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Executive Summary 

Conditional Use Authorization 
HEARING DATE: OCTOBER 25, 2018 

 

Record No.:  2016‐012474CUA 

Project Address:  118‐134 Kissling Street 

Existing Zoning:  RED (Residential Enclave District) Zoning District 

  40‐X Height and Bulk District 

  Western SoMa Special Use District 

Proposed Zoning:  RED‐MX (Residential Enclave‐Mixed Zoning District 

  40‐X Height and Bulk District 

  Western SoMa Special Use District 

Block/Lot:  3516/039, 040, 041, and 042 

Applicant:  John Kevlin, Rueben, Junius & Rose LLP 

  One Bush Street, Suite 600, San Francisco, Ca 94014 

Staff Contact:  Esmeralda Jardines – (415) 575‐9144 

  esmeralda.jardines@sfgov.org 

Recommendation:  Approval with Conditions 

 

PROJECT DESCRIPTION 

The Project includes constructing a four‐level, 30‐ft 6‐in. tall, vehicle storage stacker for 96 spaces on Lots 

039, 040, 041, and 042 in Block No. 3516 for an existing automotive repair shop (DBA Royal Motors). The 

Project also includes construction of a 32‐ft 7‐in. tall screen wall along Kissling Street.  

 

REQUIRED COMMISSION ACTION 

In  order  for  the  Project  to  proceed,  the  Commission  must  grant  a  Conditional  Use  Authorization, 

pursuant  to Planning Code Sections 303, 823, and 847.58,  to permit  the construction of vehicle storage 

stackers with 96 spaces serving an existing automotive repair use (DBA Royal Automotive Group) with a 

new screen wall along Kissling Street  located at 118‐134 Kissling Street, Lots: 039, 040, 041, and 042  in 

Assessor’s Block 3516, within the Residential Enclave‐Mixed Zoning District and a 40‐X Height and Bulk 

District, and adopting findings under the California Environmental Quality Act. 

 

ISSUES AND OTHER CONSIDERATIONS 

 Public Comment & Outreach.   As of  the date of  this report,  the Planning Department has one 

public  comment  regarding  the  proposed  Ordinance.  The  Department  has  received 

correspondence  from  Marvis  Phillips,  Board  Chair  for  District  6  Community  Planners.  Mr. 

Phillips explained that the District 6 Community Planners are in support of the “stackers” for the 

automotive repair facility. They are also in support of the rezoning to RED‐MX Zoning District. 
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The  aforementioned  encourage  the  Planning  Commission  to  support  small  businesses  and 

approve the items. 

 Phase One Approval: On March 10, 2016, the Planning Commission approved Motion No. 19588 

adopting  findings  relating  to  the  approval  of  a  Conditional  Use  Authorization  pursuant  to 

Planning Code Sections 157.1, 303, and 844.71 for enclosed vehicle storage for a project proposing 

to establish  three  four‐level stacker storage structures with a  total of 132 spaces  for an existing 

automotive repair facility within the WMUG (Western SoMa Mixed Use‐General) Zoning District 

and 55‐X Height and Bulk District, and adopting  findings under  the California Environmental 

Quality Act. This project was phase one of two for an expansion of an existing automotive repair 

entity (DBA Royal Motors).  

 Zoning Map Amendment. This Conditional Use Authorization is contingent upon the proposed 

Zoning Map Amendment to San Francisco Map Sheet No. ZN07, which would rezone Block No. 

3516 and Lot Nos. 039 (118‐120 Kissling Street), 040 (124 Kissling Street), 041 (130 Kissling Street), 

and 042  (134 Kissling Street)  from RED  (Residential Enclave)  to RED‐MX  (Residential Enclave‐

Mixed) Zoning District (see Case No. 2016‐012474MAP).  

Planning Code Section 813.58 states Vehicle Storage‐Enclosed Lot, as defined by Planning Code 

Section  890.132,  is  not  permitted  in  the  Residential  Enclave  Zoning District.    Planning  Code 

Section  847.58  states  that  a  Conditional  Use  Authorization  is  required  for  Vehicle  Storage‐

Enclosed  Lot,  as  defined  by  Planning Code  Section  890.132  in  the Residential  Enclave‐Mixed 

Zoning District. Without  a  rezoning,  the  existing  and  intended  use  at  118‐134 Kissling  Street 

would not be permitted. Therefore, a  local  industrial business would not be permitted to grow 

and expand at its current site. 

 

BASIS FOR RECOMMENDATION 

The Department  finds  that  the Project  is, on balance, consistent with  the Objectives and Policies of  the 

General Plan and the Western SoMa Area Plan. The Project seeks to retain the existing automotive repair 

use (DBA Royal Motors) which occupies an approximately 62,000 sq. ft. site by following an expansion 

that would provide additional vehicle storage and service capacity to better ensure its long‐term viability 

at  the  subject  site.  The  Project  promotes  the  attraction,  retention,  and  expansion  of  the  existing 

automotive  repair  use  by  enhancing  its  operational  capacity  and  thereby,  providing  the  potential  for 

expanded  employment  opportunities.  The  existing  automotive  repair  facility  provides  on‐going  job 

opportunities  to  mechanics  and  to  trade‐skilled  workers.  The  Project  is  in  keeping  with  the mixed 

industrial  and  industrial  character of  the RED‐MX  areas. The Department  also  finds  the project  to be 

necessary, desirable, and compatible with  the surrounding neighborhood, and not  to be detrimental  to 

persons or adjacent properties in the vicinity.   

 

ATTACHMENTS: 

Draft Motion – Conditional Use Authorization  

Exhibit A – Conditions of Approval 

Exhibit B – Land Use Data 

Exhibit C – Maps and Context Photos   

Exhibit D – Plans and Renderings 

Exhibit E – Environmental Determination 

Exhibit F ‐ Public Correspondence  
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EXHIBIT B 

 

Land Use Information 
PROJECT ADDRESS: 118-134 KISSLING ST 

RECORD NO.: 2016-012474CUA 

 EXISTING PROPOSED NET NEW 

GROSS SQUARE FOOTAGE (GSF) 

Parking GSF N/A N/A N/A 

Residential GSF N/A N/A N/A 

Retail/Commercial GSF N/A N/A N/A 

Office GSF N/A N/A N/A 

Industrial/PDR GSF  
Production, Distribution, & Repair 8,074 8,074 0 

Medical GSF N/A N/A N/A 

Visitor GSF N/A N/A N/A 

CIE GSF N/A N/A N/A 

Usable Open Space N/A N/A N/A 

Public Open Space N/A N/A N/A 

Other (                                 )    
TOTAL GSF    

 EXISTING NET NEW TOTALS 

PROJECT FEATURES (Units or Amounts) 

Dwelling Units - Affordable N/A N/A N/A 

Dwelling Units - Market Rate N/A N/A N/A 

Dwelling Units - Total N/A N/A N/A 

Hotel Rooms N/A N/A N/A 

Number of Buildings N/A N/A N/A 

Number of Stories N/A N/A N/A 

Parking Spaces N/A N/A N/A 

Loading Spaces N/A N/A N/A 

Bicycle Spaces 0 6 6 

Car Share Spaces N/A N/A N/A 

Other (                                 )    



 2

 

 

 EXISTING PROPOSED NET NEW 

LAND USE - RESIDENTIAL 

Studio Units N/A N/A N/A 

One Bedroom Units N/A N/A N/A 

Two Bedroom Units N/A N/A N/A 

Three Bedroom (or +) Units N/A N/A N/A 

Group Housing - Rooms N/A N/A N/A 

Group Housing - Beds N/A N/A N/A 

SRO Units N/A N/A N/A 

Micro Units N/A N/A N/A 

Accessory Dwelling Units N/A N/A N/A 



Parcel Map
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118‐134 Kissling Street

SUBJECT PROPERTY



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

Sanborn Map*

Conditional Use Authorization 

Case No. 2016‐012474CUA

118‐134 Kissling Street

SUBJECT PROPERTY



Zoning Map
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Height & Bulk Map
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Aerial Photographs of 118-134 Kissling Street
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Site Photographs of 118-134 Kissling Street
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Project Sponsor Submittal: Architectural 
Drawings for 118-134 Kissling Street 

prepared by PROTO Inc
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Environmental Determination:CEQA
Categorical Exemption

Conditional Use Authorization 
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118‐134 Kissling Street
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   CEQA Categorical Exemption Determination 

PROPERTY INFORMATION/PROJECT DESCRIPTION 

Project Address Block/Lot(s) 

  

Case No. Permit No. Plans Dated 

   

  Addition/ 

       Alteration 

Demolition  

     (requires HRER if over 45 years  old) 

New        

     Construction 

 Project Modification  

     (GO TO STEP 7) 

Project description for Planning Department approval. 

 

 

 

 

 

STEP 1: EXEMPTION CLASS  

TO BE COMPLETED BY PROJECT PLANNER 

Note: If neither Class 1 or 3 applies, an Environmental Evaluation Application is required. 
 

 
Class 1 – Existing Facilities. Interior and exterior alterations; additions under 10,000 sq. ft. 

 

 
Class 3 – New Construction/ Conversion of Small Structures. Up to three (3) new single-family 

residences or six (6) dwelling units in one building; commercial/office structures; utility extensions; 

change of use under 10,000 sq. ft. if principally permitted or with a CU. 

 Class__  

 

 

 

STEP 2: CEQA IMPACTS  
TO BE COMPLETED BY PROJECT PLANNER 

If any box is checked below, an Environmental Evaluation Application is required.  

 

Air Quality: Would the project add new sensitive receptors (specifically, schools, day care facilities, 

hospitals, residential dwellings, and senior-care facilities) within an Air Pollution Exposure Zone? 

Does the project have the potential to emit substantial pollutant concentrations (e.g., backup diesel 

generators, heavy industry, diesel trucks)? Exceptions: do not check box if the applicant presents 

documentation of enrollment in the San Francisco Department of Public Health (DPH) Article 38 program and 

the project would not have the potential to emit substantial pollutant concentrations. (refer to EP _ArcMap > 

CEQA Catex Determination Layers > Air Pollutant Exposure Zone) 

 

Hazardous Materials: If the project site is located on the Maher map or is suspected of containing 

hazardous materials (based on a previous use such as gas station, auto repair, dry cleaners, or heavy 

manufacturing, or a site with underground storage tanks): Would the project involve 50 cubic yards 

or more of soil disturbance - or a change of use from industrial to residential? If yes, this box must be 

checked and the project applicant must submit an Environmental Application with a Phase I 



 2/13/15 

 

2 

Environmental Site Assessment. Exceptions: do not check box if the applicant presents documentation of 

enrollment in the San Francisco Department of Public Health (DPH) Maher program, a DPH waiver from the 

Maher program, or other documentation from Environmental Planning staff that hazardous material effects 

would be less than significant (refer to EP_ArcMap > Maher layer). 

 

Transportation: Does the project create six (6) or more net new parking spaces or residential units? 

Does the project have the potential to adversely affect transit, pedestrian and/or bicycle safety 

(hazards) or the adequacy of nearby transit, pedestrian and/or bicycle facilities? 

 

Archeological Resources: Would the project result in soil disturbance/modification greater than two 

(2) feet below grade in an archeological sensitive area or eight (8) feet in a non-archeological sensitive 

area? (refer to EP_ArcMap > CEQA Catex Determination Layers > Archeological Sensitive Area) 

 

Noise: Does the project include new noise-sensitive receptors (schools, day care facilities, hospitals, 

residential dwellings, and senior-care facilities) fronting roadways located in the noise mitigation 

area? (refer to EP_ArcMap > CEQA Catex Determination Layers > Noise Mitigation Area) 

 

Subdivision/Lot Line Adjustment: Does the project site involve a subdivision or lot line adjustment 

on a lot with a slope average of 20% or more? (refer to EP_ArcMap > CEQA Catex Determination Layers > 

Topography) 

 

Slope = or > 20%: Does the project involve excavation of 50 cubic yards of soil or more, new 

construction, or square footage expansion greater than 1,000 sq. ft. outside of the existing building 

footprint? (refer to EP_ArcMap > CEQA Catex Determination Layers > Topography) If box is checked, a 

geotechnical report is required. 

 

Seismic: Landslide Zone: Does the project involve excavation of 50 cubic yards of soil or more, new 

construction, or square footage expansion greater than 1,000 sq. ft. outside of the existing building 

footprint? (refer to EP_ArcMap > CEQA Catex Determination Layers > Seismic Hazard Zones) If box is checked, a 

geotechnical report is required.  

 

Seismic: Liquefaction Zone: Does the project involve excavation of 50 cubic yards of soil or more, 

new construction, or square footage expansion greater than 1,000 sq. ft. outside of the existing 

building footprint? (refer to EP_ArcMap > CEQA Catex Determination Layers > Seismic Hazard Zones) If box is 

checked, a geotechnical report will likely be required.  

If no boxes are checked above, GO TO STEP 3.  If one or more boxes are checked above, an Environmental 

Evaluation Application is required, unless reviewed by an Environmental Planner. 

 
Project can proceed with categorical exemption review. The project does not trigger any of the 

CEQA impacts listed above. 

Comments and Planner Signature (optional): 

 

 

 

 
 
STEP 3: PROPERTY STATUS – HISTORIC RESOURCE 
TO BE COMPLETED BY PROJECT PLANNER 
PROPERTY IS ONE OF THE FOLLOWING: (refer to Parcel Information Map) 

 Category A: Known Historical Resource. GO TO STEP 5. 

 Category B: Potential Historical Resource (over 45 years of age). GO TO STEP 4. 

 Category C: Not a Historical Resource or Not Age Eligible (under 45 years of age). GO TO STEP 6. 
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STEP 4: PROPOSED WORK CHECKLIST 
TO BE COMPLETED BY PROJECT PLANNER  

Check all that apply to the project. 

 1. Change of use and new construction. Tenant improvements not included. 

 2. Regular maintenance or repair to correct or repair deterioration, decay, or damage to building. 

 
3. Window replacement that meets the Department’s Window Replacement Standards. Does not include 

storefront window alterations. 

 
4. Garage work. A new opening that meets the Guidelines for Adding Garages and Curb Cuts, and/or 

replacement of a garage door in an existing opening that meets the Residential Design Guidelines. 

 5. Deck, terrace construction, or fences not visible from any immediately adjacent public right-of-way. 

 
6. Mechanical equipment installation that is not visible from any immediately adjacent public right-of-

way. 

 
7. Dormer installation that meets the requirements for exemption from public notification under Zoning 

Administrator Bulletin No. 3: Dormer Windows. 

 

8. Addition(s) that are not visible from any immediately adjacent public right-of-way for 150 feet in each 

direction; does not extend vertically beyond the floor level of the top story of the structure or is only a 

single story in height; does not have a footprint that is more than 50% larger than that of the original 

building; and does not cause the removal of architectural significant roofing features. 

Note: Project Planner must check box below before proceeding.  

 Project is not listed. GO TO STEP 5. 

 Project does not conform to the scopes of work. GO TO STEP 5.  

 Project involves four or more work descriptions. GO TO STEP 5. 

 Project involves less than four work descriptions. GO TO STEP 6. 

STEP 5: CEQA IMPACTS – ADVANCED HISTORICAL REVIEW 

TO BE COMPLETED BY PRESERVATION PLANNER 

Check all that apply to the project. 

 
1. Project involves a known historical resource (CEQA Category A) as determined by Step 3 and 

conforms entirely to proposed work checklist in Step 4. 

 2. Interior alterations to publicly accessible spaces. 

 
3. Window replacement of original/historic windows that are not “in-kind” but are consistent with 

existing historic character. 

 4. Façade/storefront alterations that do not remove, alter, or obscure character-defining features. 

 
5. Raising the building in a manner that does not remove, alter, or obscure character-defining 

features. 

 
6. Restoration based upon documented evidence of a building’s historic condition, such as historic 

photographs, plans, physical evidence, or similar buildings. 

 
7. Addition(s), including mechanical equipment that are minimally visible from a public right-of-way 

and meet the Secretary of the Interior’s Standards for Rehabilitation. 
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8. Other work consistent with the Secretary of the Interior Standards for the Treatment of Historic Properties 
(specify or add comments): 

 

 

 

 

9. Other work that would not materially impair a historic district (specify or add comments): 

 

 

 

(Requires approval by Senior Preservation Planner/Preservation Coordinator) ________________________ 

 
10. Reclassification of property status to Category C. (Requires approval by Senior Preservation 

Planner/Preservation Coordinator) 

 

a. Per HRER dated: _________________ (attach HRER) 

b. Other (specify): 

 

Note: If ANY box in STEP 5 above is checked, a Preservation Planner MUST check one box below. 

 
Further environmental review required. Based on the information provided, the project requires an 

Environmental Evaluation Application to be submitted. GO TO STEP 6. 

 
Project can proceed with categorical exemption review. The project has been reviewed by the 

Preservation Planner and can proceed with categorical exemption review. GO TO STEP 6. 

Comments (optional): 

 

Preservation Planner Signature: 

STEP 6: CATEGORICAL EXEMPTION DETERMINATION  

TO BE COMPLETED BY PROJECT PLANNER 

 
Further environmental review required. Proposed project does not meet scopes of work in either (check all that 

apply):  

 Step 2 – CEQA Impacts 

 
 Step 5 – Advanced Historical Review  

STOP! Must file an Environmental Evaluation Application. 

 No further environmental review is required. The project is categorically exempt under CEQA.  

 Planner Name: 
Signature: 

 

 

Project Approval Action:  
 

If Discretionary Review before the Planning Commission is requested, 

the Discretionary Review hearing is the Approval Action for the 

project. 

 Once signed or stamped and dated, this document constitutes a categorical exemption pursuant to CEQA Guidelines and Chapter 31 of the 

Administrative Code. 

In accordance with Chapter 31 of the San Francisco Administrative Code, an appeal of an exemption determination can only be filed within 30 

days of the project receiving the first approval action.  
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STEP 7: MODIFICATION OF A CEQA EXEMPT PROJECT 

TO BE COMPLETED BY PROJECT PLANNER 
In accordance with Chapter 31 of the San Francisco Administrative Code, when a California Environmental 

Quality Act (CEQA) exempt project changes after the Approval Action and requires a subsequent approval, the 

Environmental Review Officer (or his or her designee) must determine whether the proposed change constitutes 

a substantial modification of that project.  This checklist shall be used to determine whether the proposed 

changes to the approved project would constitute a “substantial modification” and, therefore, be subject to 

additional environmental review pursuant to CEQA. 

PROPERTY INFORMATION/PROJECT DESCRIPTION 

Project Address (If different than front page) Block/Lot(s) (If different than 

front page) 

  

Case No. Previous Building Permit No. New Building Permit No. 

   

Plans Dated Previous Approval Action New Approval Action 

   

Modified Project Description: 

 

 

 

DETERMINATION IF PROJECT CONSTITUTES SUBSTANTIAL MODIFICATION  

Compared to the approved project, would the modified project: 

 Result in expansion of the building envelope, as defined in the Planning Code; 

 
Result in the change of use that would require public notice under Planning Code 

Sections 311 or 312; 

 Result in demolition as defined under Planning Code Section 317 or 19005(f)? 

 

Is any information being presented that was not known and could not have been known 

at the time of the original determination, that shows the originally approved project may 

no longer qualify for the exemption? 

If at least one of the above boxes is checked, further environmental review is required.   

DETERMINATION OF NO SUBSTANTIAL MODIFICATION 

 The proposed modification would not result in any of the above changes.  

If this box is checked, the proposed modifications are categorically exempt under CEQA, in accordance with prior project 

approval and no additional environmental review is required.  This determination shall be posted on the Planning 

Department website and office and mailed to the applicant, City approving entities, and anyone requesting written notice. 

Planner Name: Signature or Stamp: 

 

 

 

 

 



Public Comment

Conditional Use Authorization 

Case No. 2016‐012474CUA

118‐134 Kissling Street



1

Jardines, Esmeralda (CPC)

From: Marvis Phillips <marvisphillips@gmail.com>
Sent: Friday, October 12, 2018 1:11 AM
To: Jardines, Esmeralda (CPC)
Cc: JKevlin
Subject: 2016-012474CUA/MAP

  

Dear Esmeralda, 
 
The District 6 Community Planners is in support of the "Stackers" for the automotive repair facility, at  
118-134 Kissling Street in the Western SOMA SUD/RED (proposed RED-MX) District.  We are also in 
support of creating the RED-MX District.  We need to support our small businesses because they are the largest 
employer in San Francisco, and the backbone of our communities.  This is a fine example of what is good about 
the city, this area, and this industry.  We encouraged the Planning Commission to support small businesses and 
pass these issues. 
 
Sincerely, 
 
Marvis J. Phillips 
Board Chair 
District 6 Community Planners  
--  
Marvis J. Phillips 
Board Chair 
District 6 Community Planners  

  This message is from outside the City email system. Do not open links or attachments from untrusted sources. 
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