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PROJECT DESCRIPTION 
The proposed (“Project”) is to establish a Formula-Retail Financial Service establishment (d.b.a. CTBC 
Bank) within the ground-floor of a vacant 3,805 square-foot tenant space previously occupied by a non-
Formula Retail Financial Service (d.b.a. First Bank). The Project includes the removal of the recessed 
walk-up facility previously used for an Automated Teller Machine, and the addition of a window to 
match adjacent window openings.  No other exterior building alterations, parking, or bicycle parking are 
proposed.  A Code-compliant signage program has been reviewed by the Planning Department, and the 
proposed signage program was found to be consistent with the Planning Commission’s Performance-
Based Design Guidelines (Commission Guide for Formula Retail).  
 

SITE DESCRIPTION AND PRESENT USE 
The project is located on the west side of Grant Avenue, between Broadway and Pacific Ave, Block 0161, 
Lot 001.  The subject property is located within the Chinatown-Community Business District and the 50-
N Height and Bulk District.  The Project Site is one of eight ground floor commercial spaces within an 
approximately 17,000 square-foot building.  Subsequent floors contain a 133-room Tourist Hotel (d.b.a. 
SW Hotel).  The tenant space at 1143 Grant Avenue is currently vacant, but was previously occupied by a 
financial service use (d.b.a. First Bank).  The subject property is a corner lot, with the subject site 
occupying 37.75 feet of frontage on Grant Avenue.  The lot is approximately 100% covered by the subject 
building. The Site also has a basement-level garage utilized by hotel guests and employees. 
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SURROUNDING PROPERTIES AND NEIGHBORHOOD 
The project site is located in an area mixed-use in character and on a corridor comprised primarily of 
ground floor retail uses.  A variety of commercial establishments are located within ground floor 
storefronts in the Chinatown-Community Business District, including restaurants, groceries, personal 
service, and others.  Adjacent properties include a restaurant use and personal service use.  Buildings in 
the vicinity typically range from two to four stories in height with residential use above the ground floor. 
The Project Site is well-served by transit; the MUNI  8, 10, 12, 30, and 45 lines are in close proximity as are 
multiple cable car stops.  

 
Per Planning Code Section 810, the Chinatown Community Business District is intended to encourage 
and accommodate Chinatown business activities and street-level retail uses.  Zoning surrounding the 
subject site is primarily the Chinatown Residential Neighborhood Commercial (CRNC) District with the 
Broadway Neighborhood Commercial District to the south.  
 

ENVIRONMENTAL REVIEW  
The Project is exempt from the California Environmental Quality Act (“CEQA”) as a Class 1 categorical 
exemption.  
 

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 August 18, 2017 October 16, 2017 22 days 

Posted Notice 20 days August 18, 2017 August 15, 2017 23 days 

Mailed Notice 30 days August 8, 2017 August 8, 2017 36 days 
 
 

PUBLIC COMMENT/COMMUNITY OUTREACH 
 To date, the Department has not received any communications in reference to the proposal. 

 

ISSUES AND OTHER CONSIDERATIONS 
• Formula Retail Use.  

o The proposed establishment (d.b.a. CTBC Bank) is considered a formula retail use.  CTBC 
Bank USA is a large, global financial institution headquartered in Los Angeles, California 
with 255 locations across the world.  The financial institution, however, does not 
maintain any location in San Francisco.   

o Within the CCB District, there are 22 ground-floor, commercial storefronts with retail 
uses.  Of those 22 storefronts, 19 storefronts contain land uses that are subject to formula 
retail controls.  2 of the 19 storefronts are formula retail uses, leading to an existing 
concentration of formula retail uses within the CCB District of approximately 9.09%.  As 
measured in linear feet, the concentration of formula retail uses within the District is 
approximately 19.13%.  The difference in the percentages (# of commercial storefronts 
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versus linear feet of commercial frontage) is likely attributable to the large amount of 
street frontage possessed by a few of the formula retail businesses (e.g. Wells Fargo).   
 

o Within 300 feet of the subject property, there are 117 ground-floor, commercial 
storefronts with retail uses.  Of those 117 storefronts, 102 storefronts contain land uses 
that are subject to formula retail controls.  5 of the 117 are formula retail uses, leading to 
an existing concentration of formula retail uses within 300 feet of the subject property of 
approximately 4.27%.  As measured in linear feet, the concentration of formula retail uses 
within 300 feet of the subject property is approximately 8.21%.  Again, the difference in 
the percentages (# of commercial storefronts versus linear feet of commercial frontage) is 
likely due to the large amount of street frontage possessed by a few of the larger formula 
retail businesses.   

 

o With the addition of one new formula retail use, the concentration of formula retail uses 
within the District would increase by approximately 4.55% (as measured by number of 
commercial storefronts) or by 5.01% (as measured by linear feet); the concentration of 
formula retail uses within 300 feet of the subject property would increase by 
approximately 0.85% (as measured by number of commercial storefronts) or by 1.01% (as 
measured by linear feet).  

 
• Availability of similar retail uses in the general vicinity. The following locations provide 

similar within approximately 300 feet of the subject property (includes locations outside of the 
CCB District):  

o 1160 Grant Avenue, Wells Fargo; 
o 1066 Grant Avenue, East West Bank; 
o 1157 Grant Avenue, Western Union (located within a Retail Sales and Service Use); 

 
This District is currently underserved by similar retail uses.  

 
 

• City-wide retail uses and daily needs-serving retail uses. The existing mix of daily needs-
serving uses (defined as: Limited Restaurants; Other Retail, Sales and Services; Personal Services; 
Limited Financial Services; and Specific Trade Shops) versus citywide retail uses (defined as all 
other uses) leans towards daily needs-serving uses within the CCB District with 68% versus 32% 
for citywide-serving retail uses. Within 300 feet of the subject property, the mix of daily needs-
serving and citywide-serving retail uses is relatively balanced with daily needs-serving retail uses 
at 55% and citywide-serving retail uses at 45%. The proposed Financial Service use increases the 
concentration of daily needs-serving retails uses within the CCB District to 73% (55% within 300 
feet of the subject property). 
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REQUIRED COMMISSION ACTION 
In order for the project to proceed, the Commission must grant conditional use authorization to allow the 
establishment of Formula Retail  Financial Services Use (d.b.a. CTBC Bank USA) within the CCB Zoning 
District, pursuant to Planning Code Sections 303, 303.1, 803.6, 810.49, and 890.110.  
 

BASIS FOR RECOMMENDATION 
 The subject tenant space is currently vacant and would not displace an existing tenant. 
 The project would help contribute to the vitality of the overall neighborhood by providing a 

daily-serving retail use. 
 The proposed use would increase the concentration of formula retail uses (as measured by 

number of storefronts) by approximately 4.5% within the CCB District, and by approximately 
0.85% within 300 feet of the subject property; the increase is considered nominal.  

 The project meets the requirements of the Planning Commission’s Performance-Based Design 
Guidelines (Commission Guide for Formula Retail). 

 The project site is well-served by public transit. 
 The Project meets all applicable requirements of the Planning Code. 
 The Project is desirable for and compatible with the surrounding neighborhood. 

RECOMMENDATION: Approval with Conditions 

Attachments: 
Block Book Map  
Sanborn Map 
Zoning Map 
Aerial Photographs  
Contextual Photographs 
CEQA Categorical Exemption Determination 
CUA Notice 
Conditional Use Authorization Application (and Prop M findings) 
Formula Retail Affidavit 
Formula Retail Map 
Reduced Plans (and Signage Program) 
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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 

      Community Meeting Notice 

    Housing Documents 

      Inclusionary Affordable Housing 
Program:  Affidavit for Compliance 

     
 

 

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

 Planner's Initials 

 



 

www.sfplanning.org 

 

 

 
Subject to:(Select only if applicable) 

 Affordable Housing (Sec. 415) 

Jobs Housing Linkage Program (Sec. 413) 

DowntownParkFee (Sec. 412) 

 

First Source Hiring (Admin. Code) 

  Child Care Requirement (Sec. 414) 

Other 
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Case No.: 2017-004807CUA 
Project Address: 1143 Grant Avenue 
Zoning: CCB (Chinatown-Community Business) District 
 50-N Height and Bulk District 
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Recommendation: Approval with Conditions 

 
 
ADOPTING FINDINGS RELATING TO THE APPROVAL OF CONDITIONAL USE 
AUTHORIZATION PURSUANT TO SECTIONS 303, 303.1, 803.6, 810.49, and 890.110 OF THE 
PLANNING CODE TO ESTABLISH A FORMULA RETAIL – FINANCIAL SERVICE USE (D.B.A. 
CTBC BANK USA) IN THE VACANT 3,805 SQUARE-FOOT TENANT SPACE PREVIOUSLY 
OCCUPIED BY A NON-FORMULA RETAIL FINANCIAL SERVICE USE (D.B.A. FIRST BANK), 
LOCATED WITHIN THE CHINATOWN-COMMUNITY BUSINESS AND 50-N HEIGHT AND BULK 
DISTRICT.  
 
PREAMBLE 
On April 19, 2017, Philip Lesser (hereinafter “Project Sponsor”) filed an application on behalf of Dynasty 
Properties, LLC with the Planning Department (hereinafter “Department”) for Conditional Use 
Authorization under Planning Code Sections 303, 303.1, 803.6, and 810.46, for a change of ownership from 
a Financial Service use (d.b.a. First Bank) to a Formula Retail – Financial Service (d.b.a. CTBC Bank USA)  
to allow a formula retail within the existing 3,805 square-foot vacant tenant space, located within the CCB 
(Chinatown-Community Business) District and a 50-N Height and Bulk District. 
 
On September 7, 2017 the San Francisco Planning Commission (hereinafter “Commission”) conducted a 
duly noticed public hearing at a regularly scheduled meeting on Conditional Use Application No. 2017-
004807CUA.  

mailto:nancy.h.tran@sfgov.org
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CASE NO. 2017-004807CUA 
1143 Grant Avenue 

The Project is exempt from the California Environmental Quality Act (“CEQA”) as Class 1 categorical 
exemption. 
 
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 Conditional Use requested in Application No. 2017-
004807CUA, 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 the west side of Grant Avenue, 
between Broadway Street and Pacific Ave, Block 0161, Lot 001.  The subject property is located 
within the Chinatown-Community Business District and the 50-N Height and Bulk District.  The 
Project Site is one of eight ground floor commercial spaces within an approximately 17,000 
square-foot building.  Subsequent floors contain a 133-room Tourist Hotel (d.b.a. SW Hotel).  The 
tenant space at 1143 Grant Avenue is currently vacant, but was previously occupied by a 
financial service use (d.b.a. First Bank).  The subject property is a corner lot, with the subject site 
occupying 37.75 feet of frontage on Grant Avenue.  The lot is approximately 100% covered by the 
subject building. The Site also has a basement-level garage utilized by hotel guests and 
employees.  

 
3. Surrounding Properties and Neighborhood.The project site is located in an area mixed-use in 

character and on a corridor comprised primarily of ground floor retail uses.  A variety of 
commercial establishments are located within ground floor storefronts in the Chinatown-
Community Business District, including restaurants, groceries, personal service, and others.  
Adjacent properties include a restaurant use and personal service use.  Buildings in the vicinity 
typically range from two to four stories in height with residential use above the ground floor. The 
Project Site is well-served by transit; the MUNI 8, 10, 12, 30, and 45 lines are in close proximity as 
are multiple cable car stops.  
 
Per Planning Code Section 810, the Chinatown Community Business District is intended to 
encourage and accommodate Chinatown business activities and street-level retail uses.  Zoning 
surrounding the subject site is primarily the Chinatown Residential Neighborhood Commercial 
(CRNC) District with the Broadway Neighborhood Commercial District to the south.  

 
4. Project Description. The applicant proposes to establish a Formula Retail – Financial Service use 

in the vacant ground floor retail space, formerly occupied by a non-Formula Retail Financial 
Service use (d.b.a. First Bank).  The existing tenant space of 3,805 square-feet is not proposed to 
be expanded. 
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The Project includes the removal of the recessed walk-up facility previously used for an 
Automated Teller Machine, and the addition of a window to match adjacent window openings.  
No other exterior building alterations, parking or bicycle parking are proposed. A Code-
compliant signage program has been reviewed by the Planning Department, and the proposed 
signage program was found to be consistent with the Planning Commission’s Performance-Based 
Design Guidelines (Commission Guide for Formula Retail). 
 
A Conditional Use Authorization is required because the proposed business has more than 11 
locations worldwide, and is therefore defined as a Formula Retail use. CTBC Bank USA is a large, 
global financial institution headquartered in Los Angeles, California with 255 locations across the 
world.  The financial institution, however, does not maintain any locations in San Francisco.   

 
5. Public Comment.  The Department has not received any communications in reference to the 

proposal.  
 

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

 
A. Use Size (Section 121.4).  The Planning Code permits non-residential uses up to 4,999 square 

feet and requires Conditional Use Authorization for 5,000 square feet or above. 
 
The Project does not occupy more than 5,000 square feet of floor area, and is therefore not required to 
submit a Conditional Use Authorization for use size.  
 

B. Walk-Up Facility (Section 811.26).  The Planning Code permits walk-up facilities recessed 3 
feet from building frontage and requires a Conditional Use Authorization if walk-up facility 
is proposed otherwise.  
 
The Project does not propose a walk-up facility for use by its patrons and is therefore not required to 
submit a Conditional Use Authorization for a walk-up facility.  

 
C. Hours of Operation (Section 890.48). The Planning Code permits hours of operation from 

6a.m. – 11p.m. and requires a Conditional Use Authorization for operation between 11p.m. – 
2a.m.. 
 
The Project proposes hours of operation from 8:30am to 4:00pm on Monday through Friday, and 
10:00am to 2:00pm on Saturday, and is therefore not required to submit a Conditional Use 
Authorization for hours of operation.  
 

D. Signage (Section 607.2[f]).   The Planning Code states that wall, projecting, and window 
signs are all permitted as business signs in the Chinatown Community Business District.  
 
The area of a wall sign in such a district shall not exceed three square feet per foot of street 
frontage occupied by the use measured along the wall to which the sign is attached, or 150 
square feet for each street frontage, provided that in no case shall the wall sign cover more 
than 75% of the surface of any wall.   
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CASE NO. 2017-004807CUA 
1143 Grant Avenue 

 
The Project includes one (1) wall sign.  This sign is approximately 36 square feet in size with 24” 
lettering, is pin-mounted, indirectly lit through halo channel lettering, and does not extend beyond the 
limiations established by Code Section 607.2(f).  The sign was reviewed by the Planning Department, 
and the sign was found to be consistent with the Planning Commission’s Performance-Based Design 
Guidelines (Commission Guide for Formula Retail).  

 
7. Conditional Use Authorization.  Planning Code Section 303 establishes criteria for the Planning 

Commission to consider when reviewing applications for Conditional Use approval.  On balance, 
the project does comply with said criteria in that: 

 
A. The proposed new uses and building, at the size and intensity contemplated and at the 

proposed location, will provide a development that is necessary or desirable, and compatible 
with, the neighborhood or the community.  
 
The proposed use would establish a formula retail use at the site.  The Project is desirable because it 
provides a centrally-located retail service use for a neighborhood-serving financial institution.  The use 
is compatible with the surrounding commercial and residential uses. 

 
B. The proposed projectwill not be detrimental to the health, safety, convenience or general 

welfare of persons residing or working in the vicinity.  There are no features of the project 
that could be detrimental to the health, safety or convenience of those residing or working 
the area, in that:  

 
i. Nature of proposed site, including its size and shape, and the proposed size, shape and 

arrangement of structures; 
 

The size, shape, and arrangement of the building will not be altered as part of this project.  The 
proposed work will not affect the building envelope.  

 
ii. The accessibility and traffic patterns for persons and vehicles, the type and volume of 

such traffic, and the adequacy of proposed off-street parking and loading; 
 

The Planning Code does not require parking or loading in this District, thus no off-street parking 
or loading will be provided. The proposed use is designed to meet the needs of the immediate 
neighborhood and should not generate significant amounts of vehicular trips from the immediate 
neighborhood or citywide. The Project Site is well served by public transit. 

 
iii. The safeguards afforded to prevent noxious or offensive emissions such as noise, glare, 

dust and odor; 
 

The Project will not produce noxious or offensive emmissions related to noise, glare, dust and 
odor.  

 
iv. Treatment given, as appropriate, to such aspects as landscaping, screening, open spaces, 

parking and loading areas, service areas, lighting and signs; 
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The Project would not alter the site’s landscaping, open spaces, parking and loading areas, service 
areas, or lighting.  New signage is required to comply with the requirements of the Planning Code 
and Formula Retail signage guidleines.  

 
C. That the use as proposed will comply with the applicable provisions of the Planning Code 

and will not adversely affect the General Plan. 
 

The Project complies with all relevant requirements and standards of the Planning Code and is 
consistent with objectives and policies of the General Plan.  

 
D. That the use as proposed would provide development that is in conformity with the purpose 

of the applicable Mixed-Use District.  
 

The Project is consistent with the stated purposed of the Chinatown-Community Business District in 
that the intended use is located at the ground floor and will provide a compatible convenience service 
for the immediately surrounding neighborhoods. 

 
  

8. Formula Retail Use. Planning Code Section 303.1 provides additional criteria for the Planning 
Commission to consider when considering any conditional use pursuant to Section 303.1, 
Formula Retail Uses: 

 
A. The existing concentrations of Formula Retail uses within the district and the vicinity (300’).  

 
Within the CCB District, there are 22 ground-floor commercial storefronts with retail uses.  Of those 
22 storefronts, 19 storefronts contain land uses that are subject to formula retail controls.  2 of the 19 
storefronts are formula retail uses, leading to an existing concentration of formula retail uses within 
the CCB District of approximately 9.09%.  As measured in linear feet, the concentration of formula 
retail uses within the District is approximately 19.13%.  The difference in the percentages (# of 
commercial storefronts versus linear feet of commercial frontage) is likely attributable to the large 
amount of street frontage possessed by a few of the formula retail businesses (e.g. Wells Fargo).  See 
Table No. 1 below.  
 
Within 300 feet of the subject property, there are 117 ground-floor, commercial storefronts with retail 
uses.  Of those 117 storefronts, 102 storefronts contain land uses that are subject to formula retail 
controls.  5 of the 117 are formula retail uses, leading to an existing concentration of formula retail 
uses within 300 feet of the subject property of approximately 4.27%.  As measured in linear feet, the 
concentration of formula retail uses within 300 feet of the subject property is approximately 8.21%.  
Again, the difference in the percentages (# of commercial storefronts versus linear feet of commercial 
frontage) is likely due to the large amount of street frontage possessed by a few of the larger formula 
retail businesses.    See Table No. 2 below.  
 
With the addition of one new formula retail use, the concentration of formula retail uses within the 
District would increase by approximately 4.55% (as measured by number of commercial storefronts) 
or by 5.01% (as measured by linear feet); the concentration of formula retail uses within 300 feet of the 
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subject property would increase by approximately 0.85% (as measured by number of commercial 
storefronts) or by 1.01% (as measured by linear feet).  
 
Table No. 1: Ground-Floor Commercial Frontage Survey within the Chinatown-Community 
Business District and Vicinity (as measured by number of commercial storefronts) 
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Table No.2: Commercial Frontage Survey within the Chinatown-Community Business 
District and Vicinity (as measured by linear feet) 
 

Land Use Category 

Zoning District 
Frontage Total 

(feet) 
 (within CCB 

District) 

Zoning 
District % 

300 Foot Vicinity 
Frontage  

Total (feet) 

Vicinity 
% 

Bar                                                               15 1.98% 75 1.99% 
Business or Professional 6 0.79% 26 0.69% 

Land Use Category 

Zoning District 
Frontage Total (#) 

 (within CCB 
District) 

Zoning 
District % 

300 Foot Vicinity 
Frontage Total (#) 

Vicinity 
% 

Bar*                                       1 4.55% 2 1.71% 
Business or Professional 
Service             1 4.55% 2 1.71% 
Entertainment 0 0.00% 7 5.98% 
Financial Service*                                          1 4.55% 2 1.71% 
Hotel, Tourist 1 4.55% 3 2.56% 
Limited Financial* 1 4.55% 1 0.85% 
Limited Restaurant*                                     1 4.55% 3 2.56% 
Liquor Store*                                                0 0.00% 2 1.71% 
Medical Service                                          1 4.55% 3 2.56% 
Personal Service*                                         0 0.00% 3 2.56% 
Restaurant*                                                    3 13.64% 36 30.77% 
Retail* 12 54.55% 53 45.30% 
TOTAL 22 100.00% 117 100.00% 
Vacant 2 8.33% 3 2.50% 
City-wide Serving Retail 
Uses 7 31.82% 53 45.30% 
Daily-Serving Retail Uses 15 68.18% 64 54.70% 
Total Land Uses Subject to 
Formula Retail Controls 19 86.36% 102 87.18% 

(Existing) Formula Retail 
Uses 2 9.09% 5 4.27% 

(New) Formula Retail Uses 3 13.64% 6 5.13% 
Difference 1 4.55% 1 0.85% 
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Service             
Entertainment 0 0.00% 275 7.28% 
Financial Service                                          125 16.49% 225 5.96% 
Hotel, Tourist 30 3.96% 55 1.46% 
Limited Financial 20 2.64% 20 0.53% 
Limited Restaurant                                     23 3.03% 83 2.20% 
Liquor Store                                                 0 0.00% 50 1.32% 
Medical Service                                          15 1.98% 45 1.19% 
Personal Service                                         0 0.00% 50 1.32% 
Restaurant                                                     113 14.91% 1219 32.28% 
Retail 411 54.22% 1653 43.78% 
TOTAL 758 100.00% 3776 100.00% 
Vacant 65 7.90% 85 2.20% 
City-wide Serving Retail 
Uses 179 23.61% 2003 53.05% 
Daily-Serving Retail Uses 579 76.39% 1773 46.95% 
Total Land Uses Subject to 
Formula Retail Controls 707 93.27% 3375 89.38% 

(Existing) Formula Retail 
Uses 145 19.13% 310 8.21% 

(New) Formula Retail 
Uses 183 24.14% 348 9.22% 

Difference 38 5.01% 38 1.01% 
 

 
B. The availability of other similar retail uses within the district and within the vicinity of the 

proposed project.  
 
Within the CCB District, there are only two (2) locations with similar uses.  Within the 300 foot 
vicinity of the subject property (includes locations outside of the CCB District) there are three (3) 
locations with similar uses.  The District is currently underserved by similar retail uses.  

 
C. The compatibility of the proposed Formula Retail use with the existing architectural and 

aesthetic character of the district.  
 
The proposal would activate a vacant space that was originally designed to function as a financial 
service use.  Therefore, the proposal would adaptively reuse an underutilized space with limited street 
frontage.  New signage is required to comply with the requirements of the Planning Code and Formula 
Retail signage guidelines.  
 

 
D. The existing retail vacancy rates within the district and within the vicinity of the proposed 

project.   
 
There are two other vacancies within the CCB District (8.33% vacancy rate) and three vacancies 
within the 300 foot vicinity (2.5% vacancy rate).  
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E. The existing mix of Citywide-serving retail uses and daily needs-serving retail uses within 

the district and within the vicinity of the proposed project.  
 
The existing mix of daily needs-serving uses (defined as: Limited Restaurants; Other Retail, Sales and 
Services; Personal Services; Limited Financial Services; and Specific Trade Shops) versus citywide 
retail uses (defined as all other uses) leans towards daily needs-serving uses within the CCB District 
with 68% versus 32% for citywide-serving retail uses.  
 
Within 300 feet of the subject property, the mix of daily needs-serving and citywide-serving retail uses 
is relatively balanced with daily needs-serving retail uses at 55% and citywide-serving retail uses at 
45%. The proposed Financial Service use increases the concentration of daily needs-serving retails uses 
within the CCB District to 73% (55% within 300 feet of the subject property). 
 
 

F. Additional data and analysis set forth in the Performance-Based Design Guidelines adopted 
by the Planning Commission. 
 
The proposed use would only increase the concentration of formula retail uses (as measured by number 
of storefronts) by approximately 4.55% within the CCB District, and by approximately 0.85% within 
300 feet of the subject property; the increase is considered nominal.   
 
With the addition of one new formula retail use, the concentration of formula retail uses within the 
District would increase by approximately 5.01% (as measured by linear feet), and by approximately 
1.01% within 300 feet of the subject property.  
 
 

G. For Formula Retail uses of 20,000 gross square feet or more, except for General or Specialty 
Grocery stores as defined in Articles 2, 7 and 8 of this Code, the contents of an economic 
impact study prepared pursuant to Section 303(i) of this Code. 
 
As the subject retail use is less than 20,000 square feet, an economic impact study is not required for 
this project.  

 
9. General Plan Compliance.The Project is, on balance, consistent with the following Objectives 

and Policies of the General Plan: 
 

COMMERCE AND INDUSTRY 
Objectives and Policies 

 
OBJECTIVE 1: 
MANAGE ECONOMIC GROWTH AND CHANGE TO ENSURE ENHANCEMENT OF THE 
TOTALCITY LIVING AND WORKINIG ENVIRONMENT. 
 
Policy 1.1: 
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Encourage development which provides substantial net benefits and minimizes undesirable 
consequences.  Discourage development that has substantial undesirable consequences that 
cannot be mitigated. 
 
Policy 1.2: 
Assure that all commercial and industrial uses meet minimum, reasonable performance 
standards. 
Policy 1.3: 
Locate commercial and industrial activities according to a generalized commercial and industrial 
land use plan. 
 
The proposal will provide desirable goods and services to the neighborhood.  As the proposed use will 
function as a daily needs-serving retail use within the CCB District, the use will not result in undesirable 
consequences.  Furthermore, the Project Site is located within a Mixed-Use District, and is thus consistent 
with activities in the commercial and residential land use plan.  
 
OBJECTIVE 2: 
MAINTAIN AND ENHANCE A SOUND AND DIVERSE ECONOMIC BASE AND FISCAL 
STRUCTURE FOR THE CITY. 
 
Policy 2.1: 
Seek to retain existing commercial and industrial activity and to attract new such activity to the 
City. 
 
The proposal would activate a previously vacant space designed for a financial service use.  Therefore, the 
proposal would adaptively reuse an underutilized space.   
 
OBJECTIVE 6: 
MAINTAIN AND STRENGTHEN VIABLE NEIGHBORHOOD COMMERCIAL AREAS EASILY 
ACCESSIBLE TO CITY RESIDENTS. 
 
Policy 6.1: 
Ensure and encourage the retention and provision of neighborhood-serving goods and services 
in the city’s neighborhood commercial districts, while recognizing and encouraging diversity 
among the districts.   
 
No commercial tenant would be displaced and the project would not prevent the District from achieving 
optimal diversity in the types of goods and services available in the neighborhood.  The proposal will 
provide the neighborhood with a culturally sensitive financial services provider.  

 
11. 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. 
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The proposal would not displace an existing neighborhood-serving retail as the subject tenant space is 
currently vacant. The Project Sponsor has indicated their intent of hiring local bilingual residents as 
employees of the proposed use.  

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

preserve the cultural and economic diversity of our neighborhoods. 
 

The existing units in the surrounding neighborhood would not be adversely affected.  The Project 
should benefit the residents of the surrounding neighborhood by providing a Financial Services Use 
within the ground-floor of the subject building. 

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

 
The Project does not propose the elimination of any dwelling units; housing supply is unaffected. 

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

neighborhood parking.  
 

The site is on Grant Avenue and is well-served by transit.  It is presumable that employees would 
commute by transit thereby mitigating possible effects on street parking. The subject property is within 
¼ mile of several MUNI lines.  

 
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 will not displace any service or industry establishment.  The project will not affect 
industrial or service sector uses or related employment opportunities. Ownership of industrial or 
service sector businesses will not be affected by this project. 

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

life in an earthquake. 
 

The subject building was constructed in 1913 and employs modern building technologies to safeguard 
the building (and its users) from seismic events. The proposal calls for minor tenant improvements and 
exterior restoration of a recessed space previously used by an ATM vestibule. This proposal will not 
impact the property’s ability to withstand an earthquake. 

 
G. That landmarks and historic buildings be preserved. 

 
The subject property is considered a historic resource of contextual importance within the National 
Register of Historic District.  The proposal has been reviewed by Historic Preservation to determine 
impacts to the resource and has been granted Class 1 CEQA Categorical Exemption.  
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H. That our parks and open space and their access to sunlight and vistas be protected from 
development.  

 
The Project will have no negative impact on existing parks and open spaces.   

 
12. 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.  
 

13. The Commission hereby finds that approval of the Conditional Use 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 Conditional Use 
Application No. 2017-004807CUA subject to the following conditions attached hereto as “EXHIBIT A” in 
general conformance with plans on file, dated August 28, 2017, 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 Conditional 
Use Authorization to the Board of Supervisors within thirty (30) days after the date of this Motion No. 
XXXXX.  The effective date of this Motion shall be the date 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 Board of Supervisors at (415) 554-
5184, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San Francisco, CA94102. 
 
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 September 7, 2017. 
 
 
Jonas P. Ionin 
Commission Secretary 
 
 
AYES:  
 
NAYS:   
 
ABSENT:  
 
ADOPTED:  
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EXHIBIT A 
AUTHORIZATION 
This authorization is for a conditional use to allow a Formula Retail Financial Service Use (d.b.a. CTBC 
Bank USA) located at 1143 Grant Street pursuant to Planning Code Sections 303, 303.1, 803.6, 810.49, and 
890.110 within the Chinatown-Community Business District and a 50-N Height and Bulk District; in 
general conformance with plans, dated August 28, 2017 and stamped “EXHIBIT B” included in the docket 
for Case No. 2017-004807PRJ and subject to conditions of approval reviewed and approved by the 
Commission on September 7, 2017 under Motion No XXXXXX.  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 September 7, 2017 under Motion No XXXXXX. 
 
PRINTING OF CONDITIONS OF APPROVAL ON PLANS 
The conditions of approval under the 'Exhibit A' of this Planning Commission Motion No. XXXXXX 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 to the Conditional 
Use 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 Conditional Use 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 three (3) 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 three-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 three (3) 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 three (3) 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 

 
DESIGN 

6. 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 

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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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 . 
 

7. Noise Control.  The premisesshall be adequately soundproofed or insulated for noise and 
operated so that incidental noise shall not be audible beyond the premises or in other sections of 
the building and fixed-source equipment noise shall not exceed the decibel levels specified in the 
San Francisco Noise Control Ordinance. 
For information about compliance with the fixed mechanical objects such as rooftop air conditioning, 
restaurant ventilation systems, and motors and compressors with acceptable noise levels, contact the 
Environmental Health Section, Department of Public Health at (415) 252-3800, www.sfdph.org 
For information about compliance with the construction noise, contact the Department of Building 
Inspection, 415-558-6570,www.sfdbi.org 
For information about compliance with the amplified sound including music and television contact the 
Police Department at 415-553-0123, www.sf-police.org 
 

8. Odor Control Unit.  In order to ensure any significant noxious or offensive odors are prevented 
from escaping the premises once the project is operational, the building permit application to 
implement the project shall include air cleaning or odor control equipment details and 
manufacturer specifications on the plans if applicable as determined by the project planner.  
Odor control ducting shall not be applied to the primary façade of the building. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org 
 

 
PARKING AND TRAFFIC 

9. Bicycle Parking.  Pursuant to Planning Code Sections 155.1 and 155.4, the Project shall provide 
no fewer than one (1) Class 1 bicycle parking spaces. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
OPERATION 

10. 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 
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 
 

11. 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 

http://www.sf-planning.org/
http://www.sfdph.org/
http://www.sfdbi.org/
http://www.sf-police.org/
http://www.sf-planning.org/
http://sfdpw.org/
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information about compliance, contact Bureau of Street Use and Mapping, Department of Public Works, 
415-695-2017,.http://sfdpw.org/ 
 

12. Odor Control.  While it is inevitable that some low level of odor may be detectable to nearby 
residents and passersby, appropriate odor control equipment shall be installed in conformance 
with the approved plans and maintained to prevent any significant noxious or offensive odors 
from escaping the premises.   
For information about compliance with odor or other chemical air pollutants standards, contact the Bay 
Area Air Quality Management District, (BAAQMD), 1-800-334-ODOR (6367), www.baaqmd.gov and 
Code Enforcement, Planning Department at 415-575-6863, www.sf-planning.org 
 

12. 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 

 

MONITORING - AFTER ENTITLEMENT 
13. 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 
 

14. 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 

 

 

http://www.sfgov.org/dpw
http://www.baaqmd.gov/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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中文詢問請電:  415.575.9010  |  Para Información en Español Llamar al: 415.575.9010  |  Para sa Impormasyon sa Tagalog Tumawag sa:  415.575.9121 

 

1650 Miss ion Street ,  Sui te  400 •  San Franc isco,  CA 94103 •  Fax (415)  558-6409 
 

NOTICE OF PUBLIC HEARING  
Hearing Date: Thursday, September 7, 2017 
Time: Not before 12:00 PM (noon) 
Location: City Hall, 1 Dr. Carlton B. Goodlett Place, Room 400 
Case Type: Conditional Use 
Hearing Body: Planning Commission 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 P R O P E R T Y  I N F O R M A T I O N   A P P L I C A T I O N  I N F O R M A T I O N  

P R O J E C T  D E S C R I P T I O N  

The proposal is for Conditional Use authorization pursuant to Planning Code Sections 303, 303.1, 
803.6, 810.49, and 890.110 to establish a new Financial Services Use for a formula retail 
establishment (d.b.a. “CTBC Bank USA”) within the ground-floor of a mixed-use building.   
 
 
A Planning Commission approval at the public hearing would constitute the Approval Action for the 
project for the purposes of CEQA, pursuant to San Francisco Administrative Code Section 
31.04(h). 

Project Address:   1143 Grant Avenue 
Cross Street(s):  Broadway St/Pacific Ave 
Block /Lot No.:  0161/001 
Zoning District(s):  CCB / 50-N 
Area Plan:  Chinatown 
 

Case No.:  2017-004807CUA 
Building Permit:  N/A 
Applicant:  Philip Lesser 
Telephone:  (650) 346-2903 
E-Mail:  phnsan@msn.com  
 
 

A D D I T I O N A L  I N F O R M A T I O N  

FOR MORE INFORMATION, PLEASE CONTACT PLANNING DEPARTMENT STAFF:  
Planner:  Seema Adina Telephone:  (415) 575-8722 E-Mail: seema.adina@sfgov.org   
 

ARCHITECTURAL PLANS: If you are interested in viewing the plans for the proposed project 
please contact the planner listed below. The plans and Department recommendation of the 
proposed project will be available prior to the hearing through the Planning Commission agenda 
at: http://www.sf-planning.org or by request at the Planning Department office located at 1650 
Mission Street, 4th Floor.   
Members of the public are not required to provide personal identifying information when they 
communicate with the Commission or the Department. All written or oral communications, 
including submitted personal contact information, may be made available to the public for 
inspection and copying upon request and may appear on the Department’s website or in other 
public documents. 
 
 

mailto:name@website.com
mailto:seema.adina@sfgov.org
http://www.sf-planning.org/


GENERAL INFORMATION ABOUT PROCEDURES 
 
HEARING INFORMATION 

You are receiving this notice because you are either a property owner or resident that is adjacent to the proposed project 
or are an interested party on record with the Planning Department.  You are not required to take any action.  For more 
information regarding the proposed work, or to express concerns about the project, please contact the Applicant or 
Planner listed on this notice as soon as possible.  Additionally, you may wish to discuss the project with your neighbors 
and/or neighborhood association as they may already be aware of the project. 

Persons who are unable to attend the public hearing may submit written comments regarding this application to the 
Planner listed on the front of this notice, Planning Department, 1650 Mission Street, Suite 400, San Francisco, CA 94103, by 
5:00 pm the day before the hearing.  These comments will be made a part of the official public record and will be brought 
to the attention of the person or persons conducting the public hearing. 

Comments that cannot be delivered by 5:00 pm the day before the hearing may be taken directly to the hearing at the 
location listed on the front of this notice.  Comments received at 1650 Mission Street after the deadline will be placed in 
the project file, but may not be brought to the attention of the Planning Commission at the public hearing.   

BUILDING PERMIT APPLICATION INFORMATION 

Pursuant to Planning Code Section 311 or 312, the Building Permit Application for this proposal may also be subject to a 
30-day notification of property owners and residents within 150-feet of the subject property.  This notice covers the 
Section 311 or 312 notification requirements, if required. 

APPEAL INFORMATION 

An appeal of the approval (or denial) of a Conditional Use application and/or building permit application associated 
with the Conditional Use application may be made to the Board of Supervisors within 30 calendar days after the date of 
action by the Planning Commission pursuant to the provisions of Section 308.1(b).  Appeals must be submitted in person 
at the Board’s office at 1 Dr. Carlton B. Goodlett Place, Room 244. For further information about appeals to the Board of 
Supervisors, including current fees, contact the Clerk of the Board of Supervisors at (415) 554-5184. 

An appeal of the approval (or denial) of a building permit application by the Planning Commission may be made to the 
Board of Appeals within 15 calendar days after the building permit is issued (or denied) by the Director of the 
Department of Building Inspection. Appeals must be submitted in person at the Board's office at 1650 Mission Street, 3rd 
Floor, Room 304. For further information about appeals to the Board of Appeals, including current fees, contact the Board 
of Appeals at (415) 575-6880. 

Pursuant to California Government Code Section 65009, if you challenge, in court, the decision of an entitlement or 
permit, the issues raised shall be limited to those raised in the public hearing or in written correspondence delivered to 
the Planning Commission prior to, or at, the public hearing. 

ENVIRONMENTAL REVIEW 

This project has undergone preliminary review pursuant to California Environmental Quality Act (CEQA). If, as part of 
this process, the Department’s Environmental Review Officer has deemed this project to be exempt from further 
environmental review, an exemption determination has been prepared and can be obtained through the Exemption Map, 
on-line, at www.sfplanning.org. An appeal of the decision to exempt the proposed project from CEQA may be made to 
the Board of Supervisors within 30 calendar days after the project approval action identified on the determination. The 
procedures for filing an appeal of an exemption determination are available from the Clerk of the Board at City Hall, 
Room 244, or by calling (415) 554-5184.     

Under CEQA, in a later court challenge, a litigant may be limited to raising only those issues previously raised at a 
hearing on the project or in written correspondence delivered to the Board of Supervisors, Planning Commission, 
Planning Department or other City board, commission or department at, or prior to, such hearing, or as part of the appeal 
hearing process on the CEQA decision. 

http://www.sfplanning.org/
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