support from a neighbor at 1355 Pacific 
Avenue (across the street from the subject property). This neighbor had initially filed a request for 
Discretionary Review, however, the DR request was withdrawn once the project sponsor revised the 
project to delete the stair penthouses at the uppermost roofs and set back the railings for the associated 
decks.  
 
DR REQUESTOR  
The DR Request was filed by Robyn Tucker and Jouni Heikkinen on behalf of PANA.  
 
DR REQUESTOR’S CONCERNS AND PROPOSED ALTERNATIVES 
Issue #1: The requested rear yard modification is inconsistent with the legislative intent of the Pacific 
Avenue NCD to provide a 45% rear yard.  
 
Issue #2: Constructing the buildings to the property line on Lynch Street will compromise the low-rise 
neighborhood character of the area, diminish access to sunlight, and will not provide desired open space. 
 
Issue #3: The proposed roof decks will result in noise and privacy impacts, particularly for neighbors 
across Lynch Street.  
 
Issue #4:  The projects should be revised to delete the fourth floor, remove some of the roof decks, and 
provide a 25% rear yard. The DR Requestor also suggests the partial removal of ground floor commercial 
spaces, to be replaced with residential space as compensation for the deletion of the fourth floors.  
 
Please see the Discretionary Review Application and associated materials for additional information.   The 
Discretionary Review Application is an attached document. 
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PROJECT SPONSOR’S RESPONSE 
Issues #1 and #2: The substandard widths of the subject lots makes it challenging to build functional and 
livable spaces without extending into the rear yard. All lots on Lynch Street are currently built to the 
property line, with the exception of the existing commercial building at 1370 Pacific Avenue (which 
would be demolished as part of the project). The existing rear yard at 1370 Pacific Avenue has been an 
attractive nuisance. The sunlight access plane required by the Planning Code will preserve sunlight and a 
sense of openness on Lynch Street.  
 
Issue #3: The roof decks are a response to the terraced building form created by the 45-degree sunlight 
access plane required by the Planning Code. The decks allow for an efficient use of limited space. The 
roof decks at the second and third floors are accessed via bedrooms, and are not expected to be used 
frequently.  
 
Issue #4:  The previously-proposed second floor decks have been deleted. The rooftop stair penthouses 
and the parapet along the Pacific Avenue frontage have been deleted to reduce the apparent height of the 
building. Deleting the fourth floors and converting a portion of the ground-floor commercial spaces to 
residential use would not be feasible, because the commercial spaces would become too small to be 
financially viable, and the rear portion of the first levels would not provide sufficient clearance height for 
the driveway.   
 
Please refer to the attached email from Eric Tang (property owner) responding to the issues raised by the 
DR Request.  
 
PROJECT ANALYSIS 
The project is to demolish two existing one-story commercial buildings and construct two new four-story 
buildings, each reaching a height of 40 feet, containing one dwelling unit and ground-floor retail space. 
The proposal includes two separate buildings on separate lots, filed under separate building permit 
applications. However, the projects are being proposed by the same sponsor and have been designed by 
the same architect.  
 
The DR Requestor objects to the granting of a Rear Yard Modification, citing concerns over the resulting 
scale on Lynch Street and the lack of open space that would result. Each building would be constructed to 
the rear property line on Lynch Street, consistent with the pattern of the remainder of the block. Given the 
narrowness of Lynch Street, this development pattern creates the intimate, granular scale of an ‘outdoor 
room’. Although the measured overall height of the buildings would be taller than several other 
buildings on the subject block, the rear of the buildings along the Lynch Street frontage would be 
expressed as a two-story element. This two-story expression is consistent with the majority of buildings 
fronting on Lynch Street, and would be lower than several other buildings expressing three- and four-
story elevations on the street. Planning Code Section 261.1 requires that the buildings observe a 45-degree 
sunlight access plane, measured beginning at the property line on the north (opposite) side of Lynch 
Street. This results in a terraced configuration of the buildings above the second story, so that the upper 
stories would be minimally visible from Lynch Street.  
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For the subject properties, Planning Code Section 134 requires a rear yard measuring 15 feet in depth 
(25% of the lot depth) at the lowest level containing a dwelling unit, and at each succeeding story. It 
should be noted that there is a discrepancy in the Planning Code on this topic, because Section 732.1 
specifies a 45% rear yard requirement at all levels of the building. The purpose of the rear yard 
requirement is to provide a sense of openness between structures and promote a pattern of mid-block 
open space. There is currently no pattern of mid-block open space for lots located between Pacific Avenue 
and Lynch Street. Separation is provided instead by the presence of Lynch Street itself, and the sunlight 
access plane reflected in the buildings reinforces the sense of openness and preservation of light on the 
alley. The proposed configuration of the project is consistent with a traditional urban pattern of buildings 
built to the edge of the sidewalk, and is consistent with the scale of other existing buildings on Lynch 
Street. Because the buildings would be constructed through the entire lot with no rear yard, the project 
requires a modification of rear yard requirements, pursuant to Section 134(e). The Zoning Administrator 
will consider this request at the April 23, 2015 hearing, based on the following criteria:  
 
         (A)   Residential uses are included in the new or expanding development and a comparable amount of usable 
open space is provided elsewhere on the lot or within the development where it is more accessible to the residents of 
the development; and 
         (B)   The proposed new or expanding structure will not significantly impede the access of light and air to and 
views from adjacent properties; and 
         (C)   The proposed new or expanding structure will not adversely affect the interior block open space formed by 
the rear yards of adjacent properties.  
 
The DR Requestor also raises concerns regarding the height of the project on Pacific Avenue, and has 
requested deletion of the fourth floor. While the project would be taller than its immediately adjacent 
neighbors, multiple buildings of four stories or greater can be found within the Pacific Avenue NCD, 
including a five-story building located across the street at 1355 Pacific Avenue. The original design of the 
project included a stair penthouse and parapet on each building to provide access and security for the top 
roof decks. The project sponsor subsequently modified the design to delete the stair penthouses, with 
roof deck access provided via interior doors at the fourth floors. In addition, the parapets were eliminated 
and replaced by open railings which are set back from the front elevations. Although each building 
remains at four stories, these changes to the rooftop configuration reduce the apparent height of the 
buildings to achieve compatibility with the scale of the block. The DR requestor has proposed an alternate 
design which would delete the fourth story of each building, and would convert portions of the ground-
floor retail space to residential use to compensate for the loss of the fourth story. The Project Sponsor has 
indicated that such a configuration would not be feasible, because the commercial spaces would become 
too small to be financially viable, and the rear portion of the first levels would not provide sufficient 
clearance height for the driveway.   
 
The DR Requestor also raises concerns regarding noise and privacy impacts to neighbors located across 
Lynch Street from the proposed rear decks. The project sponsor deleted the lowest decks, which were 
located at the second floor and were the closest to properties across Lynch Street. It should be noted that 
railings are still proposed around the roof area at the second level for safety during maintenance access. 
However, these spaces would not be occupied as decks. Each building includes additional decks at the 
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third and fourth floors, and atop the fourth floor roofs. These decks enjoy horizontal and vertical 
separation from the properties across Lynch Street. Furthermore, the decks at the third and fourth floors 
are relatively small  (ranging from 100 to 120 square feet), and are accessed via bedrooms. Therefore, they 
are not expected to be frequently used by large groups.  
 
The project is also requesting a Variance from the parking entry width limitations of the Planning Code. 
Section 145.1 limits the width of parking entries to no more than 20 feet, or one-third of the building 
frontage, whichever is less. Given the narrowness of each lot, this Section would allow a vehicular entry 
of approximately 6.5 feet (for 1364 Pacific Avenue) and six feet (for 1370 Pacific Avenue). The project is 
requesting a Variance to provide a 10-foot wide vehicular entry for the building at 1364 Pacific Avenue, 
and an 8-foot wide vehicular entry for the building at 1370 Pacific Avenue. It should be noted that the 
Department has received no communications objecting to the requested Variances for vehicular entry 
widths. The Zoning Administrator will consider these requests at the April 23, 2015 hearing.  
 
ENVIRONMENTAL REVIEW 
The Department has determined that the proposed project is exempt from environmental review, 
pursuant to CEQA Guideline Section 15303(a). 
 
RESIDENTIAL DESIGN TEAM REVIEW 
The project was reviewed by the Residential Design Team (RDT) on March 12, 2015. As stated previously, 
the project is located within a Neighborhood Commercial District and is therefore not subject to the 
Residential Design Guidelines. However, the RDT discussed the concerns raised by the DR requestors 
and reviewed the project in light of the Urban Design policies of the General Plan, as well as typical 
design practices, taking into consideration the specific context. It should be noted that, at the time of the 
RDT meeting, a second DR request was filed that requested deletion of the rooftop stair penthouses and 
reconfiguration of other rooftop features.  
 
The RDT found that full lot coverage of the buildings reinforces the pattern found on the subject block. 
The RDT recommended that the projects be modified from their original design to eliminate the stair 
penthouses, and replace the access to the rooftop deck with open stairs. The RDT also recommended that 
the parapets for the rooftop decks be replaced by open railings, set back a minimum of five feet from the 
Pacific Avenue elevations. The project subsequently incorporated the changes requested by the RDT, and 
the second DR request has been withdrawn.  
 
BASIS FOR RECOMMENDATION 
The Planning Department recommends that the Planning Commission not take Discretionary Review, 
and approve the project as proposed for the following reasons: 
 

 The project has incorporated the revisions requested by the RDT.  
 The project reinforces the surrounding pattern of buildings with full lot coverage, with frontages 

on both Pacific Avenue and Lynch Street.  
 The project, as expressed along the Lynch Street frontage, is compatible with the narrow, intimate 

scale of the alley and does not overwhelm the narrow street.  
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RECOMMENDATION: Do not take DR and approve the project as proposed. 

 
Attachments: 
Block Book Map  
Sanborn Map 
Zoning Map 
Aerial Photographs  
Context Photos 
Section 312 Notice 
DR Application 
Response to DR Application 
Public Correspondence and Petition in Support 
Reduced Plans 
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Memo to the Planning Commission 
HEARING DATE: JULY 2, 2015 

Continued from the April 23, 2015 and May 7, 2015 Hearings 
 

Date: August 2, 2007 
Case No.: 2013.0883DV; 2014.0884DV 
Project Address: 1364-1370 Pacific Avenue 
Zoning: Pacific Avenue Neighborhood Commercial District (NCD) 
 40-X Height and Bulk District 
Block/Lot: 0155/020, 021 
Project Sponsor: Riyad Ghannem 
 r-g architecture 
 560 3rd Street 

 San Francisco, CA  94107  
Staff Contact: Kevin Guy – (415) 558-6163 
 kevin.guy@sfgov.org 
Recommendation: Do not take DR and approve the projects as proposed 
 

BACKGROUND 
The project is to demolish two existing one-story commercial buildings and construct two new four-story 
buildings, each reaching a height of 40 feet, containing one dwelling unit and ground-floor retail space. 
The proposal includes two separate buildings on separate lots, filed under separate building permit 
applications. However, the projects are being proposed by the same sponsor and have been designed by 
the same architect. In addition, the requests for a Variance and a Rear Yard modification, and the requests 
for Discretionary Review, apply to both individual buildings. It should be noted that, although the project 
is the subject of a Discretionary Review request, the properties are located within a Neighborhood 
Commercial District. The Residential Design Guidelines apply only to properties within RH-, RM-, and 
RTO Residential Districts. 
 
These items were originally scheduled for the April 23, 2015 Planning Commission hearing. Several days 
prior to that hearing, staff received allegations of violations occurring at the subject properties, including 
residential uses within both of the existing commercial buildings. The Commission continued the items to 
May 7, 2015, then again to July 2, 2015, to allow the Planning Department and the Department of Building 
Inspection (DBI) to investigate these allegations and catalog any violations on the properties. In addition, 
the Commission requested that the sponsor supplement the project plans with additional information 
regarding existing site conditions, as well as additional exhibits depicting the massing of the proposed 
buildings in the context of the subject block.  
 
 
 



Memo to Planning Commission CASE NO. 2013.0883DV & 2014.0884DV 
Hearing Date:  July 2, 2015 1364 – 1370 Pacific Avenue 

 2 

CURRENT STATUS 
Enforcement staff from both DBI and the Planning Department have visited the properties and found 
several violations. For the property at 1364 Pacific Avenue, a change in use had occurred at the front of 
the building without permits, from a retail store to a sewing/alterations shop. At the rear of the building 
at 1364 Pacific Avenue, a dwelling unit had been created without permits, including two bedrooms, a 
kitchen, and a full bathroom. The dwelling unit has been occupied by the owners of the property (the 
parents of the applicant), who also operate the sewing/alterations shop at the site and the retail store on 
the adjacent property at 1370 Pacific Avenue. It should be noted that the construction of the proposed 
projects would abate the existing violations at 1364 Pacific Avenue, by demolishing the existing building 
(and, by extension, removing the existing uses and improvements that were established without permits). 
The applicant has stated that he intends for his parents to occupy one of the two proposed single-family 
dwelling units.  
 
For the property at 1370 Pacific Avenue, staff found that an awning and sign for the retail store had been 
installed without permit. Enforcement staff found no evidence of residential use on the 1370 Pacific 
Avenue property. On June 16, 2015, the applicant obtained building permits to legalize the sign and 
replace the cover of the awning structure.  
 

REQUIRED COMMISSION ACTION 
In order for the project to proceed, the Commission would approve the projects as proposed without 
taking Discretionary Review. In addition, the Zoning Administrator would need to grant a Rear Yard 
Modifications for each project, as well as a Variance for driveway entry width for each project.  
 

BASIS FOR RECOMMENDATION 
 The project has incorporated the revisions requested by the RDT. 
 The project reinforces the surrounding pattern of buildings with full lot coverage, with frontages 

on both Pacific Avenue and Lynch Street. 
 The project, as expressed along the Lynch Street frontage, is compatible with the narrow, 

intimatescale of the alley and does not overwhelm the narrow street. 
 The applicant has obtained permits to correct the previous violations at 1370 Pacific Avenue.  

 

RECOMMENDATION: Approve with Conditions 

 
Attachments: 

• Summary of violations at 1364-1370 Pacific Avenue from Planning Dept. enforcement staff 
• Department of Building Inspection: Complaint Data Sheets for violations at 1364-1370 Pacific Ave 
• Updated Project Plans 
• Correspondence in Support of Project 

 
 
 



From: Guy, Kevin (CPC)
To: Luellen, Mark (CPC)
Subject: Fw: 1364 and 1370 Pacific Avenue Status of Enforcement
Date: Thursday, June 25, 2015 10:28:51 AM

From: Purvis, Jonathan (CPC)
Sent: Thursday, May 21, 2015 11:39 AM
To: mooreurban@aol.com
Cc: Haw, Christine (CPC); Guy, Kevin (CPC)
Subject: 1364 and 1370 Pacific Avenue Status of Enforcement
 
Hi Commissioner Moore,
 
We received the complaint about possible work without permit at these two buildings, the subject
of DR hearings 2013.0883D and 2013.0884D continued to July 2, 2015.
 
Permit history and site inspections by Planning and Building reveal the following violations:
 
At 1364 Pacific Avenue:

·         Conversion of a retail store to sewing/alterations shop at front of building without permit.
·         Dwelling unit at rear (owner -occupied) without permit.

 
At 1370 Pacific Avenue:

·         Awning and sign installed at front of retail store without permit.
 
Notices of the Violations were issued by DBI.  
Please, let me know if you need any more information on this.
Thanks.
 
Jon L. Purvis
Code Enforcement Planner
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francsisco, CA 94103
Tele: 415-558-6354
Web: www.sfplanning.org
 
 

mailto:/O=EXCHANGELABS/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=773F7D3529B64151A584E45A7FE27F7F-KEVIN GUY
mailto:mark.luellen@sfgov.org
http://www.sfplanning.org/


 

 

 

 

 

Attachment D: 

Discretionary Review  

(including correspondence and  

signatures in opposition) 



Application for Discretionary 	 ric’ 
CASE NUMBER: 

F.rStaffU su 	20 i3 	
&/fD 

APPLICATION FOR 

Discretionary Review 
1. Owner/Applicant Information 

DR APPLICANT’S NAME: 

Pacific Avenue Neighborhood association 

DR APPLICANT’S ADDRESS: 	 ZJP CODE: 	 TELEPHONE: 	 I 

7 McCormick ST 	 94109 (415 )8855607 

PROPERTY OWNER WHO IS DOING THE PROJECT ON WHICH YOU ARE REQUESTING DISCRETIONARY REVIEW NAME 

li Harold Tang 

ADDRESS: ZIP CODE: TELEPHONE: 

1370 Pacific Avenue 1 94109 (415 
) 

649-6202 

CONTACT FOR DR APPLICATION: 

Same as Above Ll 	Robyn Tucker 

ADDRESS: ZIP CODE: TELEPHONE: 

7 McCormick ST 194109 1(415 ) 
609-5607 

E-MAIL ADDRESS: 

venturesv@aol.com ; jounikh@yahoo.com  

2. Location and Classification 

STREET ADDRESS OF PROJECT: 	 ZIP CODE: 

1364 Pacific Avenue and 1370 Pacific Avenue 	 94109 
CROSS STREETS: 

Hyde & Leavenworth 

ASSESSORS BLOCK/LOT: 	 LOT DIMENSIONS: LOT AREA (SQ Fl): ZONING DISTRICT: 	 1 HEIGHT/BULK DISTRICT: 

1 0155 	/020 	
00 ft. X6O ft. 	1200 	Pacific Avenue NCD 	40/ 

3. Project Description 

Please check all that apply 

Change of Use [9 Change of Hours LI New Construction X Alterations L] Demolition N Other LI 

Additions to Building: Rear LI 	Front LI 	Height LI 
Commercial 

Present or Previous Use:  
Residential/Retail 

Proposed Use:  
2014.0812;3672;3674;3669;3679 

Building Permit Application No.  

Side Yard LI 

- 

Date Filed: 
08/12/2014  

7 



4. Actions Prior to a Discretionary Review Request 

Prior Action YES NO 

Have you discussed this project with the permit applicant? E9 El  

Did you discuss the project with the Planning Department permit review planner? EX 0 

Did you participate in outside mediation on this case? I 

5. Changes Made to the Project as a Result of Mediation 

If you have discussed the project with the applicant, planning staff or gone through mediation, please 
summarize the result, including any changes there were made to the proposed project. 

Theful1iiigappiieIn1B4 Pacific Avenue andJ21ft.EacificAvejiue;  
The Project Applicant was asked to remove the fourth floor, remove excessive number of rear yard decks (8 

changes have been made to the designplans. 
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Application for Discretionary Review 

CASE NUMBER: 

Discretionary Review Request 

In the space below and on separate paper, if necessary, please present facts sufficient to answer each question. 

What are the reasons for requesting Discretionary Review? The project meets the minimum standards of the 
Planning Code. What are the exceptional and extraordinary circumstances that justify Discretionary Review of 
the project? How does the project conflict with the City’s General Plan or the Planning Code’s Priority Policies or 
Residential Design Guidelines? Please be specific and site specific sections of the Residential Design Guidelines. 

2. The Residential Design Guidelines assume some impacts to be reasonable and expected as part of construction. 
Please explain how this project would cause unreasonable impacts. If you believe your property, the property of 
others or the neighborhood would be adversely affected, please state who would be affected, and how: 

eiee.a1tacfl.ed. 

3. What alternatives or changes to the proposed project, beyond the changes (if any) already made would respond to 
the exceptional and extraordinary circumstances and reduce the adverse effects noted above in question #1? 

--RemovaLoicommercLitaLth-e-gLmmdle-vtl-aLl370 Pac if ic Avenu-4mmoval  3f  thtlunh floor a11364  Pacific 
Avenue and 1370 Pacific Avenue, removal of all rear yard decks, and impose a 25% rear yard setback for 1364 



Applicant’s Affidavit 

Under penalty of perjury the following declarations are made: 
a: The undersigned is the owner or authorized agent of the owner of this property. 
b: The information presented is true and correct to the best of my knowledge. 
C: The other information or applications may be required. 

Signature: 	Date:  

Print name, and indicate whether owner, or authorized agent: 

Robyn Tucker Co-Ch/Jouni Heikkinen-Agent 
Owner / Authorized Agent (circle one) 
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Application for Discretionary Review 

I CASE tiLl 

Discretionary Review Application 
Submittal Checklist 

Applications submitted to the Planning Department must be accompanied by this checklist and all required 
materials. The checklist is to be completed and signed by the applicant or authorized agent. 

REQUIRED MATERIALS (please check correct column) 

Application, with all blanks completed 

DR APPLICATION 

LI 

Address labels (original), if applicable 0 

Address labels (copy of the above), if applicable 0 

Photocopy of this completed application LI 

Photographs that illustrate your concerns 

Convenant or Deed Restrictions 

Check payable to Planning Dept. LI 

Letter of authorization for agent LI 
Other: Section Plan, Detail drawings (i.e. windows, door entries, trim), 
Specifications (for cleaning, repair, etc.) and/or Product cut sheets for new 
elements (i.e. windows, doors) 

NOTES: 
El Required Material. 

Optional Material. 
0 Two sets of original labels and one copy of addresses of adjacent property owners and owners of property across street 

For Department Use Only 

Application received by Planning Department: 

By: - 	- 	 Date: 



PACIFIC AVENUE NEIGHBORHOOD ASSOCIATION 
(PANA) 

January 13, 2015 

Planning Department 
1660 Mission Street 
San Francisco, CA 94103 

To Whom It May Concern: 

The Pacific Avenue Neighborhood Association (PANA) is a recognized 
neighborhood organization formed in 2003 to preserve and enhance the 
small-scale character, diversity, and quality of life of our neighborhood. 

The Pacific Avenue Neighborhood Association (PANA) is requesting a 
Discretionary Review of building permit application #s: 
2014.0812.3672;3674;3669;3679. 

PANA hereby authorizes Jouni Heikkinen, Project Lead, PANA, to file the 
Discretionary Review in the name of Pacific Avenue Neighborhood 
Association. 

Sincerely, 

-.- ’� 1 ’ 

Robyn Tucker 
Chair, PANA 

7 McCormick ST 	 San Francisco, CA 94109 



ATTACHMENTS 

1. Responses to Discretionary Review Application #1 and #2 

EXHIBITS 

1. 1364 Pacific Avenue & 1370 Pacific Avenue Project Designs 

2. Photos of Lynch Alley 

3. Design Modification Proposal 

4. Petition Opposing Project As Proposed 

5. Mailing List 



1364-1370 Pacific Ave building developement 
proposal 

Towards 55-57 Lynch Street (narrow alley) 



1364-1370 Pacific Ave building developement proposal 

Towards 1364-1370 Pacific Ave 



Discretionary Review Application Responses 

INTRODUCTION 

1. 
Events leading to Discretionary Review 
The Pacific Avenue Neighborhood Commercial District (NCD) zoning 
controls are designed to promote a small-scale neighborhood serving a 
mixed-use commercial street that preserves the surrounding neighborhood 
residential character and quality of life. Of equal importance, these controls 
are intended to preserve livability in a largely low-rise development 
residential neighborhood, enhance solar access on a narrow street right-
of-way and protect residential rear yard patterns at the ground floor and 
above. These controls were implemented in 2007 pursuant to the San 
Francisco Board of Supervisors’ unanimous vote to pass legislation down 
zoning Pacific Avenue to a building height maximum of 40 feet and rear 
yard setback of 45%. 

The down zoning took into account the narrowing of Pacific Avenue from 
Polk Street to Jones Street, the population density of the neighborhood, 
the disappearing open space, and the vulnerability of the many alleys 
running east and west and perpendicular to Pacific Avenue. Of particular 
concern to legislation promoters was maintaining access to light and air as 
taller and bulky building development put the neighborhood at risk of losing 
solar access, open space, and increasing traffic. 

On many occasions, Pacific Avenue Neighborhood Association (PANA) 
leadership, along with its members and neighbors have met with the 
Applicant. The Applicant was asked for reasonable and rational project 
modifications consistent with the Pacific Avenue NCD and its intent� to 
preserve the small scale character and quality of life of the neighborhood, 
allow solar access, and encourage open space. The proposed design 
plans at 1364-1370 Pacific Avenue are contrary to the down zoning of 
Pacific Avenue. 

In April 2014 Zoning Administrator Scott Sanchez conducted a variance 
hearing for this project. At the hearing, neighbors of the proposed projects 
voiced their objections to the design plans as proposed. In addition, at 
least 3 neighborhood groups (MPNA, PANA and RHCA) raised their 
objections in person and by email/letter. To the best of our knowledge, the 
project as proposed is not supported by any neighbors or neighborhood 
organizations. 
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At the variance hearing, Mr. Sanchez recommended that a design 
compromise be achieved by all parties. Individual neighbors and 
neighborhood organizations have proposed design modifications. Upon 
review of the most recently submitted plans, no modifications have been 
made. 

The Rear Yard as Proposed by Building Permit Applicant would have 0% 
setback. The minimum required setback is 25%. In addition the project 
design is OUT OF SCALE and CHARACTER to the existing neighborhood 
and the specific scale of Lynch Alley. The close proximity of the proposed 
project to neighbors across the alley poses a SIGNIFICANT LOSS OF 
PRIVACY and LIGHT. 

A. Rear Yard Setback 
Rear yards are open areas of land between the back of the buildings and 
the rear property line. When expanding the building into the rear yard, the 
impact of that expansion on light and privacy for abutting structures must 
be considered. (P.16 Residential Design Guidelines) In addition, 
through-lots (lots that have streets to the front and rear) require a minimum 
25% rear yard setback if averaging of adjacent lots results in less setback. 

The 2007 legislation establishing the Pacific Avenue NCD imposed a 45% 
rear yard setback on larger sized lots. For smaller lots, a default of 25% 
rear yard setback is imposed. The Applicant is proposing development to 
the property line on Lynch Alley for both 1364 Pacific Avenue and 1370 
Pacific Avenue. PANA has great concern that these projects, which are 
located to their rears on an alley only 17 feet in width, will impose on the 
living rooms and bedrooms of its neighbors. A through-lot requires a 
minimum 25% rear yard setback if averaging of adjacent lots results in less 
setback or there is no rear yard setbacks to existing properties. 

Many of the buildings located on the South side of this narrow alley 
between Hyde and Leavenworth Streets extend to the rear property line. 
However, these properties were grandfathered in as part of the zoning 
passed in 2007 (known as the Pacific Avenue Neighborhood Commercial 
District) as nonconforming. The purpose of the zoning was, in great part, to 
ensure solar access and encourage open space of any new construction in 
one of the City’s most densely populated neighborhood and especially on 
our fragile neighborhood alleys. 

B. Height 
Planning Code Section 261.1. Purpose. "The intimate character of narrow 
streets (rights-of-way 40 feet in width or narrower) and alleys is an 



important and unique component of the City and certain neighborhoods in 
particular. The scale of these streets should be preserved to ensure they 
do not become overshadowed or overcrowded. Heights along alleys and 
narrow streets are hereby limited to provide ample sunlight and air." 

If measured from Lynch alley, the proposed developments would measure 
58 feet high. This height is inconsistent with the 2007 down zoning of 
Pacific Avenue, which contemplates preservation of a small scale 
neighborhood. Buildings at this height or at a maximum height of 40 feet 
on such a narrow alley creates a wall effect and blocks solar access 
whether there is a 45% solar plane angle or not. It should be every San 
Francisco resident’s right to have solar access and to see the sky when 
they walk out of their homes rather than face a wall of buildings. Allowing 
Applicant to proceed with their project as proposed would go against the 
intent of Section 261. In addition, PANA urges that new development on 
significantly narrow alleys consider new design heights at 1.25 X the width 
of the alley. 

C.Solar Access, Privacy, and Noise. 
If the project as proposed is allowed to move forward, the nominal solar 
access that is currently enjoyed on this narrow alley will disappear for most 
of the day. 

In addition, privacy for homeowners to the north, east and west side of the 
proposed development will be forever lost if the 8 rear yard and penthouse 
decks are allowed. These decks provide a great opportunity for excessive 
noise and significant loss of privacy, which are unacceptable for this 
densely populated neighborhood. 

D. Residential Guidelines (Scale and Form) 
The residential guidelines should be considered when reviewing proposed 
construction along the Pacific Avenue corridor between Polk and Taylor 
Streets, as it is predominantly a residential neighborhood with some 
commercial establishments. The subject property is located mid-block. 
The proposed buildings would be at least one to two stories higher than 
adjacent buildings, disrupting the staggered roofline design and access to 
light and air that the zoning seeks to preserve and direct. Also, historically, 
it has been SF Planning Department and Planning Commission policy to 
encourage taller building development at the corners of each block. 

We have had several discussions with the Applicant in person and by 
email. We even went so far as to hire an architect to create design 
alternatives and modifications to support the Applicant’s desire to build on 
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the subject property, while addressing many of the neighbor’s concerns. 
The Applicants have been unresponsive to our requests until just recently 
where PANA proposed building into the solar access plane if eliminating 
the fourth floor and many, if not all of the rear yard decks. 

We continue our objections to the 1364-70 Pacific Avenue design plans as 
proposed and respectfully ask that the building and demolition permits be 
denied. 

2. 

The project design impacts for 1364 and 1370 Pacific Avenue are 
unreasonable and unexpected in light of the 2007 down zoning of Pacific 
Avenue. 

Rear yards are open areas of land between the back of the buildings and 
the rear property line. When expanding the building into the rear yard, the 
impact of that expansion on light and privacy for abutting structures must 
be considered. (P.16 Residential Design Guidelines) In addition, the 
2007 down zoning legislation establishing the Pacific Avenue NCD 
imposes a 45% rear yard setback. However, through-lots (lots that abut 
streets to the front and rear) require a minimum 25% rear yard setback if 
averaging of adjacent lots results in less than a 25% rear yard setback. 

The Applicant is proposing development to the property line on Lynch Alley 
for both 1364 Pacific Avenue and 1370 Pacific Avenue. But these 
addresses are through lots and should be subject to at least the 25% rear 
yard setback. Also, these projects, which are located on an alley only 17 
feet wide, will negatively impact an entire alley as the proposed rear yard 
decks face the living rooms and bedrooms of its neighbors on the opposite 
side of the alley compromising and significantly impacting neighbor 
privacy. 

Please note: Many of the buildings located on the South side of this narrow 
alley extend to the rear property line, but these were grandfathered in as 
nonconforming as part of the down zoning passed in 2007. The purpose of 
the zoning was, in great part, to ensure solar access and encourage open 
space of any new construction in the City’s most densely populated 
neighborhood, especially on our vulnerable neighborhood alleys. 

Project design modifications proposed to the Applicant provide for potential 
allowances to the rear yard setback requirement and neighbors are 
prepared to discuss and agree to compromises. However, the Applicant 
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has been unwilling to do so unless he can build into the 45 degree solar 
access plane. 

Mid Block Development (Residential Guidelines 
The residential guidelines should be considered when reviewing proposed 
construction along the Pacific Avenue corridor between Polk and Taylor 
Streets, as it is predominately a residential neighborhood with some 
commercial establishments. The subject property is located mid-block and 
the proposed buildings would be at least one to two stories higher than 
adjacent buildings, disrupting the staggered roofline design and solar 
access that the zoning controls seek to preserve and direct. Also, 
hisotrically, it has been SF Planning Department policy to encourage taller 
building development at the corners of each block. 

Request 
The Pacific Avenue Neighborhood Associaton respectfully requests 
that the Planning Comission deny building permit application 
numbers: 2014.0812.3672; 3674;3669;3679. The proposed buildings’ 
design do not comply with the required rear yard setback at the ground 
level, is contrary to the Pacific Avenue Neighborhood Commercial 
District"s development control and intent insisting on small scale 
neighborhood design, and violates the right to have privacy in your own 
home. 

The neighborhood is overwhelmingly opposed to this project as proposed. 
Petition signatures (provided in EXHIBITS attached to the DR form) from 
immediate neighbors evidence opposition breadth. In addition, further 
opposition evidence was observed at the variance hearing as the room 
was filled with at least 15 neighbors and 2 community organizations 
opposing the project. 

Recently, a compromise was discussed with Applicant and SF Planner Kevin 
Guy regarding the possibility of some encroachment into the sun angle 
restriction, if and only if, the Applicant removed the proposed 4th floor from 
their project, some of the decks eliminated and at least 25% rear yard 
maintained. To date, this option has not been agreed to by the Applicant 
or approved by the planning department. 
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PRESERVE OUR SMALL SCALE NEIGHBORHOOD 

We, the undersigned residents and neighbors of Nob Hill and Russian Hill, 
respectfully request that the project sponsor at 1364-70 Pacific Avenue 
modify the proposed project design consisting of two 4-story buildings with 
staggered roof-line terraces on Lynch Alley and no rear yard setback. We are 
requesting a design modification to comply with current zoning and 
residential guidelines, which preserve our small-scale neighborhood 
character; and retain and enhance our open space and access to light and air. 
Our neighborhood is small scale. We want to preserve the small-scale nature 
and charm of our neighborhood and community and to retain, encourage, 
and enhance open s ace and access to light and air. 

1. Print Name 	 A 	Address 11’ 7 

Signature 	 Email 	r4(4 	&S’ 

2. Print Name C7J  Qgu- 
Signature
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Signature 	, 	 Email 

5. Print Name J 	 ’5 	Address J I 5& 
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Lo 
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Signature 	 Email 
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Signature 	’7vt-j 
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8. Print Name 
Signature 922:,2 

9. Print Nan 
Signature 
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Address J-10 Qc,. N’ 4 
Email e 	 , 



PRESERVE OUR SMALL SCALE NEIGHBORHOOD 

We, the undersigned residents and neighbors of Nob Hill and Russian Hill, 
respectfully request that the project sponsor at 1364-70 Pacific Avenue 
modify the proposed project design consisting of two 4-story buildings with 
staggered roof-line terraces on Lynch Alley and no rear yard setback. We are 
requesting a design modification to comply with current zoning and 
residential guidelines, which preserve our small-scale neighborhood 
character; and retain and enhance our open space and access to light and air. 
Our neighborhood is small scale. We want to preserve the small-scale nature 
and charm of our neighborhood and community and to retain, encourage, 
and enhance open space and access to light and air. 
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Signature  
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Signature) 
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Signature 
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mail 
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PRESERVE OUR SMALL SCALE NEIGHBORHOOD 

We, the undersigned residents and neighbors of Nob Hill and Russian Hill, 
respectfully request that the project sponsor at 1364-70 Pacific Avenue 
modify the proposed project design consisting of two 4--story buildings with 
staggered roof�line terraces and no rear yard setback. We are requesting a 
design modification to comply with current zoning and residential 
guidelines, which preserve our small-scale neighborhood character; and 
retain and enhance our open space and access to light and air. Our 
neighborhood is small scale. We want to preserve the small--scale nature and 
charm of our neighborhood and community and to retain, encourage, 
and enhance open space and access to light and air. 
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Signature  U~ 6. ~ 6rokfl~ 

04/18/14 
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PRESERVE OUR SMALL SCALE NEIGHBORHOOD 

We, the undersigned residents and neighbors of Nob Hill and Russian Hill, 
respectfully request that the project sponsor at 1364-70 Pacific Avenue 
modify the proposed project design consisting of two 4-story buildings with 
staggered roof-line terraces on Lynch Alley and no rear yard setback. We are 
requesting a design modification to comply with current zoning and 
residential guidelines, which preserve our small-scale neighborhood 
character; and retain and enhance our open space and access to light and air. 
Our neighborhood is small scale. We want to preserve the small-scale nature 
and charm of our neighborhood and community and to retain, encourage, 
and enhance open space and access to light and air. 
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PRESERVE OUR SMALL SCALE NEIGHBORHOOD 

We, the undersigned residents and neighbors of Nob Hill and Russian Hill, 
respectfully request that the project sponsor at 1364-70 Pacific Avenue 
modify the proposed project design consisting of two 4-story buildings with 
staggered roofline terraces and no rear yard setback. We are requesting a 
design modification to comply with current zoning and residential 
guidelines, which preserve our small-scale neighborhood character; and 
retain and enhance our open space and access to light and air. Our 
neighborhood is small scale. We want to preserve the small-scale nature and 
charm of our neighborhood and community and to retain, encourage, 
and enhance open space and access to light and air. 

Address ( 7 
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PRESERVE OUR SMALL SCALE NEIGHBORHOOD 

We, the undersigned residents and neighbors of Nob Hill and Russian Hill, 
respectfully request that the project sponsor at 1364-70 Pacific Avenue 



PRESERVE OUR SMALL SCALE NEIGHBORHOOD 

We, the undersigned residents and neighbors of Nob Hill and Russian Hill, 
respectfully request that the project sponsor at 1364-70 Pacific Avenue 
modify the proposed project design consisting of two 4-story buildings with 
staggered roof-line terraces and no rear yard setback. We are requesting a 
design modification to comply with current zoning and residential 
guidelines, which preserve our small-scale neighborhood character; and 
retain and enhance our open space and access to light and air. Our 
neighborhood is small scale . We want to preserve the small-scale nature and 
charm of our neighborhood and community and to retain, encourage, 
and enhance open space and access to light and air. 
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PRESERVE OUR SMALL SCALE NEIGHBORHOOD 

We, the undersigned residents and neighbors of Nob Hill and Russian Hill, 
respectfully request that the project sponsor at 1364-70 Pacific Avenue 
modify the proposed project design consisting of two 4-story buildings with 
staggered roof-line terraces and no rear yard setback. We are requesting a 
design modification to comply with current zoning and residential 
guidelines, which preserve our small-scale neighborhood character; and 
retain and enhance our open space and access to light and air. Our 
neighborhood is small scale. We want to preserve the small-scale nature and 
charm of our neighborhood and community and to retain, encourage, 
and enhance open space and access to light and air. 
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PRESERVE OUR SMALL SCALE NEIGHBORHOOD 

We, the undersigned residents and neighbors of Nob Hill and Russian Hill, 
respectfully request that the project sponsor at 1364-70 Pacific Avenue 
modify the proposed project design consisting of two 4-story buildings with 
staggered roof-line terraces and no rear yard setback. We are requesting a 
design modification to comply with current zoning and residential 
guidelines, which preserve our small-scale neighborhood character; and 
retain and enhance our open space and access to light and air. Our 
neighborhood is small scale. We want to preserve the small-scale nature and 
charm of our neighborhood and community and to retain, encourage, 
and enhance open space and access to light and air. 
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PRESERVE OUR SMALL SCALE NEIGHBORHOOD 

We, the undersigned residents and neighbors of Nob Hill and Russian Hill, 
respectfully request that the project sponsor at 1364-70 Pacific Avenue 
modify the proposed project design consisting of two 4- -story buildings with 
staggered roof--line terraces and no rear yard setback. We are requesting a 
design modification to comply with current zoning and residential 
guidelines, which preserve our small-scale neighborhood character; and 
retain and enhance our open space and access to light and air. Our 
neighborhood is small scale. We want to preserve the small--scale nature and 
charm of our neighborhood and community and to retain, encourage, 
and enhance open space and access to light and air. 
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PRESERVE OUR SMALL SCALE NEIGHBORHOOD 

We, the undersigned residents and neighbors of Nob Hill and Russian Hill, 
respectfully request that the project sponsor at 1364-70 Pacific Avenue 
modify the proposed project design consisting of two 4-story buildings with 
staggered roofline terraces and no rear yard setback. We are requesting a 
design modification to comply with current zoning and residential 
guidelines, which preserve our small-scale neighborhood character; and 
retain and enhance our open space and access to light and air.

- 
 Our 

neighborhood is small scale. We want to preserve the small-sale nature and 
charm of our neighborhood and community and to retain, encourage, 
and enhance open space and access to light and air. 
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PRESERVE OUR SMALL SCALE NEIGHBORHOOD 

We, the undersigned residents and neighbors of Nob Hill and Russian Hill, 
respectfully request that the project sponsor at 1364-70 Pacific Avenue 
modify the proposed project design consisting of two 4-story buildings with 
staggered roof-line terraces and no rear yard setback. We are requesting a 
design modification to comply with current zoning and residential 
guidelines, which preserve our small-scale neighborhood character; and 
retain and enhance our open space and access to light and air. Our 
neighborhood is small scale. We want to preserve the small-scale nature and 
charm of our neighborhood and community and to retain, encourage, 
and enhance open space and access to light and air. 
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PRESERVE OUR SMALL SCALE NEIGHBORHOOD 

We, the undersigned residents and neighbors of Nob Hill and Russian Hill, 
respectfully request that the project sponsor at 1364-70 Pacific Avenue 
modify the proposed project design consisting of two 4-story buildings with 
staggered roof-line terraces on Lynch Alley and no rear yard setback. We are 
requesting a design modification to comply with current zoning and 
residential guidelines, which preserve our small-scale neighborhood 
character; and retain and enhance our open space and access to light and air. 
Our neighborhood is small scale. We want to preserve the small-scale nature 
and charm of our neighborhood and community and to retain, encourage, 
and enhance open space and access to light and air. 
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PRESERVE OUR SMALL SCALE NEIGHBORHOOD 

We, the undersigned residents and neighbors of Nob Hill and Russian Hill, 
respectfully request that the project sponsor at 1364-70 Pacific Avenue 
modify the proposed project design consisting of two 4-story buildings with 
staggered roof�line terraces and no rear yard setback. We are requesting a 
design modification to comply with current zoning and residential 
guidelines, which preserve our small-scale neighborhood character; and 
retain and enhance our open space and access to light and air. Our 
neighborhood is small scale. We want to preserve the small�scale nature and 
charm of our neighborhood and community and to retain, encourage, 
and enhance open space and access to light and air. 
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Save Our Quality of Life on the Alleys - 

Stop the development of a four story building on Lynch 

,Alley. We asked the project sponsor to modify his 

design to conform to the character and scale of the 

neighborhood. We have offered alternative designs. 

nstead, the project sponsor insists on a design that is 

out of character and will overwhelm our small-scale 

neighborhood community and negatively impact our 

quality of life. Don’t let this precedent setting 

devdopment destroy our charming neighborhood 

Ueys. 

We respectfully request that the Planning Commission deny the request for a variance. 
ri 
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Save Our Quality of Life on the Alleys - 

Stop the development of a four story building on Lynch 

Alley. We asked the project sponsor to modify his 

design to conform to the character and scale of the 

neighborhood. We have offered alternative designs. 

Instead, the project sponsor insists on a design that is 

out of character and will overwhelm our small - scale 

neighborhood community and negatively impact our 

quality of life. Don ’t let this precedent setting 

development destroy our charming neighborhood 

alleys. 

We respectfully request that the Planning Commission deny the request for a variance. 
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Save Our Quality of Life on the Alleys - 

Stop the development of a four story building on Lynch 

Alley. We asked the project sponsor to modify his 	
..’ 

design to conform to the character and scale of the 	 j I 
neighborhood. We have offered alternative designs. 

Instead, the project sponsor insists on a design that is 

out of character and will overwhelm our small-scale 

neighborhood community and negatively impact our 

quality of life. Don ’t let this precedent setting 

development destroy our charming neighborhood 

alleys. 

We respectfully request that the Planning Commission deny the request for a variance. 
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Save Our Quality of Life on the Alleys - 

Stop the development of a four story building on Lynch 

Alley. We asked the project sponsor to modify his 

design to conform to the character and scale of the 

neighborhood. We have offered alternative designs. 

Instead, the project sponsor insists on a design that is 

out of character and will overwhelm our small-scale 

neighborhood community and negatively impact our 

quality of life. Don’t let this precedent setting 

development destroy our charming neighborhood 

alleys. 

We respectfully request that the Planning Commission deny the request for a variance. 
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Save Our Quality of Life on the Alleys - 
Stop the development of a four story building on Lynch 

Alley. We asked the project sponsor to modify his 

design to conform to the character and scale of the 

neighborhood. We have offered alternative designs. 

Instead, the project sponsor insists on a design that is 

out of character and will overwhelm our small-scale 

neighborhood community and negatively impact our 

quality of life. Don’t let this precedent setting 

development destroy our charming neighborhood 

alleys. 

We respectfully request that the Planning Commission deny the request for a variance. 
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Save Our Quality of Life on the Alleys - 

Stop the development of a four story building on Lynch 

Alley. We asked the project sponsor to modify his 	 c:m2 

sign to conform to the character and scale of the 	
?tZ’ 

n. ’hborhood. We have offered alternative designs. 

lnstecd, the project sponsor insists on a design that is 

out of character and will overwhelm our small-scale 

neighborhood community and negatively impact our 

quality of life. Don’t let this precedent setting 

development destroy our charming neighborhood 

alleys. 

We respectfully request that the Planning Commission deny the request for a variance. 
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Save Our Quality of Life on the Alleys - 

Stop the development of a four story building on Lynch 

Alley. We asked the project sponsor to modify his 

design to conform to the character and scale of the 

neighborhood. We have offered alternative designs. 

Instead, the project sponsor insists on a design that is 

out of character and will overwhelm our small - scale 

neighborhood community and negatively impact our 

quality of life. Don ’t let this precedent setting 

development destroy our charming neighborhood 

alleys. 

We respectfully request that the Planning Commission deny the request for a variance. 
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Save Our Quality of Life on the Alleys - 

Stop the development of a four story building on Lynch 

Alley.We asked the project sponsor to modify his design to 

conform to the character and scale of the neighborhood. 

We have offered alternative designs. Instead, the project 

sponsor insists on a design that is out of character and will 

overwhelm our small-scale neighborhood community and 

negatively impact our quality of life. Don’t let this 

precedent setting development destroy our charming 

neighborhood alleys. 

We respectfully request that the Zoning 

Administrator and Planning Commission deny the 

request for a variance. 
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Save Our Quality of Life on the Alleys - 
Stop the development of a four story building on Lynch 

Alley. We asked the project sponsor to modify his design to 

conform to the character and scale of the neighborhood. 

We have offered alternative designs. Instead, the project 

sponsor insists on a design that is out of character and will 

overwhelm our small-scale neighborhood community and 

negatively impact our quality of life. Don’t let this 

precedent setting development destroy our charming 
neighborhood alleys. 

We respectfully request that the Zoning 

Administrator and Planning Commission deny the 

request for a vas Hance. 
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Save Our Quality of Life on the Alleys - 
Stop the development of a four story building on Lynch 

Alley. We asked the project sponsor to modify his design to 

conform to the character and scale of the neighborhood. 

We have offered alternative designs. Instead, the project 

sponsor insists on a design that is out of character and will 

overwhelm our small-scale neighborhood community and 

negatively impact our quality of life. Don’t let this 

precedent setting development destroy our charming 

neighborhood alleys. 

We respectfully request that the Zoning 

Administrator and Planning Commission deny the 

request for a variance.
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We the undersigned residents and neighbors of Nob Hill and Russian Hill, 
respectfully request that the project sponsor at 1364-70 Pacific Avenue 
modify the proposed project design consisting of two 4-story buildings with 
staggered roof�line terraces and no rear yard setback. We are requesting a 
design modification to comply with current zoning and residential 
guidelines, which preserve our small-scale neighborhood character; and 
retain and enhance our open space and access to light and air.Our 
neighborhood is small scale We want to preserve the small�scale nature and 
charm of our neighborhood and community and to retain s  encowagc. 
and enhance open space and access to light and air. 
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Save Our Qu*iily of Life on the Alleys 
op the development of a four story. building on Lynch 

i 

 
All 
	We asked the project sponsor to modify his  

dEsign to conform to the character and scale of the 

neighborhood We have offered alternative designs 

I

Instead, the project sponsor insists on a design that is 

out of character and will overwhelm our small-scale - 

neighborhood community and negatively impact our 

quality of life. Don’t let this precedent setting 

development destroy our charming neighborhood 

alleys 

We respectfully request that the Planning Commission deny the request for a variance. 
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Pacific Avenue Neighborhood Association (PANA) 	San Francisco, CA 94109 
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Attachment E: 

Communications in Opposition to Project 



PACIFIC A VENUE NEIGHBORHOOD ASSOCIATION (PA NA) 

April 13, 2015 

Mr. Kevin Guy 
San Francisco Planning Department 
1650 Mission Street, Suite 400 
San Francisco, CA 94103 

Re: 1364 Pacific Avenue, 1370 Pacific Avenue 

Dear Kevin, 

The Pacific Avenue Neighborhood Association objects to the demolition and 
building permit applications for 1364 Pacific Avenue and 1370 Pacific Avenue 
based on the following: 

� These projects are located on one of the narrowest alleys (17 feet wide) in 
San Francisco. 

45% Rear Yard Setback 
The proposed projects are subject to the Pacific Avenue NCD that 
requires a 45% rear yard setback (REAR YARD: Sec 134: Basic 
Requirement: 45% Required.) 

� If is our understanding that an exception to the 45% required rear yard 
setback may exist where the property is located on a "through" lot. In that 
case, the project applicant should be required to maintain a minimum 25% 
rear-yard setback. This is the exact situation at 1364 Pacific Avenue and 
1370 Pacific Avenue. 

Exceptions Should Not Apply 
� The project applicant cites Section 134, subsection (E) as justification to 

build into the required rear yard setback. This subsection was added 
subsequent to the Pacific Avenue NCD legislation. It should not apply, as 
the criteria are not met, and it is inconsistent and contrary to the legislative 
intent of the Pacific Avenue NCD. 

Circumvents Pacific Avenue NCD Legislative Intent 
� Many of the buildings located along the south side of this narrow alley 

extend to the rear property line. They were grandfathered in as part of the 
zoning passed in 2007 (known as the Pacific Avenue Neighborhood 
Commercial District) as nonconforming. The purpose of the legislation 
down zoning Pacific Avenue was to preserve the predominately low-rise 
neighborhood design, ensure solar access and encourage open space in 



PACIFICA VENUE NEIGHBORHOOD ASSOCIATION (PANA) 

the City’s most population dense neighborhood per square feet. 
Overwhelming Neighborhood Objections 

� The legislation establishing the Pacific Avenue NOD was the result of 5 
years of thoughtful planning and approval by: meetings with neighbors in 
their homes and in community settings, planning department 
representatives, the planning commission and the Board of Supervisors 
(unanimous). The petition to determine the neighborhood’s sentiment 
regarding the down-zoning of Pacific Avenue yielded 380 signatures; the 
most recent petition specifically targeting opposition to the proposed 
projects that are the subject of the DR, yielded 150 signatures 
from immediate neighbors and adjacent neighborhood organization 
leaders. 

Loss of Solar Access and Building Height 
� If the project as proposed is allowed to move forward, the nominal solar 

access that is currently enjoyed on Lynch alley will disappear for most of 
the day. The building height on the down-sloping alley measures at least 
50 feet, even i 

Loss of Privacy 
� In addition, privacy for many of the homeowners on the north side of this 

narrow alley and east and west of the subject property will be lost, as the 
project applicant is proposing rear yard decks looking out onto the alley as 
well as a rooftop deck on both buildings. 

The residential guidelines should be applied to the Pacific Avenue corridor 
between Polk and Taylor Streets, as the latter is predominately a 
residential neighborhood. Properties that are the subject of the 
Discretionary Review are located mid-block. The proposed buildings 
would be at least one to two stories higher than adjacent buildings, 
disrupting the staggered roofline design that the zoning seeks to preserve 
and direct, which allows maximum solar access. Also, historically, the SF 
Planning Department and Planning Commission has encouraged taller 
building development at the corners of each block. This factor was taken 
into consideration when drafting the legislation down zoning Pacific 
Avenue. 

Reasonable Modifications Requested 
� The Pacific Avenue Neighborhood Association (PANA) and neighbors 

have requested reasonable and rational modifications to the project 
consistent with the Pacific Avenue NOD and its intent: to preserve the 
predominately low-rise design and character of the neighborhood and to 
preserve existing open space and encourage additional open space. 

7 McCormick ST 
	

Venturesv@icloud.com  
San Francisco, CA 94109 

	
415-609-5607 



PACIFICA VENUE NEIGHBORHOOD ASSOCIATION (PANA) 

� Neighbor representatives and PANA have had several discussions with 
the project applicants in person and by email. We even hired an architect 
to create design alternatives and modifications to support the project 
sponsor’s desire to build on the subject property, while addressing many 
of the neighbor’s concerns. (See attached Architect’s alternative design). 

� At the variance hearing conducted by Scott Sanchez on April 2014, 
overwhelming objections were voiced by numerous neighbors and at least 
3 neighborhood groups: PANA, MPNA and RHCA. 

� Zoning Administrator Scott Sanchez advised the project applicant that 
there is significant neighborhood objection and to work with the neighbors 
on the project design (paraphrased). 

� Upon review of the most recently submitted plans, it appears that project 
sponsors have ignored all of PANA and neighbor modification requests, 
with the exception of minor plan adjustments to the rooftop penthouse and 
removal of two decks. 

Please Deny Building and Demolition Permits 
We respectfully ask that you deny the requested building and demolition permits 
for 1364 Pacific Avenue and 1370 Pacific Avenue. 

Sincerely, 

Jouni Heikkinen, Project Lead 
Robyn Tucker & Michelle Murray, Co-Chairs 
Pacific Avenue Neighborhood Association 

3 

7 McCormick ST 	 Venturesv@icloud.com  
San Francisco, CA 94109 	 415-609-5607 
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GROUND FLOOR  
1370 PACIFIC AVE.
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July  30,  2015  
  
  
Dear  President  Fong    
Honorable  Members  of  the  Planning  Commission  
San  Francisco  Planning  Commission  
1650  Mission  Street,  4th  Floor  
San  Francisco,  CA  94103  
  
Re:  1364  Pacific  Avenue  &  1370  Pacific  Avenue  
   PANA’s  Response  to  Reuben,  Junius  &  Rose  and  Further  Comment  
   Building  Permit  Application  Nos.  2014.0812.3674  &  2014.0812.3679  
  
Dear  President  Fong  &  Commissioners,  
  
The  Pacific  Avenue  Neighborhood  Association  (PANA)  reiterates  its  strong  
objection  to  the  projects  proposed  for  1364  Pacific  Avenue  and  1370  Pacific  Avenue  
and  urges  the  Commission  to  deny  the  abovementioned  permits.  Exceptional  and  
extraordinary  circumstances  do  exist  for  the  Commission  to  use  their  special  
discretionary  review  powers.  
  
Rationale:    
Lynch  Alley  is  an  extraordinarily  narrow  alley  at  17  feet  in  width.  
The  projects  designs  are  contrary  to  the  Pacific  Avenue  NCD  requiring  a  45%  rear  
yard  setback  at  the  ground  level  and  small-‐‑scale  buildings  within  the  context  of  the  
existing  neighborhood  community.    The  proposed  designs  ignore  both  of  these  
requirements.  
  
More  than  five  years  of  research,  neighborhood  community  polling  and  discussion,  
and  code  planning  and  design  with  the  San  Francisco  Planning  Department  
contributed  to  the  establishment  of  the  Pacific  Avenue  NCD.    The  collaborative  
work  culminated  in  the  unanimous  vote  in  favor  of  the  legislation  and  subsequent  
revisions  to  the  planning  code.    
  
The  project,  as  expressed  along  the  Lynch  Street  frontage,  is  incompatible  with  the  
narrow,  intimate  scale  of  the  alley  and  will  absolutely  overwhelm  the  narrow  street.  
One  only  needs  to  take  a  walk  down  this  narrow  alley  to  visualize  how  TWO  
adjacent  buildings  at  the  heights  as  those  proposed  would  set  a  design  plan  
precedent  for  the  alley  resulting  in  a  “walled-‐‑effect”  or  fortress  unreasonably  
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imposing  on  neighbors  to  the  north  side  of  Lynch  Alley.  
  
District  three  and  its  communities  are  the  most  densely  populated  in  the  City.      And  
though  many  of  the  buildings  along  Lynch  Alley  have  full  lot  coverage,  the  
legislative  intent  of  the  Pacific  Avenue  NCD  was  to  disrupt  this  when  new  
construction  occurs  so  that  open  space  can  be  created  with  solar  access  preserved  
and  created  in  this  densely  populated  neighborhood.  
  
If  the  project  designs  as  proposed  are  allowed  to  move  forward,  they  will  erode  the  
legislation  establishing  the  Pacific  Avenue  NCD  and  disrupt  the  character  and  
nature  of  our  small-‐‑scale  neighborhood  community.    These  factors  present  
extraordinary  and  exceptional  circumstances  providing  the  San  Francisco  Planning  
Commission  with  clear  rationale  to  hear  the  Discretionary  Review  and  deny  the  
Project  Sponsors  permit  applications.  
  
PANA’s  requests  for  a  smaller  footprint  on  the  properties  are  not  excessive  given  the  
Pacific  Avenue  NCD’s  legislative  intent  and  availability  of  alternative  design  plans  
presented  to  the  Project  Sponsors,  which  were  commissioned  by  the  neighbors  and  
at  their  expense.  
  
Efforts  to  Work  with  the  Project  Sponsor:  
To  date,  neither  the  project  sponsors  nor  their  representatives  have  responded  to  
repeated  requests  by  PANA  to  discuss  the  aforementioned  issues,  even  though  we  
have  extended  suggestions  for  compromise  through  personal  meetings  and  
conference  calls.  These  issues  need  to  be  addressed  or  risk  destroying  our  small-‐‑
scale  neighborhood  community  and  character.  
  
PANA  respectfully  requests  that  the  Discretionary  Review  be  heard  based  on  the  
exceptional  and  extraordinary  circumstances  that  exist  surrounding  the  proposed  
projects  at  1364  Pacific  Avenue  and  1370  Pacific  Avenue  or  risk  destroying  our  
community.  
  
Sincerely,  
  
Robyn  Tucker  &  Michelle  Murray  
Co-‐‑Chairs,  PANA  
  
  
  
	  



 

Ader Gandi 68 Lynch Street San Francisco, CA 94109 415 923 1670 / 
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April 13, 2015 
 
 
Rodney Fong, President 
San Francisco Planning Commission 
1650 Mission Street, Suite 400 
San Francisco, CA 94103 
 
Re: 1364 Pacific Avenue, 1370 Pacific Avenue 
 
Dear Mr. Fong, 
 
The Pacific Avenue Neighborhood Association objects to the demolition and 
building permit applications for 1364 Pacific Avenue and 1370 Pacific Avenue 
based on the following: 
 

• These projects are located on one of the narrowest alleys (17 feet wide) in 
San Francisco.  

 
• The proposed projects are subject to the Pacific Avenue NCD that 

requires a 45% rear yard setback (REAR YARD: Sec 134: Basic 
Requirement: 45% Required.) 

 
• If is our understanding that an exception to the 45% required rear yard 

setback may exist where the property is located on a through lot. In that 
case, the project applicant should be required to maintain a minimum 25% 
rear yard setback. This is the exact situation at 1364 Pacific Avenue and 
1370 Pacific Avenue. 

 
• The project applicant cites Section 134, subsection (E) as justification to 

build into the required rear yard setback. This subsection was added 
subsequent to the Pacific Avenue NCD legislation. It should not apply, as 
the criteria are not met, and it is inconsistent and contrary to the legislative 
intent of the Pacific Avenue NCD.  

 
• Many of the buildings located along the south side of this narrow alley 

extend to the rear property line. They were grandfathered in as part of the 
zoning passed in 2007 (known as the Pacific Avenue Neighborhood 
Commercial District) as nonconforming. The purpose of the legislation 
down zoning Pacific Avenue was to preserve the predominately low-rise 
neighborhood design, ensure solar access and encourage open space in 
the City’s most population dense neighborhood per square feet.  
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• The legislation establishing the Pacific Avenue NCD was the result of 5 

years of thoughtful planning and approval by: meetings with neighbors in 
their homes and in community settings, planning department 
representatives, the planning commission and the Board of Supervisors 
(unanimous). The petition to determine the neighborhood’s sentiment 
regarding the down-zoning of Pacific Avenue yielded 380 signatures; the 
most recent petition specifically targeting opposition to the proposed 
projects that are the subject of the DR, yielded 150 signatures from 
immediate neighbors and adjacent neighborhood organization leaders. 

 
• If the project as proposed is allowed to move forward, the nominal solar 

access that is currently enjoyed on Lynch alley will disappear for most of 
the day.   

 
• In addition, privacy for many of the homeowners on the north side of this 

narrow alley and east and west of the subject property will be lost. 
 

• The residential guidelines should be applied to the Pacific Avenue corridor 
between Polk and Taylor Streets, as the latter is predominately a 
residential neighborhood. Properties that are the subject of the 
Discretionary Review are located mid-block. The proposed buildings would 
be at least one to two stories higher than adjacent buildings, disrupting the 
staggered roofline design that the zoning seeks to preserve and direct, 
which allows maximum solar access. Also, historically, the SF Planning 
Department and Planning Commission has encouraged taller building 
development at the corners of each block. This factor was taken into 
consideration when drafting the legislation down zoning Pacific Avenue.  

 
• The Pacific Avenue Neighborhood Association (PANA) and neighbors 

have requested reasonable and rational modifications to the project 
consistent with the Pacific Avenue NCD and its intent: to preserve the 
predominately low-rise design and character of the neighborhood and to 
preserve existing open space and encourage additional open space.  

 
• Neighbor representatives and PANA have had several discussions with 

the project applicants in person and by email. We even hired an architect 
to create design alternatives and modifications to support the project 
sponsor’s desire to build on the subject property, while addressing many 
of the neighbor's concerns.  

 
• At the variance hearing conducted by Scott Sanchez on April 2014, 
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overwhelming objections were voiced by numerous neighbors and at least 
3 neighborhood groups: PANA, MPNA and RHCA. 

 
• Zoning Administrator Scott Sanchez advised the project applicant that 

there is significant neighborhood objection and to work with the neighbors 
on the project design (paraphrased). 

 
• Upon review of the most recently submitted plans, it appears that project 

sponsors have ignored all of PANA and neighbor modification requests, 
with the exception of minor plan adjustments to the rooftop penthouse and 
removal of two decks.  

 
 
We respectfully ask that you deny the requested building and demolition permits 
for 1364 Pacific Avenue and 1370 Pacific Avenue. 
 
Sincerely, 
 
 
 
Jouni Heikkinen, Project Lead 
Robyn Tucker & Michelle Murray, Co-Chairs 
Pacific Avenue Neighborhood Association 
 
 



From: Judy Gee
To: Guy, Kevin (CPC)
Subject: 1364-1370 Pacific Ave. project
Date: Friday, October 10, 2014 9:20:37 PM

Hello Mr. Guy,
My mother owns the building right next door on the east side to the the proposed new construction at
1364-1370 Pacific Ave. We have a concern that the new building will block our side and light. We have
siding on the west exterior that will blocked by the new building. With a small gap in between the
houses, water can still get caught and can cause damage to the siding which we would not be able to
get to. How would be go about replacing it when their wall is up against it? We need to protect our
building. Could that be assessed and is this something we could  be  compensated for eg next 10-20
years?

We are also concerned that the side lightwell nearest to Pacific will be hard to access and block sunlight
coming in.

Best regards,
Judy Gee
650-200-8836

Sent from my iPad

mailto:cjdsgee@yahoo.com
mailto:kevin.guy@sfgov.org


From: Dawn Trennert
To: Guy, Kevin (CPC); Sanchez, Scott (CPC)
Cc: Robyn Tucker; Michelle Murray
Subject: 1364-1370 Pacific
Date: Friday, April 18, 2014 11:05:16 AM

Dear Kevin Guy and Scott Sanchez:

Please note the records, that the Middle Polk Neighborhood Association echoes the concerns of PANA
concerning 1364-1370 Pacific and we also are opposed to the rear yard variance request which is
excessive and is totally contrary to the guidelines for that neighborhood.  Please deny this variance
request.

Thank you.

Dawn Trennert
Chair
Middle Polk Neighborhood Association (MPNA)
314 0772

Cc: Robyn Tucker and Michelle Murray - PANA

mailto:trennertdawn@yahoo.com
mailto:kevin.guy@sfgov.org
mailto:scott.sanchez@sfgov.org
mailto:venturesv@aol.com
mailto:mlmurray@hotmail.com


From: Judy Gee
To: Guy, Kevin (CPC)
Subject: 1364-70 Pacific Ave. project
Date: Sunday, October 19, 2014 8:56:30 PM

Mr. Kevin Guy
Current Planning/ Northeast Quadrant
S.F. Planning Dept.
1650 Mission St. Suite 400
S.F. CA 94103

Dear Mr. Guy,
I am an neighbor of 1364-70 Pacific Ave. and a member of PANA. Though PANA sent a letter on behalf
of its members and neighbors objecting to the proposed project, I want to voice my family's  objection
and concern about the project as proposed.

-The project as currently proposed presents porential for significant damage to adjacent property
owners

-The project design as proposed should be denied.

Sincerely,
Judy Gee
1358 Pacific Ave.
S.F. CA 94109

mailto:cjdsgee@yahoo.com
mailto:kevin.guy@sfgov.org


From: Kathleen Courtney
To: Guy, Kevin (CPC)
Cc: Sanchez, Scott (CPC); Chiu, David (BOS); Rauschuber, Catherine (BOS); Robyn Tucker PANA; Michelle Murray

PANA; Dawn Trennert MPNA; Jamie Cherry RHCA ; Chris Arrott RHCA; Sarah Taber ; Sider, Dan
Subject: 4-23-14 ZA Hearing - Item #15 -- 1364-70 Pacific Avenue Case number: 2013.0884V
Date: Monday, April 21, 2014 12:44:51 PM
Attachments: RHCA LynchAlley Var 4-21-14.pdf

Greetings Kevin –
 
Attached and pasted below is the Russian Hill Community Association’s request that the variance to
the rear yard set-back requirements of the Code for 1364-1370 Pacific be denied.
 
The precedent setting nature of an approval of the variance has the potential to adversely affect
“alley residents” throughout the City.  We have 5 alleys within two blocks of the intersection of Hyde
and Green which could be affected.
 
The ramifications of any decision require further study.  Thank you for your consideration, Kathleen
 
Kathleen Courtney
Chair, Housing & Zoning
Russian Hill Community Association
(c) 510-928-8243
 

Russian Hill Community Association
1158 Green St.   San Francisco, CA 94109   415-776-2014    rhcasf.com

 
April 21, 2014
Mr. Kevin Guy
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA   94103     
 

                        Re:1364-70 Pacific Avenue  Case number:  2013.0884V
Dear Mr. Guy:

The Russian Hill Community Association urges that the request for a variance to the requirements
for rear yard set-back stipulated in Section 134 of the San Francisco Planning Code submitted by
the project sponsor of 1364-1370 Pacific Avenue be denied.

The issues raised by the request require additional review because of the precedent setting nature of
any Zoning Administrator interpretation and the impact it could have on hundreds of alleys in San
Francisco.

Within 2 blocks of the intersection of Hyde and Green, there are five alleys – Russell,
Delgado, Warner, Eastman and White – which potentially face the same issues as Lynch. 
In the past, development affecting Delgado and Russell has come before the Planning
Commission and the importance of alleys has been noted.

mailto:kcourtney@xdm.com
mailto:kevin.guy@sfgov.org
mailto:scott.sanchez@sfgov.org
mailto:david.chiu@sfgov.org
mailto:catherine.rauschuber@sfgov.org
mailto:venturesv@aol.com
mailto:MLmurray@hotmail.com
mailto:MLmurray@hotmail.com
mailto:trennertdawn@yahoo.com
mailto:jcherry@rhcasf.com
mailto:carrott@rhcasf.com
mailto:Sarah@sstaber.com
mailto:dan.sider@sfgov.org



Russian Hill Community Association 
1158 Green St.   San Francisco, CA 94109   415-776-2014    rhcasf.com 


 
April 21, 2014 
Mr. Kevin Guy 
San Francisco Planning Department 
1650 Mission Street, Suite 400 
San Francisco, CA   94103  
 
  Re:1364-70 Pacific Avenue  Case number:  2013.0884V 
Dear Mr. Guy: 
The Russian Hill Community Association urges that the request for a variance to the requirements for rear yard 
set-back stipulated in Section 134 of the San Francisco Planning Code submitted by the project sponsor of 1364-
1370 Pacific Avenue be denied.  
The issues raised by the request require additional review because of the precedent setting nature of any Zoning 
Administrator interpretation and the impact it could have on hundreds of alleys in San Francisco.  
 Within 2 blocks of the intersection of Hyde and Green, there are five alleys – Russell, Delgado, Warner, 
 Eastman and White – which potentially face the same issues as Lynch.   
 In the past, development affecting Delgado and Russell has come before the Planning Commission and 
 the importance of alleys has been noted. 
 
 Alleys make a unique contribution to San Francisco’s Cityscape.  Some go through the block and some 
 dead end, some with WPA brick and some with concrete, all narrow and most with that unique 
 characteristic: both backs and fronts of residences are on the alley. 
 
It is this configuration of fronts and backs of residences, generally often 15 feet or less of each other, that makes 
planning decisions problematic. In its efforts to assist project sponsors meet the City’s rear yard requirements, 
particularly when addressing in-fill developments, the Planning Department risks negatively impacting the 
residents whose homes front on alleys.   
A more comprehensive review of alleys is required and a review of Lynch is a good starting point. The subject 
property is within the Pacific Avenue Neighborhood Commercial District (NCD).   When The Pacific Avenue 
NCD was established in June 2007, the intent of the legislation was  ”… to preserve livability in a 
predominately low-rise development, residential neighborhood, enhance solar access on a narrow street right-of-
way and protect residential rear yard patterns, especially at the ground floor.  In order to meet these goals, key 
components of the Pacific Avenue NCD include a 40 foot height limit and 45% rear yard required at the first 
story and above and at all residential levels (section 134c).” 
The intention is still valid. 
We respectfully urge that the variance request be denied so that no untoward precedent is established that would 
adversely affect “alley residents” throughout the City.   
Sincerely, 


Kathleen Courtney 
Chair, Housing & Zoning Committee 
(c) 510-928-8243 
 
Cc: Zoning Administrator Scott Sanchez; Senior Planner Dan Sider; Supervisor David Chiu; District 3Aide 
Catherine Rauschuber; Robyn Tucker, Michelle Murray, PANA; Jamie Cherry, Chris Arrott, RHCA, Dawn 
Trennert, MPNA; Sarah Taber  
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Sincerely,
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Chair, Housing & Zoning Committee
(c) 510-928-8243
 
Cc: Zoning Administrator Scott Sanchez; Senior Planner Dan Sider; Supervisor David Chiu;
District 3Aide Catherine Rauschuber; Robyn Tucker, Michelle Murray, PANA; Jamie Cherry,
Chris Arrott, RHCA, Dawn Trennert, MPNA; Sarah Taber
 
 
 



From: robyn tucker
To: Guy, Kevin (CPC); Sider, Dan; Sanchez, Scott (CPC)
Cc: Chiu, David (BOS); Rauschuber, Catherine (BOS); Murray Michelle; Kathleen Courtney; Trennert Dawn; 

Heikkinen Jouni K.; charles hemminger
Subject: Fwd: Objection to Variance Request for 1364-70 Pacific Avenue
Date: Friday, April 18, 2014 10:15:05 AM
Attachments: PANA 1364-1370 Pacific.docx

ATT00001.htm

Dear Kevin et al,
I am resending the letter and attachment below so that it is more easily read as the font 
appeared very small in the previous email. The content has not changed from the previous email.

Thanks,
Robyn Tucker

Begin forwarded message:

 April 17, 2014

Mr. Kevin Guy
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA   94103
 
 
1364-70 Pacific Avenue
Re: Case number:  2013.0884V
 
 
Dear Kevin,
 
Pacific Avenue Neighborhood Association (PANA) is a community group whose 
goal is to encourage new developments that enhance and preserve the 
neighborhood character and diversity; and maintain community access to open-
space, sunlight and air.   
 
We are writing to express PANA’s objection to the variance requests by the project 
sponsor for 1364-1370 Pacific Avenue.   Specifically we oppose the variance 
request for rear yard set-back Section 134 of the Planning Code.
 
The subject property is within the Pacific Avenue Neighborhood Commercial District 
(NCD).   The Pacific Avenue NCD was established in June 2007.   Neighborhood 
leaders worked closely with the San Francisco Planning Department to establish 
zoning that meets the expectations of the neighborhood and community.  The 
planning process began in 2003.   Over 325 signatures were secured from 
neighborhood residents, business owners and community leaders.  The Board of 
Supervisors unanimously passed the legislation establishing the new zoning district. 
The intent of the legislation is to preserve livability in a predominately low-rise 
development, residential neighborhood, enhance solar access on a narrow street 
right-of-way and protect residential rear yard patterns, especially at the ground floor.  
In order to meet these goals, key components of the Pacific Avenue NCD include a 
40 foot height limit and 45% rear yard required at the first story and above and at 
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Mr. Kevin Guy

San Francisco Planning Department

1650 Mission Street, Suite 400

San Francisco, CA   94103





1364-70 Pacific Avenue

Re: Case number:  2013.0884V





Dear Kevin,



Pacific Avenue Neighborhood Association (PANA) is a community group whose goal is to encourage new developments that enhance and preserve the neighborhood character and diversity; and maintain community access to open-space, sunlight and air.   



We are writing to express PANA’s objection to the variance requests by the project sponsor for 1364-1370 Pacific Avenue.   Specifically we oppose the variance request for rear yard set-back Section 134 of the Planning Code.



The subject property is within the Pacific Avenue Neighborhood Commercial District (NCD).   The Pacific Avenue NCD was established in June 2007.   Neighborhood leaders worked closely with the San Francisco Planning Department to establish zoning that meets the expectations of the neighborhood and community.  The planning process began in 2003.   Over 325 signatures were secured from neighborhood residents, business owners and community leaders.  The Board of Supervisors unanimously passed the legislation establishing the new zoning district. The intent of the legislation is to preserve livability in a predominately low-rise development, residential neighborhood, enhance solar access on a narrow street right-of-way and protect residential rear yard patterns, especially at the ground floor.  In order to meet these goals, key components of the Pacific Avenue NCD include a 40 foot height limit and 45% rear yard required at the first story and above and at all residential levels (section 134c).



PANA acknowledges that the 1364-70 Pacific Avenue is on a unique block.  The property is on a through lot that abuts both Pacific Avenue and Lynch Street (alley).   The property is also subject to San Francisco Planning code section 261.1 requiring specific height sculpting.   



We have met with the project sponsor to share the neighborhood community’s concerns. In addition to the rear yard variance request, the following topics were discussed:

· Overall height and mass of the two buildings are out of context to the existing neighborhood design and character. 

· From Lynch Street the building is 58 feet tall and will be an imposing structure on a very narrow street and create a wall effect and harmful precedent for future development.

· The rear of the building (Lynch Street side) is set along a very narrow alley and loss of privacy is a serious consideration, especially with the multiple proposed decks.  



In summary, PANA opposes the variance request to the 45 % Rear Yard (San Francisco Planning Code Sections 732.1 and 134.c).   The Rear Yard requirement at all levels is a key piece to the Pacific Avenue NCD legislation and we do not want a precedent established that will jeopardize the rear yards and open space.



We respectfully ask that you deny the variance request.



Respectfully,





Robyn Tucker  (415-609-5607 cell)

Michelle Murray (415-637-9423 cell)

PANA Co-Leadership



Cc: Kevin Guy, Scott Sanchez, Dan Sider, Supervisor David Chiu, Catherine Rauschuber, Kathleen Courtney, Dawn Trennert










all residential levels (section 134c).
 
PANA acknowledges that the 1364-70 Pacific Avenue is on a unique block.  The 
property is on a through lot that abuts both Pacific Avenue and Lynch Street (alley).   
The property is also subject to San Francisco Planning code section 261.1 requiring 
specific height sculpting.  
 
We have met with the project sponsor to share the neighborhood community’s 
concerns. In addition to the rear yard variance request, the following topics were 
discussed:

·      Overall height and mass of the two buildings are out of context to the 
existing neighborhood design and character.

·      From Lynch Street the building is 58 feet tall and will be an imposing 
structure on a very narrow street and create a wall effect and harmful 
precedent for future development.

·      The rear of the building (Lynch Street side) is set along a very narrow alley 
and loss of privacy is a serious consideration, especially with the multiple 
proposed decks. 

 
In summary, PANA opposes the variance request to the 45% Rear Yard (San 
Francisco Planning Code Sections 732.1 and 134.c).   The Rear Yard requirement 
at all levels is a key piece to the Pacific Avenue NCD legislation and we do not 
want a precedent established that will jeopardize the rear yards and open space.
 
We respectfully ask that you deny the variance request.
 
Respectfully,
 
 
Robyn Tucker  (415-609-5607 cell)
Michelle Murray (415-637-9423 cell)
PANA Co-Leadership
Cc: Kevin Guy, Scott Sanchez, Dan Sider, Supervisor David Chiu, Catherine 
Rauschuber, Kathleen Courtney, Dawn Trennert



From: charles hemminger
To: Guy, Kevin (CPC); Sider, Dan; Sanchez, Scott (CPC); kate.connor@sfgov.org
Cc: venturesv@aol.com; mlmurray@hotmail.com; Jouni H; agandi@aol.com; Eric Tang; Riyad Ghannam
Subject: Fwd: Request for a Continuance to 4/23 Variance Hearing - 1364-1370 Pacific
Date: Friday, April 18, 2014 10:05:19 AM
Attachments: PANA 1364-1370 Pacific.pdf

Letter to Applicant 4.15.14-1.pdf
Petitions sum 4.17.2014004.pdf

Hi Kevin, Dan and Scott, . . 

I am forwarding a letter sent to the Applicant for the 1374-1370 Pacific Avenue 
Project, which is scheduled for a Variance Hearing this Wednesday, April 23rd, requesting that the Hearing be continued to a later date,
as we work to establish a mutually agreed solution. At this point, I think both parties (Applicant and Neighbors) are motivated to continue working towards
this end.

I am attaching (2) Letters and a Petition from over 100 neighbors opposing this project,  as it is currently presented. As you can see this is a
significant and motivated opposition. 

On a specific code and policy note regarding this Variance Request, PANA wants to clarify their position regarding the Rear Yard Setback and open space
intent of this particular zoning. I believe there has been (possibly ?) some confusion on this matter. The Pacific Avenue Neighborhood District re-zoning,
approved by the support of over 300 neighbors,  and unanimously by the Board of Supervisors, very intentionally and specifically, excluded both
Residential and Commercial uses from full lot coverage at the Ground Floor, as the Applicant is requesting. This particular NCD was very
intentionally prescribed not to be like most of the NC areas where full lot coverage of commercial 1st floors is acceptable. In addition, at least from the
documents provided, it is not clear to the neighbors, that the full lot coverage of the Garage level. proposed by Applicant as a Basement, meets the code
definition of a Basement,  and not a Ground Floor, since this is a significantly down sloping lot. This may have been justified by the Applicant in some
additional documents that the neighbors do not have,  but remains is a point of confusion to the neighbors, as to the actual scope of Variance that the
Applicant is requesting.  

Kevin, we are hoping that you could get back to both the Applicant and Neighborhood Group today,  regarding this request for a Continuance or re-
scheduling of the April 23 Variance Hearing, while the 2 parties continue their efforts to find a mutually agreed solution.

Thanks for your time.  

Sincerely,
Charles Hemminger - Architect
PANA Project Team
---------- Forwarded message ----------
From: charles hemminger <charles@hemmingerarchitects.com>
Date: Fri, Apr 18, 2014 at 9:24 AM
Subject: Request for a Continuance to 4/23 Variance Hearing - 1364-1370 Pacific
To: Eric Tang <etang18@gmail.com>, Riyad Ghannam <riyad@rg-architecture.com>
Cc: "agandi@aol.com" <agandi@aol.com>, Jouni H <jounikh@yahoo.com>, "venturesv@aol.com" <venturesv@aol.com>, Beverly Tang
<btang517@gmail.com>, Molly Tang <molly.tang@gmail.com>, "Guy, Kevin" <Kevin.Guy@sfgov.org>, scott.sanchez@sfgov.org, Daniel Sider
<Dan.Sider@sfgov.org>

Hi Eric and Riyad;

I propose that we request of Kevin Guy, that the Variance Hearing is moved off calendar with a Continuation, while we discuss options
among neighbors. My thinking is that Scott Sanchez will make this decision anyway, based on where we are at this point, and the information he has been
provided. 

I appreciate your getting back to us and your willingness to discuss as neighbors. The PANA Project Group recognizes that your family is a long time and
valued part of the neighborhood.

I am attaching an additional letter from the PANA Board and also a Signature Petition, with I believe has over 100 signatures of neighbors opposed to the
project as it is currently proposed. You may have already received this information from Kevin Guy. As you and Riyad can see this is a significant
opposition for a small residential project like this, so I think it would be in everyone's interest to step back a  bit and see what we can work out.

I know that everyone is interested in not spending additional costs and time with Hearing processes, if avoidable.  I propose we continue the scheduled
Variance Hearing, and let you and Riyad have some time to discuss possible options.  

If possible could you get back to us today, and let us know your intentions regarding a Continuation Request for next Wednesday Hearing. 

thx,
Charles Hemminger- Architect

charles
hemminger <charles@hemmingerarchitects.com> Apr 16 (2 days ago)

to Riyad, Eric, Jouni, agandi, venturesv, mlmurray, Kevin, scott.sanchez, Daniel, kate.connor, David.Chiu, Catherine.Raus.

Hi Riyad and Eric.

Thanks for meeting with us on April 1st.

I am attaching a letter from the PANA Neighborhood Project Team, explaining
our position and requesting (2) specific modifications to your proposed
project: (1) removal of 4th floor and (2) Maintain a Minimum 25% Rear Yard
Setback.

This Letter is the accumulated effort of a group of people in the Neighborhood,
including PANA Board Members, who have met diligently and attempted to craft
a reasonable compromise to your proposed development. All of the
participants feel strongly that the height of the proposed project is dramatically
out of scale and character to the neighborhood, particularly as it will impact the
residential Lynch Alley.This is explained in the contents of theAttached Letter. 

There is some division among the Group pertaining to the Rear Yard Setback.
As you know, the intent of this 2007 neighborhood initiated rezoning, was to
preserve rear yard open space. The code defined setback is 45%, and many
members of this Group wish to see this 45% setback enforced on this project.
However, the Group recognizes that a strict enforcement of the intent of this
code would  be a hardship for your project. The Neighborhood is not motivated
to stop you from development of these properties. However, they are highly
motivated and organized to stop the project you are currently proposing.
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April 17, 2014
San Francisco Planning Department
Attention:  Kevin Guy
1650 Mission Street, Suite 400
San Francisco, CA   94103


Case number:  2013.0884V


Dear Mr. Guy,


Pacific Avenue Neighborhood Association (PANA) is a community group whose 
goal is to encourage new developments that enhance and preserve the 
neighborhood character and diversity; and maintain community access to open-
space, light and air.   


We are writing to express PANA’s objection to the variance requests by the project 
sponsor for 1364-1370 Pacific Avenue.   Specifically we oppose the variance 
request for rear yard set-back Section 134 of the Planning Code.


The subject property is within the Pacific Avenue Neighborhood Commercial 
District (NCD).   The Pacific Avenue NCD was established in 2007.   Neighborhood 
leaders worked closely with the San Francisco Planning Department to establish 
zoning that meets the expectations of the neighborhood and community.  The 
planning process began in 2003.   Over 325 signatures were secured from 
neighborhood residents, business owners and community leaders.   The intent of 
the legislation is to preserve livability in a largely low-rise development residential 
neighborhood, enhance solar access on a narrow street right-of-way and protect 
residential rear yard patterns at the ground floor.  In order to meet these goals and 
key components of the Pacific Avenue NCD uses a 40 foot height limit and 45% 
rear yard required at the first story and above and at all residential levels (section 
732.1 and 134c).


PANA acknowledges that the property is on a unique block.  The property is on a 
through lot that abuts both Pacific Avenue and the alley behind it Lynch Street.   
The property is also subject to San Francisco Planning code section 261.1 
requiring specific height sculpting and solar access angle.


We have met with the project sponsor to share the neighborhood community’s 
concerns. In addition to the rear yard variance request, the following topics were 
discussed:


• Overall height and mass of the two buildings which is out of context to the 
existing neighborhood character.  From Lynch Street the building is 58 feet 
tall and will be an imposing structure on a small street.


• The rear of the building (Lynch Street side) is set along a narrow ally and 
loss of privacy is a consideration, especially with the multiple proposed 







decks.  


In summary, PANA opposes the variance request to the 45 % Rear Yard (San 
Francisco Planning Code Sections 732.1 and 134.c).   The Rear Yard requirement 
at all levels is an key piece to the Pacific Avenue NCD legislation and we do not 
want a precedent established that will jeopardize the rear yards and open space.


Respectfully,


Robyn Tucker  (415-609-5607 cell)
Michelle Murray (415-637-9423 cell)
PANA Co-Leadership


Cc:








 
To: Riyad Ghannam – Project Architect   
Eric Tang – Project Sponsor 
 
Re: Pacific Avenue Neighbors Response to Proposed Development @ 1364 and 
1370 Pacific Avenue.  
 
Dear Riyad and Eric;  
 
Thank you for meeting with us on April 1st.   
 
As discussed, our intent for this meeting was to explain our position regarding 
your proposed project and further understand your design intent. Our desire is 
to see if we can reach a compromise solution, which meets the goals of the 
Neighborhood and your goals as Developer and Owner of the properties. As we 
described, the project you are currently proposing is strongly opposed by 
neighbors and PANA (Pacific Avenue Neighborhood Association), as being too 
tall, too large and out of character to the existing neighborhood.   
 
The (3) basic areas of Neighborhood Opposition are: (1) the Proposed Height of 
the Project, specifically as it impacts Lynch Alley. (2) The Variance request to 
further reduce the minimum 25 % Rear Yard Requirement. (3) Loss of Privacy to 
existing residents of Lynch Alley.     
 
(1) Proposed Height of the Project. The real issue at hand is that these lots have 
a depth of only 60 ft. from Pacific Avenue to Lynch Alley. In addition, the 
proposed lots slope down from Pacific Avenue to Lynch Alley. Based on the 
current project you are proposing, the top of your Stair Penthouse Structure, if 
measured from Lynch Alley, will be closer to 58 ft. in height. The neighbors feel 
strongly that this is significantly out of character to the neighborhood and the 
Alley, and will negatively impact the quality of life of the long time residents of 
this Alley. As a larger neighborhood issue, we feel strongly that this is a wrong 
precedent for the residential Alleys of this neighborhood and surrounding 
neighborhoods.  
 
(2) Request to Reduce minimum (25%) required Rear yard.  
As you know, the required setback of this zoning is 45%. The 25% minimum is 
based on the allowance to average, the setbacks of the adjacent neighbor 
structures. However, the intent of the 2007 neighborhood initiated rezoning, and 
the creation of this Pacific Avenue Neighborhood District was to encourage open 
space and intentionally and specifically to discourage full lot coverage @ the 
Ground Floor, as allowed in other NC districts. The Neighborhood Group that 
worked very hard to create this new zoning, was supported by signatures of over 
300 neighbors and passed unanimously by the SF Board of Supervisors.   
 
(3) Loss of Privacy to existing residents of Lynch Alley. 
In addition to the (short) depth of these lots, Lynch Alley is one of the narrowest 
Alleys in this neighborhood. Curb to curb the Alley measures aprox. 10 ft., and  
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property line to property line approximately 17 ft.. The Project you are currently 
proposing has 4 levels of full lot width decks including a Roof Deck. The 
currently proposed 2nd floor deck extends all the way to the Lynch Alley property 
line. As described, a person standing at the rail of this proposed deck will be 
approximately 17 ft. away from the front windows of the existing properties 
across the alley. This loss of privacy is of great concern to the existing residents of 
the Alley. The design of 4 levels of cascading decks looming over the alley, has 
no precedent on this Alley, or almost any other alley in this neighborhood. 
Reasonably, the residents and neighbors are greatly concerned about the impact 
this will have on this small-scale residential alley that they love.     
 
Neighborhood Proposed Modification to the Current Project.   
Our understanding is that you are proceeding with a Variance Hearing and 
depending on outcome of this Hearing, your intent is to proceed forward and 
submit a Site Permit. As you know, this is a long process before you and there is 
a resolute neighborhood group opposed to your project as currently designed.  
   
Here is what we propose:  
(1) Reduce the Height of the Proposed project by 1 Floor (aprox.10 ft.).  This 
will remain a significantly taller structure than the existing adjacent buildings on 
Pacific Avenue, and based on the down sloping lot, will remain a + 40 ft. 
building, if measured from the Lynch Alley. 
 
(2) Maintain a 25% Rear Yard Setback at all levels. We feel this will allow a 
reasonable separation between properties on this uniquely narrow Lynch Alley, 
lessen the loss of sun light penetration into this mid-block location, and will 
mitigate the loss of privacy to adjacent existing residences, as currently presented 
in the Applicant’s design. 
 
Our hope is that you will respond to our request for modifications and we can 
present a project to both the Zoning Administrator and the Planning 
Commission which has the support of the neighborhood. Thank you for your 
time and consideration.    
 
Sincerely,  
On behalf of PANA Neighborhood Project Team, 
PANA Project Lead, Project Team 1364-1370 Pacific Avenue 
Jouni Heikkinen        jounikh@yahoo.com          Ader Gandi       agandi@aol.com 
72 Lynch Street         68 Lynch Street 
 
Cc: 
Kevin Guy – Project Planner –SF Planning Dept.    kevin.guy@sfgov.org 
Scott Sanchez – Zoning Administrator – SF Planning Dept.      scott.sanchez@sfgov.org 
Dan Sider – Assistant Zoning Administrator  – SF Planning Dept.  dan.sider@sfgov.org 
Kate Conner  – SF Planning Dept.            kate.connor@sfgov.org 
David Chiu – District Supervisor                  David.Chiu@sfgov.org 
Catherine Rauschuber – Supervisor Chiu’s Office   Catherine.Rauschuber@sfgov.org 
Robyn Tucker – PANA Board Member            venturesv@aol.com 
Michelle Murray- PANA Board Member         mlmurray@hotmail.com 
 
Pg. 2 of  2 




















































































Eric Tang 6:53 PM (13 hours ago)

to Beverly, Molly, Christina, me, Riyad, Jouni, agandi, venturesv, mlmurray, Kevin, scott.sanchez, Daniel, kate.connor, David.Chiu, Catherine.Raus.

We hope that you will strongly consider this compromise. We recognize that
the Variance Hearing, scheduled for April 23rd, is your first step towards
proceeding with these (2) developments. Clearly, it is a long approval path in
San Francisco. Our hope is that we can reach a compromise, which alleviates
the time and cost of a protracted review process. 

We would appreciate a response to our proposal for modification and we can
discuss options for the Variance process before us. If you feel that you need
more time to consider this proposal, my assumption is that Kevin Guy and the
Planing staff are always interested in Neighborhood resolution to projects, and
the Variance Hearing can be rescheduled. 

Please let us know if you have any questions,or wish to further discuss. Riyad
and Eric, thank you very much for your time and effort. 

I will cc everyone who is cc'd on the Attached Letter 

Sincerely,

Charles Hemminger 
Architect

Hi Charles and PANA,

Thank you for sharing your thoughts regarding the project. My family has been
in the neighborhood since 1985 and understand the importance of maintaining
good relationships. Our goal is to continue living in the neighborhood. 

We will take your points into consideration and try to incorporate into the plans
if possible. As you already know, we are working with a sub standard lot size
and other zoning restraints (i.e. Sun Access Plane) that make it difficult to build
a three bedroom single family home. 

We will continue to work with Riyad and think of possible options. 

Thank you for your time.
Eric Tang and Family



From: robyn tucker
To: Guy, Kevin (CPC); Sanchez, Scott (CPC); Sider, Dan
Cc: Chiu, David (BOS); Rauschuber, Catherine (BOS); Kathleen Courtney; Trennert Dawn; Hemminger Charles; 

Heikkinen Jouni K.
Subject: Objection to Variance Request for 1364-70 Pacific Avenue
Date: Friday, April 18, 2014 10:08:01 AM
Attachments: PANA 1364-1370 Pacific.docx

ATT00001.htm

 

 April 17, 2014

Mr. Kevin Guy
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA   94103
 
 
1364-70 Pacific Avenue
Re: Case number:  2013.0884V
 
 
Dear Kevin,
 
Pacific Avenue Neighborhood Association (PANA) is a community group whose goal is to encourage 
new developments that enhance and preserve the neighborhood character and diversity; and maintain 
community access to open-space, sunlight and air.   
 
We are writing to express PANA’s objection to the variance requests by the project sponsor for 1364-
1370 Pacific Avenue.   Specifically we oppose the variance request for rear yard set-back Section 134 
of the Planning Code.
 
The subject property is within the Pacific Avenue Neighborhood Commercial District (NCD).   The 
Pacific Avenue NCD was established in June 2007.   Neighborhood leaders worked closely with the 
San Francisco Planning Department to establish zoning that meets the expectations of the 
neighborhood and community.  The planning process began in 2003.   Over 325 signatures were 
secured from neighborhood residents, business owners and community leaders.  The Board of 
Supervisors unanimously passed the legislation establishing the new zoning district. The intent of the 
legislation is to preserve livability in a predominately low-rise development, residential neighborhood, 
enhance solar access on a narrow street right-of-way and protect residential rear yard patterns, 
especially at the ground floor.  In order to meet these goals, key components of the Pacific Avenue 
NCD include a 40 foot height limit and 45% rear yard required at the first story and above and at all 
residential levels (section 134c).
 
PANA acknowledges that the 1364-70 Pacific Avenue is on a unique block.  The property is on a 
through lot that abuts both Pacific Avenue and Lynch Street (alley).   The property is also subject to 
San Francisco Planning code section 261.1 requiring specific height sculpting.  
 
We have met with the project sponsor to share the neighborhood community’s concerns. In addition to 
the rear yard variance request, the following topics were discussed:

<!--[if !supportLists]-->·      <!--[endif]-->Overall height and mass of the two buildings are 
out of context to the existing neighborhood design and character.

<!--[if !supportLists]-->·      <!--[endif]-->From Lynch Street the building is 58 feet tall and 
will be an imposing structure on a very narrow street and create a wall effect and harmful 
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Mr. Kevin Guy

San Francisco Planning Department

1650 Mission Street, Suite 400

San Francisco, CA   94103





1364-70 Pacific Avenue

Re: Case number:  2013.0884V





Dear Kevin,



Pacific Avenue Neighborhood Association (PANA) is a community group whose goal is to encourage new developments that enhance and preserve the neighborhood character and diversity; and maintain community access to open-space, sunlight and air.   



We are writing to express PANA’s objection to the variance requests by the project sponsor for 1364-1370 Pacific Avenue.   Specifically we oppose the variance request for rear yard set-back Section 134 of the Planning Code.



The subject property is within the Pacific Avenue Neighborhood Commercial District (NCD).   The Pacific Avenue NCD was established in June 2007.   Neighborhood leaders worked closely with the San Francisco Planning Department to establish zoning that meets the expectations of the neighborhood and community.  The planning process began in 2003.   Over 325 signatures were secured from neighborhood residents, business owners and community leaders.  The Board of Supervisors unanimously passed the legislation establishing the new zoning district. The intent of the legislation is to preserve livability in a predominately low-rise development, residential neighborhood, enhance solar access on a narrow street right-of-way and protect residential rear yard patterns, especially at the ground floor.  In order to meet these goals, key components of the Pacific Avenue NCD include a 40 foot height limit and 45% rear yard required at the first story and above and at all residential levels (section 134c).



PANA acknowledges that the 1364-70 Pacific Avenue is on a unique block.  The property is on a through lot that abuts both Pacific Avenue and Lynch Street (alley).   The property is also subject to San Francisco Planning code section 261.1 requiring specific height sculpting.   



We have met with the project sponsor to share the neighborhood community’s concerns. In addition to the rear yard variance request, the following topics were discussed:

· Overall height and mass of the two buildings are out of context to the existing neighborhood design and character. 

· From Lynch Street the building is 58 feet tall and will be an imposing structure on a very narrow street and create a wall effect and harmful precedent for future development.

· The rear of the building (Lynch Street side) is set along a very narrow alley and loss of privacy is a serious consideration, especially with the multiple proposed decks.  



In summary, PANA opposes the variance request to the 45 % Rear Yard (San Francisco Planning Code Sections 732.1 and 134.c).   The Rear Yard requirement at all levels is a key piece to the Pacific Avenue NCD legislation and we do not want a precedent established that will jeopardize the rear yards and open space.



We respectfully ask that you deny the variance request.



Respectfully,





Robyn Tucker  (415-609-5607 cell)

Michelle Murray (415-637-9423 cell)

PANA Co-Leadership



Cc: Kevin Guy, Scott Sanchez, Dan Sider, Supervisor David Chiu, Catherine Rauschuber, Kathleen Courtney, Dawn Trennert






precedent for future development.
<!--[if !supportLists]-->·      <!--[endif]-->The rear of the building (Lynch Street side) is set 

along a very narrow alley and loss of privacy is a serious consideration, especially with the 
multiple proposed decks. 

 
In summary, PANA opposes the variance request to the 45% Rear Yard (San Francisco Planning 
Code Sections 732.1 and 134.c).   The Rear Yard requirement at all levels is a key piece to the Pacific 
Avenue NCD legislation and we do not want a precedent established that will jeopardize the rear yards 
and open space.
 
We respectfully ask that you deny the variance request.
 
Respectfully,
 
 
Robyn Tucker  (415-609-5607 cell)
Michelle Murray (415-637-9423 cell)
PANA Co-Leadership
Cc: Kevin Guy, Scott Sanchez, Dan Sider, Supervisor David Chiu, Catherine Rauschuber, Kathleen 
Courtney, Dawn Trennert



PACIFIC AVENUE NEIGHBORHOOD ASSOCIATION 
7 McCormick Street, San Francisco, CA, 94109 

(PANA) 
 
 
 
August 24, 2013 
 
 
 
Mr. Kevin Guy 
San Francisco Planning Department 
1660 Mission Street, Suite 400 
San Francisco, CA   94103 
 
Re: Case No. 2013.0883V 
1364-70 Pacific Avenue 
 
Dear Mr. Guy: 
 
PANA leadership and its members met with the Tang family members and their 
architect to review proposed plans for new construction at 1364 -1370 Pacific 
Avenue. The meeting purpose was to learn more about the project from its sponsors 
and to convey any concerns that immediate neighbors and broader neighborhoods 
might have regarding the project. We hope that the project sponsor will work with the 
neighbors to develop an appropriate design that complies with neighborhood zoning.  
 
The Pacific Avenue Neighborhood Association (PANA) respectfully submits the 
following objection and comments in response to the sponsor’s plans and application 
for a variance. 
 
Objection 
PANA, its members and neighbors, finds the proposed plans for new construction at 
1364-70 deficient as they are not in compliance with the Pacific Avenue 
Neighborhood Commercial District zoning, nor in compliance with the City’s 
residential guidelines.  
 
District 3 is San Francisco’s most densely populated neighborhood and has less 
open space than any other San Francisco district. The streets and alleys within and 
surrounding the Pacific Avenue Corridor’s neighborhood are among the narrowest in 
the City, and therefore, have limited access to light and air 
 
The legislative intent for establishing the unique Pacific Avenue NCD was to ensure 
preservation of the small scale neighborhood design, quality of life, access to light 
and air, and existing open space and to require new development to comply with the 
legislation’s zoning controls.  
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We therefore object to the proposed plans and variance being sought for 1364-70 
Pacific Avenue and request that the variance be denied. 
 
Respectfully, 
 
 
On behalf of PANA Neighborhood Project Team,  
 
Jouni Heikkinen 
PANA Project Lead, Project Team 1364-70 Pacific Avenue  
(415) 608 5865 
jounikh@yahoo.com 



From: Tony An
To: Guy, Kevin (CPC)
Subject: RE: case no: 2013.0883V
Date: Monday, April 14, 2014 1:17:58 PM

Thank you Kevin!

That was very helpful and clear in your explanation.

I would like you to pass on my objection at the hearing (since I am not sure if I might be able to make
it to the hearing), mainly due to the height. Not only it goes out of its height to be a four story building,
it also builds a quite high penthouse which effectively becomes the fifth floor, especially with the solid
cement parapet wall around it. That's just a sneaky way to get around the 40 ft limit.

Thanks!

Tony An

-----Original Message-----
From: Guy, Kevin (CPC) [mailto:kevin.guy@sfgov.org]
Sent: Monday, April 14, 2014 12:47 PM
To: Tony An
Subject: RE: case no: 2013.0883V

Tony - The plans should be posted from that link within the next day or two. However, I am sending
you the plans for 1364 and 1370 Pacific (they are companion projects on adjacent properties).

Both buildings fit within the 40' height limitation that applies to the property. The measurement is taken
from the top of the curb line on Pacific Avenue, and that datum point applies for the height limit
measurement throughout the depth of the lot. The height limit is measured to the finish roof.. certain
features, such as the parapet and stair penthouse, are allowed by the Code to extend somewhat above
the roof height limit.

I should also note that there is a separate height limitation that applies to the back of the property.. it is
a 45-degree plane that being on the north side of Lynch, and extends diagonally across the project site.
This plane is plotted on the Sections within each plan set (see sheet A7.00). The intent of this particular
regulation is to preserve sunlight to narrow streets and alleys such as Lynch. The result is the 'stepped'
terracing configuration of the each building on the north side.

If you have concerns or objections, you can send correspondence to me (regular mail or email is fine). I
will provide all project-related correspondence to the Zoning Administrator prior to the hearing on April
23 (the Zoning Administrator is the one who acts on the requested variance & rear yard modification). If
you wish, you may also attend the hearing on the 23rd and state your concerns in person.

-Kevin

Kevin Guy
Current Planning/Northeast Quadrant

Planning Department, City and County of San Francisco
1650 Mission Street, Suite 400, San Francisco, CA 94103
Direct: 415-558-6163 Fax: 415-558-6409
Email: kevin.guy@sfgov.org
Web: www.sfplanning.org
           

Planning Information Center (PIC): 415-558-6377 or pic@sfgov.org Property Information Map (PIM):

mailto:Tony.An@sas.com
mailto:kevin.guy@sfgov.org
mailto:kevin.guy@sfgov.org


http://propertymap.sfplanning.org 

-----Original Message-----
From: Tony An [mailto:Tony.An@sas.com]
Sent: Monday, April 14, 2014 12:10 PM
To: Guy, Kevin (CPC)
Subject: case no: 2013.0883V

Hi Kevin,

I received a letter from the SF Planning Department regarding the case 2013.0883V which says to get
more information at the following address:

http://sf-planning.org/ftp/files/notice/2013.0883V
Server Error
404 - File or directory not found.
The resource you are looking for might have been removed, had its name changed, or is temporarily
unavailable.

My question regarding this application is actually the height. Next to proposed property construction
(1364 Pacific Ave), it's mostly 3 stories, but this application is going to build a "four stories reaching a
height of 40 feet" per the sign posted at the property. Does this fit in the allowance in this zone? Also it
sits on a slope of the street, so how the measurement gets set for the 40 feet? Because the top of the
building will not in a slope.

I would oppose the height - three stories seem to be appropriate to the rest of the properties, so how
do I voice my objection?

Thanks.

Tony An

http://propertymap.sfplanning.org/
mailto:Tony.An@sas.com
http://sf-planning.org/ftp/files/notice/2013.0883V


 

 

 

 

 

Attachment F: 

Communications in Support of Project 

(including DR responses from Project Sponsor) 



 
 
 
 
 

 
 

July 30, 2015 
 
 
 
Via E-Copy  
 
Mr. Rodney Fong, President 
San Francisco Planning Commission 
1650 Mission Street, 4th Floor 
San Francisco, CA 94103 

 
 
Re: 1364-1370 Pacific Avenue 
 Supplemental Response to Discretionary Review  
 Building Permit Application Nos. 2014.0812.3674 & 2014.0812.3679 
 Hearing Date:  August 13, 2015 
 Our File No.:  8852.01 

 
Dear President Fong and Commissioners: 
 

We represent Harold Tang, the sponsor of a project to construct two adjacent 
residential buildings with ground-floor, neighborhood-serving retail at 1364 and 1370 Pacific 
Avenue.  

A request for discretionary review (“DR Request”) on these projects was scheduled 
for hearing on July 2nd, but was continued to August 13, 2015.   

We have already submitted a comprehensive response to the DR Request, which will 
be provided in the Commission packet. This letter supplements the previous submittal by 
describing design modifications made in response to neighborhood outreach over the past 
four weeks, and provides a comprehensive summary of community support to date. 

A. Additional Light Well at 1364 Pacific Avenue 

Following the July 2nd continuance, the sponsor received a request from the 
neighboring property owner at 1354-58 Pacific Avenue, that the 1364 Pacific Avenue 
building be modified to include a light well adjacent to an existing light well on the their 
building.   

To accommodate this request, the sponsor has modified the design of 1364 Pacific 
Avenue to include a five-foot wide, two-foot deep light well directly across from a light well 
on the south end of the 1354-58 Pacific Avenue building, beginning at the second floor and 
extending the full building height. In order to implement this change, some internal 
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reconfiguration was required to the building floor plans, including swapping the location of 
the fourth floor bedroom and bathroom.  No substantive changes were made to bedroom 
count or functionality of the projects for multi-generational living.   

Although not required by the Planning or Building Code, inclusion of the new light 
well will increase light and air access to the eastern neighboring property.  The additional 
light well is shown on the modified project plans.  

B. Summary of Project Modifications 

Over the past few weeks, the sponsor has proactively engaged with the DR requestors 
to discuss the project.  Although the Tangs cannot agree to the additional and excessive 
setback and height reductions requested, these communications have raised awareness of the 
significant modifications already made in response to the DR Requestors’ concerns.  These 
include:  

i Reducing original rear deck sizes (now just 101 and 120 sf. on each building) and 
adding planters at their outside edges to address privacy and noise concerns; 

i Removing property line windows from the original design, at request of adjacent 
neighbors; 

i Eliminating the originally-proposed second floor decks to provide additional 
vertical and horizontal separation from Lynch Street;  

i Eliminating a 3’7” parapet from the projects’ roofs, and replacing them with open 
railings; 

i Eliminating stair penthouses and solar panels from the buildings’ roofs; and 

i Recessing the open railings at the buildings’ roof tops by at least 5 feet from the 
Pacific Avenue frontage to further minimize the appearance of building height.  

An image depicting these modifications is provided on page A7.01 of the plans.    

C. Overview of Project Support 

Our previous submittal included multiple sets of project support signatures and letters 
of support.  For clarity, we have provided a comprehensive set of support materials in Exhibit 
A, which supersedes the previous submittals.  To date, the project has received 
approximately 497 signatures of support, and 91 community support letters.  These materials 
reflect substantial community sentiment that the existing project design is appropriate for the 
neighborhood. 
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D. Conclusion 

We look forward to presenting these projects to you on August 13, 2015.  The DR 
request should be denied for each the reasons set forth in our original submittal. The projects 
are well-designed, moderately-scaled, and incorporate setbacks that are unmatched in the 
area.  They provide desirable new housing suitable for multi-generational family occupancy, 
as well as small-scale neighborhood-serving retail appropriate for the district.  The additional 
modifications suggested by the DR Requestors would unreasonably restrict development at 
the sites, and would provide no practical benefit. 

 
Very truly yours, 
 
REUBEN, JUNIUS & ROSE, LLP 
 
 
 
Melinda A. Sarjapur 

 
Enclosures 
 
cc: Cindy Wu, Commission Vice-President  

Michael J. Antonini, Commissioner 
Rich Hillis, Commissioner 
Christine D. Johnson, Commissioner 
Kathrin Moore, Commissioner 
Dennis Richards, Commissioner 
Kevin Guy 
Harold Tang 

 
 
Exhibit List 

 
A – Cumulative Support Materials 
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* Struck entries represent duplicate signatures.



















From: Eric Tang
To: Robyn Tucker
Cc: Murray Michelle; Jouni H; Riyad Ghannam; Guy, Kevin (CPC)
Subject: Re: 1364-1370 Pacific Avenue Revised Plans
Date: Tuesday, April 14, 2015 11:12:33 PM

Hi Robyn,

Our family feels many changes to the initial design has been made to address the
concerns of the neighbors. The height was reduced by removing the bulkhead on the
roof and furthermore, we removed the roof parapet from the Pacific Avenue side.

To address the privacy and noise concerns of the neighbors on Lynch Street, we
removed the deck on the second floor, which was the major issue of contention. The
other decks, excluding the roof, come out from bedrooms and would probably not be
utilized as frequently. As we mentioned before, these decks are a result of the sun
access requirement and we are trying to make best use of the limited space. 

As far as the rear yard setback, our substandard lot widths make it very challenging
to build functional/livable space without asking for more in length. Excluding our lot,
I do not see any other lots along Lynch Street with a setback. In addition, the
current setback on our lot has created a haven for homelessness and crime. Our
adjacent neighbor has had his property broken into and our building has been
vandalized with graffiti and human feces. It is not an ideal situation for us nor the
neighborhood.

Finally, because of the sun access requirement, we are setting back further at every
level, creating more light and open space for the alley and the neighbors. The two
properties will not change the dynamic of the neighborhood and is actually beneficial
to all property owners with the addition of two higher end residential homes.

If PANA comes up with any ideas before the hearing, we are open to discussing.

Sincerely,
Eric

On Mon, Apr 13, 2015 at 9:27 AM, Robyn Tucker <venturesv@aol.com> wrote:
Eric,
PANA is filing documents for the Planning Commission today in support of the
discretionary review (DR). We remain open to further discussion regarding
revisions to the plans for 1364 Pacific Ave. and 1370 Pacific Ave.

We feel strongly that the height and lack of a rear yard setback in the proposed
plans are noncompliant with the Pacific Avenue NCD and it's intent: to preserve
the predominantly low-rise development in our neighborhood and to preserve and
encourage open space where any new development occurs, especially
development impacting our unique and narrow alleys.

 Privacy and noise concerns remain where there are still six decks planned for the
development of these properties.
Sincerely,
Robyn

mailto:etang18@gmail.com
mailto:venturesv@aol.com
mailto:MLmurray@hotmail.com
mailto:jounikh@yahoo.com
mailto:riyad@rg-architecture.com
mailto:kevin.guy@sfgov.org
mailto:venturesv@aol.com


Robyn Tucker
Co-Chair, PANA
415-609-5607
Venturesv@icloud.com

Sent from my iPhone

> On Mar 31, 2015, at 12:52 PM, Eric Tang <etang18@gmail.com> wrote:
>
> Hello Robyn,
>
> I wanted to share with you and PANA some recent revisions to the project plans
in effort to address some of the concerns from the neighbors. In summary, we
made the following changes:
>
> 1. We Removed the roof parapet walls and set the front guardrail of the roof
deck back from the Pacific Ave Property Line to reduce visual height and bulk of
the proposed buildings
>
> 2. Remove the stairway penthouse. Access to the exterior is now via the floor
below.
>
> 3. Remove the lowest level deck at the second story facing Lynch Street.
>
> I know height and number of decks were always a concern for the neighbors
and I hope these changes will help.
>
> Let me know if there are any questions about the changes.
>
> Thanks,
> Eric
> <1364 Pacific Ave - Site Permit.pdf>
> <1370 Pacific Ave - Site Permit.pdf>

tel:415-609-5607
mailto:Venturesv@icloud.com
mailto:etang18@gmail.com






















 

 

 

 

 

Attachment G: 

Proposed Plans for 1364 Pacific Avenue 

(dated 7/29/15) 
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Attachment H: 

Proposed Plans for 1370 Pacific Avenue 

(dated 7/29/15) 
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