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The action before this Commission is initiation of the code amendments described
below. Initiation does not involve a decision on the substance of the amendments;
it merely begins the required 20-day notice period, after which the Commission may
hold a hearing and take action on the proposed Code amendments.

PLANNING CODE AMENDMENT
The proposed Ordinance would amend the Planning Code to achieve the following: 1) remove Non‐
Retail Professional Services (previously known as Administrative Services) as a permitted use in the
Mission Street Neighborhood Commercial Transit District (NCT); 2) limit the merging of lots in the
Mission Street NCT; 3) allow compatible Production, Distribution and Repair (PDR) uses in the Mission
NCT and 24th Street – Mission NCT.

The Way It Is Now:
1.

Section 754 of the Planning Code (Mission Street NCT) controls the following uses as such:
a) Non‐Retail Professional Services are permitted as a conditional use
b) Arts activities, light manufacturing, and catering are not permitted
c)

Animal hospitals are permitted as a conditional use on the first two floors

d) Trade shops are permitted as a conditional use above the first floor
2.

Section 763 of the Planning Code (24th Street ‐ Mission NCT) controls the following uses as such:
o

3.

Arts activities and light manufacturing are not permitted

Section 121.7 of the Planning Code does not limit lot mergers in the Mission Street NCT
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The Way It Would Be:
1.

The following changes will be made to section 754 of the Planning Code (Mission Street NCT):
a) Non‐Retail Professional Services will be removed as a permitted use
b) Arts activities, light manufacturing, and catering will be permitted on all floors
c)

Animal hospitals will be principally permitted on the first two floors

d) Trade shops will be permitted above the first floor
2.

The following changes will be made to section 763 of the Planning Code (24th Street ‐ Mission
NCT):
o

3.

Arts activities and light manufacturing will be permitted on all floors

Section 121.7 of the Planning Code will be modified to restrict lot mergers in the Mission Street
NCT to a limit of 150 feet of lot frontage

BACKGROUND
The Eastern Neighborhoods Area Plans (EN Plan), adopted by the Board of Supervisors in 2008,
established the Mission Street and 24th Street – Mission NCTs as walkable, transit rich corridors featuring
a diversity of commercial activities and employment opportunities. Since early 2015, the City has
engaged with the Mission neighborhood community groups on the Mission Action Plan 2020 (MAP 2020)
in order to address issues related to gentrification and displacement. MAP 2020 included strategies in
seven categories, including tenant protections, affordable housing, and economic development, the latter
of which places a strong emphasis on maintaining and strengthening PDR activities in the neighborhood.
The Planning Commission endorsed the recommendations of MAP 2020 on March 2, 2017.

ISSUES AND CONSIDERATIONS
The legislative changes proposed in these Planning Code amendments would further many of the goals
of the EN Plan and MAP 2020. The removal of Non‐Retail Professional Services (formerly known as
Administrative Services) as a conditionally permitted use in the Mission Street NCT will reduce the land
use and economic pressures created by business‐to‐business activities on the types of customer‐facing
commercial activities envisioned for the corridor. The proposed additions of PDR activities to the
Mission Street and 24th Street – Mission NCTs will broaden the range of activities allowed on those
corridors as well as the range of locational options for PDR businesses in the neighborhood. Notably,
discussions in recent years of encouraging or requiring new or replacement PDR spaces in the
neighborhood have been hampered by the fact that a broad range of PDR uses, including arts activities,
manufacturing, and catering, have not been generally permitted in these districts.
To ensure that the street‐level experience on these streets maintains their pedestrian and neighborhood‐
serving orientation, the amendments require that any PDR activities located on the ground floor maintain
active commercial uses facing Mission or 24th Street, per Section 145.4 of the Planning Code. Finally, the
restriction on lot mergers in the Mission Street NCT will prevent large‐scale projects from breaking the
pedestrian orientation of the corridor. The lot frontage limit of 150 feet will continue to allow for the
development of moderate density housing that can accommodate a significant number of below market
rate units.
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RECOMMENDATION
The Department recommends that the Commission recommend approval of the resolution to initiate the
Planning Code amendments for consideration on or after September 14, 2017.

BASIS FOR RECOMMENDATION
The Department recommends that the Commission initiate the proposed ordinance because it will move
forward several of the legislative objectives of MAP 2020 to maintain the character of the Mission and
curb displacement pressures. Further, the Department believes that the September 14, 2017 adoption date
will provide sufficient time for the community to review the proposed amendments and for the
Department to conduct further outreach.

REQUIRED COMMISSION ACTION
The proposed Ordinance is before the Commission so that it may initiate the proposed Ordinance and
schedule a time for the ordinance to be heard for adoption.

ENVIRONMENTAL REVIEW
The proposal to amend the Planning Code is anticipated to result in no physical impact on the
environment. Evaluation under CEQA will be complete prior to the adoption hearing.

PUBLIC COMMENT
This package of amendments is related to the broader MAP 2020 efforts, which has been a multi‐year
process with extensive community outreach and opportunities for public comment. The amendments
have been drafted as a direct response to community input during the MAP 2020 process.
RECOMMENDATION:

Attachments:
Exhibit A:
Exhibit B:

Initiate and Consider Adoption on or after September 14, 2017

Draft Planning Commission Resolution
Proposed Ordinance
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INITIATING AMENDMENTS TO THE PLANNING CODE TO REVISE THE CONTROLS IN
THE MISSION STREET NEIGHBORHOOD COMMERCIAL TRANSIT DISTRICT (MISSION
NCT) TO REMOVE NON-RETAIL PROFESSIONAL SERVICE (PREVIOUSLY KNOWN AS
ADMINISTRATIVE SERVICES) AS A PERMITTED USE, TO LIMIT THE MERGING OF LOTS,
AND TO ALLOW CERTAIN PRODUCTION, DISTRIBUTION, AND REPAIR USES, AND TO
REVISE THE CONTROLS IN THE 24TH STREET – MISSION NEIGHBORHOOD
COMMERCIAL TRANSIT DISTRICT TO ALLOW CERTAIN PRODUCTION, DISTRIBUTION,
AND REPAIR USES; ADOPTING FINDINGS, INCLUDING ENVIRONMENTAL FINDINGS,
PLANNING CODE SECTION 302 FINDINGS, AND FINDINGS OF CONSISTENCY WITH THE
GENERAL PLAN AND PLANNING CODE SECTION 101.1.

WHEREAS, The Planning Commission (hereinafter “Commission”) conducted a duly noticed public
hearing at a regularly scheduled meeting to consider initiation of the proposed Ordinance on July 20,
2017; and,
WHEREAS, the Commission authorized the launching of the Eastern Neighborhoods Plans (EN Plan) in
2001 through Resolution Number 16201; and
WHEREAS, the EN Plan established the Mission Street Neighborhood Commercial Transit (NCT) District
along Mission Street, between Duboce Avenue and Cesar Chavez Street, and the 24th Street – Mission
NCT, between Bartlett Street and San Bruno Avenue, as vibrant commercial corridors supported by
medium density housing, served by multiple transit options, with a fine‐grained pedestrian orientation;
and
WHEREAS, since the adoption of the EN Plan and its associated zoning, the City has determined that the
continued establishment, evolution, and adaptation of these uses demands a more responsive set of
zoning controls in the Planning Code; and
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WHEREAS, the characteristics of the commercial uses envisioned in the EN Plan are incompatible with
business‐to‐business office uses that can increase land use pressures on retail activities serving the
corridor; and
WHEREAS, the Non‐Retail Professional Services (previously known as Administrative Services) use
conditionally permitted in the Mission Street NCT District allows for such business‐to‐business office
activities; and
WHEREAS, the EN Plan seeks to strike a balance between protecting the fine‐grained pedestrian
orientation of the Mission Street NCT District while promoting housing development opportunities that
can accommodate significant amounts of below‐market rate housing; and
WHEREAS, the City has engaged with members of the Mission neighborhood community under the
guise of the Mission Action Plan 2020 (MAP 2020) to continue to address land use issues after the EN
Plans; and
WHEREAS, the MAP 2020 process has identified the need to promote Production, Distribution, and
Repair (PDR) activities as a way to maintain economic diversity in the Mission neighborhood; and
WHEREAS, some PDR activities may be compatible with and complement the neighborhood commercial
uses in the Mission Street and 24th Street – Mission NCTs; and
WHEREAS, the Environmental Review will be completed prior to the Commission taking action on this
Ordinance; and
WHEREAS, the Commission has heard and considered the testimony presented to it at the public hearing
and has further considered written materials and oral testimony presented on behalf of
Department staff and other interested parties; and
WHEREAS, all pertinent documents may be found in the files of the Department, as the custodian of
records, at 1650 Mission Street, Suite 400, San Francisco; and
WHEREAS, the Commission has reviewed the proposed Ordinance; and
MOVED, that pursuant to Planning Code Section 302(b), the Commission adopts a Resolution to initiate
amendments to the Planning Code;
AND BE IT FURTHER RESOLVED, that pursuant to Planning Code Section 306.3, the Commission
authorizes the Department to provide appropriate notice for a public hearing to consider the above
referenced Planning Code amendments contained in the draft ordinance, approved as to form by the City
Attorney in Exhibit A, to be considered at a publicly noticed hearing on or after September 14, 2017.
I hereby certify that the foregoing Resolution was adopted by the Commission at its meeting on July 20,
2017.
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Jonas P. Ionin
Commission Secretary
AYES:
NOES:
ABSENT:
ADOPTED:
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