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PROJECT DESCRIPTION

The project sponsor is requesting conditional use authorization pursuant to Planning Code
Sections 209.3(g) and 303 and mandatory discretionary review pursuant to Section 317 of the
Planning Code to convert a former church that is currently being used as a single-family
dwelling into a private elementary school operated by “Children’s Day School” (CDS) which is
currently operating 2.5 blocks north the at 333 Dolores Street. “Children’s Day School” would
maintain both campuses and use the proposed site as a satellite campus. The proposed school
would house 160-200 students in grades 5 through 8. The project includes interior and exterior
tenant improvements. Exterior tenant improvements include converting a garage entrance on
19t Street into a primary pedestrian entrance, adding a roof deck to the southeast corner of the
building, adding mechanical equipment and associated screening to the roof, and adding an
elevator penthouse along the eastern edge of the building. Interior tenant improvements
includes a complete seismic retrofit, partitions for 10 new classrooms, 7 administrative offices, 3
student and faculty lounges, 2 new interior stairways (including one that would be located
within the tower), one elevator, 5 restrooms, convert the sanctuary space into a multi-purpose
space, create ADA ramps within the Dolores Street entry hall and the sanctuary’s northern side
aisle, and create a full second floor level within the Sunday school wing of the building. The
project also requires a parking variance because no parking would be provided for the school.

SITE DESCRIPTION AND PRESENT USE

601 Dolores Street is located on the southeast corner of the Dolores and 19* Streets directly east
of Dolores Park in the Mission Dolores neighborhood. The subject building occupies most of a
9,690 square-foot, rectangular shaped lot that measures 85 feet in width, 114 feet in depth, and is
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located within a RH-3 (Residential, House, Three-Family) Zoning District and a 40-X Height and
Bulk District.

The subject property is improved with a two-story over basement, single-family residence that
was formerly a church. The building was constructed in 1910 in the Gothic Revival style as a
church for the Mission Congregational Church.

SURROUNDING PROPERTIES AND NEIGHBORHOOD

The area surrounding the project site is primarily multi-family residential in character with a few
large institutional uses surrounding Mission Dolores Park and extending north down Dolores
Street. There are a few commercial establishments located within ground floor storefronts on
corners along Dolores Street, including restaurants, cafes, and convenience stores. Buildings in
the vicinity typically range from two to four stories in height.

ENVIRONMENTAL REVIEW

The Project is exempt from the California Environmental Quality Act (“CEQA”) as a Class 32
categorical exemption.

HEARING NOTIFICATION

e ]RSSOSR | wohdhie |t
PERIOD

Classified News Ad 20 days April 6, 2011 April 4, 2011 22 days
Posted Notice 20 days April 6, 2011 April 6, 2011 20 days
Mailed Notice 10 days April 16, 2006 April 4, 2011 22 days

The proposal requires a Section 312-neighborhood notification, which was conducted in
conjunction with the conditional use authorization process.

PUBLIC COMMENT

* To date, the Department has received 50 letters and emails of support for the project
primarily from parents of students who attend the school. The project is also supported by
the Mission Dolores Neighborhood Association (MDNA).

* The adjacent neighbor to the south expressed concern about how activity on the proposed
roof deck could impact noise and privacy at the rear of his multi-unit residential building
next door and how the penthouse addition would block his view. Several other neighbors
expressed concern about the potential impacts the use could have on parking and traffic in
the neighborhood including the white zones location on 19* Street and the on-street parking
spaces that would be eliminated as a result.
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ISSUES AND OTHER CONSIDERATIONS

= The project requires a parking variance because no parking would be provided for the use
where two spaces are required.

= The project requires the Commission to not take discretionary review for the conversion or a
dwelling into a nonresidential use. The property has been used as a church or community
room for a majority of its life until in 2007 it was converted into a single-family dwelling. A
dwelling of this size is uncharacteristic within this neighborhood.

= (DS currently has a campus located 2.5 blocks to the north at St. Joseph’s Hall at 333 Dolores
Street, a city landmark site. CDS plans to retain its existing campus for Kindergarten
through fourth grade students. In 2003, the Commission granted the school conditional use
authorization to install three (3) portable classrooms that measure 24’ X 40" each on the site.
At the recommendation of the Landmarks Preservation Advisory Board (LPAB), the portable
classrooms were authorized for use for a period not to exceed ten (10) years. This project
would provide more space for CDS allowing them to transition students out of the
temporary classrooms and remove the buildings altogether from the site in compliance with
their 2003 conditions of approval.

= To reduce traffic and parking impacts in the neighborhood during pick-up and drop-off
times, CDS would have students that attend 601 Dolores dropped-off at 333 Dolores Street
and the students would walk to the school from there. The school will also be requesting a
white zone for student drop off at the property’s 19t Street frontage. The white zone would
measure 85 feet in length and result in the loss of several parking spaces including one
handicap space.

REQUIRED COMMISSION ACTION

In order for the project to proceed, the Commission must grant conditional use authorization to
allow the establishment of a school within a residential district, pursuant to Planning Code
Sections 209.3(g) and 303 and not take Discretionary Review pursuant to Section 317 of the
Planning Code to allow the conversion of a dwelling unit into a school. In addition, the Zoning
Administrator would need to grant a parking variance pursuant to Section 151 of the Planning
Code to allow a school without parking.

BASIS FOR RECOMMENDATION

= The project promotes the adaptive reuse of a difficult building type.

= The project promotes and strengthens the continued operation of a neighborhood serving
school.

* The project would preserve the building’s exterior and interior character defining features.

* The project would result in the loss of a dwelling unit that is not affordable to most City
residents.

= The project is desirable for, and compatible with the surrounding neighborhood.

* The Project will allow for additional choices in educational options to neighborhood and city
residents
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=  There are a limited number of suitable sites available for institutional uses such as an
independent school.

RECOMMENDATION: Approval with Conditions
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ADOPTING FINDINGS RELATING TO THE APPROVAL OF CONDITIONAL USE
AUTHORIZATION PURSUANT TO SECTIONS 209.3(g) FOR THE CONVERSION OF A
FORMER CHURCH THAT IS CURRENTLY BEING USED AS A SINGLE-FAMILY
DWELLING INTO A PRIVATE ELEMENTARY SCHOOL OPERATED BY “CHILDREN’S
DAY SCHOOL” FOR A PROPERTY LOCATED WITHIN A RH-3 (RESIDENTIAL, HOUSE,
THREE-FAMILY) DISTRICT AND A 40-X HEIGHT AND BULK DISTRICT.

PREAMBLE

On July 14, 2011 Valerie Veronin on behalf of Children’s Day School (hereinafter “Project
Sponsor”) filed an application with the Planning Department (hereinafter “Department”) for
Conditional Use Authorization under Planning Code Section 209.3(g) and an application for
Discretionary Review pursuant to Section 317 of the Planning Code to allow the conversion of
single-family dwelling into a private elementary school for students in fifth through eighth
grades operated by Children’s Day School for a property located within a RH-3 (Residential,
House, Three-Family) District and a 40-X Height and Bulk District.

On April 26, 2012, the San Francisco Planning Commission (hereinafter “Commission”)

conducted a duly noticed public hearing at a regularly scheduled meeting on Conditional Use
Application No. 2011.0584CDV.
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The Department determined the Project to be exempt from the California Environmental Quality
Act (“CEQA”) as a Class 32 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. 2012.0584CDV, 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. 601 Dolores Street is located on the southeast corner
of the Dolores and 19" Streets directly east of Dolores Park in the Mission Dolores
neighborhood. The subject building occupies most of a 9,690 square-foot, rectangular
shaped lot that measures 85 feet in width, 114 feet in depth, and is located within a RH-3
(Residential, House, Three-Family) Zoning District and a 40-X Height and Bulk District.
The subject property is improved with a two-story over basement, single-family
residence that was formerly a church. The building was constructed in 1910 in the
Gothic Revival style as a church for the Mission Congregational Church.

3. Surrounding Properties and Neighborhood. The area surrounding the project site is
primarily multi-family residential in character with a few large institutional uses
surrounding Mission Dolores Park and extending north down Dolores Street. There are
a few commercial establishments located within ground floor storefronts on corners
along Dolores Street, including restaurants, cafes, and convenience stores. Buildings in
the vicinity typically range from two to four stories in height.

4. Project Description. The project sponsor is requesting conditional use authorization
pursuant to Planning Code Sections 209.3(g) and 303 and mandatory discretionary
review pursuant to Section 317 of the Planning Code to convert a former church that is
currently being used as a single-family dwelling into a private elementary school
operated by “Children’s Day School” (CDS) which is currently operating 2.5 blocks north
the at 333 Dolores Street. “Children’s Day School” would maintain both campuses and
use the proposed site as a satellite campus. The proposed school would house 160-200
students in grades 5" through 8%. The project includes interior and exterior tenant
improvements. Exterior tenant improvements include converting a garage entrance on
19t Street into a primary pedestrian entrance, adding a roof deck to the southeast corner
of the building, adding mechanical equipment and associated screening to the roof, and
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adding an elevator penthouse along the eastern edge of the building. Interior tenant
improvements includes a complete seismic retrofit, partitions for 10 new classrooms, 7
administrative offices, 3 student and faculty lounges, 2 new interior stairways (including
one that would be located within the tower), one elevator, 5 restrooms, and convert the
sanctuary space into a multi-purpose space, create ADA ramps within the Dolores Street
entry hall and the sanctuary’s northern side aisle, and create a full second floor level
within the Sunday school wing of the building. The project also requires a parking
variance because no parking would be provided for the school.

5. Public Comment. To date, the Department has received 50 letters and emails of support
for the project primarily from parents of students who attend the school. The project is
also supported by the Mission Dolores Neighborhood Association (MDNA).

The adjacent neighbor to the south expressed concern about how activity on the
proposed roof deck could impact noise and privacy at the rear of his multi-unit
residential building next door and how the penthouse addition would block his view.
Several other neighbors expressed concern about the potential impacts the use could
have on parking and traffic in the neighborhood including the white zones location on
19% Street and the on-street parking spaces that would be eliminated as a result.

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. Parking. Planning Section 151 of the Planning Code requires one off-street parking
space for every six classrooms for elementary schools.

The proposed school would have no off-street parking and thus requires a parking variance
from Section 151 of the Planning Code.

B. Floor Area Ratio (F.A.R.). Section 124 of the Planning Code limits non-residential
uses in RH-3 Districts to a floor area ratio of 1.8 to 1. For a corner lot, Planning Code
Section 125 permits a 25 percent floor area premium.

The subject lot measures 9,690 square-feet in area. The maximum permitted use size for the
property is 17,442 square-feet based upon the District’s maximum permitted floor area ratio.
The FAR premium allowed for corner lots increases the maximum permitted nonresidential
use size to 21,802.5 square-feet. The proposed school would occupy 16,123 square-feet.

C. Land Use. Section 209.3(g) of the Planning Code allows elementary schools (an
institutional use) in a RH-3 District only upon the approval of a conditional use
authorization by the Commission.

D. Dwelling Unit Conversion. Section 317 of the Planning Code requires mandatory
staff initiated Discretionary Review for the conversion of a dwelling unit to a non-
residential use if not otherwise subject to Conditional Use authorization by the Code.
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The Planning Commission shall consider these criteria in the review of applications
for Conversation of Residential Units;

(i) whether conversion of the unit(s) would eliminate only owner occupied housing,
and if so, for how long the unit(s) proposed to be removed were owner occupied;

(i) whether conversion of the unit(s) would provide desirable new non-residential
use(s) appropriate for the neighborhood and adjoining district(s);

(iif) whether conversion of the unit(s) will bring the building closer into conformance
with the prevailing character of its immediate area and in the same zoning
district;

(iv) whether conversion of the unit(s) will be detrimental to the City's housing stock;

(v) whether conversion of the unit(s) is necessary to eliminate design, functional, or
habitability deficiencies that cannot otherwise be corrected.

The subject building was constructed in 1910 as a church for the Mission Park Congregation.
The building remained a church for many different congregations until the most recent church
occupant ceased operation in 2005 due to dwindling membership and significant seismic retrofit
requirements. The property sat vacant for a couple years until it was purchased in 2007 and
converted into a single-family dwelling. In 2011, the property was sold to CDS in anticipation of
the proposed conversion. The conversion would not result in tenant displacement as the building
was owner occupied upon its sale. Although the conversion of the dwelling unit would be
detrimental to the City’s housing stock, the existing dwelling is out of character for the
neighborhood which is defined by residential flats, and it is not affordable housing. The use of the
property as a dwelling unit does not represent the most effective use of the property. The property
was constructed for institutional purposes and is best suited for that use.

7. 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 school would initially enroll 160 students with a maximum enrollment of 200 students
and employ approximately 14 staff people. The intensity of the proposed use would be similar
to that of the church that previously occupied the building. Furthermore, the size of the
proposed use is in keeping with other institutional use surrounding Dolores Park and
extending down Dolores Street to the north. The project is necessary and desirable because it
would provide an additional choice in education to neighborhood and city residents and it
provides adaptive reuse of an existing building. Furthermore, there are a limited number of
suitable sites available for institutional uses such as an independent school.
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B. The proposed project will 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 height and bulk of the existing building will be minimally enlarged to provide a
stair/elevator penthouse for the proposed roof deck. The proposed work would not be
visible from the street.

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;

A transportation study was prepared for the project to evaluate potential transportation
impacts that could result from the project. The study concluded that the project would
not have a significant impact on parking and traffic in the neighborhood for several
reasons. The project includes expanding the white zone at the property’s 19" Street
frontage from 80 feet to 130 feet. The white zone would be effective between 7:00am —
9:00am and 2:30pm — 4:30pm, Monday — Friday. Also as part of the project, CDS has
developed a student drop off plan that is based on the projected number of student drop
offs and the proposed available loading space at each campus and include distribution of
morning student drop offs that provides for student safety and minimizes traffic impacts.
The drop-off plan is discussed further in the transportation section of the categorical
exemption.

iii. ~ The safeguards afforded to prevent noxious or offensive emissions such as noise,
glare, dust and odor;

The project would not exceed the BAAQMD's 2010 thresholds of significance and would
not result in the generation of air pollutants that exceed the BAAQMD's thresholds of
significance.

iv.  Treatment given, as appropriate, to such aspects as landscaping, screening, open
spaces, parking and loading areas, service areas, lighting and signs;

No additional landscaping is proposed for the site. The existing street trees that border
the property would be retained. The Department shall review all lighting and signs
proposed for the property in accordance with the Conditions of Approval contained in
Exhibit A.
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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 as detailed below.

D. That the use as proposed would provide development that is in conformity with the
purpose of the applicable Neighborhood Commercial District.

The proposed project is generally consistent with the stated purpose of RH Districts to
regulate institutional uses therein.

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

COMMERCE AND INDUSTRY ELEMENT
Objectives and Policies

OBJECTIVE 7:
ENHANCE SAN FRANCISCO'S POSITION AS A NATIONAL AND REGIONAL
CENTER FOR GOVERNMENTAL, HEALTH, AND EDUCATIONAL SERVICES

POLICY 7.2:
Encourage the extension of needed health and education services, but manage expansion
to avoid or minimize disruption of adjacent residential areas.

POLICY 7.3:
Promote the provision of adequate health and education services to all geographic
districts and cultural groups in the city.

The Project will allow for additional choices in educational options to neighborhood and city
residents and allow for an increase in student enrollment should others want to attend. The
Project would enhance the educational services available to residents of the local area
neighborhoods as well as the city at large.

HOUSING ELEMENT
Objectives and Policies

OBJECTIVE 11:
SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN
FRANCISCO’S NEIGHBORHOODS.

POLICY 11.7:
Respect San Francisco’s historic fabric, by preserving landmark buildings and ensuring
consistency with historic districts.
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POLICY 11.8:
Consider a neighborhood’s character when integrating new uses, and minimize
disruption caused by expansion of institutions into residential areas.

The Project would respect the City’s historic fabric by preserving and reusing a historic property.
The Project will allow a school to locate within a residential District in a property that is suitable
for an institutional use. As a result, additional educational services would be provided for the
local neighborhood and community at large.

9. 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 proposal would not affect existing neighborhood-serving 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.

The proposal is for the adaptive reuse of an institutional building and would provide another
educational choice for City residents.

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

Although the project would result in the loss of a dwelling unit, the dwelling unit is not
affordable to most City residents.

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

The Department performed a transportation analysis of the project and determined that it
would not significantly impact transit service, traffic, or parking in the neighborhood.

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

The Project includes seismically retrofitting the existing structure to comply with current
seismic standards. Therefore, the project would increase the property’s ability to withstand
an earthquake.

G. That landmarks and historic buildings be preserved.

The subject property is a known historic resource pursuant to CEQA. In response, the
Department performed a historical analysis of the property and the proposed improvements
and determined that the project would not impact the property’s ability to convey its historic
significance.

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. The Project does
not have an impact on open spaces.

10. 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.

11. 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. 2011.0584CDYV subject to the following conditions attached
hereto as “EXHIBIT A” in general conformance with plans on file, dated April 18, 2007, 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, CA 94102.

I hereby certify that the Planning Commission ADOPTED the foregoing Motion on April 26, 2012

Linda D. Avery
Commission Secretary

AYES:
NAYS:
ABSENT:

ADOPTED: April 26, 2012
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EXHIBIT A
AUTHORIZATION

This authorization is for a conditional use to allow Children’s Day School to convert a church
that is current being used as a dwelling unit into a private elementary school for students in Fifth
through Eighth grades located at 601 Dolores Street, Block 3598, Lot 060 pursuant to Planning
Code Sections 209.3(g), 303, and 317 within a RH-3 District and a 40-X Height and Bulk District;
in general conformance with plans, dated July 8, 2011, and stamped “EXHIBIT B” included in the
docket for Case No. 2011.0584CDV and subject to conditions of approval reviewed and
approved by the Commission on April 26, 2012 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 April 26, 2012 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 and Expiration. The authorization and right vested by virtue of this action is
valid for three years from the effective date of the Motion. A building permit from the
Department of Building Inspection to construct the project and/or commence the
approved use must be issued as this Conditional Use authorization is only an approval
of the proposed project and conveys no independent right to construct the project or to
commence the approved use. The Planning Commission may, in a public hearing,
consider the revocation of the approvals granted if a site or building permit has not been
obtained within three (3) years of the date of the Motion approving the Project. 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. The Commission may also consider revoking the approvals if a
permit for the Project has been issued but is allowed to expire and more than three (3)
years have passed since the Motion was approved.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-
6863, www.sf-planning.org.

DESIGN

2.

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 .

MONITORING

3.

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

OPERATION

4.

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
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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/

5. Enrollment for a school at the Project Site shall be limited to 200 students. Any increase
in enrollment beyond 200 students at the Project Site shall require approval of a new or
amended conditional use authorization by the Commission.

For information about compliance, contact the Case Planner, Planning Department at 415-558-
6378, www.sf-planning.orq .

6. The Applicant shall take all reasonable measures to prevent loitering by students (and
possible associated nuisances) during break times or before and after classes in adjacent
residential areas.

For information about compliance, contact the Case Planner, Planning Department at 415-558-
6378, www.sf-planning.orq .
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Certificate of Determination
EXEMPTION FROM ENVIRONMENTAL REVIEW

Case No.: 2011.0584E

Project Title: 601 Dolores Street

Zoning: RH-3 (Residential, House, Three-Family)
40-X Height and Bulk District

Block/Lot: 3598/060

Lot Size: 9,687 square feet

Project Sponsor: Valerie Veronin, (408) 838-0087

Staff Contact: Don Lewis — (415) 575-9095
don.lewis@sfgov.org

PROJECT DESCRIPTION:

The project site is located on the southeast corner of Dolores and 19th Streets directly east of Dolores Park
in the Mission Dolores neighborhood. The proposed project would involve the conversion of an existing
church structure, currently being used as a single-family residence, into middle-school classrooms and a
multi-purpose assembly space for the Children’s Day School (CDS). The project would enable CDS to
relocate its middle school (grades 5 to 8) from 333 Dolores Street to the project site at 601 Dolores Street,
which is about two blocks away. The proposed project would accommodate between 160-200 middle
school students and would allow CDS to continue its planned enrollment from 350 to approximately 520
students and from 72 to 86 faculty/staff. When 601 Dolores Street is fully occupied in approximately four
years, the maximum enrollment would be 320 elementary students at 333 Dolores Street and 200 middle
school students at 601 Dolores Street. The existing structure at 601 Dolores Street is approximately 46 feet

(Continued on Second Page.)

EXEMPT STATUS:

Categorical Exemption, Class 32 [State CEQA Guidelines Section 15332]

REMARKS:

See reverse side.

DETERMINATION:

I do hereby certify that the above determination has been made pursuant to State and Local requirements.
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Exemption from Environmental Review CASE NO. 2011.0584E
601 Dolores Street

PROJECT DESCRIPTION (continued):

tall, two stories with mezzanine, and approximately 17,106 square feet in size. The proposed project
would add 1,097 square feet to the existing building solely within the existing interior walls by infilling a
portion of the mezzanine floor, which is currently open to the floor below. The finished building would
be 46 feet tall, three stories, and 18,203 square feet in size with no on-site parking.

Exterior tenant improvements would include adding a roof deck to the southeast corner of the building
and an elevator penthouse along the eastern edge of the building. Interior tenant improvements would
include converting the sanctuary space into a multi-purpose space, creating a full second floor level
within the Sunday school wing, completing the seismic retrofit, adding interior partitions for school
facilities, installing new plumbing, and creating ADA accessibility. Other improvements include
converting the existing garage entrance on 19 Street into a primary pedestrian entrance and creating a
50-foot-long white zone/passenger loading and unloading area. The sponsor also proposes to extend the
existing white zone curb in front of 333 Dolores Street from 80 feet to 130 feet, and to use the existing
white zone at 450 Guerrero Street for student drop-offs and pick-ups.! As part of the project, CDS has
developed a student drop off plan that is based on the projected number of student drop offs and the
proposed available Ioading space at each campus and includes distribution of morning siudent drop offs

that provides for student safety and minimizes traffic impacts. This is discussed further in the

transportation section.

The existing church structure on the project site was constructed in 1910 and is included on the
Department’s 1976 Architectural Survey, the Here Today Survey, and the City’s Unreinforced Masonry
Buildings Survey. The estimated construction cost is 5 million dollars. The project would require
Conditional Use authorization for a school use in an RH-3 zoning district and for the loss of dwelling unit

through conversion.

REMARKS (continued):

In-Fill Development- California Environmental Quality Act (CEQA) State Guidelines Section 15332, or
Class 32, provides an exemption from environmenta] review for in-fill development projects which meet
the following conditions:

a) The project is consistent with applicable general plan designations and policies as well as with applicable
zoning designations.

The proposed project would be consistent with the San Francisco General Plan and with applicable
zoning designations. The site is Jocated within the RH-3 zoning district where the proposed use would be
conditionally permitted. The proposed use would be required to provide one off-street parking spaces for
each six classrooms. Since the project proposes ten new classrooms, the project would be required to
provide one off-street parking space. The proposed project would not provide off-street parking, and
therefore the project sponsor is seeking a remote parking variance. The proposed use would not require
an off-street freight loading space. As mentioned above, the project would require Conditional Use

1 CDS students attend gym classes at the Boy and Girls Club located at 450 Guerrero Street, which is directly adjacent to 333

Dolores Street.
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authorization for a school in an RH-3 zoning district and for a loss of dwelling unit through conversion.
The proposed project would be consistent with all applicable zoning plans and policies

b) The development occurs within city lintits on a site of less than five acres surrounded by urban uses.

The 0.22-acre (9,687 square feet) project site is Jocated within a fully developed area of San Francisco. The
surrounding uses are primarily residential with a few institutional uses and mixed-use buildings located
on prominent corners along Dolores and Guerrero Streets. The project site is directly east of Dolores Park.
Therefore, the proposed project would be properly characterized as an in-fill development surrounded by
urban uses on a site smaller than five acres.

c) The project site has no habitat for endangered, rare or threatened species.

The project site is within a fully developed urban area that is completely covered with existing buildings
and paved surfaces, and does not provide habitat for any rare or endangered plant or animal species.

d) Approval of the project would not result in any significant effects relating to traffic, noise, air quality, or
water quality.

Traffic

A transportation study? was prepared to analyze impacts associated with the Children’s Day School’s
(CDS) proposed use of 333 Dolores Street, 450 Guerrero Street’, and 601 Dolores Street. CDS proposes to
increase enrollment from 350 to approximately 520 students, while faculty/staff would increase from 72 to
86. Transportation impacts are evaluated during the peak traffic time for the school and surrounding
streets, during AM-peak hour conditions (7:30 to 8:30 a.m.), which is the hour before classes start. Travel
demand for the proposed project was based on the existing and proposed school population and travel
behavior of current students, faculty, and staff at CDS’s existing building at 333 Dolores Street. Table 1,
below, summarizes the net change in student and faculty/staff arrivals (by travel mode) at 333 Dolores
Street, 450 Guerrero Street, and 601 Dolores Street between current and future enrollment and re-
organization. Travel demand was based on the existing and proposed school population and travel
behavior of current students, faculty, and staff at 333 Dolores Street. For the students who are dropped-
off, the average observed vehicle occupancy was determined to be 1.65 students per car.

333 Dolores Street

The proposed project may result in an incremental increase in the number of vehicles traveling through
nearby intersections, including the intersections of Dolores Street and 16th Street, Dolores Street and 17th
Street, and Guerrero Street and 16th Street. An additional 17 students would be located at 333 Dolores
Street while the number of faculty and staff would be reduced by 19. The proposed project would result
in an increase in approximately 11 vehicle trips associated with student drop-offs and a reduction of

2 Atkins, 601 Dolores Street, Transportation Impact Study, April 2012. This document is available for public review as part of Case
No. 2011.0584E at 1650 Mission Street, Suite 400, San Francisco, CA.

3 CDS students attend gym class at the Boys and Girls Club located at 450 Guerrero Street, which is directly adjacent to 333 Dolores
Street. The 333 Dolores Street building is Jocated towards the rear of the lot and CDS has access to the rear of the 450 Guerrero
Street building. As part of the project, CDS proposes to use the existing loading zone at 450 Guerrero Street for student drop-offs
and pick-ups.
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approximately 6 vehicle trips associated with faculty and staff. This change in vehicle trips during the
morning peak hour would be an incremental increase over existing conditions and would not result in
any significant adverse impacts on traffic operations or safety in the vicinity of 333 Dolores Street.

As a resuli of the proposed project, the number of student drop-offs (18 students or approximately
additional 11 vehicies) is expected to increase during the AM-peak hour. As part of the project, CD5
would request that the length of the white zone be increased from 80 to 130 feet in order to accommodate
this increase. CDS would also increase the number of staff, from one to two, assigned to the Dolores
Street passenger loading/unloading zone, to assist students being dropped off, and ensure an efficient
turnover in vehicles dropping off students.

NET CHANGE IN STUDENT ARRIVALS AT 333ngt](5);{ES STREET, 450 GUERRERO STREET, AND 601
DOLORES STREET SITES BETWEEN EXISTING AND FUTURE CONDITIONS
Auto- Auto-Parked  Auto-Parked
Walk Bike Transit Dropped in School on Street Total
333 DOLORES STREET SITE
Pre-Schooi 0 0 0 0 0 0 0
Elementary 20 0 0 30 0 0 50
Middle -11 -3 -7 -12 0 0 -33
Net Change 9 3 -7 18 0 0 17
Faculty/Staff -3 -2 -4 -1 -7 -2 -19
‘ 450 GUERRERO STREET SITE
Pre-School 0 0 0 0 0 0 0
Elementary 0 0 0 0 0 0 0
Middle 0 0 0 50 0 0 50
Net Change 0 0 0 50 0 0 50
Faculty/Staff 0 0 0 0 0 0 0
601 DOLORES STREET SITE
Pre-School 0 0 0 0 0 0 0
Elementary 0 0 0 0 0 0 0
Middle 25 6 15 41 0 0 87
Net Change 25 6 15 41 0 0 87
Faculty/Staff 5 4 7 1 13 3 33
Source: Atkins, 2012, CDS, 2011.

450 Guerrero Street

The number of vehicles traveling through the intersection of Guerrero Street and 16th Street would
incrementally increase in the morning peak hour leading up to the start of class times. With 50 students
being dropped off at the white curb zone directly in front of 450 Guerrero Street, this would translate to
- an increase of approximately 30 vehicles. This traffic is anticipated to be traveling in the southbound
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direction on Guerrero Street to access the white zone curb in front of the Boys and Girls Club.
Southbound Guerrero Street in the AM-peak hour is the off-peak direction because most vehicles that use
Guerrero Street during the AM-peak hour travel in the northbound direction towards downtown San
Francisco. Therefore, this increase in traffic volumes is not anticipated to result in a significant impact to
the operations or safety of this intersection.

As a result of the project, the number of middle school student drop-offs would be 50 students
(approximately 30 vehicles). Under existing conditions, the 60-foot-long white zone curb is underutilized
during the AM-peak hour. Based on the current number of drop-offs at the existing white zone at 333
Dolores (approximately 66 students in 40 vehicles at an 80 foot long white curb within 60 minutes), it is
reasonable to assume that the drop off of 50 students in 30 vehicles at a 60-foot-long curb between 7:30
and 8:30 a.m. would not cause a significant impact to traffic. This white curb zone would be staffed in the
morning to assist children being dropped off and to oversee the efficient turnover of vehicles dropping
off students.

601 Dolores Street

The Dolores Street and 19th Street intersection is anticipated to see an increase of approximately 41
students (25 vehicle trips) from parents dropping off their children at the proposed white zone curb on
19th Street. It is anticipated that three faculty/staff would park on the street near 601 Dolores Street. There
would likely be another 13 faculty and staff who would require off-street parking. Since there is no off-
street parking available at 601 Dolores, faculty and staff would either drive to 333 Dolores Street* or one
of the nearby public parking garages. Therefore, the increase in the number of vehicles traveling through
this intersection in the AM-peak hour leading up to the start of classes would be about 28 vehicles,
comprised of 25 vehicles with arriving students and three faculty/staff parking on-street.

To access the white zone passenger unloading area, parents would either make a northbound right turn
from Dolores Street onto 19th Street, or a southbound left turn from Dolores Street. Currently there is
very little traffic on 19th Street between 7:30 and 8:30 a.m. and, therefore, traffic in the 601 Dolores Street
vicinity is predominantly influenced by Dolores Street traffic. During the AM-peak hour traffic on
Dolores Street is heaviest in the northbound direction, and thus, the main conflict for the northbound
right turn would be with any pedestrians crossing Dolores Street toward Mission Dolores Park, or
crossing 19th Street toward 601 Dolores Street. While these conflicts are not expected to be substantial, the
school proposes to have a crossing guard at the intersection of 19th and Dolores Streets to aid students
and pedestrian traffic crossing during the AM-peak hour.

The southbound left tum from Dolores Street would conflict with both pedestrian movements, and the
opposing (northbound) stream of traffic. However, there is very little southbound traffic in the AM-peak
hour and with two travel lanes in each direction, there is ample room for a vehicle to wait for an opening
to turn. Therefore, despite the fact that this intersection is unsignalized, the increase in volumes due to
project generated traffic is not anticipated to adversely impact traffic operations nor is there expected to
be significant queuing on Dolores Street.

# CHS has 33 off-street parking spaces at 333 Dolores Street
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As a result of the project, the number of student drop-offs would be 41 middle school students
(approximately 25 vehicles) in the AM-peak hour. As part of the project, CDS would request that a
continuous 50-foot-long loading space along the 19% Street side of the building be converted to a white
zone passenger loading/unloading area. CDS would have staff at the white curb zone during peak drop-
off and pick-up times, to assist children being dropped off, and to oversee the efficient movement of
vehicles dropping oft students. Ot the three drop-ott locations, 19™ Street has the lowest tratfic volumes,
and there should be little conflict with other vehicles during the AM-peak hour. Based on comparable
operations at 333 Dolores Street, there would be minimal back up onto Dolores Street at this site.

Considering the three sites overall, the volume of the additional trips would not result in any significant
individual or cumulative adverse impacts to any intersection service levels, and it is anticipated that
traffic patterns would experience no more than minor changes as a result of the proposed project. The
level of increase in traffic generated by the project would not be substantial relative to the existing traffic
baseline and capacity of the surrounding street system and none of the intersections were observed to
have operations problems. There would be no effective cumulative passenger loading impact when
considering the sites together, as the three loading zones at 333 Dolores Street, 450 Guerrero Street, and
601 DNolores Street are located more than a 1,000 feet from each other. Therefore, the prnpospd prnjprf

would not result in any significant adverse traffic impacts.

Transit

The project site is well-served by public transit which includes the following Muni lines: J-Church, 22-
Fillmore, and 33-Stanyan. In addition, there are two BART stations within walking distance (16th
Street/Mission Street and 24th Street/Mission Street). There is anticipated to be an increase of
approximately 22 transit trips (including both students and faculty/staff) to 601 Dolores Street during the
morning peak hour, and the existing transit would all have additional capacity during the AM peak to
accommodate the increase of 22 transit trips. The transit trips to 333 Dolores Street are anticipated to
decrease by approximately seven student-related trips and four faculty/staff-related trips. The proposed
project would not change the number of transit trips to 450 Guerrero Street, as it is only used as a vehicle
drop-off location for students. Considering all three sites together, the overall net increase would be 11
transit trips, and therefore, the project would not result in significant impacts related to transit.

Parking

As discussed above, the Planning Code would require one off-street parking space for the proposed
project and the project sponsor would seek a remote parking variance. In order to increase the length of
the white curb passenger loading zone at 333 Dolores Street from 80 to 130 feet, approximately 2 to 3 on-
street parking spaces would no longer be available between the hours of 7:00 a.m. to 9:00 a.m. and 2:30
p-m. to 4:30 p.m. There would be no impact on parking facilities at 450 Guerrero Street because this site
would only be used as a student drop-off location. At 601 Dolores Street, the number of faculty and staff
would increase, as this would be a new CDS building, and there is no off-street parking available. Some
of these people may decide to park at 333 Dolores, and then walk the two blocks south. Currently, only
about 70% (23) of CDS’ 33 spaces at 333 Dolores are occupied on a typical weekday. With the relocation in
the number of faculty and staff based at 333 Dolores, the number of vacancies is anticipated to increase to
17. Approximately 13 of the 33 faculty and staff that would be located at 601 Dolores Street are
anticipated to want to drive and park at the school. Therefore, there should be enough vacant spaces for
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them to park at 333 Dolores, and walk to 601 Dolores. Alternatively, there are also three public parking
garages located within about a half mile of the site.

While the proposed off-street parking spaces would be less than the anticipated parking demand, the
resulting parking deficit is not considered to be a significant impact under CEQA, regardless of the
availability of on-street parking under existing conditions. San Francisco does not consider parking
supply as part of the permanent physical environment and therefore, does not consider changes in
parking conditions to be environmental impacts as defined by CEQA. However, this report presents a
parking analysis to inform the public and the decision makers as to the parking conditions that could
occur as a result of implementing the proposed project.

Parking conditions are not static, as parking supply and demand varies from day to day, from day to
night, from month to month, etc. Hence, the availability of parking spaces (or lack thereof) is not a
permanent physical condition, but changes over time as people change their modes and patterns of travel.

Parking deficits are considered to be social effects, rather than impacts on the physical environment as
defined by CEQA. Under CEQA, a project’s social impacts need not be treated as significant impacts on
the environment. Environmental documents should, however, address the secondary physical impacts
that could be triggered by a social impact. (CEQA Guidelines § 15131(a).) The social inconvenience of
parking deficits, such as having to hunt for scarce parking spaces, is not an environmental impact, but
there may be secondary physical environmental impacts, such as increased traffic congestion at
intersections, air quality impacts, safety impacts, or noise impacts caused by congestion. In the
experience of San Francisco transportation planners, however, the absence of a ready supply of parking
spaces, combined with available alternatives to auto travel (e.g., transit service, taxis, bicycles or travel by
foot) and a relatively dense pattern of urban development, induces many drivers to seek and find
alternative parking facilities, shift to other modes of travel, or change their overall travel habits. Any such
resulting shifts to transit service in particular, would be in keeping with the City’s “Transit First” policy.
The City’s Transit First Policy, established in the City’s Charter Section 16.102 provides that “parking
policies for areas well served by public transit shall be designed to encourage travel by public
transportation and alternative transportation.” The project area is well-served by local public transit
(Muni lines J, 22, and 33) and bike lanes (40 and 45), which provide alternatives to auto travel.

The transportation analysis accounts for potential secondary effects, such as cars circling and looking for
a parking space in areas of limited parking supply, by assuming that all drivers would attempt to find
parking at or near the project site and then seek parking farther away if convenient parking is
unavailable. Moreover, the secondary effects of drivers searching for parking is typically offset by a
reduction in vehicle trips due to others who are aware of constrained parking conditions in a given area.
Hence, any secondary environmental impacts which may result from a shortfall in parking in the vicinity
of the proposed project would be minor, and the traffic assignments used in the transportation analysis,
as well as in the associated air quality, noise and pedestrian safety analyses, reasonably addresses
potential secondary effects.

Access

Existing vehicle and pedestrian access would remain the same at 333 Dolores Street, 450 Guerrero Street,
and 601 Dolores Street, and therefore access would not be changed by the proposed project. There are no
bus stops in front of the project site. Sidewalks and on-street parking are present on both sides of the
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street. Therefore, the project would not impede traffic or cause unsafe conditions, and would not result in
a significant effect related to access.

Loading
Planning Code Section 152.1 does not require off-street freight loading for schools. Therefore, off-street
i e proposed project. Student drop-offs and pick-ups are discussed
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loading spaces are not requir

under “Traffic” on page 3.

Pedestrian Conditions

The number of AM-peak hour pedestrian trips to 333 Dolores Street would increase by approximately 9
students and decrease by three. There would be approximately 55 middle school students who would be
dropped off at 333 Dolores, then walked to 450 Guerrero, and then walked the two blocks to 601 Dolores
under the guidance of CDS staff. Conflict between pedestrians and vehicles would potentially increase
because of the additional street crossings, but these would be at signalized intersections with the
exception of the crossing at 19* Street to 601 Dolores Street. However, 19t Street has relatively low traffic
volumes, students would be accompanied by CDS staff, and there is a cross-walk at the 19% Street and

Dolores Street intersection.

Currently there is very little pedestrian activity on Guerrero Street in the moming. The project would
increase the number of student drop-offs at 450 Guerrero, by approximately 50 students. However, unlike
existing conditions, there would be CDS staff to assist at the existing white zone curb in the morning and
to supervise and chaperone student movement to 333 Dolores or 601 Dolores. Since the sidewalks are
much wider on Dolores Street, the path to 601 Dolores would likely be south on Guerrero Street to 17
Street, west on 17% Street to Dolores Street, then south on Dolores Street to 601 Dolores Street. All
intersections along this route except 19% Street/Dolores Street are signalized and regularly used by
pedestrians with no observed hazards.

There is anticipated to be an increase of approximately 130 pedestrian trips to the 601 Dolores site during
the AM-peak hour. An estimated 25 students would walk directly to 601 Dolores from home, 55 would be
walking to 601 Dolores after being dropped off at 333 Dolores, and 50 would walk to 601 Dolores after
being dropped off at 450 Guerrero. There are also anticipated to be approximately five faculty/staff that
would walk to 601 Dolores during the AM-peak hour. The movement of middle school students from 333
Dolores and 450 Guerrero to 601 Dolores would be supervised by CDS staff. The sidewalk widths and
crosswalks at intersections would provide adequate facilities for the walk between sites. Students
walking as a group would also increase safety because of the greater visibility of a group and the
supervision of CDS staff.

Overall, pedestrian conditions for the three sites would have adequate facilities and would not materially
increase hazards for pedestrians. Therefore, the project would not result in significant pedestrian impacts.

Bicycle Conditions

There are no existing or proposed bike lanes at 601 Dolores Street. In the vicinity of the project site, there
are two designated bicycle routes. Bicycle route #40 travels along 17th Street while route #22 travels along
Valencia Street. The number of bicycle trips to 333 Dolores Street is anticipated to decrease by
approximately three students and two faculty/staff because of the relocation of bicycle-riding middle
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school students and staff to 601 Dolores. An estimated increase of approximately 10 bicycle trips to 601
Dolores Street would occur during the morning peak hour. The project would not result in any new
bicycle trips to 450 Guerrero. The net effect of the three sites would be similar because the total net
change in bicycle trips would be an increase of 5 trips. Therefore, project impacts on bicycles would be
less than significant.

In summary, the project would not result in a significant effect with regard to transportation.

Noise: An approximate doubling of traffic volumes in the area would be necessary to produce an increase
in ambient noise levels noticeable to most people. The project would not cause a doubling in traffic
volumes and therefore would not cause a noticeable increase in the ambient noise level in the project
vicinity. The noise generated by the proposed users of the 601 Dolores Street building would be
considered common and generally acceptable in an urban area, and would not be considered a significant
impact. The proposed construction could generate noise and possibly vibration that may be considered
an annoyance by occupants of nearby properties. Construction noise is regulated under Article 29 of the
City’s Police Code, and would be temp