SAN FRANCISCO
PLANNING DEPARTMENT

Memo to the Planning Commission

HEARING DATE: JUNE 25, 2015
Continued from the June 11, 2015 Hearing

Date: June 18, 2015

Case No.: 2014.1426CV

Project Address: 4022~ 4026 24t Street

Zoning: 24% Street - Noe Valley Neighborhood Commercial District
40-X Height and Bulk District

Block/Lot: 3656/010

Project Sponsor:  Jeremy Paul
Quickdraw Permit Consulting
1325 California Street

San Francisco, CA 94109

Staff Contact: Michael Smith — (415) 558-6322
michael.e.smith@sfgov.org
Recommendation: ~ Approve with Conditions
BACKGROUND

On March 26, 2015, the Commission voted +6,-0 to continue the hearing to April 23, 2015 to allow the
project sponsor and Department staff to meet with the concerned neighbors to attempt to reach a
compromise. On April 23, 2015, after hearing and closing public comment, the Commission voted +6,-0 to
continue the hearing to June 11, 2015 with direction to redesign rear area with open space and green
space; and for the Sponsor to scale back the project to fit the character of the neighborhood. On June 11,
2015, without hearing, the Commission voted +4,-0 to continue the hearing to June 25, 2015 at the request
of the project sponsor.

CURRENT PROPOSAL

In response to the Commission’s direction to redesign the rear area and scale back the project, the sponsor
has revised the project to set back the ground floor of the building three feet from the rear property line to
allow trees (Wax Myrtle) to be planted at the rear property line. The usable open space on the roof of the
ground floor extension has been replaced with a green roof and all of the usable open space for the
dwellings has been relocated to the roof. Because of the relocation of the usable open space the project
now requires a rear yard modification from the Zoning Administrator and not a rear yard variance as
originally requested. See revised plans attached.

The sponsor’s proposed hours of entertainment have been revised to: Wed 4pm - 10pm / Thu 4pm -
12am / Fri 4pm — 2am / Sat 9am — 2am / Sun 9am — 10pm.
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Memo to Planning Commission CASE NO. 2014.1246CV
Hearing Date: June 25, 2015 4022-4026 24" Street

REQUIRED COMMISSION ACTION

In order for the project to proceed, the Commission must grant conditional use authorization to allow the
establishment of a restaurant with Type 47 ABC license that exceeds the use size limitation within the 24t
Street — Noe Valley NCD, pursuant to Planning Code Sections 728.21 and 728.44 and amend Motion No.
8778 to change the conditions of approval related to the place of entertainment use. In addition, the
Zoning Administrator would need to grant rear yard and parking modifications for the project.

BASIS FOR RECOMMENDATION

=  The project promotes small-business ownership.

= The project is a neighborhood serving use.

=  The project would provide jobs for up to 32 employees.

= The District is well served by transit, therefore customers should not impact traffic.
= The project contributes to the viability of the overall 24t Street — Noe Valley NCD.
= The project would not displace an existing retail tenant.

* The project would create two additional housing units.

RECOMMENDATION: Approve with Conditions

The original case materials and plans can be found here. Please contact staff for a PDF copy of the original
plans.

Attachments:
Sponsor’s Submittal
Narrative
Partial Plans
Letter from Urban Forest Ecologist
Permit for 4042-4046 24t Street
Aerial Photo of 4000 Block of 24t Street

SAN FRANCISCO 2
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http://commissions.sfplanning.org/cpcpackets/2014.1426CV.pdf

Tom Rai Restaurant and Bar
4022 - 4026 24" Street

New Alterations to Proposal:

* Rear building wall set 3'0" from the rear property line. This will allow for Wax Myrtle tree
planting, this species can grow to 30' in height and may also be trimmed as a hedge. This will
provide greenery in the mid block open space and privacy to immediately adjacent neighbors.

* Roof of the proposed expansion into the rear yard is to be treated as a sod roof. Greenery will
extend from the mid block open space while allowing a subterranean expansion into the rear
yard which will create more viable retail space on the 24th St. commercial corridor.

* Proposed entertainment hours: Wed 4pm - 10pm/ Th 4pm -12am

Fri4pm - 2am/ Sat9am-2am/ Sun9am - 10pm

Key Project Elements:

*  HOUSING - Add two new dwelling units creating four two bedroom units;

« EMPLOYMENT - Convert bar with 5 employees to full restaurant/bar with 32 employees;
* ARTS - Expanded performance space and hours for local musicians;

» NOISE - No patron access to rear; State of the art sound insulating design & construction
*  NEIGHBORHOOD ENRICHMENT - Dark noisy bar becomes bright family restaurant

Attached Documents:

A. Revised Floor Plan and Section with setback for planting

B. Living Green Roof Plan

C. Urban Ecologist recommendations for hedge species

D. Permit for full lot coverage for “Paxti’s Pizza” 3 doors away approved 2008 - Completed 2011
E. Aerial Photo showing full lot commercial on 4000 block of 24" Street
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4022-26 24th St Rear Yard
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SUDDEN OAK LIFE

Lee Klinger, MA PhD
INDEPENDENT ECOLOGIST & URBAN FORESTRY CONSULTANT

PO Box 664, Big Sur, CA 93920
www.SuddenOakLife.org

June 9, 2015

Rai Hutachinda

c/o Ross Levy, Project Architect
1286 Sanchez Street

San Francisco, CA 94114

RE: Rear Property Line Planting - Tom Rai Restaurant & Bar
4022 24" Street, San Francisco

Dear Ms. Hutachinda:

I have visited your 24" Street property and inspected the current condition of the rear yard, and
have reviewed Mr. Levy’s architectural plans for the rear yard structure. Based upon my
observations it is my opinion that a 36' planting strip between the existing property line retaining
wall and the proposed rear wall of the new structure will support healthy sustainable tree growth.
I recommend Wax Myrtle (Myrica Cerifera) for this installation.

Five 24" box mature Wax Myrtles will quickly form a visual barrier which will provide drought
resistant cover for urban wildlife and privacy screening for surrounding residents.

Our office, in consultation with Mr. Levy, will provide detailed instructions for site preparation
and a subsurface drainage system to ensure the long term health and success of this planting.

We are also looking forward to working closely with your office on plant species selection for a
productive living green roof. Per your clients request we have begun our research on butterfly

friendly species for the living roof; this installation will be a source of lasting beauty.

Please do not hesitate to contact me should you have any questions about my recommendations.
Thank you for this opportunity to be of assistance.

Sincergly.

Lee Ktinger, PhD
Urban Forest Ecologist
Lee@SuddenOakLife.Org
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E.
4000 Block of 24th Street

Paxti's Pizza (now full lot coverage)
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