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Memo to the Planning Commission 
HEARING DATE: AUGUST 22, 2019 

CONTINUED FROM APRIL 25, 2019, MAY 9, 2019 AND JULY 18, 2019 
 

DATE: August 15, 2019 

TO: Planning Commission 

FROM: Linda Ajello Hoagland, Planner 2016-010589ENXOFA 

RE: 2300 Harrison Street Update (Case No. 2016-010589ENXOFA) 

 
 

BACKGROUND 
On July 18, 2019, the Planning Commission continued the Large Project Authorization and Office 
Development Allocation for 2300 Harrison Street to the public hearing on August 22, 2019, with the 
direction to provide more information and/or clarity for the Project. The Project Sponsor has since 
submitted revised plans providing additional information, as follows: 
 

• Floor plans for the residential units have been provided; 
• A list of the Project benefits; and 
• Plan revisions made based on comments from United to Save the Mission. 

 
No changes were made to the total building area, residential gross square footage, total number of 
residential units (24 units in total), dwelling unit mix or office square footage. Furthermore, no additional 
waivers, incentives and concessions have been requested. 
  
 
Attachments: 

• Updated Plans  
 



c
B

A
R

C
 O

 P
 Y

 R
 I
 G

 H
 T

 
a

rc
h

it
e

c
ts

BARarchitects
901 Battery Street, Suite 300  |  San Francisco, CA 94111  |  415 293 5700  | 
www.bararch.com

8
/7

/2
0

1
9

 1
2

:1
1

:0
4

P
M 15068

COVER SHEET

08/22/19 CS

2
0

17

2300 HARRISON ST SAN FRANCISCO, CA

2300 HARRISON ST

SAN FRANCISCO, CA

Situated in the UMU zoning district, the project proposes a horizontal expansion to an existing 3-story 

office building via new construction of a 6-story-over-basement building including, below-grade parking 

level; 1 story of mixed use and parking; 2 stories of office use and 3 stories of residential use. The new 

addition will be constructed over existing surface parking lot. Project utilizes the state density bonus 

program under planning code section 206.6.

PROJECT DESCRIPTION
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SHEET INDEX

LARGE PROJECT AUTHORIZATION AND OFFICE ALLOCATION

SITE

OWNER: 

562 MISSION STREET LLC

PATRICIA DELGRANDE

71 STEVENSON STREET, SUITE 850

SAN FRANCISCO, CA 94105

(415) 509-6013

ARCHITECT:

BAR ARCHITECTS

PATRICIA CENTENO

901 BATTERY STREET, SUITE 300

SAN FRANCISCO, CA 94111

(415) 293-5700

LANDSCAPE

ARCHITECT:

VAN DORN ABED 

LANDSCAPE ARCHITECTS

SHARI VAN DORN

81 14TH STREET

SAN FRANCISCO, CA 94103

(415) 864-1921
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PLANNING DEPT. CASE NO. : 2016-010589 LPA/OFA
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2300 HARRISON ST SAN FRANCISCO, CA

UNIT TABULATIONS

PARKING COUNT

ALLOWED: 

RESIDENTIAL: x.75 / 1 BED = .75x14 = 10

1 / >2 BED = 1x10 = 10

TOTAL: 20  MAX

OFFICE: 1:1,000 SF  (WITHIN 1/4 MILE OF MAJOR TRANSIT)

= (68,538+27,017)/1000 = 97

TOTAL: 116

PROVIDED:

BICYCLE PARKING COUNT 

PROVIDED:

RES: 24

OFFICE: 5 +75 (EXIST)

RETAIL: 1

TOTAL: 105

REQUIRED: 

RESIDENTIAL: x1 / 1 DU = 1 x 24 = 24

OFFICE: 1:5,000 SF

27,017/5000 = 5

RETAIL: 1:7,500 SF

2,483 = 1

TOTAL: 30

CLASS 1 BICYCLE PARKING

REQUIRED: 

RESIDENTIAL: 1 / 20 DU = 24 x 20 = 1

OFFICE: 2 + 1:50,000SF

= 2 + (27,017/50,000) = 2

RETAIL: 2 + 1:10,000 SF

= 2 + (2,483/10,000) = 2

TOTAL: 5

PROVIDED: 5

CLASS 2 BICYCLE PARKING

ACCESSIBLE PARKING SPACES: 

OFFICE: 1:25 ACCESSIBLE SPACES = 2

1:6 VAN PARKING =1

RES: 2%  OF STALLS

2% x 10 = 1 ACCESSIBLE SPACE

1 ACCESSIBLE VAN

TOTAL: 5

PROVIDED: 5

OFF-STREET LOADING SPACES: 

27,017x(0.1/1000) = .26*

*IF FRACTION IS UNDER .5, NO OFF-STREET LOADING SPACES REQUIRED.

**PROJECT WILL COMPLY WITH SECTION 167. ALL OFF-STREET PARKING 

SPACES ACCESSORY TO RESIDENTIAL USES SHALL BY UNBUNDLED 

FROM THE SALES OR RENTAL FEES FOR THE UNIT.

Existing

AT GRADE (OFFICE) 3

New Construction

LEVEL B1 (OFFICE) 28

LEVEL 1 (RES) 10

TOTAL 41

TOTAL 19,935 1,580 7,719 29,234 2,483 1,117 17,814 27,017 77,665

B1 0 0 0 0 0 0 12,631 0 12,631

1 0 1,120 1,731 2,851 2,483 1,117 5,183 623 12,257

2 0 0 657 657 0 0 0 13,197 13,854 TOTAL 68,538

3 0 0 657 657 0 0 0 13,197 13,854

4 6,813 460 1,554 8,827 0 0 0 0 8,827 1 22,846

5 6,586 0 1,560 8,146 0 0 0 0 8,146 2 22,846

6 6,536 0 1,560 8,096 0 0 0 0 8,096 3 22,846

LEVEL

RESIDENTIAL

GSF

RES. AMENITY

AND LOBBY RES. CORE

RES. TOTAL

GSF RETAIL GSF

ART ACT. OR

RETAIL GARAGE GSF OFFICE GSF

GRAND

TOTAL GSF LEVEL OFFICE GSF

NEW BUILDING EXISTING BUILDING

AREA TABULATION

TOTAL: 16.6% of BASE SCHEME

3 UNITS (2X VERY LOW, 1X LOW INCOME)

AFFORDABLE UNITS: > 11%@ VERY LOW INCOME

TOTAL RES. STORIES: 2 STORIES TOTAL ALLOWABLE RES. STORIES 2+2 = 4 STORIES TOTAL RES. STORIES: 3 STORIES

AVERAGE UNIT SIZE: 730 SF AVERAGE UNIT SIZE: N/A AVERAGE UNIT SIZE: 830 SF

TOTAL UNITS: 18 TOTAL ALLOWABLE NUMBER OF UNITS: 18 x 35% = 6.3        18 + 6=24 TOTAL UNITS: 24

BONUS ALLOWABLE AREA: 23,057 SF x 35% = 8,069 SF

TOTAL: 23,057 SF MAXIMUM ALLOWED: 23,057 SF+8,069 SF=31,127 SF TOTAL: 29,234 SF

LEVEL 6 8,096 SF

LEVEL 5 7,455 SF LEVEL 5 8,146 SF

LEVEL 4 7,455 SF LEVEL 4 8,827 SF

LEVEL 3 578 SF LEVEL 3 657 SF

LEVEL 2 578 SF LEVEL 2 657 SF

LEVEL 1 6,991 SF LEVEL 1 2,851 SF

RESIDENTIAL FLOOR AREA DENSITY BONUS PERCENTAGE: 35% RESIDENTIAL FLOOR AREA

BASE SCHEME STATE DENSITY BONUS CALCULATIONS PROPOSED PROJECT

BONUS DENSITY CALCUALTIONS

*(SEE BASE SCHEME LPA PACKAGE

DATED 4/24/19)

*
CLASS 1 BICYCLE PARKING: 75

CLASS 2 BICYCLE PARKING: 9

EXISTING BICYCLE PARKING

(3 TYPE IIIA AND 3 TYPE IA)

NUMBER OF STORIES: 6 ABOVE GRADE PLANE

ALLOWABLE HEIGHT: 80'

CONSTRUCTION TYPES: TYPE IA AND IIIA

OCCUPANCY: S-2, R-2, B

BUILDING CODE SUMMARY

HISTORIC STATUS: C (NOT A HISTORIC RESOURCE)

HEIGHT/BULK: 68-X

SF PLAN AREA: EASTERN NEIGHBORHOODS - MISSION

ZONING DISTRICT: UMU (URBAN MIX USE)

LOT AREA: 38,700 SF

BLOCK/LOT: 3593/001 (3101 19TH ST)

SAN FRANCISCO, CA 94110

PROJECT ADDRESS: 2300 HARRISON STREET (3101 19TH ST)

PLANNING CODE SUMMARY

B UNITS - 2 BEDROOM

A UNITS  - 1 BEDROOM

AVERAGE UNIT SIZE: 830 SF

TOTAL UNITS: 24

10 42%

UNIT B3 939 3

UNIT B2 941 1

UNIT B1 984 6

2 BED:

14 58%

UNIT A2 767 6

UNIT A1 744 8

1 BED:

UNIT COUNT

UNIT TABULATIONS
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2300 HARRISON ST SAN FRANCISCO, CA

1" = 40'-0"

CODE DIAGRAM LEVEL 4CODE DIAGRAM LEVEL 4

EACH UNIT PROVIDES ONE ROOM (120 SF MIN) FACING ON AN OPEN AREA

PROVIDED:

PER SECTION 140 (a)(1) A PUBLIC STREET, PUBLIC ALLEY AT LEAST 20' IN WIDTH

PERMITTED AS OPEN AREA

IN EACH DWELLING UNIT, THE REQUIRED WINDOWS OF AT LEAST ONE ROOM (120

SF MIN) SHALL FACE DIRECTLY ON AN OPEN AREA.

REQUIREMENT:

EXPOSURE

17'-7" IN DEPTH REAR YARD  (SEE CONCESSION REQUEST ON G03)

PROVIDED:

MINIMUM REAR YARD DEPTH SHALL BE EQUAL TO 25% OF THE TOTAL DEPTH OF

THE LOT, IN NO CASE LESS THAN 15 FEET

REQUIREMENT:

REAR YARD

OPEN SPACE PROVIDED: 544 SF

REQUIRED: 27,017/ 50 = 541SF

OFFICE:

OPEN SPACE PROVIDED: 112 SF

REQUIRED: 2,483/ 250 = 11 SF

RETAIL:

TOTAL RES OPEN SPACE PROVIDED: 4,220 SF

COMMON OPEN SPACE PROVIDED: 2,722 SF (143/DU FOR REMAINING 19 UNITS)

PRIVATE OPEN SPACE PROVIDED: 1,405 SF (AVG OF 281 SF/DU)

PRIVATE OPEN SPACE: 5 UNITS

RESIDENTIAL:

OFFICE: 1:50 SF

RETAIL: 1:250 SF

80 SF x 1.33/DU (IF COMMON)

RESIDENTIAL: 80 SF/ DU = 80 x 24 = 1,920 SF (IF PRIVATE)

REQUIREMENT:

OPEN SPACE

1" = 40'-0"

CODE DIAGRAM - LEVEL 1CODE DIAGRAM - LEVEL 1

1" = 40'-0"

CODE DIAGRAM LEVEL 5CODE DIAGRAM LEVEL 5

(SECTION 135)

(SECTION 134)

(SECTION 140)

1" = 40'-0"

CODE DIAGRAM - LEVEL 2 & 3CODE DIAGRAM - LEVEL 2 & 3
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2300 HARRISON ST SAN FRANCISCO, CA

CONCESSION REQUEST 1: REAR YARD

REQUIRED: SECTION 134(a)(1)

MINIMUM REAR YARD DEPTH SHALL BE EQUAL TO 25% OF THE TOTAL DEPTH OF THE LOT, BUT IN NO CASE LESS THAN 15 FEET.

SECTION 136 PERMITTED OBSTRUCTIONS

25% x 157.88' = 39.5'

PROVIDED: 17'-7" REAR YARD DEPTH

CONCESSION FOR REAR YARD SETBACK (SECTION 134). THE PROJECT IS REQUIRED TO PROVIDE A 25% REAR YARD SETBACK 

ON THE LOWEST FLOOR CONTAINING RESIDENTIAL UNITS AND AT EACH SUBSEQUENT FLOOR. THE PROJECT WILL PROVIDE 

RESIDENTIAL UNITS ON 4TH, 5TH AND 6TH FLOORS. THE NEW CONSTRUCTION COMPONENT IS CONSTRUCTED ON THE 

PROPERTY’S CURRENT SURFACE PARKING LOT AREA, WITH ALL OF THE RESIDENTIAL UNITS BEING LOCATED ABOVE THE ROOF 

LEVEL FOR THE EXISTING 3-STORY BUILDING. THUS, ALL RESIDENTIAL UNITS WILL BE PROVIDED WITH A REAR YARD SETBACK 

THAT IS WELL IN EXCESS OF THE REQUIRED 25% AREA (I.E. INSTEAD OF THE REQUIRED APPROX. 40’ SETBACK, THE UNITS WILL 

BE FACING A REAR YARD WITH A DEPTH OF APPROX. 100’). HOWEVER, SINCE THE REAR YARD WILL BE TECHNICALLY LOCATED 

ON TOP OF THE EXISTING ROOF TOP, IT WILL BE PARTIALLY OBSTRUCTED BY CERTAIN EXISTING MECHANICAL AREAS. THUS, 

THE UNITS AT THE LOWEST RESIDENTIAL LEVEL (AT THE 4TH FLOOR), WILL NOT BE FACING A FULLY CODE COMPLIANT REAR 

YARD. WITHOUT THIS CONCESSION, THE PROJECT WOULD BE REQUIRED TO RELOCATE AND RECONFIGURE ALL OF THE 

EXISTING MECHANICAL AREAS, SUBJECTING THE PROJECT TO ADDITIONAL COSTS.  

CONCESSION REQUEST 2: GROUND FLOOR HEIGHT

REQUIRED: SECTION 145.1(c)(4)(A)

GROUND FLOOR NON-RESIDENTIAL USE IN UMU DISTRICTS SHALL HAVE A MINIMUM FLOOR-TO-FLOOR HEIGHT OF 17 FEET, AS 

MEASURED FROM GRADE

PROVIDED: 15'- 4" FLOOR TO FLOOR HEIGHT (MEASURED FROM LOWEST POINT OF BACK OF SIDEWALK)

JUSTIFICATION: IN ORDER TO KEEP ALIGNMENT OF EXISTING SECOND FLOOR LEVEL AND COORDINATION WITH EXISTING 

SIDEWALK GRADES, LESS THAN 17' FLOOR TO FLOOR IS PROVIDED

CONCESSION REQUEST 3: ACTIVE USES REQUIRED

REQUIRED: SECTION 145.1(c)(3)

ACTIVE USES ON GROUND FLOOR SHALL BE PROVIDED WITHIN 25 FEET OF BUILDING DEPTH ON THE GROUND FLOOR

PROVIDED: >25' OF ACTIVE USE PROVIDED ON HARRISON ST AND TREAT AVE. 15' OF ACTIVE USE PROVIDED ALONG 

MISTRAL AVE

JUSTIFICATION: DUE TO CONSTRAINED SITE DEPTH IN THE NORTH SOUTH DIRECTION OF 56' - 6", THE MAXIMUM 

DEPTH AVAILABLE IN ORDER TO PROVIDE ACCESS FOR GROUND FLOOR PARKING BEHIND IS 15'-0".
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2300 HARRISON ST SAN FRANCISCO, CA

WAIVER REQUEST 3: MASS REDUCTION

REQUIRED: SECTION  270.1

BUILDING IN EASTERN NEIGHBORHOODS MIXED USE DISTRICTS THAT HAVE STREET OR ALLEY FRONTAGE GREATER THAN 200 FEET IN LENGTH 

MUST PROVIDE ONE OR MORE MASS REDUCTION BREAKS IN THE BUILDING THAT REDUCE THE HORIZONTAL SCALE OF THE BUILDING INTO 

DISCRETE SECTIONS NOT MORE THAN 200' IN LENGTH. SUCH MASS SHALL:

  (1)   BE NOT LESS THAN 30 FEET IN WIDTH;

  (2)   BE NOT LESS THAN 60 FEET IN DEPTH FROM THE STREET-FACING BUILDING FACADE;

  (3)   EXTEND UP TO THE SKY FROM A LEVEL NOT HIGHER THAN 25 FEET ABOVE GRADE OR THE THIRD STORY, WHICHEVER IS LOWER

  (4)   RESULT IN DISCRETE BUILDING SECTIONS WITH A MAXIMUM PLAN LENGTH ALONG THE STREET FRONTAGE NOT GREATER THAN 200 FEET.

PROVIDED: MASS REDUCTION BREAK AT LEVEL 4 THAT IS 33' WIDE, 20'4" DEEP, EXTENDING UP TO THE SKY. THE RESULTING BUILDING SECTIONS 

ARE 63'-6" WIDE AND 142'-6" WIDE.

JUSTIFICATION: THERE IS NOT ENOUGH DEPTH IN THE NEW CONSTRUCTION TO SATISFY THE 60' DEPTH FROM STREET-FACING FACADE WITHOUT 

CREATING EXTREME INEFFICIENCIES IN THE RESIDENTIAL FLOORS. ALTHOUGH MASS REDUCTION SETBACK IS AT LEVEL 4, LEVEL 2 AND 3 PROVIDE 

MASS REDUCTION THROUGH BALCONIES.

WAIVER REQUEST 1: BUILDING HEIGHT

BUILDING HEIGHT COMPLIES WITH 68-X WITH ADDITION OF 1 STORY PER STATE BONUS DENSITY PROGRAM

WAIVER FOR BUILDING HEIGHT (SECTION 250). THE PROPERTY IS ZONED 68-X. THE PROPOSED NEW CONSTRUCTION ON THE 

PARKING LOT PORTION IS DESIGNED TO MATCH THE EXISTING 2ND AND 3RD FLOORS, AND THUS BY EXTENDING THE EXISTING 

OFFICE FLOORS, THE PROJECT IS RESTRICTED BY THE EXISTING BUILDING HEIGHT OF 42’. WITH A 68’ HEIGHT LIMIT, UP TO 

FIVE STORIES CAN BE CONSTRUCTED ON THE PARKING LOT PORTION, IN LIGHT OF THE EXISTING BUILDING HEIGHT. UNDER 

SECTION 206.5(C)(5), A WAIVER OF THE APPLICABLE HEIGHT RESTRICTIONS MUST BE GRANTED IF THE APPLICABLE HEIGHT 

LIMITATION WILL HAVE THE EFFECT OF “PHYSICALLY PRECLUDING THE CONSTRUCTION OF A HOUSING PROJECT AT THE 

DENSITIES OR WITH THE CONCESSIONS OR INCENTIVES PERMITTED.” PROJECTS MAY RECEIVE A HEIGHT BONUS AS OF 

RIGHT OF UP TO TWENTY FEET OR TWO STORIES, EXCLUDING EXCEPTIONS PERMITTED UNDER SECTION 260(B).

IN ORDER TO ACHIEVE THE RESTRICTED AFFORDABLE UNITS AND TO CONSTRUCT THE PROJECT WITH THE PROPOSED 

NUMBER OF OVERALL UNITS, THE PROJECT PROPOSES A TOTAL HEIGHT OF 74'10", WHICH IS 6'10" OVER THE NORMALLY 

APPLICABLE HEIGHT LIMIT. WITHOUT THE INCREASE IN HEIGHT, THE PROJECT WILL BE PHYSICALLY PRECLUDED FROM 

CONSTRUCTING THE PROPOSED 8 UNITS AT THE 6TH FLOOR, THUS ALSO PREVENTING THE PROJECT FROM ACHIEVING THE 

PROPOSED NUMBER OF RESTRICTED AFFORDABLE UNITS.

ADDITIONAL HEIGHT 

REQUESTED AS WAIVER
EXISTING BUILDING

1" = 30'-0"G04
3 HEIGHT DIAGRAM - MISTRAL STREET

WAIVER REQUEST 2: NARROW STREET HEIGHT LIMIT

REQUIRED: SECTION  261.1(d)(1)

SUBJECT FRONTAGES SHALL HAVE UPPER STORIES SET BACK AT LEAST 10' FROM PROPERTY LINE EQUIVALENT TO 1.25x WIDTH OF 

ABUTTING STREET

MISTRAL STREET IS 30' WIDE. 30'x1.25 =40'

PROVIDED: 10' SETBACK AT 41'-10" HEIGHT (INSTEAD OF AT 40' HEIGHT)

JUSTIFICATION: TO RETAIN ALIGNMENT OF LEVEL 2 & 3 OF EXISTING BUILDING WITH LEVEL 2 & 3 OF NEW BUILDING, 41'-10" IN HEIGHT IS 

PROVIDED, SETBACK IS PROVIDED AT LEVEL 4.

1" = 40'-0"

LEVEL 4
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NOT TO SCALE

UNIT PLANS ON SHEETS A210 AND A211 ARE FROM OTHER RECENTLY 

BUILT MULTI-FAMILY DEVELOPMENTS IN SAN FRANCISCO, DESIGNED BY 

BAR ARCHITECTS. THEY ARE REPRESENTATIVE OF RESIDENTIAL UNITS 

SIMILAR IN LAYOUT TO THE UNIT DESIGNS IN THIS PROJECT.
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BUILT MULTI-FAMILY DEVELOPMENTS IN SAN FRANCISCO, DESIGNED BY 

BAR ARCHITECTS. THEY ARE REPRESENTATIVE OF RESIDENTIAL UNITS 

SIMILAR IN LAYOUT TO THE UNIT DESIGNS IN THIS PROJECT.
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