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PROJECT DESCRIPTION 
The Project Site is located in San Francisco’s Mission neighborhood, on the block bounded by Shotwell 
Street to the east, Cesar Chavez Street to the South, South Van Ness Avenue to the west and 26th Street to 
the north. The proposal is to demolish the existing 10,700-square-foot (sf), one-story industrial/PDR 
building and construct a new nine-story, 85-foot-tall multi-unit affordable senior housing building with 
94 units, including units for formerly homeless seniors. The proposed dwelling units would include 24 
studios, 69 one-bedroom units, and one two-bedroom manager unit. Six of the studios and 14 of the one-
bedroom units will be allocated for formerly homeless seniors at or below the 20% Average Median 
Income (AMI). 18 of the studios and 55 of the one-bedroom units will be allocated for seniors at or below 
the 50% AMI level. The existing building on the 11,666 sf subject lot was constructed in 1948. The 
proposed new building would include 66,322 sf of residential uses, office space for six on-site property 
management, clerical, case management and maintenance staff, and indoor community spaces including 
the community room, mail room, restrooms and laundry room. The Project would include no off-street 
parking and no curb cuts except for the loading zone in front of the lobby doors along Shotwell Street and 
28 bicycle parking spaces. The lobby is accessed from the street via a private entry. The Project would 
include 5,151 sf of common outdoor usable open spaces located on the ground floor, second floor, 8th and 
9th floor roof terraces. Excavation would reach a depth of up to 3 feet and would include approximately 
1,100 cubic yards of soil disturbance for remediation and foundation excavation. The Project requests 
development bonuses through the 100% Affordable Housing Bonus Program Authorization for 1) 
increased height above that which is principally permitted by the zoning district and 2) reduced dwelling 
unit exposure pursuant to Planning Code Section 140. The Project also requests an exception for the rear 
yard requirement pursuant to Planning Code Section 134. 
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SITE DESCRIPTION AND PRESENT USE 
The Project is located on an approximately 11,664 square foot site that is comprised of one lot: 1296 
Shotwell Street (Lot 051. The lot is located on the block bounded by Shotwell Street to the east, 26th Street 
to the north, South Van Ness Avenue to the west, and Cesar Chavez Street to the south in the Mission 
(Eastern Neighborhoods (EN)) neighborhood. Lot 051 is developed with an approximately 20-foot-tall, 
one-story industrial building constructed in 1948 that is currently an automotive service and repair shop. 
Access to the site is via a rolled curb cut off of Shotwell Street. The existing building provides 
approximately 10,700 gsf of industrial and community spaces. 
 

SURROUNDING PROPERTIES AND NEIGHBORHOOD 
The Project Site is located in the Mission Street NCT (Neighborhood Commercial Transit) Zoning District 
to the north of Cesar Chavez Street which is along a mixed-use corridor within the Mission (EN) Area 
Plan. The Mission Street NCT District is intended to promote neighborhood serving commercial uses on 
lower floors and housing above. It is also intended to be well served by public transit and aim to 
maximize residential and commercial opportunities on or near major transit services. Within the Mission 
Street NCT District, allowed uses include retail sales and services, institutions, light manufacturing, and 
home and business services. Additional permitted uses include neighborhood agriculture, educational 
facilities, and nighttime entertainment. Housing is also permitted, and is not subject to density limits by 
lot area. Family-sized dwelling units are encouraged. 
 

ENVIRONMENTAL REVIEW  
The Project was determined to be statutorily exempt from the California Environmental Quality Act 
("CEQA") under California Public Resources Code Section 21094.5 and Section 15183.3 of the CEQA 
Guidelines, as described in the Certificate of Determination contained in the Planning Department files 
for this Project.  
 

HEARING NOTIFICATION 

TYPE  REQ UI R ED  
PER IO D  

REQ UI R ED 
NOTI CE  DATE  

ACT U AL  
NOTI CE  DATE  

ACT U AL 
PER IO D  

Classified News Ad 20 days November 11, 2016 November 9, 2016 20 days 

Posted Notice 20 days November 11, 2016 November 10, 2016 20 days 

Mailed Notice 20 days November 11, 2016 November 11, 2016 20 days 
 

PUBLIC COMMENT/COMMUNITY OUTREACH 
As of the publication date of this packet, the Department has received an online petition of support 
signed by 169 residents and nearby businesses, 349 support letters from 325 residents and 24 
organizations, all attached herein. Since February 2016, the Community Outreach team for the Project has 
conducted two general community meetings with 81 total attendees and 22 focus groups with 
community-based organizations and stakeholders, and community events in the Mission District with 
256 total attendees. The team has also made personal visits in the vicinity of the Project Site to inform 
business owners and residents about the proposed development and to ask for their support. The 
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Department has also separately received 12 letters of support for the Project and zero letters in opposition 
to the Project. 
 

REQUIRED COMMISSION ACTION 
In order for the Project to proceed, the Commission must grant Affordable Housing Bonus Program 
Authorization pursuant to Code Sections 206 and 328 to allow for the demolition of an existing one-story 
building and construction of a new nine-story 100% affordable residential building for seniors and 
formerly homeless seniors with 94 units. The Project requests development bonuses for 1) increased 
height above that which is principally permitted by the zoning district and 2) reduced dwelling unit 
exposure pursuant to Planning Code Section 140. The Project also requests an exception for the rear yard 
requirement pursuant to Planning Code Section 134. 
 

BASIS FOR RECOMMENDATION 
The Department believes this Project is necessary or desirable for, and compatible with, the neighborhood 
or the community under Sections 206 and 328 of the Planning Code for the following reasons: 

• The Project will not displace any housing and it will provide 94 new 100% affordable housing 
units to seniors and formerly homeless seniors within the Mission District, thus resulting in a 
significant increase in the neighborhood housing stock. 

• The Project is expressive in design, and relates to the scale and form of the surrounding 
neighborhood by providing relationships to the mid-to-large-scale industrial, residential, and 
commercial properties. For these reasons, the proposed Project would protect and preserve the 
cultural and economic diversity of the neighborhood. 

• The proposed Project meets all applicable requirements of the Planning Code, including required 
findings stipulated in Planning Code Section 328. 

 

RECOMMENDATION: Approval with Conditions 

Attachments: 
Draft Motion  
Parcel Map 
Sanborn Map 
Zoning Map 
Height and Bulk Map 
Aerial Photo 
Site Photos 
Public Correspondence 
Project Sponsor Submittal: 

- First Source Hiring Affidavit 
- Relocation Compliance Letter 
- Inclusionary Affordable Housing Affidavit 
- Anti-Discriminatory Housing Affidavit 
- Elevations and Renderings (dated November 1, 2016) 
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Attachment Checklist 
 

 

 Executive Summary   Project sponsor submittal 

 Draft Motion    Drawings: Existing Conditions  

 Environmental Determination    Check for legibility 

 Zoning District Map   Drawings: Proposed Project    

 Height & Bulk Map    Check for legibility 

 Parcel Map   3-D Renderings (new construction or 
significant addition) 

 Sanborn Map     Check for legibility 

 Aerial Photo   Wireless Telecommunications Materials 

 Context Photos     Health Dept. review of RF levels 

 Site Photos     RF Report 

 First Source Hiring Affidavit     Community Meeting Notice 

 Relocation Compliance Letter   Housing Documents 

 Public Correspondence     Inclusionary Affordable Housing 
Program:  Affidavit for Compliance 

      Anti-Discriminatory Housing Affidavit  

 

 

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

 Planner's Initials 
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Subject to: (Select only if applicable) 

 Affordable Housing (Sec. 415) 

 Jobs Housing Linkage Program (Sec. 413) 

 Downtown Park Fee (Sec. 412) 

 

 First Source Hiring (Admin. Code) 

 Child Care Requirement (Sec. 414) 

 Other (EN Impact Fees) 

 
 

Planning Commission Motion XXXXX 
HEARING DATE: DECEMBER 1, 2016 

 
Case No.: 2015-018056AHB 
Project Address: 1296 SHOTWELL STREET 
Zoning: Mission Street NCT (Neighborhood Commercial Transit) Zoning District 
 65-X Height and Bulk District 
Block/Lot: 6751/051 
Project Sponsor: Bre Jones 
 PO Box 6076 
 San Rafael, CA 94903 
Staff Contact: Christy Alexander – (415) 575-8724 

Christy.alexander@sfgov.org  
 
ADOPTING FINDINGS RELATING TO A 100% AFFORDABLE HOUSING BONUS PROGRAM 
AUTHORIZATION PURSUANT TO PLANNING CODE SECTIONS 206 AND 328, TO ALLOW FOR 
THE DEMOLITION OF AN EXISTING ONE-STORY BUILDING AND CONSTRUCTION OF A NEW 
NINE-STORY 100% AFFORDABLE RESIDENTIAL BUILDING FOR SENIORS AND FORMERLY 
HOMELESS SENIORS WITH 94 UNITS. THE PROJECT REQUESTS DEVELOPMENT BONUSES 
FOR 1) INCREASED HEIGHT ABOVE THAT WHICH IS PRINCIPALLY PERMITTED BY THE 
ZONING DISTRICTAND 2) REDUCED DWELLING UNIT EXPOSURE PURSUANT TO PLANNING 
CODE SECTION 140. THE PROJECT ALSO REQUESTS AN EXCEPTION FOR THE REAR YARD 
REQUIREMENT PURSUANT TO PLANNING CODE SECTION 134, LOCATED AT 1296 SHOTWELL 
STREET, LOT 051 IN ASSESSOR’S BLOCK 6751, WITHIN THE MISSION STREET NCT 
(NEIGHBORHOOD COMMERCIAL TRANSIT-ORIENTED) ZONING DISTRICT, AND A 65-X 
HEIGHT AND BULK DISTRICT. THE PROJECT IS ALSO LOCATED IN THE MISSION STREET 
FORMULA RETAIL RESTAURANT SUBDISTRICT AND THE MISSION ALCOHOL RESTRICTED 
SPECIAL USE DISTRICTS. 
 
PREAMBLE 
On August 19 2016, Bre Jones, Martinez Services, Inc. (hereinafter "Project Sponsor") filed Application 
No. 2015-018056AHB (hereinafter “Application”) with the Planning Department (hereinafter 
“Department”) for a 100% Affordable Housing Bonus Program Authorization to construct a nine-story 
residential building with 94 dwelling units at 1296 Shotwell St Street (Block 6751 Lot 051) in San 
Francisco, California. 

mailto:Christy.alexander@sfgov.org
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The Project was determined to be statutorily exempt from the California Environmental Quality Act 
("CEQA") under California Public Resources Code Section 21094.5 and Section 15183.3 of the CEQA 
Guidelines, as described in the Certificate of Determination contained in the Planning Department files 
for this Project. 
  
On December 1, 2016, the Commission conducted a duly noticed public hearing at a regularly scheduled 
meeting on 100% Affordable Housing Bonus Program Authorization Application Case No. 2015-
018056AHB. 
 
The Commission has heard and considered the testimony presented to it at the public hearing and has 
further considered written materials and oral testimony presented on behalf of the applicant, Department 
staff, and other interested parties. 
 
MOVED, that the Commission hereby authorizes the 100% Affordable Housing Bonus Program 
Authorization requested in Application No. 2015-018056AHB, subject to the conditions contained in 
“EXHIBIT A” of this motion, based on the following findings: 
 
FINDINGS 
Having reviewed the materials identified in the preamble above, and having heard all testimony and 
arguments, this Commission finds, concludes, and determines as follows: 
 
1. The above recitals are accurate and constitute findings of this Commission. 

2. Site Description and Present Use. The Project is located on an approximately 11,664 square foot site 
that is comprised of one lot: 1296 Shotwell Street (Lot 051). The lot is located on the block bounded by 
Shotwell Street to the east, 26th Street to the north, South Van Ness Avenue to the west, and Cesar 
Chavez Street to the south in the Mission (Eastern Neighborhoods (EN)) neighborhood. Lot 051 is 
developed with an approximately 20-foot-tall, one-story industrial building constructed in 1948 that 
is currently an automotive service and repair shop. Access to the site is via a rolled curb cut off of 
Shotwell Street. The existing building provides approximately 10,700 gsf of industrial and 
community spaces. 

3. Surrounding Properties and Neighborhood. The Project Site is located in the Mission Street NCT 
(Neighborhood Commercial Transit) Zoning District to the north of Cesar Chavez Street which is 
along a mixed-use corridor within the Mission (EN) Area Plan. The Mission Street NCT District is 
intended to promote neighborhood serving commercial uses on lower floors and housing above. It is 
also intended to be well served by public transit and aim to maximize residential and commercial 
opportunities on or near major transit services. Within the Mission Street NCT District, allowed uses 
include retail sales and services, institutions, light manufacturing, and home and business services. 
Additional permitted uses include neighborhood agriculture, educational facilities, and nighttime 
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entertainment. Housing is also permitted, and is not subject to density limits by lot area. Family-sized 
dwelling units are encouraged.  

4. The immediate neighborhood includes: four-story residential buildings to the east across Shotwell 
Street; specialist automotive repair use to the south of the Project Site and along the northern side of 
Cesar Chavez Street; and, a proposal for a mixed-use project six-stories tall, commercial and 
residential properties to the north at 1515 Van Ness Avenue along 26th Street and Shotwell Street. The 
subject lot is located within two blocks of the Shotwell Street Historic District, which is located two 
blocks north and west of the Project Site. The subject lot is also located within three blocks of the 
Bernal Heights North Historic District, which is located two blocks south and one block east of the 
Project Site. Other zoning districts in the vicinity of the Project Site include: RH-2 (Residential, House, 
Two-Family); RH-3 (Residential, House, Three-Family); RM-1 (Residential-Mixed, Low Density), and, 
RTO-M (Residential Transit Oriented-Mission). 

5. Project Description. The Project Site is located in San Francisco’s Mission neighborhood, on the block 
bounded by Shotwell Street to the east, Cesar Chavez Street to the south, South Van Ness Avenue to 
the west and 26th Street to the north. The proposal is to demolish the existing 10,700-square-foot (sf), 
one-story industrial/PDR building and construct a new nine-story, 85-foot-tall multi-unit affordable 
senior housing building with 94 units, including units for formerly homeless seniors. The proposed 
dwelling units would include 24 studios, 69 one-bedroom units, and one two-bedroom manager unit. 
Six of the studios and 14 of the one-bedroom units will be allocated for formerly homeless seniors at 
or below the 20% Average Median Income (AMI). 18 of the studios and 55 of the one-bedroom units 
will be allocated for seniors at or below the 50% AMI level. The existing building on the 11,666 sf 
subject lot was constructed in 1948. The proposed new building would include 66,322 sf of residential 
uses, office space for six on-site property management, clerical, case management and maintenance 
staff, and indoor community spaces including the community room, mail room, restrooms and 
laundry room. The Project would include no off-street parking and no curb cuts except for the 
loading zone in front of the lobby doors along Shotwell Street and 28 bicycle parking spaces. The 
lobby is accessed from the street via a private entry. The Project would include 5,151 sf of common 
outdoor usable open spaces located on the ground floor, second floor, 8th and 9th floor roof terraces. 
Excavation would reach a depth of up to 3 feet and would include approximately 1,100 cubic yards of 
soil disturbance for remediation and foundation excavation. The Project requests development 
bonuses through the 100% Affordable Housing Bonus Program Authorization for 1) increased height 
above that which is principally permitted by the zoning district and 2) reduced dwelling unit 
exposure pursuant to Planning Code Section 140. The Project also requests an exception for the rear 
yard requirement pursuant to Planning Code Section 134. 

6. Land Dedication Site. On January 10, 2013, the Planning Commission approved Motion No. 18775 
for the Conditional Use Authorization for a Planned Unit Development at 2554-2558 Mission Street 
for the New Mission Theater. With that approval the project sponsor of the New Mission Theater 
elected to pursue a land dedication at 1296 Shotwell Street to meet the inclusionary affordable 
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housing program requirements. The project sponsor of the New Mission Theater conveyed the 
Project Site to Mayor’s Office of Housing and Community Development (MOHCD) and 
demonstrated that up to 46 dwelling units may be constructed on the dedicated land. The proposed 
Project is utilizing the 100% Affordable Housing Bonus Program Authorization to achieve the higher 
density at the Project Site. 

7. Public Comment. As of the publication date of this packet, the Department has received from the 
Project Sponsor an online petition of support signed by 169 residents and nearby businesses, 349 
support letters from 325 residents and 24 organizations, all attached herein. Since February 2016, the 
Community Outreach team for the Project has conducted two general community meetings with 81 
total attendees and 22 focus groups with community-based organizations and stakeholders, and 
community events in the Mission District with 256 total attendees. The team has also made personal 
visits in the vicinity of the Project Site to inform business owners and residents about the proposed 
development and to ask for their support. The Department has also separately received 12 letters of 
support for the Project and zero letters in opposition to the Project. 

8. Planning Code Compliance: The Commission finds that the Project is consistent with the relevant 
provisions of the Planning Code in the following manner: 

A. Permitted Uses in NCT Zoning Districts. Planning Code Section 736.90 states that 
residential use is principally permitted use within the Mission Street NCT Zoning District.  

 
The Project would construct a new residential development within the Mission Street NCT Zoning 
District with a ground floor neighborhood serving use; therefore, the Project complies with Planning 
Code Section 736.  
 

B. Rear Yard. Planning Code Section 134 requires a minimum rear yard equal to 25 percent of 
the total lot depth of the lot to be provided at every residential level. The lot depth is 
irregular at 64.83 feet on the northern side and 101.32 at the southern side. The required rear 
yard depth varies between 16 feet and 26 feet. The lot size is 11,666 sf; therefore, 25% of the 
lot area measures approximately 2,916 sf. 

 
The Project contains dwellings, community space, offices and mechanical rooms at the ground floor 
and contains rear yard located along the western property line. The provided rear yard meets the 
required rear yard depths in most cases except for the northwest corner where there is a proposed one-
story mechanical room. The mechanical room is approximately 135 sf in size. The provided rear yard 
totals 2,724 sf in area which is 192 sf less than 25 % of the lot area.  
 
Since the Project does not provide the required 25% rear yard completely against the rear lot line, the 
Project is seeking an exception for the rear yard requirement as part of the 100% AHBP Project (See 
#12 Below). 
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A conforming rear yard would displace the mechanical room and if placed inside the building the 
mechanical room would displace an affordable unit. By providing an exception for the rear yard 
requirement, the Project appropriately holds the number of affordable units as proposed and results in a 
more favorable design.  
 

C. Useable Open Space. Planning Code Sections 135(d)(3) and 736.93 require a minimum of 50 
sf of usable open space per residential dwelling unit if common. For dwellings designed for 
and occupied by senior citizens the minimum amount of usable open space to be provided 
for use by each dwelling unit shall be one-half the amount required for each dwelling unit. In 
the Mission Street NCT zoning district, generally 80 sf is required if private and 100 sf is 
required if common, making one-half of the common open space requirement to be 50 sf. 
 
For the proposed 94 dwelling units, the Project is required to provide 4,700 sf of usable open space. The 
Project includes a combination of patios, porches, rear yard, and roof decks to meet the open space 
requirements. The Project contains a 342 sf entry court, a 161 sf porch, and a 2,724 sf rear yard at the 
ground floor. There is a 502 sf patio at the 2nd floor and 401 sf and 1,523 sf roof decks on the 8th and 9th 
floors respectively. The entry court and porch do not meet the 15’x15’ dimensional requirements of 
usable open space. The Project includes a total open space of 5,654 sf and total usable open space of 
5,151 sf to comply with the Planning Code requirement. 
 

D. Streetscape and Pedestrian Improvements. Planning Code Section 138.1 requires a 
streetscape plan, which includes elements from the Better Streets Plan.  
 
The Project includes the new construction of a nine-story residential building on a lot with 
approximately 141 feet of frontage along Shotwell Street. The Project will include a streetscape plan 
that will comply with the City’s Better Streets Plan and includes streetscape elements, including 
bicycle parking racks, sidewalk planters, street trees, site furnishings, and 15 feet wide sidewalks on 
Shotwell Street to incorporate a planting strip and sidewalk furnishings.  
 
Therefore, the Project complies with Planning Code Section 138.1. 

 
E. Bird Safety. Planning Code Section 139 outlines the standards for bird-safe buildings, 

including the requirements for location-related and feature-related hazards. 
 
The subject lot is not located in close proximity to an Urban Bird Refuge. The Project meets the 
requirements of feature-related standards and does not include any unbroken glazed segments 24- sf 
and larger in size; therefore, the Project complies with Planning Code Section 139. Any unbroken 
glazed segments that meet these requirements would have to be treated appropriately. 
 

F. Dwelling Unit Exposure. Planning Code Section 140 requires that at least one room of all 
dwelling units face onto a public street, rear yard or other open area that meets minimum 
requirements for area and horizontal dimensions. To meet exposure requirements, a public 
street, public alley, side yard or rear yard must be at least 25 feet in width, or an open area 
(inner court) must be no less than 25 feet in every horizontal dimension for the floor at which 
the dwelling unit is located.  
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The Project fronts on Shotwell Street. Units facing this street meet exposure requirements. The, units 
facing the rear would meet the exposure requirements if they faced a required Code-complying rear 
yard; however the rear yard does not comply and the Project is seeking an exception for the required 
rear yard. Because the provided rear yard does not meet the 25% requirement, none of the units facing 
the rear yard meet the exposure requirement as the rear yard is only approximately 16 feet deep at its 
shallowest location and approximately 25 feet deep at its deepest location. All of the units facing the 
rear yard will require a development bonus from the exposure requirement. Therefore, the Project is 
seeking a development bonus for the dwelling unit exposure requirements for 47 dwelling units as part 
of the 100% Affordable Housing Bonus Program Authorization (See #11 Below). 
 

G. Street Frontage. Planning Code Section 145.1 outlines requirements for street frontages in 
Neighborhood Commercial Districts to ensure that they are pedestrian-oriented, fine-
grained, and are appropriate and compatible with buildings. Ground floor non-residential 
uses in NCT Districts shall have a minimum floor-to-floor height of 14 feet, as measured from 
grade. 

 
The Project meets the requirements of Planning Code Section 145.1. The Project features the 
appropriate amount of active use with the ground floor walk-up dwelling unit, which provides direct, 
individual pedestrian access to a public sidewalk. Finally, the Project features appropriate street-facing 
ground level spaces, as well as the ground level transparency and fenestration requirements. The 
building lobby is well below the 40-foot maximum frontage. The ground floor space has a ceiling height 
of at least 14 feet, thereby meeting this requirement. 

 
H. Off-Street Parking. Planning Section 151.1 of the Planning Code allows off-street parking at 

a maximum ratio of .5 per dwelling unit. For dwelling units in the Mission Street NCT 
Zoning District off-street parking is not required per the criteria under 151.1(g). 

 
The Project includes 94 dwelling units, 93 of which are for seniors and one for the resident manager; 
therefore, the Project is not required to provide any parking spaces for the dwelling units. The Project 
is required to provide one car share space.  
 
Currently, the Project does not provide off-street parking spaces as it is in close proximity to various 
transit corridors. There will be on-street parking provided as well as one car-share parking space along 
the curb and a loading zone will be provided near the lobby door for vehicle drop-offs. Therefore, the 
Project complies with Planning Code Section 151.1. 

 
I. Off-Street Freight Loading. Planning Section 152.1 of the Planning Code requires zero off-

street freight loading spaces for apartment use between below 100,000 gsf.  
 

The Project includes approximately 66,322 square feet of apartment use, thus no off-street freight 
loading spaces are required. The Project does not possess any off-street freight loading parking spaces. 
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J. Bicycle Parking. Planning Section 155.2 of the Planning Code requires at least 1 Class 1 
bicycle parking spaces for every 10 dwelling units and two Class 2 bicycle parking spaces for 
every 50 dwelling units. 
  
The Project includes 94 dwelling units; therefore, the Project is required to provide 9 Class 1 bicycle 
parking spaces and 2 Class 2 bicycle parking spaces to satisfy the residential requirement. The Project 
will provide 26 Class 1 spaces indoors and outdoors and 2 Class 2 spaces outdoors for the residential 
component; therefore the Project is exceeding the requirement and complies with Planning Code 
Section 155.2. 
 

K. Car Share Requirements. Planning Code Section 166 requires one car-share parking space 
for every residential project with 50-200 dwelling units. 

 
Since the Project includes 94 dwelling units, it is required to provide a minimum of one car-share 
parking space. The Project will provide one car-share parking space along the street. Therefore, the 
proposed Project complies with Planning Code Section 166. 
 

L. Shadow Analysis. Planning Code Section 295 restricts net new shadow, cast by structures 
exceeding a height of 40 feet, upon property under the jurisdiction of the Recreation and Park 
Commission. Any project in excess of 40 feet in height and found to cast net new shadow 
must be found by the Planning Commission, with comment from the General Manager of the 
Recreation and Parks Department, in consultation with the Recreation and Park Commission, 
to have no adverse impact upon the property under the jurisdiction of the Recreation and 
Park Commission. 

 
Based upon a detail shadow analysis, the Project would not cast new shadow upon Precita Park and 
Garfield Square. Therefore, the Project complies with Planning Code Section 295. 
 

M. Inclusionary Affordable Housing Program. Planning Code Section 415 sets forth the 
requirements and procedures for the Inclusionary Affordable Housing Program.  Under 
Planning Code Section 415.3, these requirements would apply to projects that consist of ten 
or more units.   

As currently proposed, the Project will be 100 percent affordable, with 93 affordable dwelling units for 
seniors and one manager’s unit. In the event that the Project changes and some or all of the units 
become market-rate, the Project shall comply with the inclusionary housing requirements set forth in 
Section 415 of the Code. The Project Sponsor must submit an ‘Affidavit of Compliance with the 
Inclusionary Affordable Housing Program:  Planning Code Section 415,’ to the Planning Department 
stating that the Project is exempt from the requirements of Planning Code Section 415 because it is a 
100% affordable project.  

9. First Source Hiring. The Project is subject to the requirements of the First Source Hiring Program as 
they apply to permits for residential development (Section 83.4(m) of the Administrative Code), and 
the Project Sponsor shall comply with the requirements of this Program as to all construction work 
and on-going employment required for the Project. Prior to the issuance of any building permit to 
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construct or a First Addendum to the Site Permit, the Project Sponsor shall have a First Source Hiring 
Construction and Employment Program approved by the First Source Hiring Administrator, and 
evidenced in writing. In the event that both the Director of Planning and the First Source Hiring 
Administrator agree, the approval of the Employment Program may be delayed as needed.  

The Project Sponsor submitted a First Source Hiring Affidavit and prior to issuance of a building permit will 
execute a First Source Hiring Memorandum of Understanding and a First Source Hiring Agreement with the 
City’s First Source Hiring Administration.  

 

10. 100% Affordable Housing Bonus Program Authorization. Planning Code Section 206 lists eight 
requirements for applicability for 100% Affordable Housing Bonus Projects.  

A. The Project contains three or more Residential Units, not including any additional units 
permitted though this Section 206 through a density bonus. 

 
The Project contains 94 residential units. 

 
B. The Project is located in a zoning district that allows residential uses with the exception of the 

RH-1, RH-1(D), or RH-2 Zoning District. 
 

The Project is located in the Mission Street NCT zoning district that allows residential uses as a 
permitted use. 

 
C. The Project is not seeking and receiving a density or development bonus under the 

provisions of California Government Code Sections 65915 et seq., Planning Code Sections 
207, 124(f), 304, 803.8 or any other state or local program that provides development bonuses; 

 
The Project is not seeking any other density or development bonus outside of the City’s 100% 
Affordable Housing Bonus Program Authorization. 

 
D. The Project meets the definition of a "100 Percent Affordable Housing Project" in Section 

206.2; 
 

A "100 Percent Affordable Housing Project" shall be a project where all of the dwelling units with the 
exception of the manager's unit are "Affordable Units" as that term is defined in Section 406(b). The 
Project provides 94 dwelling units which will be 93 affordable housing units for seniors and one unit 
for the residential manager. 
 

E. The Project demonstrates to the satisfaction of the Environmental Review Officer that the 
Project does not cause a substantial adverse change in the significance of an historic resource 
as defined by California Code of Regulations, Title 14, Section 15064.5; create new shadow in 
a manner that substantially affects outdoor recreation facilities or other public areas; and alter 
wind in a manner that substantially affects public areas; 
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The Project is not considered a historical resource, will not cast shadow on any public areas and will 
not alter wind patterns surrounding nearby public areas. 
 

F. The Project does not demolish, remove, or convert any residential units and does not include 
any other parcel that has any residential units that would be demolished, removed, or 
converted as part of the Project;. 

 
The Project Site does not contain any residential units nor does it include any other parcel that has 
residential units that will be demolished, removed or converted as part of the Project. MOHCD has 
discovered that a person has been sleeping at the site without the owner’s permission and is working to 
remedy that situation. 

 
G. The Project includes, at the ground floor, neighborhood serving uses, including but not 

limited to general and specialty grocery, health service, institutional, and public facilities, all 
as defined in Section 102; 

 
Similar to service programs provided in their other senior buildings, Chinatown CDC will work with 
outside social service providers and community focused organizations to bring in on-site services to 
residents and the general public only on specific terms. The community room at 1296 Shotwell may be 
used as a neighborhood service use. Non-profit organizations and/or entities providing a service to the 
broader community will be eligible to use the community room for that purpose. The service may be 
free or provided with a charge to participants to cover operating expenses for the service with the 
understanding that the service is intended for residents and/or the general public and not based on a 
closed membership process. The services provided are intended to have a positive impact on 
participants (i.e. health and wellness, educational, or other types of enrichment activities). To ensure 
that this space is used solely for neighborhood service use, a Memorandum of Understanding will be 
signed between Chinatown CDC and any interested outside social service provider and/or community 
focused organization. Currently, Chinatown CDC operates the I-Hotel and has an existing partnership 
with a neighborhood service provider that offers Nutrition Classes at the property for the residents and 
the general public.  

 
H. The Project is not located within the boundaries of the Northeastern Waterfront Area Plan 

south of the centerline of Broadway; 
 

The Project is within the Mission (EN) area plan.  
 

11. 100% Affordable Housing Bonus Program Development Bonuses and Zoning Modifications. 
Pursuant to Planning Code Section 328 certain development bonus and zoning modifications are 
permitted for 100% Affordable Housing Bonus Program projects. 

A. Height. Additional 30 feet beyond the district limit, additional height may only be used to 
provide up to three additional 10-foot stories for residential use. 
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The Project extends 20 feet beyond the district limit which includes two additional 10-foot stories for 
residential use. The Project Sponsor requests this development bonus to increase the height allowed by 
the Mission Street NCT zoning district. 
 
 

B. Dwelling Unit Exposure. The dwelling unit exposure requirements of Section 140 (a)(2) may 
be satisfied through qualifying windows facing an unobstructed open area that is no less than 
15 feet in every horizontal dimension, and such open area is not required to expand in every 
horizontal dimension at each subsequent floor. 
 
The Project does not impede access to light and air for the adjacent properties. The Project is not 
located adjacent to any residential use. The subject block does not possess a pattern of mid-block open 
space. The Project Sponsor requests this development bonus to reduce the amount of required exposure 
due to the Project not meeting the 25% required rear yard calculations. Each unit faces an 
unobstructed area of no less than 15 feet in every horizontal direction. 
 

12. 100% Affordable Housing Bonus Program Exceptions. As a component of the review process under 
Planning Code Section 328, the Planning Commission may grant minor exceptions to the provisions 
of the Planning Code as provided for below, in addition to the development bonuses granted to the 
project in Section 206.3(c). Such exceptions, however, should only be granted to allow building mass 
to appropriately shift to respond to surrounding context, and only when the Planning Commission 
finds that such modifications do not substantially reduce or increase the overall building envelope 
permitted by the Program under Section 206.3, and also are consistent with the 100% Affordable 
Housing Bonus Design Guidelines.  

A. Rear Yard. Planning Code Section 134 requires a minimum rear yard equal to 25 percent of 
the total lot depth of the lot to be provided at every residential level. The lot depth is 
irregular at 64.83 feet on the northern side and101.32 feet at the southern side. The required 
rear yard depth varies between 16 feet and 26 feet. The lot size is 11,666 sf; therefore, 25% of 
the lot area measures approximately 2,916 sf. 

The Project contains dwellings, community space, offices and mechanical rooms at the ground floor 
and contains rear yard located along the western property line. The provided rear yard meets the 
required rear yard depths in most cases except for the northwest corner where there is a proposed one-
story mechanical room. The mechanical room is approximately 135 sf in size. The provided rear yard 
totals 2,724 sf in area which is 192 sf deficient of 25 % of the lot area. Since the Project does not 
provide the required 25% rear yard completely against the rear lot line, the Project is seeking an 
exception for the rear yard requirement as part of the 100% AHBP Project. 

A conforming rear yard would displace the mechanical room and if placed inside the building the 
mechanical room would displace an affordable unit. By providing an exception for the rear yard 
requirement, the Project appropriately holds the number of affordable units as proposed and results in a 
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more favorable design. The approximately 135 sf mechanical room does not substantially increase the 
overall building envelope. Considering that the Project has requested only two additional stories when 
the development bonuses listed in Planning Code Section 328 would have permitted three stories, this 
minor exception may be considered a shift in allowable mass. In addition this minor exception does not 
result in additional Planning Code inconsistencies. 

 

13. Affordable Housing Bonus Program Planning Commission Findings. In its review of any project 
pursuant to this Section 328, the Planning Commission shall make the following findings: 

A. The use as proposed will comply with the applicable provisions of this Code and is 
consistent with the General Plan; 
 
The Project is consistent with the General Plan and conforms to all provisions of the Planning Code 
except for height, required rear yard and exposure, for which the Project Sponsor is seeking 
development bonuses and an exception. 
 

B. The use as proposed will provide development that is in conformity with the stated purpose 
of the applicable Use District; and, 
 
The Project is providing quality 100% affordable housing that is much needed within the Mission 
Street NCT zoning district. 
 

C. The use as proposed will contribute to the City’s affordable housing goals as stated in the 
General Plan; 

 
The Project is providing 94 units of quality 100% affordable housing that is much needed within the 
Mission Street NCT zoning district to meet the goals of the General Plan. 

 
D. If an 100% AHBP requires a conditional use authorization due only to (1) a specific land use, 

(2) use size limit, or (3) requirement adopted by the voters, the Planning Commission shall 
make all findings and consider all criteria required by this Code for such use or use size as 
part of the 100% AHBP Authorization. 

 
The Project is not seeking a conditional use authorization for any of the above listed reasons. 
 

14. Affordable Housing Bonus Program Planning Commission Design Considerations. Review shall 
be limited to Design Issues including the following: 

A. Whether the bulk and massing of the building is consistent with the 100% AHBP Design 
Guidelines; 
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The Project’s mass and scale are appropriate for a large lot and the surrounding context, which 
includes small to medium industrial buildings, four-story residential buildings and a future 
development project adjacent to the Project at 1515 Van Ness Ave that will create varied context along 
Shotwell Street. The Project expresses one distinct mass along Shotwell Street, which is articulated by 
different architectural designs. The Project is consistent with the mass and scale of nearby existing and 
future developed properties and falls at the low end of the grade change along the street. Thus, the 
Project is appropriate and consistent with the mass and scale of the surrounding neighborhood given 
the extra two stories. The top of the building contributes to the neighborhood quality, the sidewalls are 
appropriately articulated, and the architecture expresses complementary design and includes three-
dimensional detailing. 

 
B. Whether the building design elements including but not limited to architectural treatments, 

façade design, and building materials, are consistent with the 100% AHBP Design Guidelines 
and any other applicable design guidelines, 
 
The Project includes quality materials that are architecturally consistent with the adjacent 
neighborhood. The Project’s architectural treatments, façade design and building materials include 
cement plaster, glass veneer, exposed concrete, fiber cement panels, painted aluminum railings, metal 
sunshades, and aluminum windows and doors which reference the predominantly industrial character 
of the neighborhood. Overall, the Project offers a high quality architectural treatment, which provides 
for unique and expressive architectural design that is consistent and compatible with the surrounding 
industrial and residential character found in the neighborhood. 

The top two bonus floors have been integrated with the architecture below and the Project expresses 
significant façade depth through the use of projections. A strong roof termination has been provided to 
appropriately complement the surrounding neighborhood context. Along the ground floor, the Project 
provides a walk-up dwelling unit with individual pedestrian access. This dwelling unit provides 
activity along the street. The ground floor is further enhanced by the lobby and publically-accessible 
community room space on Shotwell Street and streetscape improvements along Shotwell Street. 
 

C. Whether the design of lower floors, including building setback areas, commercial space, 
residential units, entries, utilities, and parking and loading access is consistent with the 100% 
AHBP Design Guidelines, and any other applicable design guidelines; and 
 
The Project conforms to the AHBP Design Guidelines as determined by the Urban Design Advisory 
Team in that it creates a gracious well defined ground floor that promotes active uses at the street 
front. The residential unit is accessed by an individual stoop accessible from the street front. The 
utilities are placed within the building and rear yard. No off-street parking or freight loading is 
required or provided and bicycle parking is maximized. The street wall is held to a minimum of 4 
stories along Shotwell St with no setback until the higher floors. 
 

D. Whether the required streetscape and other public improvements such as tree planting, street 
furniture, and lighting are consistent with the Better Streets Plan, and any other applicable 
design guidelines. 
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The Project conforms to the Better Streets Plan as determined by the Streetscape Design Advisory 
Team in that it is providing new street trees, planters, lighting, amenities, on-street parking, a loading 
zone, and 15 feet wide sidewalks. 
 

15. General Plan Compliance. The Project is, on balance, consistent with the following Objectives and 
Policies of the General Plan: 

HOUSING ELEMENT 
 
OBJECTIVES AND POLICIES  

 
OBJECTIVE 1 
IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET THE 
CITY’S HOUSING NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING. 
 
Policy 1.1 
Plan for the full range of housing needs in the City and County of San Francisco, especially 
affordable housing. 
 
The Project is a higher density residential development in an underutilized, transitioning industrial and 
residential area. The Project Site is an ideal infill site that is currently occupied by an industrial use. The 
surrounding neighborhood features a wide variety of zoning, including: RH-2 (Residential, House, Two-
Family); RH-3 (Residential, House, Three-Family); RM-1 (Residential-Mixed, Low Density), and, RTO-M 
(Residential Transit Oriented-Mission). The Project will provide 94 affordable units on-site, which will 
provide immediate opportunities for affordable housing in this area. 
 
OBJECTIVE 4 
FOSTER A HOUSING STOCK THAT MEETS THE NEEDS OF ALL RESIDENTS ACROSS 
LIFECYCLES. 
 
Policy 4.4 
Encourage sufficient and suitable rental housing opportunities, emphasizing permanently 
affordable rental units wherever possible. 
 
The Project meets the affordable housing requirements for the 100% Affordable Housing Bonus Program by 
providing 94 affordable units on-site. The Project will provide 100% of the units as affordable.  
 
OBJECTIVE 11 
SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN 
FRANCISCO’S NEIGHBORHOODS. 
 
Policy 11.1 
Promote the construction and rehabilitation of well-designed housing that emphasizes beauty, 
flexibility, and innovative design, and respects existing neighborhood character. 
 
Policy 11.2 
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Ensure implementation of accepted design standards in project approvals. 
 
Policy 11.3 
Ensure growth is accommodated without substantially and adversely impacting existing 
residential neighborhood character. 
 
Policy 11.4 
Continue to utilize zoning districts which conform to a generalized residential land use and 
density plan and the General Plan. 
 
Policy 11.6 
Foster a sense of community through architectural design, using features that promote 
community interaction. 
 
Policy 11.8 
Consider a neighborhood’s character when integrating new uses, and minimize disruption 
caused by expansion of institutions into residential areas. 
 
The architecture of this Project responds to the site’s location as a transition between industrial zones and 
the contemporary and traditional architecture of residential zones. The Project’s facades provide a unique 
expression not commonly found within the surrounding area, while providing for a material palette that 
draws from the surrounding industrial context. The exterior is designed with modern materials including 
cement plaster, glass veneer, exposed concrete, fiber cement panels, painted aluminum railings, metal 
sunshades, and aluminum windows and doors. 

 

RECREATION AND OPEN SPACE ELEMENT 
OBJECTIVES AND POLICIES  
 
OBJECTIVE 1: 
ENSURE A WELL-MAINTAINED HIGHLY UTILIZED AND INTEGRATED OPEN SPACE 
SYSTEM.  
 
Policy 1.11: 
Encourage private recreational facilities on private land that provide a community benefit, 
particularly to low and moderate-income residents. 
 
The Project provides a rear yard with a walking path, exercise equipment and labyrinth, patio off the 
laundry facilities to encourage resident engagement and a community room and kitchen on the ground 
floor that will be accessible to the public.  
 
OBJECTIVE 2: 
INCREASE RECREATION AND OPEN SPACE TO MEET THE LONG-TERM NEEDS OF THE 
CITY AND BAY REGION.  
 
Policy 2.3: 
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Provide recreational programs that are responsive to community needs and changing 
demographics. 
 
Policy 2.8 
Consider repurposing underutilized City-owned properties as open space and recreational 
facilities. 
 
Policy 2.11: 
Assure that privately developed residential open spaces are useable, beautiful and 
environmentally sustainable. 
 
The Project will create common open space areas in a new residential development through porches, patios, 
rear yard, and roof decks.  

 

TRANSPORTATION ELEMENT 
OBJECTIVES AND POLICIES  
 
OBJECTIVE 24: 
IMPROVE THE AMBIENCE OF THE PEDESTRIAN ENVIRONMENT.  
 
Policy 24.2: 
Maintain and expand the planting of street trees and the infrastructure to support them.  
 
Policy 24.3: 
Install pedestrian-serving street furniture where appropriate.  
 
Policy 24.4: 
Preserve pedestrian-oriented building frontages.  
 
The Project will install new street trees along Shotwell Street. Further, the Project will provide new site 
furnishings, amenities, and planting strips on the frontage. Frontages are designed with active spaces 
oriented at the pedestrian level.  
 
OBJECTIVE 28: 
PROVIDE SECURE AND CONVENIENT PARKING FACILITIES FOR BICYCLES.  
 
Policy 28.1: 
Provide secure bicycle parking in new governmental, commercial, and residential developments.  

 
Policy 28.3: 
Provide parking facilities which are safe, secure, and convenient.  

 
The Project includes 28 bicycle parking spaces in secure, convenient locations, which meets the 
requirements specified in the Planning Code. 
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OBJECTIVE 34: 
RELATE THE AMOUNT OF PARKING IN RESIDENTIAL AREAS AND NEIGHBORHOOD 
COMMERCIAL DISTRICTS TO THE CAPACITY OF THE CITY’S STREET SYSTEM AND LAND 
USE PATTERNS.  
 
Policy 34.1: 
Regulate off-street parking in new housing so as to guarantee needed spaces without requiring 
excesses and to encourage low auto ownership in neighborhoods that are well served by transit 
and are convenient to neighborhood shopping.  

 
Policy 34.3: 
Permit minimal or reduced off-street parking supply for new buildings in residential and 
commercial areas adjacent to transit centers and along transit preferential streets.  

 
Policy 34.5: 
Minimize the construction of new curb cuts in areas where on-street parking is in short supply 
and locate them in a manner such that they retain or minimally diminish the number of existing 
on-street parking spaces.  

 
The Project provides zero off-street parking spaces as it is in close proximity to Cesar Chavez Street which 
is well served by transit. Curb cuts are minimized to solely providing for a loading zone in order to retain a 
maximum amount of on-street parking spaces. 
 

URBAN DESIGN ELEMENT 
OBJECTIVES AND POLICIES  
 
OBJECTIVE 2: 
CONSERVATION OF RESOURCES WHICH PROVIDE A SENSE OF NATURE, CONTINUITY 
WITH THE PAST, AND FREEDOM FROM OVERCROWDING.  

 
Policy 2.6: 
Respect the character of older development nearby in the design of new buildings. 
 
The Project is located within the Mission neighborhood, which is characterized by the mix of residential, 
commercial, and industrial uses. As such, the Project provides expressive street façades, which respond to 
the form, scale and material palette of the existing neighborhood, while also providing a new contemporary 
architectural vocabulary.  
 
OBJECTIVE 4: 
IMPROVEMENT OF THE NEIGHBORHOOD ENVIRONMENT TO INCREASE PERSONAL 
SAFETY, COMFORT, PRIDE AND OPPORTUNITY.  

 
Policy 4.5: 
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Design walkways and parking facilities to minimize danger to pedestrians. 
 

Policy 4.13: 
Improve pedestrian areas by providing human scale and interest. 

 
The Project Site does not provide any vehicular access points for the entire Project, limiting conflicts with 
pedestrians and bicyclists. Numerous street trees will be planted on Shotwell Street. Ample frontage, 
common and private open spaces, and a ground floor dwelling unit with direct access to the street will be 
provided. Along the Project Site, the pedestrian experience will be greatly improved.  
 
The Project includes streetscape elements, bicycle parking racks, sidewalk planters, street trees, site 
furnishings, and 15 feet wide sidewalks along Shotwell Street to incorporate street lighting and planters. 
 
MISSION (EN) AREA PLAN  
OBJECTIVES AND POLICIES  
 
Land Use 
 
OBJECTIVE 1.2 
IN AREAS OF THE MISSION WHERE HOUSING AND MIXED-USE IS ENCOURAGED, 
MAXIMIZE DEVELOPMENT POTENTIAL IN KEEPING WITH NEIGHBORHOOD 
CHARACTER. 
 
Policy 1.2.1 
Ensure that in-fill housing development is compatible with its surroundings. 
 
Policy 1.2.3 
In general, where residential development is permitted, control residential density through 
building height and bulk guidelines and bedroom mix requirements. 
 
The Project is located within the Mission neighborhood, which is characterized by the mix of residential, 
commercial, and industrial uses. As such, the Project provides expressive street façades, which respond to 
the form, scale and material palette of the existing neighborhood, while also providing a new contemporary 
architectural vocabulary.  
 
Housing 
 
OBJECTIVE 2.1 
ENSURE THAT A SIGNIFICANT PERCENTAGE OF NEW HOUSING CREATED IN THE 
MISSION IS AFFORDABLE TO PEOPLE WITH A WIDE RANGE OF INCOMES. 
 
Policy 2.1.1 
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Require developers in some formally industrial areas to contribute towards the City’s very low, 
low, moderate and middle income needs as identified in the Housing Element of the General 
Plan. 
 
OBJECTIVE 2.3 
REQUIRE THAT NEW RESIDENTIAL DEVELOPMENTS SATISFY AN ARRAY OF 
HOUSING NEEDS WITH RESPECT TO TENURE, UNIT MIX AND COMMUNITY 
SERVICES. 
 

Policy 2.3.2 
Prioritize the development of affordable family housing, both rental and ownership, particularly 
along transit corridors and adjacent to community amenities. 
 
Policy 2.3.3 
Require that a significant number of units in new developments have two or more bedrooms, 
except Senior Housing and SRO developments unless all Below Market Rate units are two or 
more bedrooms. 
 
OBJECTIVE 2.5 
PROMOTE HEALTH THROUGH RESIDENTIAL DEVELOPMENT DESIGN AND 
LOCATION 
 
Policy 2.5.3 
Require new development to meet minimum levels of “green” construction. 
 
The Project serves senior residents and formerly homeless seniors in below market rate housing that is an 
100% affordable project. The building will contain a mix of studios, one bedroom and two bedroom units. 
 
Built Form 
 
OBJECTIVE 3.1 
PROMOTE AN URBAN FORM THAT REINFORCES THE MISSION’S DISTINCTIVE PLACE 
IN THE CITY’S LARGER FORM AND STRENGTHENS ITS PHYSICAL FABRIC AND 
CHARACTER. 
 
Policy 3.1.6 
New buildings should epitomize the best in contemporary architecture, but should do so with 
full awareness of, and respect for, the height, mass, articulation and materials of the best of the 
older buildings that surrounds them. 
 
OBJECTIVE 3.2 
PROMOTE AN URBAN FORM AND ARCHITECTURAL CHARACTER THAT SUPPORTS 
WALKING AND SUSTAINS A DIVERSE, ACTIVE AND SAFE PUBLIC REALM. 
 
Policy 3.2.1 
Require high quality design of street-facing building exteriors. 
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The Project is a new larger-scale residential development. The Project provides the appropriate use 
encouraged by the Area Plan for this location. In addition, the Project is located within the prescribed 
height and bulk guidelines. The Project introduces a contemporary architectural vocabulary, which is 
sensitive to the prevailing scale and neighborhood fabric. The Project provides for a high quality designed 
exterior, which features a variety of materials, colors and textures, including cement plaster, glass veneer, 
exposed concrete, fiber cement panels, painted aluminum railings, metal sunshades, and aluminum 
windows and doors. 
 
Transportation 
 
OBJECTIVE 4.8 
ENCOURAGE ALTERNATIVES TO CAR OWNERSHIP AND THE REDUCTION OF 
PRIVATE VEHICLE TRIPS. 
 
Policy 4.8.1 
Continue to require car-sharing arrangements in new residential and commercial developments, 
as well as any new parking garages. 
 
The Project does not include any off-street parking spaces as it is in close proximity to various transit 
corridors. The Project will include one car sharing space at the front curb. 
 
Streets and Open Space 
 
OBJECTIVE 5.2 
ENSURE THAT NEW DEVELOPMENT INCLUDES HIGH QUALITY, PRIVATE OPEN 
SPACE. 
 
Policy 5.2.3 
Encourage private open space to be provided as common spaces for residents and workers of the 
building wherever possible. 
 
The Project will create common open space areas in a new residential development through porches, patios, 
rear yard, and roof decks.  
 
MISSION ACTION PLAN 2020 
The subject property falls within the area of the ongoing Mission Action Plan 2020 (MAP2020). 
MAP 2020 is collaboration, initiated by the community, between community organizations and 
the City of San Francisco, to create and preserve affordable housing and bring economic stability 
to the Mission. The goal is to retain and attract low to moderate income residents and 
community-serving businesses, artists, and nonprofits in order to strengthen and preserve the 
socioeconomic and cultural diversity of the Mission neighborhood. 
 
Community organizations initiated the plan given the loss and displacement trends of low to 
moderate income residents, community-serving businesses, artists, and nonprofits affecting the 
neighborhood due to the affordability crisis.  
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A draft Action Plan will be available in summer 2016, with potential recommendations for 
pipeline projects and zoning changes. For more information on the neighborhood trends and the 
MAP2020 process can be found on:  
 
http://sf-planning.org/mission-action-plan-2020 

 
This 100% Affordable housing project advances the goals of MAP2020 by providing 94 affordable units for 
seniors and formerly homeless seniors. 
 

16. Planning Code Section 101.1(b) establishes eight priority-planning policies and requires review of 
permits for consistency with said policies. On balance, the Project does comply with said policies in 
that:  

 
A. That existing neighborhood-serving retail uses be preserved and enhanced and future 

opportunities for resident employment in and ownership of such businesses be enhanced.  
 

The Project would add new residents, visitors, and employees to the neighborhood, which would assist in 
strengthening nearby retail uses. 

 
B. That existing housing and neighborhood character be conserved and protected in order to 

preserve the cultural and economic diversity of our neighborhoods. 
 

No housing exists on the Project Site. The Project will provide up to 94 new dwelling units, thus resulting 
in a significant increase in the neighborhood housing stock. The Project is expressive in design, and relates 
to the scale and form of the surrounding neighborhood by providing relationships to the mid-to-large-scale 
industrial, residential, and commercial properties. For these reasons, the proposed Project would protect 
and preserve the cultural and economic diversity of the neighborhood.  

 
C. That the City's supply of affordable housing be preserved and enhanced. 

 
The Project will not displace any affordable housing because there is currently no housing on the site. The 
Project will comply with the City’s 100% Affordable Housing Bonus Program by providing 94 affordable 
units on-site.  

 
D. That commuter traffic not impede MUNI transit service or overburden our streets or 

neighborhood parking.  
 

The Project Site is well-served by public transportation. The Project is located within ¼ mile of the 12, 14, 
14R, 27, 36, 49, and 67 bus lines. In addition the Project is within half mile of the 24th Street and Mission 
BART Station. Future residents would be afforded close proximity to bus or rail transit. The Project also 
provides sufficient on-street parking and sufficient bicycle parking for residents and their guests.  

 

http://sf-planning.org/mission-action-plan-2020
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E. That a diverse economic base be maintained by protecting our industrial and service sectors from 
displacement due to commercial office development, and that future opportunities for resident 
employment and ownership in these sectors be enhanced. 

 
The Project is consistent with the Mission (EN) Area Plan, which provides for a balance between 
commercial, industrial, retail, residential, and other development. The Project does not include commercial 
office development, and provides new opportunities for housing, which is a top priority for the City. 

 
F. That the City achieves the greatest possible preparedness to protect against injury and loss of life 

in an earthquake. 
 

The Project will be designed and will be constructed to conform to the structural and seismic safety 
requirements of the Building Code. This Project will not impact the property’s ability to withstand an 
earthquake. 

 
G. That landmarks and historic buildings be preserved.  

 
There are no landmarks or historic buildings on the Project Site. The Project would not impact the nearby 
Shotwell Street Historic District or the Bernal Heights North Historic District. 

 
H. That our parks and open space and their access to sunlight and vistas be protected from 

development.  
 

The Project will not cast additional shadow on the nearby Precita Park and Garfield Square.  
 
 

17. The Project is consistent with and would promote the general and specific purposes of the Code 
provided under Section 101.1(b) in that, as designed, the Project would contribute to the character 
and stability of the neighborhood and would constitute a beneficial development.  

18. The Commission hereby finds that approval of the 100% Affordable Housing Bonus Program 
Authorization would promote the health, safety and welfare of the City. 
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DECISION 

That based upon the Record, the submissions by the Applicant, the staff of the Department and other 
interested parties, the oral testimony presented to this Commission at the public hearings, and all other 
written materials submitted by all parties, the Commission hereby APPROVES A 100% Affordable 
Housing Bonus Project Application No. 2015-018056AHB under Planning Code Sections 206 and 328 to 
allow for the demolition of an existing one-story building and construction of a new nine-story 100% 
affordable residential building for seniors and formerly homeless seniors with 94 units. The Project 
requests development bonuses for 1) increased height above that which is principally permitted by the 
zoning district and 2) reduced dwelling unit exposure pursuant to Planning Code Section 140. The Project 
also requests an exception for the rear yard requirement pursuant to Planning Code Section 134. This 
Project is within the Mission Street NCT (Neighborhood Commercial Transit) Zoning District and 65-X 
Height and Bulk District. The Project is subject to the following conditions attached hereto as “EXHIBIT 
A” in general conformance with plans on file, dated November 1, 2016, and stamped “EXHIBIT B”, which 
is incorporated herein by reference as though fully set forth. 
 
APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Section 328 
100% Affordable Housing Bonus Program Authorization to the Board of Supervisors within thirty (30) 
days after the date of this Motion. The effective date of this Motion shall be the date of adoption of 
this Motion if not appealed (after the 30-day period has expired) OR the date of the decision of the 
Board of Supervisors if appealed to the Board of Supervisors. For further information, please contact 
the Clerk of the Board of Supervisors at (415) 554-5184, 1 Dr. Carlton B. Goodlett Place, Room 244, San 
Francisco, CA 94102. 
 
Protest of Fee or Exaction: You may protest any fee or exaction subject to Government Code Section 
66000 that is imposed as a condition of approval by following the procedures set forth in Government 
Code Section 66020. The protest must satisfy the requirements of Government Code Section 66020(a) and 
must be filed within 90 days of the date of the first approval or conditional approval of the development 
referencing the challenged fee or exaction. For purposes of Government Code Section 66020, the date of 
imposition of the fee shall be the date of the earliest discretionary approval by the City of the subject 
development.  
 
If the City has not previously given Notice of an earlier discretionary approval of the Project, the 
Planning Commission’s adoption of this Motion, Resolution, Discretionary Review Action or the Zoning 
Administrator’s Variance Decision Letter constitutes the approval or conditional approval of the 
development and the City hereby gives NOTICE that the 90-day protest period under Government Code 
Section 66020 has begun. If the City has already given Notice that the 90-day approval period has begun 
for the subject development, then this document does not re-commence the 90-day approval period. 
 
 
 
 
 
I hereby certify that the Planning Commission ADOPTED the foregoing Motion on December 1, 2016. 
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Jonas P. Ionin 
Commission Secretary 
 
AYES:   
  

NAYES:   
 
ABSENT:   
 
ADOPTED: December 1, 2016 
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EXHIBIT A 
AUTHORIZATION 
This authorization is for a 100% Affordable Housing Bonus Program Authorization to allow for the 
demolition of an existing 1-story building and construction of a new nine-story 100% affordable 
residential building for seniors and formerly homeless seniors with 94 units, pursuant to Planning Code 
Sections 206 and 328. The Project requests development bonuses for 1) increased height above that which 
is principally permitted by the zoning district and 2) reduced dwelling unit exposure pursuant to 
Planning Code Section 140. The Project also requests an exception for the rear yard requirement pursuant 
to Planning Code Section 134. This Project is within the Mission Street NCT (Neighborhood Commercial 
Transit) Zoning District and 65-X Height and Bulk District; in general conformance with plans, dated 
November 1, 2016, and stamped “EXHIBIT B” included in the docket for Case No. 2015-018056AHB and 
subject to conditions of approval reviewed and approved by the Commission on December 1, 2016 under 
Motion No. XXXXX. This authorization and the conditions contained herein run with the property and 
not with a particular Project Sponsor, business, or operator. 
 
RECORDATION OF CONDITIONS OF APPROVAL 
Prior to the issuance of the building permit or commencement of use for the Project the Zoning 
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder 
of the City and County of San Francisco for the subject property. This Notice shall state that the Project is 
subject to the conditions of approval contained herein and reviewed and approved by the Planning 
Commission on December 1, 2016 under Motion No. XXXXX. 
 
PRINTING OF CONDITIONS OF APPROVAL ON PLANS 
The conditions of approval under the 'Exhibit A' of this Planning Commission Motion No. XXXXX shall 
be reproduced on the Index Sheet of construction plans submitted with the Site or Building permit 
application for the Project. The Index Sheet of the construction plans shall reference the 100% Affordable 
Housing Bonus Program Authorization and any subsequent amendments or modifications.  
 
SEVERABILITY 
The Project shall comply with all applicable City codes and requirements. If any clause, sentence, section 
or any part of these conditions of approval is for any reason held to be invalid, such invalidity shall not 
affect or impair other remaining clauses, sentences, or sections of these conditions. This decision conveys 
no right to construct, or to receive a building permit. “Project Sponsor” shall include any subsequent 
responsible party. 
 
CHANGES AND MODIFICATIONS  
Changes to the approved plans may be approved administratively by the Zoning Administrator. 
Significant changes and modifications of conditions shall require Planning Commission approval of a 
new authorization.  
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Conditions of Approval, Compliance, Monitoring, and Reporting 
PERFORMANCE 

1. Validity. The authorization and right vested by virtue of this action is valid for ten (10) years 
from the effective date of the Motion. The Department of Building Inspection shall have issued a 
Building Permit or Site Permit to construct the Project and/or commence the approved use within 
this ten-year period. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
2. Expiration and Renewal. Should a Building or Site Permit be sought after the ten (10) year 

period has lapsed, the Project sponsor must seek a renewal of this Authorization by filing an 
application for an amendment to the original Authorization or a new application for 
Authorization. Should the Project sponsor decline to so file, and decline to withdraw the permit 
application, the Commission shall conduct a public hearing in order to consider the revocation of 
the Authorization. Should the Commission not revoke the Authorization following the closure of 
the public hearing, the Commission shall determine the extension of time for the continued 
validity of the Authorization. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
3. Diligent Pursuit. Once a Site or Building Permit has been issued, construction must commence 

within the timeframe required by the Department of Building Inspection and be continued 
diligently to completion. Failure to do so shall be grounds for the Commission to consider 
revoking the approval if more than ten (10) years have passed since this Authorization was 
approved. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
4. Extension. All time limits in the preceding three paragraphs may be extended at the discretion of 

the Zoning Administrator where implementation of the Project is delayed by a public agency, an 
appeal or a legal challenge and only by the length of time for which such public agency, appeal or 
challenge has caused delay. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
5. Conformity with Current Law. No application for Building Permit, Site Permit, or other 

entitlement shall be approved unless it complies with all applicable provisions of City Codes in 
effect at the time of such approval. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 
 

http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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DESIGN – COMPLIANCE AT PLAN STAGE 
6. Final Materials. The Project Sponsor shall continue to work with Planning Department on the 

building design. Final materials, glazing, color, texture, landscaping, and detailing shall be 
subject to Department staff review and approval. The architectural addenda shall be reviewed 
and approved by the Planning Department prior to issuance.  
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org  
 

7. Garbage, Composting and Recycling Storage. Space for the collection and storage of garbage, 
composting, and recycling shall be provided within enclosed areas on the property and clearly 
labeled and illustrated on the architectural addenda. Space for the collection and storage of 
recyclable and compostable materials that meets the size, location, accessibility and other 
standards specified by the San Francisco Recycling Program shall be provided at the ground level 
of the buildings.  
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org 

 
8. Rooftop Mechanical Equipment. Pursuant to Planning Code 141, the Project Sponsor shall 

submit a roof plan to the Planning Department prior to Planning approval of the building permit 
application for each building. Rooftop mechanical equipment, if any is proposed as part of the 
Project, is required to be screened so as not to be visible from any point at or below the roof level 
of the subject building.  
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org  

 
9. Streetscape Plan. Pursuant to Planning Code Section 138.1, the Project Sponsor shall continue to 

work with Planning Department staff, in consultation with other City agencies, to refine the 
design and programming of the Streetscape Plan so that the plan generally meets the standards of 
the Better Streets Plan and all applicable City standards. The Project Sponsor shall complete final 
design of all required street improvements, including procurement of relevant City permits, prior 
to issuance of first architectural addenda, and shall complete construction of all required street 
improvements prior to issuance of first temporary certificate of occupancy.  
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org 

 
PARKING AND TRAFFIC 

10. Car Share. Pursuant to Planning Code Section 166, no fewer than one (1) car share space shall be 
made available, at no cost, to a certified car share organization for the purposes of providing car 
share services for its service subscribers. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 

http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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11. Bicycle Parking. Pursuant to Planning Code Sections 155.1, 155.2, and 155.3, the Project shall 
provide no fewer than 9 Class 1 bicycle parking spaces and 2 Class 2 bicycle parking spaces. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
12. Managing Traffic During Construction. The Project Sponsor and construction contractor(s) shall 

coordinate with the Traffic Engineering and Transit Divisions of the San Francisco Municipal 
Transportation Agency (SFMTA), the Police Department, the Fire Department, the Planning 
Department, and other construction contractor(s) for any concurrent nearby Projects to manage 
traffic congestion and pedestrian circulation effects during construction of the Project.  
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  
 

PROVISIONS 
13. First Source Hiring. The Project shall adhere to the requirements of the First Source Hiring 

Construction and End-Use Employment Program approved by the First Source Hiring 
Administrator, pursuant to Section 83.4(m) of the Administrative Code. The Project Sponsor shall 
comply with the requirements of this Program regarding construction work and on-going 
employment required for the Project.  
For information about compliance, contact the First Source Hiring Manager at 415-581-2335, 
www.onestopSF.org 

 
MONITORING 

14. Enforcement. Violation of any of the Planning Department conditions of approval contained in 
this Motion or of any other provisions of Planning Code applicable to this Project shall be subject 
to the enforcement procedures and administrative penalties set forth under Planning Code 
Section 176 or Section 176.1. The Planning Department may also refer the violation complaints to 
other city departments and agencies for appropriate enforcement action under their jurisdiction. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
15. Revocation Due to Violation of Conditions. Should implementation of this Project result in 

complaints from interested property owners, residents, or commercial lessees which are not 
resolved by the Project Sponsor and found to be in violation of the Planning Code and/or the 
specific conditions of approval for the Project as set forth in Exhibit A of this Motion, the Zoning 
Administrator shall refer such complaints to the Commission, after which it may hold a public 
hearing on the matter to consider revocation of this authorization. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
OPERATION 

16. Garbage, Recycling, and Composting Receptacles. Garbage, recycling, and compost containers 
shall be kept within the premises and hidden from public view, and placed outside only when 

http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.onestopsf.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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being serviced by the disposal company. Trash shall be contained and disposed of pursuant to 
garbage and recycling receptacles guidelines set forth by the Department of Public Works.  
For information about compliance, contact Bureau of Street Use and Mapping, Department of Public 
Works at 415-554-.5810, http://sfdpw.org  

 
17. Sidewalk Maintenance. The Project Sponsor shall maintain the main entrance to the building 

and all sidewalks abutting the subject property in a clean and sanitary condition in compliance 
with the Department of Public Works Streets and Sidewalk Maintenance Standards.  
For information about compliance, contact Bureau of Street Use and Mapping, Department of Public 
Works, 415-695-2017, http://sfdpw.org  

 
18. Community Liaison. Prior to issuance of a building permit to construct the Project and 

implement the approved use, the Project Sponsor shall appoint a community liaison officer to 
deal with the issues of concern to owners and occupants of nearby properties. The Project 
Sponsor shall provide the Zoning Administrator with written notice of the name, business 
address, and telephone number of the community liaison. Should the contact information change, 
the Zoning Administrator shall be made aware of such change. The community liaison shall 
report to the Zoning Administrator what issues, if any, are of concern to the community and what 
issues have not been resolved by the Project Sponsor.  
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
19. Lighting. All Project lighting shall be directed onto the Project Site and immediately surrounding 

sidewalk area only, and designed and managed so as not to be a nuisance to adjacent residents. 
Nighttime lighting shall be the minimum necessary to ensure safety, but shall in no case be 
directed so as to constitute a nuisance to any surrounding property.  
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 
 

AFFORDABLE UNITS 

20. 100% Affordable Project. As currently proposed, the Project will be 100% affordable, with 94 
dwelling units. In the event that the Project changes and some or all of the units become 
market-rate, the Project shall comply with the inclusionary housing requirements set forth in 
Section 415 of the Code. This condition of approval shall constitute the written determination and 
notice of the inclusionary housing requirement pursuant to the procedures set forth in Code 
Section 415. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org or the Mayor’s Office of Housing at 415-701-5500, http://sf-
moh.org/index.aspx?page=321

http://sfdpw.org/
http://sfdpw.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://sf-moh.org/index.aspx?page=321
http://sf-moh.org/index.aspx?page=321
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*The Sanborn Maps in San Francisco have not been updated since 1998, and  this map may not accurately reflect existing conditions. 
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/\1',clitvit fur Compliance with the lnclusionary Affordable Housing Program 

Affidavit for Cornpliance with the lnclusionary Affordable 
Housing Program: Planning Code Section 415 

November 9 2016 
Date 

1, 1296 Shotwell Housing, LP , do hereby declare as follows: 

a. The subject property is located at (address and block/lot):

1296 Shotwell Street
Address 

6571/051 
Block/ Lot 

b. The proposed project at the above address is subject to the Inclusionary Affordable Housing Program, Planning
Code Section 415 et seq.

The Planning Case Number and/or Building Permit Number is:

201608195545 
Planning Case Number Building Permit Number 

This project requires the following approval: 

rn Planning Commission approval (e.g. Conditional Use Authorization, Large Project Authorization) 

D This project is principally permitted. 

The Current Planner assigned to my project within the Planning Department is: 

Christy Alexander 
Planner Name 

Is this project within the Eastern Neighborhoods Plan Area? 

1ier z [X Yes (if yes, please indicate Tier) 

D No 

This project is exempt from the Inclusionary Affordable Housing Program because: 

� This project is 100% affordable. 

c. This project will comply with the Inclusionary Affordable Housing Program by:

D Payment of the Affordable Housing Fee prior to the first site or building permit issuance 
(Planning Code Section 415.5). 

D On-site or Off-site Affordable Housing Alternative (Planning Code Sections 415.6 and 416.7). 

SAN FRANCISCO PLANNING DEPARTMENT V 09 06 2015 









3 SAN FRANCISCO PLANNING DEPARTMENT V.04.27.2015

1. Owner/Applicant Information

PROPERTY OWNER’S NAME:

PROPERTY OWNER’S ADDRESS: TELEPHONE:

(           )

EMAIL:

APPLICANT’S NAME:

Same as Above �
APPLICANT’S ADDRESS: TELEPHONE:

(           )

EMAIL:

CONTACT FOR PROJECT INFORMATION:

Same as Above �
ADDRESS: TELEPHONE:

(           )

EMAIL:

COMMUNITY LIAISON FOR PROJECT (PLEASE REPORT CHANGES TO THE ZONING ADMINISTRATOR):

Same as Above �
ADDRESS: TELEPHONE:

(           )

EMAIL:

2. Location and Project Description

STREET ADDRESS OF PROJECT: ZIP CODE:

CROSS STREETS:

ASSESSORS BLOCK/LOT:    ZONING DISTRICT: HEIGHT/BULK DISTRICT:

                                      /

PROJECT TYPE:    (Please check all that apply) EXISTING DWELLING UNITS: PROPOSED DWELLING UNITS: NET INCREASE:  

�  New Construction

�  Demolition

�  Alteration

�  Other:                                                                  

SUPPLEMENTAL INFORMATION FOR

Anti-Discriminatory  
Housing Policy

City and County of San Francisco, c/o Mayor's Office of Housing and Community Development (MOHCD)

1 S Van Ness Ave, San Francisco, CA 94103

415

701 - 5500

1296 Shotwell Housing LP

1525 Grant Ave, San Francisco CA 94133

415

984 - 1450

jslen@chinatowncdc.org

Joyce Slen

1525 Grant Ave, San Francisco CA 94133

415

935 - 2470

jslen@chinatowncdc.org

Elaine Yee

2301 Mission St, #301, San Francisco CA 94110

415

282 - 3334 x138

eyee@medasf.org

1296 Shotwell St

94110



Cesar Chavez

6571

051

NCT

65-X

94

94





~ ~ ~ ~ ~ ~

PLANNING DEPARTMENT VERIFICATION:

'~ Anti-Discriminatory Housing Policy Form is Complete
❑ Anti-Discriminatory Housing Policy Form is Incomplete

Notification of Incomplete Information made:

To: Date:

BUILDING PERMIT NUMBER(S): ~, DATE FILED:

RECORD NUMBER: I DATE FILED:_ _ __ ~_

VERIFIED BY PLANNER:
__ _-- - - __--- -- - _ _ - ---___

j Signature: ~ ~~t~ ~ ~`'~%i%~ 1, Date: ~ ~~ ~

'; Printed Name: ~ V~! ~~~ ~X(~16'~L'WY Phone: t~ 1 ~"> ~1 ~ Z-' d ~~

ROUTED TO HRC: ~ DATE:
____ _--- ___ _ __

~, Emailedto: '~N1vt~~ ~'~hP~.Ui~`1f'~i''n ~c~ s~o~~V:~~'~
i

SAIJ FRANCISCO PLANNING DEPARTMENT V.04.21.2015
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November	10,	2016	

San	Francisco	Planning	Commission	

Re:	1296	Shotwell	Street	Affordable	Housing	for	Seniors	

Dear	Planning	Commissioners:	

This	letter	is	in	reference	to	the	agenda	item	on	the	Height	Change	of	1296	Shotwell	Affordable	Housing	
for	Seniors	through	the	Affordable	Housing	Bonus	Program.	Project	co-sponsors,	Chinatown	Community	
Development	Center	(Chinatown	CDC)	and	Mission	Economic	Development	Agency	(MEDA),	would	like	
to	present	you	with	a	package	comprising	349	letters	from	neighbors	(businesses	and	residents)	and	
169	online	petition	signatures	to	date,	all	in	support	of	this	100	percent	affordable-housing	
development.		

Since	February	2016,	the	Community	Outreach	team	for	1296	Shotwell	Street	Affordable	Housing	for	
Seniors	has	conducted	various	activities	to	present	the	details	of	the	project,	from	garnering	feedback	
regarding	the	design	and	services	at	the	site	to	responding	to	neighbors’	concerns	and	gaining	support	
for	the	construction	of	the	project.	

Community	outreach	activities	in	2016	included:	

A. Two	general	community	meetings	(total	engaged	=	81	attendees)
• February	13th

• April	30th	Pre-Application	Community	Meeting

B. 22	Focus	groups	with	community-based	organizations	and	key	stakeholders,	and	community	events	
in the	Mission	District	(total	engaged	=	256	attendees)
• June	15th	La	Colectiva	Women’s	Collective	Workers
• June	21st	Mission	Neighborhood	Centers	Senior	Program
• June	28th	Calle	24	Latino	Cultural	District	Council	–	organizational letter of support included
• July	6th	John	O’Connell	High	School	MoveUp	Resource	Fair
• July	7th	Jamestown	Community	Center-	staff	meeting
• July	15th	Mission	Neighborhood	Resource	Center
• July	29th	Mission	Neighborhood	Centers	–	Health	Fair
• July	31st	Saint	Anthony	Church	-	Sunday	mass
• August	4th	Abel	Gonzales	Senior	Housing	–	Resident’s	meeting
• August	11th	ACCE	Bernal	members	meeting
• August	23rd	Bernal	Neighbors	at	BHNC
• August	29th	Bernal	Neighbors	at	Precita	Eyes	Art	Studio
• September	8th	Centro	Latino	–	Senior	Program
• September	12th	Mission	Neighborhood	Health	Center	–	Clinic	Leaders	meeting
• September	14th	Mission	Dolores	Neighborhood	Association	–	Member’s	meeting
• September	23rd	Dolores	Street	Community	Services	–	SRO	Family	meeting
• October	1st	Mission	Movie	Night	at	the	Neighborhood	Park
• October	5th	Inner	Mission	Residents	(Shotwell	Street	neighbors)
• October	12th	Mujeres	Unidas	y	Activas
• October	14th	30th	Street	Senior	Center	
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• October	20th	Parents	for	Public	School
• PhotoVoice	Exhibition	at	¡Si	se	Puede!	Event	against	domestic	violence

C. The	 team	 also	made	 personal	 visits	 in	 the	 vicinity	 of	 the	 project’s	 site	 to	 inform	 business 
owners	and	residents	about	the	proposed	development,	and	to	ask	for	their	support.	We	have 
received	 letters	of	support	24	from	business	owners,	and	from	325	residents.	 In	addition,	we 
have	received	169	online	petition	signatures	to	date	in	support	of	the	project.

D. To	address	neighbors’	concerns,	the	development	team	launched	a	Frequently	Asked 
Questions	page.	

As	evidenced	by	the	positive	feedback	and	support	through	these	outreach	efforts	--	and	from	
the	letters	of	support	and	online	petition	signatures	--	members	of	the	Mission	community,	and	
the	community	at	large	--	are	strongly	in	favor	of	1296	Shotwell	Street	Affordable	Housing	for	
Seniors.		

We	thank	you	for	your	careful	consideration	of	this	proposal	and	look	forward	to	answering	any	
questions	you	may	have.		

Respectfully	submitted,	

Elaine	Yee	
Senior	Project	Manager	
Mission	Economic	Development	Agency	(MEDA)	

for	
1296	Shotwell	Senior	Affordable	Housing	Project	Sponsors	
Chinatown	Community	Development	Center	&	Mission	Economic	Development	Agency	

http://medasf.org/programs/community-real-estate/1296-shotwell-street-affordable-senior-housing-in-the-mission/1296-shotwell-frequently-asked-questions/
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325 Resident Letters of Support













































































































































































































































































































































































































































































































































































































































































Calle 24 Latino Cultural District Letter of Support





169 Online Petitions Signatures To Date
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From: Tony Lam
To: planning@rodneyfong.com; Richards, Dennis (CPC); richhillissf@yahoo.com; Johnson, Christine (CPC); Koppel,

Joel (CPC); Melgar, Myrna (CPC); mooreurban@aol.com; Rahaim, John (CPC); Sucre, Richard (CPC);
Alexander, Christy (CPC)

Subject: Support housing for seniors in the Mission
Date: Tuesday, October 25, 2016 11:40:45 AM

Dear San Francisco Planning Commission:

San Francisco Planning Commission
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103

Dear San Francisco Planning Commission:

I am writing to show my support for the new, nine-story, 100% affordable-housing building at 1296
Shotwell.

Mission Economic Development Agency (MEDA) and Chinatown Community Development Center
(Chinatown CDC), partners for this development, will be building the first new housing for seniors in the
Mission in more than two decades.

1296 Shotwell will be 85’ tall, and at nine stories it will be one of the tallest buildings in the area. The
development is made possible by San Francisco’s new Affordable Housing Bonus Program. The project
will have over 90 units, each dedicated to housing seniors. This project is a crucial one for a
neighborhood that has long been facing pressures of gentrification and rising rents.

Offering seniors dignity and the right to stay in the Mission is important to me. Every unit counts! Please
support this project in its application to build to 85’ and house as many seniors as possible.

--
Tony  Lam
Tony.Lam@chinatowncdc.org

mailto:Tony.Lam@chinatowncdc.org
mailto:planning@rodneyfong.com
mailto:dennis.richards@sfgov.org
mailto:richhillissf@yahoo.com
mailto:christine.d.johnson@sfgov.org
mailto:Joel.Koppel@sfgov.org
mailto:Joel.Koppel@sfgov.org
mailto:Myrna.Melgar@sfgov.org
mailto:mooreurban@aol.com
mailto:john.rahaim@sfgov.org
mailto:richard.sucre@sfgov.org
mailto:Christy.Alexander@sfgov.org


From: Naveen Agrawal
To: planning@rodneyfong.com; Richards, Dennis (CPC); richhillissf@yahoo.com; Johnson, Christine (CPC); Koppel,

Joel (CPC); Melgar, Myrna (CPC); mooreurban@aol.com; Rahaim, John (CPC); Sucre, Richard (CPC);
Alexander, Christy (CPC)

Subject: Support housing for seniors in the Mission
Date: Friday, October 21, 2016 11:13:44 AM

Dear San Francisco Planning Commission:

San Francisco Planning Commission
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103

Dear San Francisco Planning Commission:

I am writing to show my support for the new, nine-story, 100% affordable-housing building at 1296
Shotwell.

Mission Economic Development Agency (MEDA) and Chinatown Community Development Center
(Chinatown CDC), partners for this development, will be building the first new housing for seniors in the
Mission in more than two decades.

1296 Shotwell will be 85’ tall, and at nine stories it will be one of the tallest buildings in the area. The
development is made possible by San Francisco’s new Affordable Housing Bonus Program. The project
will have over 90 units, each dedicated to housing seniors. This project is a crucial one for a
neighborhood that has long been facing pressures of gentrification and rising rents.

Offering seniors dignity and the right to stay in the Mission is important to me. Every unit counts! Please
support this project in its application to build to 85’ and house as many seniors as possible.

--
Naveen Agrawal
theskinnyindian@gmail.com
3435 24th St

mailto:theskinnyindian@gmail.com
mailto:planning@rodneyfong.com
mailto:dennis.richards@sfgov.org
mailto:richhillissf@yahoo.com
mailto:christine.d.johnson@sfgov.org
mailto:Joel.Koppel@sfgov.org
mailto:Joel.Koppel@sfgov.org
mailto:Myrna.Melgar@sfgov.org
mailto:mooreurban@aol.com
mailto:john.rahaim@sfgov.org
mailto:richard.sucre@sfgov.org
mailto:Christy.Alexander@sfgov.org


From: Michelle Chung
To: planning@rodneyfong.com; Richards, Dennis (CPC); richhillissf@yahoo.com; Johnson, Christine (CPC); Koppel,

Joel (CPC); Melgar, Myrna (CPC); mooreurban@aol.com; Rahaim, John (CPC); Sucre, Richard (CPC);
Alexander, Christy (CPC)

Subject: Support housing for seniors in the Mission
Date: Tuesday, October 25, 2016 11:40:53 AM

Dear San Francisco Planning Commission:

San Francisco Planning Commission
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103

Dear San Francisco Planning Commission:

I am writing to show my support for the new, nine-story, 100% affordable-housing building at 1296
Shotwell.

Mission Economic Development Agency (MEDA) and Chinatown Community Development Center
(Chinatown CDC), partners for this development, will be building the first new housing for seniors in the
Mission in more than two decades.

1296 Shotwell will be 85’ tall, and at nine stories it will be one of the tallest buildings in the area. The
development is made possible by San Francisco’s new Affordable Housing Bonus Program. The project
will have over 90 units, each dedicated to housing seniors. This project is a crucial one for a
neighborhood that has long been facing pressures of gentrification and rising rents.

Offering seniors dignity and the right to stay in the Mission is important to me. Every unit counts! Please
support this project in its application to build to 85’ and house as many seniors as possible.

--
Michelle Chung
mpchung@ucla.edu
3609 Keystone Avenue #4

mailto:mpchung@ucla.edu
mailto:planning@rodneyfong.com
mailto:dennis.richards@sfgov.org
mailto:richhillissf@yahoo.com
mailto:christine.d.johnson@sfgov.org
mailto:Joel.Koppel@sfgov.org
mailto:Joel.Koppel@sfgov.org
mailto:Myrna.Melgar@sfgov.org
mailto:mooreurban@aol.com
mailto:john.rahaim@sfgov.org
mailto:richard.sucre@sfgov.org
mailto:Christy.Alexander@sfgov.org


From: Karoleen Feng
To: planning@rodneyfong.com; Richards, Dennis (CPC); richhillissf@yahoo.com; Johnson, Christine (CPC); Koppel,

Joel (CPC); Melgar, Myrna (CPC); mooreurban@aol.com; Rahaim, John (CPC); Sucre, Richard (CPC);
Alexander, Christy (CPC)

Subject: Support housing for seniors in the Mission
Date: Tuesday, October 25, 2016 11:15:49 AM

Dear San Francisco Planning Commission:

San Francisco Planning Commission
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103

Dear San Francisco Planning Commission:

I am writing to show my support for the new, nine-story, 100% affordable-housing building at 1296
Shotwell.

Mission Economic Development Agency (MEDA) and Chinatown Community Development Center
(Chinatown CDC), partners for this development, will be building the first new housing for seniors in the
Mission in more than two decades.

1296 Shotwell will be 85’ tall, and at nine stories it will be one of the tallest buildings in the area. The
development is made possible by San Francisco’s new Affordable Housing Bonus Program. The project
will have over 90 units, each dedicated to housing seniors. This project is a crucial one for a
neighborhood that has long been facing pressures of gentrification and rising rents.

Offering seniors dignity and the right to stay in the Mission is important to me. Every unit counts! Please
support this project in its application to build to 85’ and house as many seniors as possible.

--
Karoleen Feng
kfeng@medasf.org
280 Lexington Street

mailto:kfeng@medasf.org
mailto:planning@rodneyfong.com
mailto:dennis.richards@sfgov.org
mailto:richhillissf@yahoo.com
mailto:christine.d.johnson@sfgov.org
mailto:Joel.Koppel@sfgov.org
mailto:Joel.Koppel@sfgov.org
mailto:Myrna.Melgar@sfgov.org
mailto:mooreurban@aol.com
mailto:john.rahaim@sfgov.org
mailto:richard.sucre@sfgov.org
mailto:Christy.Alexander@sfgov.org


From: Anna Cepeda
To: planning@rodneyfong.com; Richards, Dennis (CPC); richhillissf@yahoo.com; Johnson, Christine (CPC); Koppel,

Joel (CPC); Melgar, Myrna (CPC); mooreurban@aol.com; Rahaim, John (CPC); Sucre, Richard (CPC);
Alexander, Christy (CPC)

Subject: Support housing for seniors in the Mission
Date: Tuesday, October 25, 2016 9:43:11 AM

Dear San Francisco Planning Commission:

San Francisco Planning Commission
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103

Dear San Francisco Planning Commission:

I am writing to show my support for the new, nine-story, 100% affordable-housing building at 1296
Shotwell.

Mission Economic Development Agency (MEDA) and Chinatown Community Development Center
(Chinatown CDC), partners for this development, will be building the first new housing for seniors in the
Mission in more than two decades.

1296 Shotwell will be 85’ tall, and at nine stories it will be one of the tallest buildings in the area. The
development is made possible by San Francisco’s new Affordable Housing Bonus Program. The project
will have over 90 units, each dedicated to housing seniors. This project is a crucial one for a
neighborhood that has long been facing pressures of gentrification and rising rents.

Offering seniors dignity and the right to stay in the Mission is important to me. Every unit counts! Please
support this project in its application to build to 85’ and house as many seniors as possible.

--
Anna Cepeda
annacepeda88@gmail.com
112 apollo st

mailto:annacepeda88@gmail.com
mailto:planning@rodneyfong.com
mailto:dennis.richards@sfgov.org
mailto:richhillissf@yahoo.com
mailto:christine.d.johnson@sfgov.org
mailto:Joel.Koppel@sfgov.org
mailto:Joel.Koppel@sfgov.org
mailto:Myrna.Melgar@sfgov.org
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From: Owen Thompson-Lastad
To: planning@rodneyfong.com; Richards, Dennis (CPC); richhillissf@yahoo.com; Johnson, Christine (CPC); Koppel,

Joel (CPC); Melgar, Myrna (CPC); mooreurban@aol.com; Rahaim, John (CPC); Sucre, Richard (CPC);
Alexander, Christy (CPC)

Subject: Support housing for seniors in the Mission
Date: Tuesday, October 25, 2016 9:26:43 AM

Dear San Francisco Planning Commission:

San Francisco Planning Commission
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103

Dear San Francisco Planning Commission:

I am writing to show my support for the new, nine-story, 100% affordable-housing building at 1296
Shotwell.

Mission Economic Development Agency (MEDA) and Chinatown Community Development Center
(Chinatown CDC), partners for this development, will be building the first new housing for seniors in the
Mission in more than two decades.

1296 Shotwell will be 85’ tall, and at nine stories it will be one of the tallest buildings in the area. The
development is made possible by San Francisco’s new Affordable Housing Bonus Program. The project
will have over 90 units, each dedicated to housing seniors. This project is a crucial one for a
neighborhood that has long been facing pressures of gentrification and rising rents.

Offering seniors dignity and the right to stay in the Mission is important to me. Every unit counts! Please
support this project in its application to build to 85’ and house as many seniors as possible.

--
Owen Thompson-Lastad
chicagoowen@gmail.com
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From: Ahmar Qadir
To: planning@rodneyfong.com; Richards, Dennis (CPC); richhillissf@yahoo.com; Johnson, Christine (CPC); Koppel,

Joel (CPC); Melgar, Myrna (CPC); mooreurban@aol.com; Rahaim, John (CPC); Sucre, Richard (CPC);
Alexander, Christy (CPC)

Subject: Support housing for seniors in the Mission
Date: Tuesday, October 25, 2016 9:26:13 AM

Dear San Francisco Planning Commission:

San Francisco Planning Commission
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103

Dear San Francisco Planning Commission:

I am writing to show my support for the new, nine-story, 100% affordable-housing building at 1296
Shotwell.

Mission Economic Development Agency (MEDA) and Chinatown Community Development Center
(Chinatown CDC), partners for this development, will be building the first new housing for seniors in the
Mission in more than two decades.

1296 Shotwell will be 85’ tall, and at nine stories it will be one of the tallest buildings in the area. The
development is made possible by San Francisco’s new Affordable Housing Bonus Program. The project
will have over 90 units, each dedicated to housing seniors. This project is a crucial one for a
neighborhood that has long been facing pressures of gentrification and rising rents.

Offering seniors dignity and the right to stay in the Mission is important to me. Every unit counts! Please
support this project in its application to build to 85’ and house as many seniors as possible.

--
Ahmar Qadir
aqadir@medasf.org
105 Coleridge Street

mailto:aqadir@medasf.org
mailto:planning@rodneyfong.com
mailto:dennis.richards@sfgov.org
mailto:richhillissf@yahoo.com
mailto:christine.d.johnson@sfgov.org
mailto:Joel.Koppel@sfgov.org
mailto:Joel.Koppel@sfgov.org
mailto:Myrna.Melgar@sfgov.org
mailto:mooreurban@aol.com
mailto:john.rahaim@sfgov.org
mailto:richard.sucre@sfgov.org
mailto:Christy.Alexander@sfgov.org


From: Ana Avilez
To: planning@rodneyfong.com; Richards, Dennis (CPC); richhillissf@yahoo.com; Johnson, Christine (CPC); Koppel,

Joel (CPC); Melgar, Myrna (CPC); mooreurban@aol.com; Rahaim, John (CPC); Sucre, Richard (CPC);
Alexander, Christy (CPC)

Subject: Support housing for seniors in the Mission
Date: Tuesday, October 25, 2016 9:25:55 AM

Dear San Francisco Planning Commission:

San Francisco Planning Commission
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103

Dear San Francisco Planning Commission:

I am writing to show my support for the new, nine-story, 100% affordable-housing building at 1296
Shotwell.

Mission Economic Development Agency (MEDA) and Chinatown Community Development Center
(Chinatown CDC), partners for this development, will be building the first new housing for seniors in the
Mission in more than two decades.

1296 Shotwell will be 85’ tall, and at nine stories it will be one of the tallest buildings in the area. The
development is made possible by San Francisco’s new Affordable Housing Bonus Program. The project
will have over 90 units, each dedicated to housing seniors. This project is a crucial one for a
neighborhood that has long been facing pressures of gentrification and rising rents.

Offering seniors dignity and the right to stay in the Mission is important to me. Every unit counts! Please
support this project in its application to build to 85’ and house as many seniors as possible.

--
Ana  Avilez
aavilez@medasf.org
1024 Potrero ave, 3
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From: Serena Li
To: planning@rodneyfong.com; Richards, Dennis (CPC); richhillissf@yahoo.com; Johnson, Christine (CPC); Koppel,

Joel (CPC); Melgar, Myrna (CPC); mooreurban@aol.com; Rahaim, John (CPC); Sucre, Richard (CPC);
Alexander, Christy (CPC)

Subject: Support housing for seniors in the Mission
Date: Tuesday, October 25, 2016 9:04:08 AM

Dear San Francisco Planning Commission:

San Francisco Planning Commission
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103

Dear San Francisco Planning Commission:

I am writing to show my support for the new, nine-story, 100% affordable-housing building at 1296
Shotwell.

Mission Economic Development Agency (MEDA) and Chinatown Community Development Center
(Chinatown CDC), partners for this development, will be building the first new housing for seniors in the
Mission in more than two decades.

1296 Shotwell will be 85’ tall, and at nine stories it will be one of the tallest buildings in the area. The
development is made possible by San Francisco’s new Affordable Housing Bonus Program. The project
will have over 90 units, each dedicated to housing seniors. This project is a crucial one for a
neighborhood that has long been facing pressures of gentrification and rising rents.

Offering seniors dignity and the right to stay in the Mission is important to me. Every unit counts! Please
support this project in its application to build to 85’ and house as many seniors as possible.

--
Serena  Li
serena.twentysix@gmail.com
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From: Stephen Severon
To: planning@rodneyfong.com; Richards, Dennis (CPC); richhillissf@yahoo.com; Johnson, Christine (CPC); Koppel,

Joel (CPC); Melgar, Myrna (CPC); mooreurban@aol.com; Rahaim, John (CPC); Sucre, Richard (CPC);
Alexander, Christy (CPC)

Subject: Support housing for seniors in the Mission
Date: Tuesday, October 25, 2016 9:01:08 AM

Dear San Francisco Planning Commission:

San Francisco Planning Commission
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103

Dear San Francisco Planning Commission:

I am writing to show my support for the new, nine-story, 100% affordable-housing building at 1296
Shotwell.

Mission Economic Development Agency (MEDA) and Chinatown Community Development Center
(Chinatown CDC), partners for this development, will be building the first new housing for seniors in the
Mission in more than two decades.

1296 Shotwell will be 85’ tall, and at nine stories it will be one of the tallest buildings in the area. The
development is made possible by San Francisco’s new Affordable Housing Bonus Program. The project
will have over 90 units, each dedicated to housing seniors. This project is a crucial one for a
neighborhood that has long been facing pressures of gentrification and rising rents.

Offering seniors dignity and the right to stay in the Mission is important to me. Every unit counts! Please
support this project in its application to build to 85’ and house as many seniors as possible.

--
Stephen Severon
slseveron@gmail.com
735 29th Ave
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From: Rosabella Safont
To: planning@rodneyfong.com; Richards, Dennis (CPC); richhillissf@yahoo.com; Johnson, Christine (CPC); Koppel,

Joel (CPC); Melgar, Myrna (CPC); mooreurban@aol.com; Rahaim, John (CPC); Sucre, Richard (CPC);
Alexander, Christy (CPC)

Subject: Support housing for seniors in the Mission
Date: Tuesday, October 25, 2016 9:00:33 AM

Dear San Francisco Planning Commission:

San Francisco Planning Commission
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103

Dear San Francisco Planning Commission:

I am writing to show my support for the new, nine-story, 100% affordable-housing building at 1296
Shotwell.

Mission Economic Development Agency (MEDA) and Chinatown Community Development Center
(Chinatown CDC), partners for this development, will be building the first new housing for seniors in the
Mission in more than two decades.

1296 Shotwell will be 85’ tall, and at nine stories it will be one of the tallest buildings in the area. The
development is made possible by San Francisco’s new Affordable Housing Bonus Program. The project
will have over 90 units, each dedicated to housing seniors. This project is a crucial one for a
neighborhood that has long been facing pressures of gentrification and rising rents.

Offering seniors dignity and the right to stay in the Mission is important to me. Every unit counts! Please
support this project in its application to build to 85’ and house as many seniors as possible.

--
Rosabella Safont
rsafont@comcast.net
325 teresita blvd SAN fRANSCO, CALIF
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Oct. 312016

San Francisco Planning Commission

San Francisco Planning Department

1650 Mission Street, Suite 400
San Francisco, CA 94103

Dear San Francisco Planning Commission:

am writing to show my support for the new, nine-story, 100% affordable-housing building at
1296 Shotwell.

have lived in Bernal Heights since 1976. I have owned my current home, a few blocks from the
development site, since 1990.

Mission Economic Development Agency (MEDA) and Chinatown Community Development
Center (Chinatown CDC), partners for this development, will be building the first new housing
for seniors in the Mission in more than two decades.

have worked my entire time in the City to keep Bernal Heights and San Francisco multi-ethnic
and mixed income. I arri/we are losing that battle with market forces, and the landlords and
developers who take advantage of this housing market to make huge profits. We desperately

need as much rental housing affordable to lower income people as we can get. I would support
far even more afFordable units on the Shotwell site. The vast majority of my neighbors in
Bernal Heights, including folks who live near to the site, support it enthusiastically. The small
NIMBY opposition in no way represents our community. NIMBYs ALWAYS oppose any

development, and especially affordable housing. Folks like them opposed every unit of lower

income housing the Bernal Heights Neighborhood Center has built in our neighborhood. After

the fact, they love it, and maddeningly often forget they ever opposed it. 1 have tried and failed

repeatedly to get one-time NIMBY opponents to testify in support of new affordable housing,

and speak to how incorrect their initial impressions of potential negative impacts were. They
simply refuse to admit ever fighting against it!

Offering seniors dignity and the right to stay in the Mission is important to me. Every unit
counts! MEDA and CCDC are doing a great job and wonderful work. Please support this project
in its application to build to 85' and house as many seniors as possible.

Sincerely

uck Bago~

3265 Harrison St., SF, CA 94110
415-385-0389

buckbagot@gmail.com
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