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Memo to the Planning Commission 
HEARING DATE: DECEMBER 8, 2016 

 

Date: December 1, 2016 
Case No –  2016-014590CRV 
Project Address: 54 4th Street, (3705/004) 
Zoning  C-3-R Zoning District (Downtown – Retail) 
Height and Bulk 160-S Height and Bulk District  
 432 Geary Street (0306/006) 
 C-3-G Zoning District (Downtown – General) 
 80-130-F Height and Bulk District  
 447 Bush Street (0287/020) 
 C-3-R Zoning District (Downtown – Retail) 
 80-130-F Height and Bulk District  
 972 Sutter Street (0280/012) 
 RC-4 Zoning District (Residential-Commercial, High Density) 
 80-A Height and Bulk District  
 140 Ellis Street (0326/023) 
 C-3-R Zoning District (Downtown – Retail) 
 80-130-F Height and Bulk District  
 1412 Market Street (0835/001) 
 C-3-G Zoning District (Downtown – General) 
 120-320-R-2 Height and Bulk District  
Project Sponsor: Chad Pradmore 
 3919 25th Street 

 San Francisco, CA  94114  
Staff Contact: Carly Grob – (415) 575-9138 
 carly.grob@sfgov.org  
Recommendation: Disapproval of Conditional Use Authorizations; 
 Adopt Findings that Replacement Rooms are Not Comparable 

 

PROJECT OVERVIEW 
The Project proposes to convert a total of 214 Residential Hotel rooms at six different hotels to Tourist 
Hotel rooms, and to provide one-for-one replacement units at two newly-constructed residential 
buildings at 361 Turk and 145 Leavenworth. The conversion of a residential unit to a tourist unit or 
another use requires a Permit to Convert from the Housing Inspection Division of the Department of 
Building Inspection (“DBI”). Prior to the issuance of the Permit to Convert, the Planning Department 
must confirm that the application is consistent with the Planning Code, and, if requested by a member of 
the public, the Planning Commission must hold a public hearing to solicit public opinion on whether DBI 
should approve or deny the Permit to Convert and to determine if the replacement units are comparable 
to the residential units proposed for conversion. The Planning Department (hereinafter “Department”) 
finds that the replacement units are not comparable with those proposed for conversion. The Department 
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recommends that the Planning Commission adopt a resolution stating said findings. In addition, to be 
consistent with the Planning Code, four of the six hotels proposing conversions require Conditional Use 
Authorization for the intensification of Hotel use. 

This memo will provide a general overview of the Hotel Conversion Ordinance and Permit to Convert 
process, a brief history of the proposed project, details on the current project, a description of required 
commission action, and a comparability analysis of the existing units and the replacement units at 361 
Turk and 145 Leavenworth Streets.  

BACKGROUND 
Hotel Conversion Ordinance 
The Hotel Conversion Ordinance (HCO) was enacted in 1980, during a time in which the city recognized 
that the conversion, vacation, and demolition of Residential Hotel Units1 had aggravated the shortage of 
affordable, safe, and sanitary housing. According to the findings in the ordinance, the Planning 
Department conducted a study and found that there were only 26,884 Residential Hotel Units in the City 
in December of 1979, a decrease of almost 6,100 units from 1975.2 

Traditionally, Residential Hotel Units have provided both transitional housing for homeless persons and 
families, as well as permanent residence for elderly and low-income populations. Removal of Residential 
Units could have the greatest effects on those persons who are least able to cope with displacement in San 
Francisco’s housing market. 

Following the enactment of the HCO in the early 1980’s, hotel owners and operators were required to 
submit an initial usage report to the Department of Building Inspection, which included  

• the number of residential and tourist units as of September 23, 1979,  
• the designation by room number and location of the residential and tourist units, and 
• the total number of residential and tourist rooms as of seven days prior to filing the report.  

A Residential Unit is any guest room which had been occupied by a permanent resident on September 23, 
1979, and is considered a residential use. Tourist Units are guest rooms which were not occupied by a 
permanent resident as of September 23, 1979, and are considered a commercial use. Hotel owners and 
operators are required to maintain daily records of vacancies and the status of each room, and submit an 
Annual Usage Report to DBI every October. 

 

Permit to Convert Process  

A hotel owner or operator may apply for a permit to convert one or more Residential Units into Tourist 
Units, provided that the Residential Unit is replaced. The Permit to Convert Application includes but is 
not limited to information about the hotel, the proposed conversion, which rooms will be affected, the 
current rental rates for the affected rooms, and information on any permanent residents affected by the 
proposed conversion.   
                                                           
1 For the purposes of the discussion of Chapter 41, the subject rooms are referred to as “Units.” The 
Planning Code defines these spaces as Group Housing Rooms rather than Dwelling Units; however, the 
language used in Chapter 41 is “Unit.”   
2 San Francisco, California, Administrative Code, Chapter 41, Section 41.3(d) 
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One of the primary components of the application is a statement as to how one-for-one replacement of the 
units to be converted will be accomplished. Before DBI issues the permit to convert, the owner or 
applicant hotel operator must provide one-for-one replacement units by one of the following methods: 

1. Construct, or cause to be constructed, a comparable unit to be made available at comparable rent.  

a. A Comparable unit is defined as a unit which is similar in size, services, rental amount, 
and facilities, and which is located within the existing neighborhood or within a 
neighborhood of similar physical and socioeconomic conditions. 

2. Cause to be brought back into the housing market a comparable unit from any building which 
was not subject to the provisions of Admin. Code Chapter 41,  

3. Construct or cause to be constructed or rehabilitated apartment units for elderly, disabled, or 
low-income persons or households, or transitional housing which may include emergency 
housing. Replacement housing under this option would be evaluated by the Planning 
Commission in accordance with the provisions of Section 303. 

4. Pay to the City and County of SF an amount equal to 80% of the cost of construction of an equal 
number of comparable units plus site acquisition cost.  

Upon receiving a complete permit to convert application, DBI routes a copy of the application to Planning 
for review. DBI also mails a notice of the application to interested community organizations and other 
persons or groups who have previously requested such notice in writing. The owner or operator of the 
hotel shall also post a notice informing permanent residents of such information.  

Any interested party may request a Planning Commission hearing within 15 days of the notice of the 
permit to convert. The Planning Commission will collect public comment as to whether DBI should 
approve or deny the permit to convert and to determine whether the replacement units are “comparable 
units.” 

Project History 
On April 30, 2014, Richard Hannum filed an application (Case No. 2012.1531CEX) with the Planning 
Department seeking authorization for new construction of two residential buildings containing a total of 
231 group housing rooms. The first building is located at 361 Turk, on the south side of the street between 
Hyde and Leavenworth Streets within the RC-4 (Residential – Commercial, High Density Zoning District, 
the North of Market Residential Special Use District, and the 80-T Height and Bulk District. The proposed 
building at 361 Turk is nine stories, and includes 137 group housing rooms and 4,216 gross square feet of 
ground floor retail space. Conditional Use Authorization was required to allow the construction of a 
building exceeding 40 feet in height within the RC-4 Zoning District.  
 
The second building is located at 145 Leavenworth, located on the northwest intersection of Leavenworth 
and Golden Gate Avenue, within the C-3-G (Downtown Commercial, General) District and 80-X Height 
and Bulk District. The building at 145 Turk is eight stories, contains 94 group housing rooms and 
approximately 3,776 gross square feet of ground floor retail space. A downtown project authorization 
pursuant to Section 309 was required for an exception to the requirements of the reduction of ground 
level wind currents in the C-3 District.  
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On June 11, 2014, Tracy Boxer Zill, Esquire, filed Conditional Use Authorization applications for the 
intensification of a Tourist Hotel use, proposing the one-for-one conversion of 206 Residential Hotel 
Units to Tourist Hotel Units with replacement units at 361 Turk and 145 Leavenworth Streets. The project 
originally included the five following Conditional Use Authorization Applications as part of the 361 Turk 
and 145 Leavenworth project, but the Planning Department was not supportive of the proposed 
conversion of existing residential hotel units. The project sponsor chose to proceed with their entitlement 
applications for 361 Turk and 145 Leavenworth Streets, and planned to revisit the following applications 
at a later date:  

1. Mosser Hotel – 54 4th Street – Case No. 2012.1531C_3 
2. Hotel Fusion East – 120 Ellis Street – Case No. 2014.0908C 
3. Hotel Fusion – 140 Ellis Street – Case No. 2014.0909C 
4. Union Square Plaza Hotel – 432 Geary Street – Case No. 2014.0910C 
5. New Central Hotel – 1412 Market Street – Case No. 2014.0911C 

 
On July 9, 2015, the Planning Commission approved the project at 361 Turk and 145 Leavenworth Streets 
pursuant to Motion Nos. 19411 and 19412. The plans which were approved by the Commission have been 
included as an attachment to this memo.  
 
On July 25, 2014, Tracy Boxer Zill, Esquire, filed a Permit to Convert Application with the Housing 
Inspection Services Division of the Department of Building Inspection, proposing the conversion of the 
Residential Hotel Units to Tourist Hotel Units at the following addresses:  

1. Mosser Hotel, 54 4th Street – 81 rooms 
2. Hotel Fusion East, 120 Ellis Street – 37 rooms 
3. Hotel Fusion, 140 Ellis Street – 12 rooms 
4. Union Square Plaza Hotel, 432 Geary Street – 61 rooms 
5. New Central Hotel, 1412 Market Street – 15 rooms.  

 
On July 28, 2014, The Housing Inspection Division transmitted the Permit to Convert Applications to the 
Planning Department.  
 
On August 20, 2015, John Kevlin filed two Conditional Use Authorization Applications (Case No. 2015-
010755CUA and 2015-010747CUA) for the intensification of a hotel use at the Hotel Des Arts at 447 Bush 
and the Mithila Hotel at 972 Sutter, and proposed the conversion of the existing Residential Hotel Units at 
these properties to Tourist Hotel Units with one-to-one replacement at 361 Turk and 145 Leavenworth.  
 
Planning Staff reviewed the Permits to Convert and had scheduled a Planning Commission Hearing for 
the related Conditional Use Authorizations on March 17, 2016. Upon further review, Staff was unable to 
determine if the required notice of a Permit to Convert was completed for the Hotel des Arts and the 
Mithila Hotel, since these applications were added to the project after the initial Permit to Convert 
applications were file.  Staff requested that the project sponsor resubmit the Permit to Convert 
applications and to repost the notices required by Administrative Code Chapter 41.  
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On May 27, 2016, the project sponsor submitted a revised Permit to Convert application to the Housing 
Inspection Division. The revised application cancelled the request for the proposed conversions at the 
Hotel Fusion East (120 Ellis Street), and to requested additional conversions at the following addresses:  

1. Hotel Des Arts, 447 Bush Street – 38 rooms, and  
2. Mithila Hotel, 972 Sutter Street – 19 rooms  

 
The Housing Inspection Division transmitted the revised Permit to Convert applications to the Planning 
Department on August 3, 2016. The Housing Inspection Division acknowledged that the revised Permit 
to Convert application is technically complete, but does not include sufficient information demonstrating 
that the conversion of the residential hotel rooms is complaint with Section 41.12 of the Administrative 
Code, as there is no supporting information that the hotel owners are causing the construction of 361 
Turk and 145 Leavenworth Streets.  
 
On August 10, 2016, Randy Shaw of the Tenderloin Housing Clinic requested that the Planning 
Commission hold a public hearing on the Permit to Convert applications.  
 

CURRENT PROPOSAL 
The current Permit to Convert application proposes the conversion of a total 214 Residential Hotel Units 
to Tourist Hotel Units and one-to-one replacement of the converted units to the approved Group 
Housing rooms at 361 Turk and 145 Leavenworth. The following table summarizes the six properties 
which are included in the permit to convert application.  There are no permanent residents in any of the 
Units proposed for conversion.  
 
Hotel Address Current 

Tourist 
Hotel 
Units 

Current 
Residential 
Hotel Units 

Number of 
Units 
proposed 
for 
conversion 
from 
Residential 
to Tourist 
use 

Total 
Net 
New 
Tourist 
Hotel 
Units 

Permanent 
Residents - 
Residential 
Hotel Units 
to Remain at 
subject 
property 

Mosser 
Hotel 

54 4th 
Street 

120 81 77 197 4 

Hotel 
Fusion 

140 Ellis 
Street 

112 12 12 124 None 

Union 
Square 
Plaza 
Hotel 

432 Geary 
Street 

8 61 55 63 6 

New 
Central 
Hotel 

1412 
Market 
Street 

105 15 15 120 None 
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Hotel Des 
Arts 

447 Bush 
Street 

13 38 37* 51 1 

Mithila 
Hotel 

972 Sutter 
Street 

11 19 18 29 1 

Total 369 226 214 584 12 
 
*The project also proposes the addition of one new tourist hotel room within the existing envelope of the 
building located at 447 Bush (Hotel Des Arts). The additional room is proposed to occupy space on the 
second floor which is currently used as the hotel lobby. No exterior alterations or expansion of the 
building envelope is proposed. The additional room is not reflected in the table above.  
 
The new construction at 361 Turk and 145 Leavenworth is subject to the provisions of Planning Code 
Section 415, and the project is required to provide 12% of the units, or 28 total units, onsite as affordable 
dwelling units. Since 361 Turk and 145 Leavenworth were approved, the project sponsor has entered into 
private agreements with the San Francisco Firefighters Local 798, San Francisco Police Officers 
Association, and the Boys and Girls Club of San Francisco to provide 40 workforce housing units at 
reduced rates for a period of 10 years. Those units designated for firefighters and police officers would be 
rented at $1,800 monthly, while those rented to Boys and Girls Club employees would be rented at $1,100 
monthly.  
 

COMPARABILITY FINDINGS  
Pursuant to Section 41.12, the Department of Building Inspection shall send a completed application for a 
Permit to Convert to the Planning Department for review. If requested by a member of the public, the 
Planning Commission shall conduct a public hearing on the proposed conversion in order to solicit public 
opinion on whether DBI should approve or deny the a permit to convert, and to determine whether the 
proposed units are comparable to the units to be converted. 

 
A comparable unit is defined as a unit which is similar in size, services, rental amount and facilities, and 
which is located within the existing neighborhood or within a neighborhood with similar physical and 
socioeconomic conditions. A summary of findings for each hotel is included below, and additional 
information on each of the six hotels proposing conversions is included as an attachment to this memo. 
 
In summary, the Department has determined that the replacement units located at 361 Turk and 145 
Leavenworth would not be comparable to the existing residential hotel units at the six subject hotels. The 
existing residential hotel rooms are eligible for rent-control, while the group housing rooms in the new 
development can never be subject to rent control. Although the group housing rooms at 361 Turk and 145 
Leavenworth may share similar features and amenities to the existing Residential Hotel Units, the 
majority, 146 units, of the replacement Group Housing Rooms will be offered at market-rate. Of the units 
with some affordability restrictions, only the 28 units subject to the provisions of Planning Code Section 
415 will have permanent affordability controls, while the proposed 40 units of workforce housing are 
only leased for 10 years. 
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The newly constructed Group Housing Rooms at 361 Turk and 145 Leavenworth will not serve the same 
populations as the Hotel Conversion Ordinance is intended to protect. The HCO references existing 
Residential Hotel Rooms as endangered housing resources, and the conversion of residential hotel units 
results in the removal of housing traditionally accessible to disabled, low-income, or elderly residents. 
Although the group housing rooms at 361 Turk and 145 Leavenworth may share similar physical features 
to the existing Residential rooms, the majority of the replacement rooms will be offered at market-rate, 
and will likely be unavailable to at-risk populations.   
 

REQUIRED COMMISSION ACTION 
The Commission will consider the comparability of the existing residential hotel units to the proposed 
group housing rooms at 361 Turk and 145 Leavenworth. Additional information on each of the six sites is 
included as attachment to this memo.  The Commission may adopt a resolution of findings that the 
replacement units are not comparable to the existing residential hotel units. 
 
The Planning Commission will also consider four requests for Conditional Use Authorization for the 
intensification of an existing hotel use. If the Planning Commission grants the Conditional Use 
Authorization and confirms the Permits to Convert are consistent with the Planning Code, the permit 
applications will be sent back to the Department of Building Inspection (“DBI”).  The Director of DBI will 
then consider the public comment from the Planning Commission hearing, and the Planning 
Commission’s comments when determining whether to grant the Permits to Convert.  
 

Case No.  Address Doing 
Business 
As (DBA) 

Rooms 
proposed 

for 
conversion 

CPC Action Staff  
Recommendation 

2016-014590CRV;  
2012.1531C_3 

54 4th 
Street 

The 
Mosser 
Hotel 

77 

Conditional 
Use and 

Comparability 
Findings 

 

 
 
 

Recommend 
Disapproval of 

CU; Adopt 
resolution finding 
that replacement 

units are not 
comparable 

2016-014590CRV;  
2014.0910C 

432 
Geary 
Street 

Union 
Square 
Plaza 
Hotel 

55 

2016-014590CRV;  
2015-010755CUA 

447 
Bush 
Street 

Hotel Des 
Arts 

37 

2016-014590CRV;  
2015-010747CUA 

972 
Sutter 
Street 

Mithila 
Hotel 

18 

2016-014590CRV 140 Ellis 
Street 

Hotel 
Fusion 

12 
Comparability 

Findings 
 

Adopt resolution 
finding that 

replacement units 
are not 

comparable 

2016-014590CRV 1412 
Market  
Street 

New 
Central 
Hotel 

15 
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PUBLIC COMMENT 
To date, the Department has received one phone call, five letters and 32 signatures in opposition to the 
proposed conversion and intensification of hotel use. Opposition letters from organizations such as the 
Coalition on Homelessness, Hospitality House, and Market Street for the Masses Coalition discuss 
concerns surrounding the loss of rent-controlled housing and the potential impacts this loss could have 
on displacement of vulnerable populations. The Department has received seven letters in support of the 
proposed conversions from local hotel operators, SF Fire Fighters Local 798, and the Boys and Girls Club 
of San Francisco. Letters in support of the proposed conversion and hotel intensification highlight the 
importance of providing 40 workforce housing units. All of the public comment received as of November 
30, 2016 is provided as an attachment. 
 

CONCLUSION  
The conversion of 214 Residential Hotel rooms to Tourist Hotel rooms is inconsistent with the objectives 
and policies of the Housing Element of the General Plan, and the replacement Group Housing Rooms are 
not considered comparable with regard to price, affordability, or populations served.  
 

BASIS FOR RECOMMENDATION 
 New-construction, market rate Group Housing Rooms will command greater initial rents than 

existing Residential Hotel Units, regardless of their eligibility for rent control.  
 The project replaces rent control eligible Residential Hotel Units with market rate Group Housing 

that are not subject to rent control. The replacement rooms are not considered comparable to the 
existing Residential Hotel Units.  

 The project is compliant with all relevant sections of the Planning Code, but is not consistent with 
the General Plan or the Downtown Area Plan.  

 

RECOMMENDATION: Adopt Resolution that the replacement units are not comparable 

 
Attachments: 
Draft Resolution – Comparability Analysis and Findings for Permits to Convert  
Permit to Convert Application (Abridged-Plans included as separate attachment; duplicate exhibit pages 
and letters of authorization removed) 
DBI Transmittal of Permit to Convert Application – August, 2016 
Request for Public Hearing – August, 2016 
Public Comment  
Existing Plans – The Mosser Hotel, 54 4th Street 
Existing Plans – Union Square Plaza Hotel, 432 Geary Street 
Existing Plans – Hotel Des Arts, 447 Bush Street 
Existing Plans – Mithila Hotel, 972 Sutter Street 
Existing Plans – Hotel Fusion, 140 Ellis Street 
Existing Plans – New Central Hotel, 1412 Market Street 
Motion No. 19411 and 19412, Case No. 2012.1531CEX (361 Turk and 145 Leavenworth) 
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Project Sponsor Submittal, Including:  
- Map of Subject Properties 
- Plans – 361 Turk and 145 Leavenworth 
- Hotel Room Comparison Table 
- SF Economic Profile – Downtown/Civic Center 
- SF Consolidated Plan – Income Data 
- Area Services Table  

 



Pradmore Legal Services chaa praa~ore
3919 25~ Street

San Francisco, CA 94114
415-260-2535

cpradmore@dkrpartners.com

May 27, 2016

By Hand DeliverL and Mail (rosemarv.bosque(a~sfgov.or~)

Ms. Rosemary Bosque

Department of Building Inspection

Housing Inspection Services

1660 Mission street, b~' Floor

San Francisco, CA 94103

Re: Response to Apri127, 2016 Letter ~~

54 Fourth Street (Mosser Hotel)

447 Bush Street (Des Arts Hotel)

140 Ellis Street (Hotel Fusion)

432 Geary Street (CTaion Square Plaza Hotel)

1412 Market Street {New Central Hotel)

972 SutEer Street (A~ithila Hotel)

Our file: b968.01

Dear Ms. Bosque,

~1~~,,E~ 1i ~D
}

— ~ MAY 2 ~ 2a16—~

DEPARTMENT OF SUlLDING gVSFECTION
HOUSING INSPECTION DIViS14~J

Y want to take a second to introduce myself, my name is Chad Pradmore and I am

representing the new Project Sponsor, Forge Land Company, LLC. Thank you for your

patience while we have been talcing the necessary time to get familiar with where we are in

the conversion process. This letter is in response to your letter regarding the above-

referenced hotels dated April 27; 2016. The following is an item-by-item response to the

items in your original letter.

1. Replacement Units. As previously indicated, the Permit to Convert applications

seek compliance with the one-far-one replacement requirement of the Residential

Hotel Conversion and Demolition Ordinance (the_ "HCO") through Section

41.13(a)(1), which states "[c]onstruct or cause to be constructed a comparable unit to

be made available at compazable rent to replace each of the units to be converted..."

The six hotels from which residential hotel rooms are proposed to be transferred are

causing the construction of the new complete units at 361 Turk Street and 145

Leavenworth Street through a contractual relationship with Forge Land Company

("Forge") which obligates Forge to accept the residential hotel designations.

The two new residential hotel buildings will be subject to the Planning Code's 12°/a

on-site affordable housing requirement (27 rooms). In addition, and as part of the

proposed Permit to Convert applications on file with your office, under an agreement

with DKR LLC, the two new buildings will provide 40 workforce housing units, to be

rented at below market, middle income rates to members of the San Francisco Police



Ms. Rosemary Bosque
San Francisco Department of Building Inspection

May 27, 2016
Page 2
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Officers Association, the San Francisco Firefighters Local 798, and employees 
of the

Boys and Girls Club of San Francisco. The term of the masterlease is 1
0 years. In

effect, 29% of the 23l rooms at the new buildings will be offered at below 
market

rates. Without the antirova] of the Permit to Convert applications, the 40 work
force

housing rooms wi)1 not be created.

The Permit to Convert applications meet the one-for-one replacement sta
ndard of

HCO Section 41.13(a)(1). We amended the Permit to Convert applications to r
eplace

Boopic, LLC with Forge as the applicant, Forge is conshueting the buildings at 
361-~-

Turk Street and 145 Leavenworth Street, and therefore the applicant will di
rectly —

construct the replacement units. ,_-

Forge has been involved with the Permit to Convert process from the begirmi
ng of the

enfitlement of the buildings at 361 Turk Street and 145 Leavenworth Stree
t, and in

fact pursued the group/workforce housing model based on the expectation th
at the

residential hotel rooms would be transferred to the new buildings, A letter
 from

Forge authorizing its replacement of Boopie, LLC as the sponsor is a
ttached as

F.xhihit A.

2. Permanent Resident at the 13ote1 Des Arts. There are currently 38 res
idential hotel

rooms at the Hotel Des Arts. One of those rooms is occupied by a permanent

resident. That room is not proposed for conversion and will remain as a re
sidential

hotel room.

3. Length of Tenancy for Residential Units. The only restriction o
n length of tenancy

for residential hotel rooms is that they must be e•ented for seven or mo
re days at a

time. HCO Section 41.20(a)(2) prohibits renting a residential hotel room 
for less than

seven days. HCO Section 41.20(a)(3) prohibits the offering of a resi
dential hotel

room for anon-residential or tourist use. "Tourist hotel" is defined by the
 HCO as "a

commercial use pursuant to City Planning Code Section 216(6) [now Sect
ion l02]

and shall not be defined as group housing permitted in a residential area un
der City

Planning Code Section 209.2 [now Section 102]."

The Planning Code recognizes residential hotel rooms as group housing 
rooms. The

definition of "group housing" in the Planning Code expressly includes re
sidential

hotels as regulated by the HCO. The definition of group housing requires 
that such

use must be provided for "a week or snore at a tune." As such, reside
ntial hotel

rooms rented for a week or more at a rime continue to be residential
 uses under the

Planning Code.

All relevant City Codes simply restrict residential hotel rooms from bein
g rented for a

teen of less than seven days.

4. Amendment of Permit to Convert Applications. Since the last letter t
ransmitted to

you on April ] 8, 2016, it has come to my attention that there are additional
 permanent

PRADMORE LEGAL SERVICES



Ms. Rosemary Bosque
San Francisco Department of Building Inspection

May 27, 2016

Page 3

residents located at the Mosser Hotel (54 4~' Street} the U
nion Square Plaza Hotel

(432 Geary Street), and the Mithila Hotcl {972 Sutter 
Street) that have not been

previously documented in thc. Permit to Convert applications. There are four

permanent residents at the Mosser Hotel, six at the Union 
Square Plaza. Hotel, and

one at the Mithila. More details on these residents are pr
ovided below. Based on this

new information, we are amending the Pemut to Conver
t applications to remove

these 11 rooms from the applications. As a result, the 11 
rooms {in addition to the

one rooms at the Hotel Des Arts) will continue to be ope
rated as residential hotel

rooms, subject to the HCO. Updated Permit to Convert 
applications are enclosed as

Exhibit B.

Permanent Resident Overview

• Hotel Des Arts (1 permanent resident)

o Room 511

• Mosscr Hotel (4 permanent residents)

o Room 514

o Room 702

o Room 709

o Room'805

Union Square Plaza Hotel (6 permanent residents)

o Roam 205

o Room 20b

o Room 212

o Room 408

o Room 609

o Room 611

Mithila Hotel (1 permanent resident)

0 20S

~~~~~~~
}

MAY z ~ 2a~s ~~.
DEPARTMENT Of nU(LDING INSf'ECrON

HQUSING INSPECTION DIUISfO~

It is our understanding that you now have all info
rmation necessary to deem tYce

Permit to Convert applications complete and mail
 notice as required by HCO Secfaon

41.12(c). We appreciate your timely attention to proces
sing the applications. Please contact

me should you have any questions.

Very trnly yours,

PRADMORE LEG SERVICES

t
; ;"

Chad Pradmore

Enclosures
cc: Andy Kares, DBI

Rob Kelpa, San Francisco City Attorney's Office

llene Dick, Farella, Braun and Martell

PRADMORE LEGAL SERVICES
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Project Sponsor Letter of Replacement

MAY 2 f 2016 ~~-
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Forge Land Company
100 Broadway

San Francisco, CA 94111

May 12, 2016

Ms. Rosemary Bosque

Department of Building Inspection

Housing Inspection Services

1660 Mission Street, 6~' F]oor

San Francisco, CA 94103

Re: 361 Turk Street/145 Leavenworth Street

Permit to Convert Applications for 6 Hotels

Dear IVIs. Bosque,

My name is Richard Hannum AlA, the Managing Member
 of both Turk and Leavenworth

LLC ("T&L") and Forge Land Company LLC ("Forge").
 The purpose of this letter is to notify

you that Forge,"developer of the proposed project, will
 be replacing Boopie, LLC as the

applicant for the six Pernut to Convect applications t
ransferring rooms to 361 Turk Street and

145 Leavenworth Streek

As stated in our previous letter, T&L owns the property 
located at 361 "htrk Street and

145 Leavenworth Strcct and Forge is the developer of
 the project. Collectively, the buildings

will contain 231 ooinplete units in a group housing dev
elopment. This was one of the first

projects in San Francisco proposing new construction und
er the group housing designation in

many years. So there is no misunderstanding, from t
he very beginning Forge relied on the

transfer of residential hotel rooms from these various hotels 
in the vicinity {originally only four

hotels). Conversion of these units created the basis of ou
r product approach and is key to our

underwriting of the financing of the project.

Forge has been the sponsor of this project for several year
s. We are stepping in as the

applicant of the six Permit to Convert applications no
w in order to make clear that the

applications are consistent with Section 41.13(a)(1) of t
he Residential Hotel Unit Conversion

and Demolition Ordinance, which requires that the app
licant "[c]onstruct or cause to be

constructed" replacement units. As the applicant, For
ge will construct the replacement units

clearly meeting this requirement.

Please do not hesitate to contact me if you have any questio
ns. We are very excited about

the product and the contribution to our housing stock this 
project represents, Thank you for your

consideration of this matter.

~"

M~4Y 2 ~ 20i6
DEPARTMENT OF 8t1iLIJiNG iNSPECTtO~

I10USING fNSPECTfQN DIVISIO~J

Ve truly yours,

Richar Hannum

Turk and Leavenworth LLC

Forge Land Company LLC
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City and County of San Francisco R~~~"""'~fl

Department of Building Inspection .; ̀ '~"~
U y

m

Edwin M. Lee, Mayor
Tom C. Hui, S.E., C.B.O., Director

HOUSING INSPECTION SERVICES
Chapter 41 of the San Francisco Administrative Code

The Residential Hotel Unft Conversion and Demolition Ordinance

.~,~~~~~(~~~ APPLICATION FOR A PERMIT TO CONVERT
Pursuant to Section 41.92 of this Code

1 Date ~+aplication is filed with the Department of Buildina Inspection

SUBJECT PROPERTY INFORMATION

Q
~1
~ ̀ 17

c~
V ~

~ ~~w ~ ~~z~

~.ef- ~ z zo Q~

~L~,~F ~ ma
~ Q~

~~ B ►-- c~
zW w~~~~
2

D

The name of the sub'ect hotel:
1 Moser Hotel• 2 Mithila Hotel• 3 Hotel Fusion 4 Union S care Plaza Hotel• 5 New Central Hotel• 6 Hotel Des Arts.

The address of the buildin in which conversions are ro osed:
1 54 2 72 Sut 140 F~lis Street 2 Str ~ 4 2 Market S e 447 Bush Street

Assessor's block and lots
(1)3705/004;(2)0280/012;(3)03261023;(4)0306/006;(5)08351001;(6)0287/020.

Certified number of residential uest rooms:
1 Mosser - 81. 2 Mithila - 19. 3 Fusion - 12; 4 Union S uare Plaza - 61. 5 New Central Hotel —15; b Hotel Des Arts - 38

Certified number of tourist uest rooms: ~ .
1 Mosser - 120; 2 Mithila -11; 3 Fusion - 112. 4 Union S uare Plaza - 8; 5 New Central Hotel —105; Hotel Des Arts - 13

Total number of Is al uest rooms:
1 Mosser - 201. 2 Mithila - 30. 3 •Fusion - 124. 4 Union S uare Plaza - 69. 5 New Central Hotel —12D 6 Hotel Des Arts - 5

Total number of le al dwellin units not uest rooms
1 Mosser - 0; (2 Mithila - 0; 3 Fusion - 0; 4 Union S care Plaza - 0; {5 New Central Hotel — 0 (6 Hotel Des Arts - U

Zonin district:
(lj Mosser - C-3-IL' CZ) Mithila - RC-4; {3) Fusion - C-3-G; (4) Union Square Plaza - C-3-G; (5) New Central Hotel - C-3-G; (6) Des Arts —RCS.

Is the ro osed conversion ermitted b the Ci Plannin Code?
Yes with Conditional Use Authorization
Does the City Planning Code require additional approvals to permit your proposed conversion?
If so, please state what type of application is necessary and include the case number and status
if alread submitted to the De artment of Ci Plannin .

Conditional Use A royal Case Numbers 1 2012.1531 C• 2 2015.010747C• 3 2014.0909C• 4 2014.0910C• 5

2014.09110 6 2015.0107550

OWNER /APPLICANT 1 OPERATOR INFORMATION

The name of all roe owners:
1 (1) Mosser Com anies; (2) UK Star Inc.; (3) CHL International Inc.; (4) Kantilal C. Patel; (5) New Central Hotel &
Z Hostel; (b) Motel Des Arts, LLC

3)

Housing Inspection Services
1660 AAission Street, 6th Floor- San Francisco CA 94103

Office (415) 558-fi220 -FAX {415) 558-6249 - www.sfgov.orgldbi
p:1c o b I elhco\templates Itrs & formslpem~it2 convert2C13,docx



HCO Application: Permit to Convert
Page 2 of 5

The address of all ropert owners:

1 (1) 3~8 Jessie Street SF 94103; (2} 972 Sutter Street
; (3) 140 Ellis Street SF 94102; (4) 432 Ge Street SF 94102 (5) 1

Market Street {6) 790 Eddy Street

2

3

12

Name, file and tele hone number of ro ert owner's contact erson:

~ {1) Neveo Mosser -Principle 415-284-9000; (2) Katila
l G. Waiand -Principle 415-531-4124; (3} -

2 Eugene Mui -Principle 415-377-0288; (4} Mike Pa
tel -Principle 415-776-7585; (5) Anil K Patel

3 Principle 415-743-9988; (6) Stephan Forget -Principl
e 415.956.3232

The names of ail existing hotel operators:

~) Sam ac Ah~ve

2~
3~

The addresses of all existin hotel operators:

1 Same as Above

2

3

Name, title and tale hone number of hotel o erator's 
contact arson:

1 Same as Above

2
3

INFORMATION REGARDING THE PROPOSED CONV
ERSION

Describe the nature of the conversion, to include cur
rent and proposed uses for all existing guest

rooms, and identify the room numbers and location by f
loor, etc. of the guest rooms to be

converted:
Please See Individual Submissions

Attach as Exhibit A, a floor plan showing existing
 and proposed uses for the

guest room area to be converted. The floor plans 
must be drawn to scale and

illustrate any proposed construction or installment
 of improvements or change.

Housing Inspection Services

1660 Mission Street, 6th Floor— San Francisco CA 94903

OfFice (415) 558-6220 —FAX (415) 558-6249 — www.s€gov
.orc

p:1c o h I elhcoltemplates IUs & fonnslpeimit2 conver
t2613.docx

}
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HCO Application: Permit to Convert Page 3 of 5

If the construction is contemplated, please indicate the tentative schedule dates for the start of

construction, to include an issued Buildin Permit A lications to erform said work:

N Co P e

Provide the current rental rate for each residential guest room to be converted by the:

 ̀Week ~' Morph ~`' O#her Pleases ecif .

Room number Rental rate Room number Rental rate

Please See Individual Submission -Exhibit D

Provide the len th of tenanc of the ermanent residents affected b the ro osed conversion:

Name of permanent resident Room number Length of tenancy

Please See Individual Submissions - No Permanent Resident will be Affected.

Housing Inspection Services
1660 Mission Street, 6~h Floor— San Francisco CA 94103

Office (415) 558-6220 —FAX (415) 558-6249 — www.sfgay.ors
p~.1c; n h I elhcoltemplates Itrs & iorms~~eimit2 Convert2013.docx
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HCO Application: Permit to Convert Page 4 of 5

Provide a statement indicating how the one-for-one replacement of the units to be converted

(designated in Section 41.73 of this Code) will be accomplished, including proposed location of

replacement housing if it is to be provided off-site. Please designate which option you have

selected ursUant to Section 41.13.
Please See Individual Submissions

FILING FEES

The requisite filing fee of $ 510.00 payable to the Department of Building Inspection is attached:

~' Yes ~* No

NOTE: If you have chosen an option pursuant to Section 41.13 of this Code which requires

Department of Real Estate determination, you must contact the Department of Real Estate

at 25 Van Ness Avenue, Suite 40Q. The Department of Real Estate will be able to answer

questions on additional fees to be paid by the applicant regarding the cost of the requisite

two independent appraisals.

NOTICE REQUIREMENTS

The applicant shalt on the same day this application is filed with the Department of Building

Inspection, post in a conspicuous place at the subject property, a Notice indicating that an

application to convert has been filed, informing permanent residents the procedures prescribed by

Sections 41.12(c) and 41.17 of this Code.

Housing Inspection Services
166Q Mission Street, 6~h Floor— San Francisco CA 941 }

Office {415) 558-6220 —FAX {415} 558-6249 — www.sf ov.o /dbi MAY 2 d 2~~6
p:lc o b I elhcoltemplates ttrs 8 tgnnsl~?ermit2 convert2Q13.docx
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HCO Application: Permit to Convert Page 5 of 5

APPLICANT'S DECLARATION

As the owner {or authorized agent of the owner) of record, I declare under penalty of
perjury that I have complied wi#h the provisions of Sections 41.12(b), 41.14 and 4 .17
o#this Code, and that all the information contained herein is true and correct to the best
of my knowledge.

5/27/2016

Date

Chad Pradmore, Counsel for the Sponor

Print name and title

Agent

Capacity of Signatory (owner, agent, etc.)

Note: Any alteration work, change in use, or demolition to be performed
on any building requires a Building Permit or Demolition Permit.
Applications for these permits may be obtained at the first floor of
1660 Mission Street.

~-
MAY 2 ~ zoos ~

DEPARTMENT' Or ~i~ILUiNG i~VSPEGTION
HOUSING IfVSNECTION DIUIS{O~l

housing inspection services
1660 Mission Street, 6th Floor— San Francisco CA 94103

Office (475) 558-622Q —FAX (415) 558-6249 — www.sfaov.orq/dbi
p:le o b I elhcoltemplates Itrs & formsl~ertnit2 ronveR2613.clocx



APPLICATION FOR
PERMIT TO CONVERT

(Administrative Code Section 4'1.12)

#or

Property located at:
972 Sutter Street
Block 0280, Lot 0'12

Project Sponsor: Forge Land Company LLC

Planning Department Case No. 20'15-010747CUA

Application Filed: July 24, 2014

Amended application Filed: May 27, 2016

R~~ I1/
MAY 2 ~ 2016
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APPLICATION FOR A PERNllT TO CONVERT

Parsuant to Section 41.12 of the Administrative Code

TABLE OF CONTENTS
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E. APPL[CANT'S AFFIDAVIT ...........................................::.......................................................5
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A. INTRODUCTION AND BACKGROUND

Forgc Land Company LLC, a California limited liability company ("Project Sponsor"}

proposes (1) the one-for-one replacement of residential hotel rooms at six mixed

tourist/residential hotels throughout San Francisco (the "Existing Hotels") with the group

housing rooms to be constnzctcd at 361 Turk Street (Block 0345, Lot 017) and 145 Lzavenworth

Strcct (Block 0345', Lot 022}, per Planning Case No. 2012.1531 ("Turk/Leavenworth

Project"), and (2} the conversion of the 214 formerly-designated residential hotel rooms at the

Existing Hotels to tourist hotel rooms (overall, the "Conversion Project"). The Conversion

Project will also include the addition of one new tourist hotel room to be constructed at one (1)

of the Existing Hotels. On July 9, 2015, the Planning Commission approved tUe

Turk/Leavenworth Project, which authorizes the conshuction of 231 new group housing zooms

as defined by the Housing Code.

The Residential Hotel Unit Conversion and Demolition Ordinance (the "Conversion

Ordinance", S.F. Admin Code, Chapter 41) regulates the conversion or demolition of existing

residential hotel rooms through the one-for-one replacement process.

Approved Group Housing Buildings

The Turk/Leavenworth Project will construct two new residential hotel buildings at 361

Turk Street and 145 Leavenworth Street. This new construction has already been approved by

the Planning Commission. The building at 361 Turk Street will be a nine-story building with

137 group housing rooms. The building at 145 Leavenworth Street will be an eight-story

building with 94 group housing rooms. A total of 231 group housing rooms will be constructed

pursuant to the 'I~irk/Leavenworth Project.

Existing Tourist/Residential Hotel Buildings

The two new buildings at 361 Turk Street and l45 Leavenworth Street will create a total

of 231 new group housing. The Conversion Project proposes to transfer the residential hotel

designations from the following Eacisting Hotels to the new group housing rooms at the

Turk/Leavenworth Project.

The previously-designated residential hotel rooms at the Existing Hotels will be

converted to tourist hotel rooms, as follows:

Hotel Address Current
Tourist
Rooms

Current
Residential

Total
Proposed

Tourist RoomsRooms

Mosser Hotel 54 4th Street 120 81 197 (+77)

Hotel Fusion 140 Ellis Street 112 l2 124 (+12)

Union Square
Plaza Hotel

432 Geary Street 8 61 63 (+55)

r1 ~ ~r E ~ 1/ L~,

page 2 ~ MAY 2 7 2016
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New Central Hotel 1412 Market Street 105 15 120 (+15)

Hotel Des Arts 447 Bush Street 13 38 51 (+37)*

Mithila Hotcl 972 Sutter Strect 11 19 29 (+18)

Total: +2I4

*The Conversion Project also proposes the addition of one new t
ourist hotel room within the

existing envelope of the building located at 447 Bush Street (Hotel De
s Arts), occupying space

on the second floor currently used as the hotel lobby. No new 
construction, exterior alterations

or changes to parking are proposed for tine existing hotel buildings.

The current residential hotel rooms at the Existing Hoteis are subject
 to the Conversion

Ordinance. The Conversion Project proposes to convert 214 residential hotel r
ooms at the

Existing Hotels to tourist hotel room use (in addition to one new to
urist hotel room at the Hotel

Des Arts}, resulting in atl six Existing Hotels having 1 QO% touri
st hotel rooms. To comply with

the one-for-one replacement requirement of the Conversion Ordinan
ce, Project Sponsor proposes

the one-for-one replacement of these 2i4 residential hotel rooms 
with the new ~raup housing

rooms at 361 Turk Street and 145 Leavenworth Street.

Zoning

All of the Existing Hotels are located in a C-3-G, C-3-R or RC-4 zoni
ng districts, which

all allow for tourist hotel use as a conditional use per Planning Co
de Sections 210.2 and 209.3.

By this application, Project Sponsor seeks a gerrnit to convert 18 r
esidential hotel rooms

at the Mithila Hotel to tourist hotel rooms, which will be replaced by
 18 newly-constructed group

housing rooms at 361 Turk Street and 145 Leavenworth Street.

B. SUBJECT PROPERTY INFORMA'I'~ON

Hotel Name: Mithila Hotel

Address: 972 Sutter Street

Assessor's Block/Lot: Block 0280, Lot 012

Certified Number of
Residential Rooms: 19

Certified Number of
Tourist Rooms: 11

~~~~~U~Q

MaY z 7 2ofs

DEPARCM~NT ~F BUILDING INSPECTION
HOUS1~fG INSPECTi0A101V1Sf4~

Page 3



Total Number of
Legal Guest Rooms: 30

C.

~i7

Total Number of
Legal Dwelling Units: 0

Zoning District: RCS

Planning Case Number: 2015-010747CUA

OWNER/APPLICANT/OPERATOR INFORMATIQN

Property Owncr/Operator: iJK Star Inc.
972 Sutter Street
San Francisco, California 94109
Attn.: Kantilal G. Waland

Project Sponsor: Farge Land Company LLC
100 Broadway Street
San Francisco, .Cali#ornia 94111

Attn.: Richard Hannutn
TeL: (415} 215-8702
Email: richard@fargelandcotnpany.wm

Project Contact: Pradmore Legal Services
3919 25th Street
San Francisco, California 94114

Attu: Chad Pradmore
Tel: (415) 260-2535
Email: cpradmore@dicrpartnerslp.com

PROPOSED CONVERSION INFORMATION

Upon completion of the 'I~zrk/Leavenworth Project, 18 residenrial hotel rooms at the

Mit3ula Hotel would be converted from residential hotel to tourist hotel rooms. The exisring

residential units would he replaced on aone-for-one basis at the Project. No new construction,

exterior alterations, or changes to parking are proposed for the Mithila Hotel. It should be noted

that the Mithila Hotel contains a mixture of tourist and residential hotel rooms, and conversion

would allow the Mithila Eiotel to be operated solely as a to~uis# hotel, which it effecrively

operates as now.

The Mithila Hotel I~as 19 specific rooms designated as "residential" hotel rooms. A List

of those units is attached as Exhibit A. A floor plan for the building is attached as Exhibit B.

The rental rate, on average, for residential hotel rooms at the Mithila Hotel is $664 per week.

Onc (1) of the residential ho#cl rooms at the Mithila Hotel is occupied by a permanent resident

R~~~~~~LJ
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who will continue to .reside in her residential hot
el rooms during and after the proposed

conversion. The tenancy of this petYnanent resident will not b
e affected by the proposed

conversion and this resident will receive a lifetime lease
 for her particular unit

Pursuant to Section 41.13 of the Conversion Ordin
ance, Project Sponsor proposes to

replace the existing residentia.I hotel rooms at the Mit
hila Hotel with newly-constructed, modern

rental units at 361 Turk Street and l45 Leavcnwortb 
Street. These sites are more aptly situated

to support residential use, whereas the Mithila Hotel
 is better situated to serve tourist use. An

Area Services Chart is attached as Exhibit C.

Moreover, the newly-constructed units are comparable,
 and in neazly all respects superior

to the existing residential hotel rooms. Here arc the 
following facts relating to the comparisons:

• The average size of the new units will be 7 sq. ft. large
r than the Units to be

converted at the Mithila Hotel.

• 19 of Units to be converted at the Mit.~ila Hotel hav
e no private

bat,~rooms; rill of the new units have private bathrooms.

• None of the Units to be converted at the Mithila Hotel
 have cooking

facilities; each of the new units will have private cookin
g facilities.

• The Residential Units at Mithila Hotel are an average 
of $2.75

sq. ft. per week; the new units will be approximatel
y $2.33 sq. ft. per week.'

Residents of the new units will also have superioz c
ommon space amenities at the roof,

second and fourth floor levels, as well as ground f
loor and street level retail space. The Mithila

Hotel has no roof access, common space, or outdoor 
common space amenities.

E. APPLICANT'S AFFIDAVIT

Under penalty of perjury the following declaration
s are made (a} the undersigned is the

owner or authorized agent of the owner of this proper
ty; (b) the information presented is true and

correct to the best of my knowledge; (c) the other inform
ation or applications may be required.

Respectfully submitted,

Pradmore Legal Services

~r?~
Dated. May 27, 2016 By: ~~~

Chad Pradmore

Attorney for Project Sponsor

~ This approximat9on is based an the projected mark
et rate of comparable units if rented on tin annual basis i

n

today's dollars.

1 1~~l~.~~ V ~~
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EX.EIiSIT A

Mithila lintel

Designated Residential Hotel Rooms

Sccond Floor

203, 2114, 205, 208, 209, and 210

Third Floor

302, 303, 306, 307, 308, and 309

Fourth Floor

4Q2, 4{?4, 405, 407, 408, 409, and 410

TOTAL: 19 Units

MaY 2 7 2ofs
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A. INTRODUCTION AND BACKGROUND

Forge Land Company LLC, a California ]imitcd liability comp
any ("Project Sponsor")

proposes (1} the one-for-one replacement of residential hotel rooms at six mixed

tourist/residential hotels throughout San Francisco (the 
"Existing Hotels") with the group

housing rooms to be constructed at 3bI Turk Street (Block 0345
, Lot 017) and 145 Leavenworth

Street (Block 0345, Lot 022), per Planning Case No. 
2012.1531 ("Tark/Leavenworth

Project"), and (2) the conversion of the 214 formerly-designate
d residential hotel rooms at the

Existing Hotels to tourist hotel rooms (overall, the "Conver
sion Project"). The Conversion

Project will also include the addirion of one new tourist hot
el room to be constructed at one (1)

of the Existing Hotels. On July 9, 2015, the Planning Commission approved the

Turk/Leavenworth Project, which authorizes the construction
 of 231 new group housing rooms

as defined by the Housing Code.

The Residential Hotel Unit Conversion and Demolition 
Ordinance (the "Conversion

Ordinance", 5.F. Admire Code, Chapter 41} regulates the con
version or demolition of existing

residential hotel rooms through the one-for-one replacement
 process.

Approved Group Housing Buildings

The Turk/Leavenworth Project will construct two new resid
ential hotel buildings at 361

Turk Street and 145 Leavenworth St~ect. This new cons
truction has already been approved by

the Planning Commission. The building at 361 Turk 
Street will be a nine-story building with

137 group housing rooms. The building at 145 Leavenw
orth Street will be an eight-story

building with 94 group housing rooms. A total of 231 gxoup 
housing rooms will be constructed

pursuant to the Turk/Leavenworth Project.

E~cistin~ TouristlResidential Hotel Buildi~

The two new buildings at 361 Turk Street and 145 Leavenworth
 Street will create a total

of 231 new group housing. The Conversion Project propo
ses to transfer the residential hotel

designations from the following Existing Hotels to the 
new group housing rooms at the

Turk/Leavenworth Project.

The previously-designated residential hotel rooms at th
e Existing Hotels will be

converted to tourist hotel rooms, as follows:

I3ote1 Address Current Current
Residential

Total
Proposed

Tourist Rooms
Tourist
Rooms Rooms

Masser Hotel 54 4th Street 12Q S1 197 (+'77)

Hotel Fusion 140 Ellis Street 112 12 124 (+12}

Union Square
Plaza Hotel

432 Geary Street 8 61 63 (+55)

Page 2 R~~~~~~~
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New Central Hotel ] 412 Market Street 105 15 120 (+l5}

Hotel Des Arts 447 Bush Street 13 38 S I (+37}*

Mithila Hotel 972 Sutter Street 11 19 29 (+18}

Total: +274

*The Conversion Project also proposes the addition of one new
 tourist hotel room within the

existing envelope of the building located at 447 Bush Street (Hote
l Des Arts), occupying space

on the second flooz currently used as the hotel lobby. No new constru
ction, exterior alterations

or changes to parking arc proposed for the existing hotel buildings.

The current residential hotel rooms at the Existing Hotels are sub
ject to the Conversion

Ordinance. The Conversion Project proposes to convert 214 residential hotel roo
ms at the

Existing Hotels to tourist hotel room use (in addition to one new 
tourist hotci room at the Hotel

Des Arts), resulting in all six Existing I~otels having 100% tourist 
hotel rooms. To comply with

the on~for-one replacement requirement of the Conversion Ordinance, 
Prflject Sponsor proposes

the one-for-one replacement of these 214 residential hotel rooms 
with the new group housing

rooms at 361 Turk Street and 145 Leavenworth Street.

Zoning

All of the E~sting Hotels are located in a C-3-G, C-3-R ox RC-4 zoning 
districts, which

all allow for tourist hotel use as a conditional use per Planning Cod
e Sections 210.2 and 209.3.

By this application, Project Sponsor seeks a permit to convert 37 resi
dential hotel rooms

at the Hotel Des Arts to tourist hotel rooms, which will be replace
d by 37 newly-constructed

group housing rooms at 361 Ttiuk Street and I45 Leavenworth Street.

B. SUBJECT PROPERTY INFORMATION

Hotel Name: Hotel Des Arts

Address: 447 Bush Street

Assessor's Block/Lot: Block 0287, Lot 020

Certified Number of

Residential Rooms: 38

Certified Number of. 
MQY z ] 2Q1S

Tourist Rooms: 13 DEPARTMENT OF BUI~01~it; ~f~SpECTIONHOUSING INSPECTION D1UiS1Q6d
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Total Number of
Legal Guest Rooms:

Total Number of
Legal Dwelling Units:

Zoning District:

Planning Case Number:

C.

51 ~~~~~~~
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OWNER/APPLICANT/OPERATOR INFORMATION

Property Owner/Operator: Ho#el Des Arts, LLC
790 Eddy Street
San Francisco, California 94109
Attn.: Stephan Forget

Project Sponsor: Forge Land Company LLC
] 00 Broadway Street
San Francisco, California 94111
Attn.: Richard Hannum
Tel.: (415) 215-8702
Email: richard@forgelandcompany.com

Project Contact: Pradmore Legal Services
3919 25th Street
San Francisco, California 94114
Attu: Chad Pradmore
TeI: (415) 260-2535
Email: cpradmore@dkrparinerslp.com

PROPOSED CONVERSION INFORMATION

Upon completion of the Turk/Leavenworth Project, 37 out of the 38 residential hotel

rooms at the Hotel Des Arts would be converted from residential hotel to tourist hotel rooms.

The existing residential units would be replaced on aone-for-one basis at the Project. No new
construction, exterior alterations, or changes to parking arc proposed for the Hotel Des Arts. It

should be noted that the Hotel Des Arts contains a mixture of tourist and residential hotel rooms,
and conversion would allow the Hotel Des Arts to be operated solely as a tourist hotel, which it

effectively operates as now.

T'hc Hotel Des Arts has 38 specific rooms designated as "residential" hotel rooms. A list

of those units is attached as Exhibit A. A floor plan for the building is attached as Exhibit..B.

The rental rate, on average, for residential hotel rooms at the Hotel Des Arts is $875 per week.

One (1) of the residential hotel rooms at the Hotel Des Arts is occupied by a permanent resident

Page 4



who will continue to reside in his residential hotel room during and af#er tl~c proposed

conversion. The tenancy of t7~is permanent resident will not be affected by the proposed

conversion and the resident of this unit will receive a lifetime lease for his particular unit.

Puxsuant to Section 41.13 of the Conversion Ordinance, Project Sponsor proposes to

replace the existing residential hotel rooms at the Hotel Des Arts with newly-constructed,

modern rental units at 361 Turk Street and 145 Leavenworth Street. These sites are mare aptly

situated to support residential use, whereas the Hotel Des Arts is better situated to serve tourist

use. An Area Services Chart is attached as Exhibit C.

Moreover, the newly-constructed units arc comparable, and in nearly all respects superior

to the existing residential hotel rooms. Here are the following facts relating to the comparisons:

• The average size of the new units will be 98 sq. fk, larger than the Units to be

converted at the Hotel Des Arts.

• 16 of Units to be converted at the Hotel Des Arts have no private

bathrooms; all of the new units have private bathrooms.

• None of the Units to be converted at the Hotel Des Arts have cooking

facilities; each of the new units will have private cooking facilities.

The Residential Units at Hotel Des Arts are an average of $5.75

sq. ft. per week; the new units will be approximately $2.33 sq. ft. per week.

Residents of the new units will also have superior common space amenities at the roof,

second and fourth floor levels, as well as ground floor and street level retail space. The Hotel

Des Arts has no roof access, common space, or outdoor common space amenities.

E. APPLICANT'S AFFIDAVIT

Under penalty of perjury the following declarations are made (a} the undersigned is the

owner or authorized agent of the owner of tY►is property; (b) the information presented is true and
correct to the best of my knowledge; (c) the other information or applications may be required

Respectfully submitted,
Pradmore Legal Services

i
Dated: May 27, 2416 By: ~ ~ -~-~'~----''C„

Chad Pradmore
Attorney for Project Sponsor

~ This approximation is based on the projected market rate of comparable units if rented on an annual basis in
today's dollars,
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EXHIBIT A

Hotels Des Arts
Designated Residential Hotel Roams

5ccond Floor

200, 20I, 205, 209, 210, 211, and 212

Third Floor

3Q0, 301, 302, 303, 305, 306, 309, 310, 311, and 312

Forth Floor

400, 401; 403, 405, 407, 409, 410, 411, and 412

Fifth Floor

500, 501, 502, 503, 504, 505, 507, 508, 509, 510, 511, and 5 ] 2

TOTAL: 38 Units

~~~~~~~
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A. INTRODUCTION AND BACKGROUND

Forge Land Company LLC, a California limited liability company ("Project

Sponsor") proposes (i) the one-for-one replacement of residential hotel rooms at six

mixed tourist/residenrial hotels throughout San Francisco (the "Existing Hotels") with

the group housing rooms to be consriucted at 361 Turk Street (Block 0345, Lot 017) and

145 Leavenworth Street (Block Q345, Lot 022), per Planning Case No. 2012.1531

("Turk/Leavenworth Project'), and (2) the conversion of the 214 formerly-designated

residential hotel rooms at the Existing Hotels to tourist hotel roams (overall, the

"Conversion Project"). The Conversion Project will also include the addition of one

new tourist hotel room to be constructed at one (1} of the Existing Hotels. On. July 9,

201.5, the Planning Commission approved the Turk/Leavenworth Project, which

authorizes the construction of 231 new group housing rooms as defined by the Housing

Code.

The Residential Hotel Unit Conversion and Demolition Ordinance (the

"Conversion Ordinance", S.F. Admin Code, Chapter 41} regulates the conversion or

demolition of existing residential hotel rooms through the one-far-one replacement

process.

Approved Group Housing Buildings

The Turk/Leavenworth Project will constnzct two new residential hotel buildings

at 36i Turk Street and 145 Leavenworth Street. This new construction has already been

approved by the Planning Commission. Tfie building at 361 Turk Street will be a nine-

story building with 137 group housing rooms. The building at 145 Leavenworth Street

will be an eight-story building with 94 group housing rooms. A total of 231 group

housing rooms will be constructed pursuant to the Turk/Leavenworth Project.

Existing TouristlResidential Hotel, Buildings

The two new buildings at 361 Turk Street and 145 Leavenworth Street will create

a total of 231 new group housing. The Conversion Project proposes to transfer the

residential hotel designations from the following Existing Hotels to the new group

housing rooms at the Turk/Leavcnworth Project.

The previously-designated residential hotel rooms at the Existing Hotels will be

converted to tanrist hotel rooms, as follows:

Hotel Address Current Current Tvtal
Toru-isk Residential Proposed
Rooms Rooms Tourist Rooms

Mosser Hotel 54 4th Street 120 81 197 (+7'n

Hotel Fusion 140 Ellis Street l I2 12 124 (+i2)

~~~~~~~~
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Union Square
Plaza Hotel

432 Geary Street 8 61 63 (+55)

New Central Hotel 1412 Markct Street 105 15 120 (+15)

Hotel Des Arts 447 Bush Street 13 38 51 {+37)*

Mithila Hotel 972 Sutter Strcct 11 18 30 (+18)

Total: +214

*The Conversion Project also proposes the addition of one new tourist hotel 
room within

the existing envelope of the building located at 447 Bush Street (Hote
l Des Arts),

occupying space on the second floor currently used as the hotel
 lobby: No new

construction, exterior altcrarions ox changes to parking are proposed for t
he existing hotel

buildings.

The current residential hotel rooms at the Existing Hotels are subje
ct to the

Conversion Ordinance. The Conversion .Project proposes to convert 
residential hotel

rooms at the Existing Hotels to tourist hotel room use (in addition to 
one new tourist hotel

room at the Hotel Dcs Arts), resulting in alI six Existing Hotels having 
100% tourist hotel

rooms. To comply with the one-for-one replacement requiremen
t of the Conversion

Ordinance, Project Sponsor proposes the one-for-one replacement of these 21
4 residential

hotel rooms with the new group housing rooms at 361 Turk Street and 145
 Leavenworth

Street,

Zoning

All of the Existing Hotels are located in a C-3-G, C-3-R or RC-4 zoning districts
,

which all allow for tourist hotel use as a conditional use per Planning Co
de Sections

210.2 and 209.3.

By this application, Project Sponsor seeks a permit to convert 12 residen
tial hotel

rooms at the Hotel Fusion to tourist hotel rooms, which will be replac
ed by 12 newly-

constructed group housing rooms at 361 Turk Street and 145 Leavenwort
h Street.

B. SUBJECT PROPERTY INFORMATION

Hotel Name:

Address:

Assessor's Block/Lot:

Certified Number of
Residenftal Roams:

Hotel Fusion

140 Ellis Strcct

Block 032b, Lot 023

12
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Certified Number of

Tourist Rooms:

Total Number of

Legal Guest Rooms:

Total Number of

Legal Dwelling Units:

Zoning District:

Planning Case Number:

C.

112

]24

C-3-G

2014.09090

OWNER/APPLICANT/OPERATOR 1NFURMATION

Property Owner/Operator: CHL International, Inc.

140 Ellis Street

San Francisco, California 94102

Attn.: Eugene Mui

Pro}ect Sponsor: Forge Land Company LLC

10(} Broadway Street

San Francisco, California 94111

Attn.: Richard Hannunn

Tel.: (415) 215-8702

Em~ai.l: richard@forgelandcompany.com

Project Contact: Pradmare Legal Services

3919 25th Street

San Francisco, California 44114

Attu: Chad Pradmore

TeL• (415) 260-2535

Email: cpiadmore@dkrpartnerslp.com

PROPOSED CONVERSION INFORMATION

Upon completion of the Turk/Leavenworth Project, 12 
residential hotel rooms at

the Hotel Fusion would be converted from residential hotel
 to tourist hotel rooms. The

existing residentia] units would be replaced on cone-for-o
ne basis at the Project. No new

construction, exterior alterations, or changes to parkin
g a.re proposed for the Hotel

Fusion. It should be noted that the Hotel Fusion contains a mixtu
re of tourist and

residential hotel rooms, and conversion would allow 
the Hotel Fusion to be operated

solely as a tourist hotel, which it effectively operates as no
w.

~~~~~ V 
~~
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The Hotel Fusion has 12 specific roams designat
ed as "residential" hotel rooms.

A list of those units is attached as Exhibit A. A 
floor plan for the building is attached as

Exhibit B. The rental rate, on average, for resid
ential hotel rooms at Hotel Fusion is $630

per week. Nane of the residential hotel rooms c
ontain permanent residents.

Pursuant to Section 41.13 of the Conversion Ord
inance, Project Sponsor proposes

to replace the existing residential hotel rooms at the Hotel Fusio
n with newly-

constructed, modern rental units at 361 Turk 
Street and 145 Leavenworth Street. These

sites -are more aptly situated to support reside
ntial use, whereas the Hotel Fusion is better

situated to serve tourist use. An Area Service
s Chart is attached as Exhibit C.

Moreover, the newly-constructed units are comp
arable, and in nearly all respects

superior to the existing residential hotel roo
ms. Here are the following facts relating to

the comparisons:

• The average size of the new units will be 101 sq. f
t. larger than the Units

to be converted at the Hotel Fusion.

• 2 of Units to be converted at the Hotel Fusion h
ave no private

bathrooms; all of the new wuts have private bath
rooms.

• None of the Units to be converted at the Hotel F
usion have cooking

facilities; each of the new units will have privat
e cooking facilities.

• The Residential Units at Hotel Fusion are an ave
rage of $3.34

sq. ft. ~er week; the new units will be approxima
tely $2.33 sq. ft. per

week.

Residents of the new units will also have superi
or common space amenities at the

roof, second and fourth floor levels, as well as
 ground floor and street level retail space.

The Hotel Fusion has no roof access, commo
n space, or outdoor common space

amenities.

E. APPLICANT'S A~'FIDAYIT

Under penalty of perjury the foIlowing declaration
s are made (a} the undersigned is

the owner or atrthorizcd open# of the owner of 
this property; (b} the information presented is

true and correct to the best of my knowledge;
 (c) the other information or applications znay

be required.
Respectfully submitted,

Pradmore Legal Services

r

Dated: May 27, 2016 By: ~~~~
Chad Pradmare

Attorney for Project Sponsor

~ T'his approximation is based on the projected
 market rate of comparable units if rented on an

 anus 1 basin

in today's dollars. 
~~
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EX~iIBIT A

Hotel Fusion
Designated Residential Hotel Rooms

3I0
317
327

407
410
417
427

507
510
515
517
527

TOTAL: 12 Units.

~J
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APPLICATION FOR
PERMIT TO COfVVERT

(Administrative Code Section 41.12)

for

Property located at:
54 4th Street
Block 3705, Lot 004

Project Sponsor: Forge Land Company LLC

Planning DeparEment Case Ido. 2012.1531C_3

Application Filed: Juiy 24, 2014

Amended Application Filed: May 27, 2016

~~~~
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APPLICATION FOR A PERMIT TO CON'i~ERT

Pursuant to Section 41.I2 of the Administrative Code
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A. INTRODUCTION AND BACKGROUND

Forge Land Company LLC, a California limited liability company ("Project Sponsor")
proposes (1) the one-for-one replacement of residential hotel rooms at six mixed
tourist/residential hotels throughout San Francisco (the "Existing Hotels") with the group
housing roams to be constructed at 361 Turk Street (Block 0345, Lot 017) and 145 Leavenworth
Street (Block 0345, Lot 022), per Planning Case No. 2012.1531 ("Turk/Leavenworth
Project"), and (2} the conversion of the 214 formerly-designated residenrial hotel rooms at the
Existing Hotels to tourist hotel rooms {overall, the "Conversion Project"). The Conversion
Project will also include the addition of one new tourist hotel room to be constructed at one (1)
of the E~cisting Hotels. On July 9, 2015, the Planning Commission approved the
Turk/Leavenworth Project, which authorizes the construction of 231 new group housing rooms
as defined by the Housing Code.

The Residential Hotel Unit Conversion and Demolition Ordinance (the "Conversion
Ordinance", S.F. Admin Code, Chapter 41) regulates the conversion or demolition of exisring

residential hotel rooms through the one-for-one replacement process.

Approved Group Housing Buildings

The Turk/Leavenworth Project will construct two new residential hotel buildings at 361
Turk Street and 145 Leavenworth Street. This new consh-~ctian has already been approved by
the Planning Commission. The building at 3bl Turk Street will be a nine-story building with
137 group housing rooms. The building at 145 Leavenworth Street will be an eight-story
building with 94 group housing rooms. A total of 231 group housing rooms will be constructed
plusuant to the Turk/Leavenworth Project.

Existing Tourist/Residential Hotel Buildings

The two new buildings at 361 Turk Street and 145 Leavenworth Street will create a total
of 231 new group housing. The Conversion Project proposes to transfer the residential hotel
designations from the following Existing Hotels to the new group housing rooms at the
Turk/Leavenworth Project.

The previa~zsly-designated residential hotel rooms at the Existing Hotels will be
converted to tourist hotel rooms, as follows:

Hote# Address Current
Tourist
Rooms

Current
Residential

Total
Proposed

Tourist RooxnsRooms
Masser Hotel 54 4th Street i20 81 197 (+7'n

Hotel Fusion 140 Ellis Street 112 12 124 (+I2)

Union Square
Plaza Hotel

432 Geary Street 8 61 63 (+55)

Page 2
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New Central Hotel 1412 Market Street 105 15 120 (+15)

Hotel Dcs Arts 447 Bush Street 13 38 51 (+37)*

Mithila Hote] 972 Sutter Street 11 19 29 (+18)

Total: +214

*The Conversion Project also proposes the addit
ion of one new tourist hotel room within the

existing envelope of the building located at 447 B
ush Street (Hotel Des Arts), occupying space

on the second floor currently used as the hotel l
obby. No new construction, exterior alterations

or changes to parking azc proposed for the existing
 hotel buildings.

The current residential hotel rooms at the Existing H
otels are subject to the Conversion

Ordinance. The Conversion Project proposes to convert 214
 residential hotel rooms at the

Existing Hotels to tourist hotel room use (in addit
ion to one new tourist hotel room at the Hotel

Des Arts), resulting in all six Existing Hotels ha
ving 100% tourist hotel rooms. To comply with

the one-for-one replacement requirement of the C
onversion Ordinance, Project Sponsor proposes

the one-for-one replacement of these 2l4 reside
ntial hotel rooms wit11 the new group housing

rooms at 361 Turk Street and 145 Leavenworth 
Street.

Zonm~

All of the Existing Hotels are located in a C-3-G, 
C-3-R or RC-4 zoning districts, which

all allow for tourist hotel use as a conditional u
se per Planning Code Sections 210.2 and 209.3.

By this application, Project Sponsor seeks a perm
it to convert 77 residential hotel rooms

at the Mosser Hotel to tourist hotel rooms, which 
will be replaced by 77 newly-constructed group

housing rooms at 361 Turk Street and 145 Leavenw
orth Street.

S. SU.B.TECT PROPERTY INFORMATION

HotclName: Mosser Hotel ~~~
~~~ ~' ""

Address: 54 4th Street
~a~ 2 ~ Z~1G

Assessor's Bloek/Lot: Block 3705, Lot (}04 ~FPAr~TMENT pF gU~t fl~NG

Certified Number of 
SOUSING 

lNSPECTlOh+ DlUtsPON 
!ON

Residential Rooms: 81

Certified Number of

Tourist Rooms: 120

Total Number of

Page 3



Legal Guest Rooms:

Total Number of
Lcgal Dwelling Units:

Zoning District:

Planning Case Number:

Zai

C-3-R

2012..1531 C_3

~ii .~ ~
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C. OWNER/APPLICANT/OPE.RATOR INFDRMATION

Property Owner/Operator: Mosser Victorian Hotel of Arts and Music, lnc.

308 Jessie Street
San Francisco, California 94103
Attn.: Neveo Mosser

Project Sponsor: Forge Land Company LLC
100 Broadway Street
San Francisco, California 94111
Attn.: Richard Hannum
Tel.: (415) 215-8702
Email: richard@forgelandcompany.com

Project Contact: Pracimore Legal Services
3919 25th Street
-San Francisco, California 94114
Attu: Chad Pradmore
Tel: (415) 260-2535
Ernail: cpradmore@dlQpartnerslp.com

D. PROPOSED CONVERSION INFORMA'T'ION

Upon completion of the Turk/Leavenworth Project, 77 out of the 81 residential hotel

rooms at the Mosser Hotcl would be converted from residential hotel to tourist hotel rooms. The

existing residential units would be replaced on cone-for-one basis at tl~c Project. No new

construction, exterior alterations, or changes to parking are proposed for the Mosser Hotel. It

shou]d be noted that the Mosser Hotel contains a .mixture of tourist and residential hotel rooms,

and conversion would allow the Mosser Hotel to be operated solely as a tourist hotel, which it

effectively operates as now.

The Mosser Hotel has 81 specific rooms designated as "residential" hotel rooms. A list

of those units is attached as Exhibit A. Atypical floor plan is attached as exhibit B. The rental

rate, on average, for residential hotel rooms at the Mosser Hotel is $525 per week. Four {4)

residential hotel rooms at the Mosser Hotel are occupied by permanent residents who will

continue to reside in their residential hotel rooms during and after the proposed conversion. The

Ps~ge 4



tenancy of these permanent residents will not be affected by the proposed conversion and each

resident occupying one of these four (4) units will receive a lifetime lease for their particular

unit.

Pursuant to Section 41,13 of the Conversion Ordinance, Project Sponsor proposes to

replace the existing residential hotel rooms at the Mosscr Hotel with newly-constructed, modern

rental units at 361 Turk Street and 145 Leavenworth Street. These sites are more aptly situated

to support residential use, whereas the Mosser Hotel is better situated to serve tourist use. An

Area Services Chart is attached as Exhibit C.

Moreover, the newly-constructed units are comparable, and in nearly all respects superior

to the existing residential hotel rooms. Here are the following facts relating to the comparisons:

• 'The average size of the new units will be 110 sq. ft. larger than t1~c Units to be

converted at the Mosser Hotel.

• 41 of Units to be converted at the Mosser Hotel have no private

bathrooms; all of the new units have private bathrooms.

• None of the Units to be converted at the Mosser Hotel have cooking

facilities; each of the new units will have private cooking facilities.

• The Residential Units at Mosser Hotel are an average of $1.42

sq. ft. per week; the new units will be approximately $2.33 sq. ft. per week. l

Residents of the new units will also have superior common space amenities at the rood

second and fourth floor levels, as well as ground floor and street level retail space. The Mosser

Hotet has no roof access, common space, or outdoor common space amenities.

E. .A.PPLICANT'S AFFIDAVIT

Under penally of perjury the following declarations are made (a) the undersigned is the

owner or authorized agent of the owner of this property; (b) the information presented is true and

correct to the best of my knowledge; {c) the other information or applications maybe required.

Respectfiiliy submitted,
Pradmore Legal Services

Dated: May 27, 2016 By: C.y~ ~
Chad Prac~more
Attorney for Project Sponsor

This approximation is based on the projected ms~•ket rate of comparable units if asi~.i~,.,_„_

today's dollars,
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EXHIBIT A

Mosser l3ote!

Desigaat~d Residential Hotel Roa
ms

Second Floor

201-21.4 (14 whits)

216-218 (3 units)

Ti~ird Floor

301-302 (2 units)

305-310 (6 units)

31~-316 {3 units)

324 (1 unit)

Fourth Floor

401-407 (7 units}

409-418 (10 units)

Fifth Floor

501-518 (18 units) 
'""~-

521 (I unit) 
~,~j ~~~

Sixth Floor 
~~►Y 2 ~ 2Q~~

b0i-605 (5 tt►zits} 
DFpgR;N4EN1' flF ~Ui1-Q~1~G fPfSPECTit~~

609 (1 unit) 
HOUSING 11u5PE~7{ON D1VIS4(l~a~,

~~~.

Seventh Flaor

701-707 (7 units}
709 (1 unit)

Eighth Floor

805 (1 unit)
809 (1 unit)

TOTAL: 81 Units



APPLICATION FOR
PERMIT TO CONVERT

(Administrative Code Section 41.12)

for

Property located at:
432 Geary Street
Block 0306, Lot 006

Project Sponsor: Forge Land Company LLC

Planning Department Case No. 2414.09100

Application Filed: July 24, 2014

Amended Applicafion Filed; May 27, 2076
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APPLICATION FOR A PERM[T TO CONVERT
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A, INTRODUCTION AND BACKGROUND

Forge Laud Company LLC, a California limited liability company 
("Project Sponsor")

proposes (1) the one-for-one replacement of residential hotel rooms at six mixed

tourist/residcntial hotels throughout San Francisco (t}xe "Existin
g I3otels") with the group

housing rooms to be constructed at 361 Turk Street (Block 0345, Lot 01
7) and 145 Leavenworth

Street (Block 0345, Lot a22), per Planning Case No. 2012.1531
 ("Turk/Leavenworth

Project"), and (2) the conversion of the 214 formerly-designated res
idential hotel rooms at the

Existing Hotels to tourist hotel rooms (overall, the "Conversion Pr
oject"). The Conversion

Project will also include the addition of one new tourist lintel room to 
be constructed at one (1)

of the Existing Hotels. Ori July 9, 2015, the Planning Commission approved the

Turk/Leavenworth Project, which authorizes the construction of 231 
new group housing rooms

as defined by the Housing Code.

The Residential Hotel Unit Conversion and Demolition Ordinance (tt~e 
"Conversion

Ordinance", S.F. Admin Code, Chapter 41) regulates the conversi
on or demolition of existing

residential hotel rooms through the one-for-one replacement process.

Approved Group Housing Building

The Turk/Leavenworth Project wi11 construct two new t•esidential hot
el buildings at 361

Turk Street and 145 Leavenworth Street, This new construcrion has a
lready been approved by

the Planning Commission. The building at 3b1 Turk Street will be a
 nine-story building with

137 group housing rooms. The building at 145 Leavenworth Street will be an eight-story

building with 94 group housing rooms. A total of 231 group housing r
ooms will be constructed

pursuant to the Turk/L,eavenworth Project.

Existing Tourist/Residential Hotel Buildings

T'he two new buildings at 361 Turk Street and 145 Leavenworth Str
eet will create a total

of 231 new group housing. The Conversion Project proposes to tran
sfer the residential hotel

designations from khe following Existing Hotels to the new gr
oup housing rooms at the

Turk/Leavenworth Project.

'The previously-designated residential hotel rooms at tY~e Existing Hotels will be

converted to tourist hotel rooms, as follows:

Hotel Address Current
Tourist
Roo~ns

Current
Residential

Total
Proposed

Touris# RoomsRooms

Mosser Hotel 54 4th Street l20 81 197 (+77)

Hotel Fusion 140 Ellis Street i 12 12 124 (+12)

Union Square
Plaza Hotel

432 Geary Street 8 61 63 (+55)

~~~~~~
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New Central Hotel 1412 Market Street 105 15 120 (+15)

Hotel Des Arts 447 Bush Street 13 38 51 (+37)*

Mithila Hotel 972 Sutter Street 11 19 29 (+l 8)

Total.• +214

*The Conversion Project also proposes the addi#ion of one new tour
ist hotci room within the

existing envelope of the building located at .447 Bush Street (Hotel De
s Arts), occupying space

on the second floor currently used as the hotel lobby. No new construc
tion, exterior alterations

or changes to pazking arc proposed for the existing hotel buildings.

The current residential hotel rooms at the Existing Hotels are subject to 
the Conversion

Ordinance. The Conversion Project proposes to convert 214 residential hotel rooms 
at the

Existing Hotels to tourist hotel room use (in addition to one new tourist h
otel room at the Hotel

Des Arts}, resulting in all six Existing Hotels having 100% tourist hote
l rooms. To comply with

the one-for-one replacement requirement of the Conversion Ordinance, 
Project Sponsor proposes

the one-for-one replacement of these 214 residential hotel rooms wit
h the new group housing

rooms at 361 Turk Street and 145 Leavenworth Street.

Zoning

All of the Existing Hotels are located in a C-3-G, C-3-R or RC-4 zoning di
stricts, which

all allow for tourist hotel use as a conditional use per Planning Code Secti
ons 210.2 and 244.3.

By this application, Project Sponsor seeks a permit to convert 61 resident
ial hotel rooms

at the Union Square Plaza Hotel to tourist hotel rooms, which wi
ll be replaced by 61 newly-

constructed group housing rooms at 361 Turk Street and 145 Leavenworth
 Street.

B. SUBJECT PROPERTY INFORiV1ATION

Hotel Name: Union Squarc Plaza Ho#el

Address: 432 Geary 5trect

Assessor's Block/Lat: Block 0305, Lot 04G

Certified Number of

Residential Rooms: 61

Certified Number of

Tourist Rooms: 8

MaY 2 7 20~~
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Total Number of
Legal Guest Rooms:

C.

.~

Total Number of
Legal Dwelling Units: ~:

Zoning District: C-3-G 
~aY 2 7 2af~

Planning Case Number: 2014.09100 ~~~ARTME~T OF 
~U1ZplNG fHOUSfNG 1NSP~C~~ pjN~~S

""~̀ -.~
OWNERlA.PPLICANT/OPERATOR INFORMATION

Property Owner/Operator: Kantilal C. Patel
432 Geary Street
San Francisco, California 94102

Project Sponsor: Forge Land Company LLC
100 Broadway Street
San Francisco, California 9411 I
Attn.: Richa~•d Hannum
Tel.: (415) 215-8702
Email: richard@forgclandcompany.com

Project Contact: Pradmore Legal Services
3919 25~' Street
San Francisco, California 94114
Attu: Chad Pradmore
Tel: (415) 260-2535
Email: cpradinore@dkrpartnersip.com

PROPOSED CONVERSION INFORMATION

Upon completion of the Turk/Leavenworth Project, 55 residential hotel rooms at Union

Square Plaza Hotel would. be converted from residential hotel to tourist hotel rooms. The

existing residential units would be replaced on aone-for-one basis at the Project. No new

construction, exterior alterarions, or changes to parking are proposed for the Union Square Plaza

Hatcl. It should be noted that the Union Square Plaza Hotel contains a mixture of tourist and

residential hotel rooms, and conversion would allow the Union Square Plaza Hotel to be

operated solely as a tourist hotel, which it effectively operates as now.

The Union Square Plaza Hotel has 61 specific rooms designated as "residential" hotel

rooms. A list of those units is attached as Exhibit A. A floor plan for the building is attached as

Exhibit B. The rental rate, on average, for residential hotel rooms at the Union Square Plaza

Hotel is $406 per week. Six (~ residential hotel rooms at the Union Square Plaza Eiotel arc

occupied by permanent residents who will continue to reside i~~ their residential hotel rooms

Page 4



during and after the proposed conversion. The tenancy of these permanent residents will not be

affected by the proposed conversion and each resident occupying one of these six (6) units will

receive a lifetime lease for their particular unit.

Pursuant to Section 41.13 of the Conversion Ordinance, Project Sponsor proposes to

replace the existing residential hotel rooms at the Union Square Plaza Hotel with newly-

constructed, modern rental units at 361 Tlzrk Street and 145 Leavenworth Street. These sites aze

more aptly situated to support residential use, whereas the Union Square Plaza Hotel is better

situated to serve tourist use. An Area Services Chart is attached as Exhibit C.

Moreover, the newly-constructed units are comparable, and in nearly all respects superior

to the existing residential hotel rooms. Here are the following facts relating to the comparisons:

• The average size of the new units will be 67 sq. ft. larger than the Units to be

converted at the Union Square Plaza Hotel.

• 6 of Units to be converted at the Union Square Plaza Hotel have no private

bathrooms; all of the new units have private bathrooms.

• None of the Units to be converted at the Union Square Plaza Ho#el have cooking

facilities; each of the new units will have private cooking facilities.

• The Residential Units at Union Square Plaza Hotel are an average of $2.21

sq. ft. per week; the new units will be approximately $2.33 sq. ft. per week.!

Residents of the new units will also have su}~erior common space amenities at the roof,

second and fourth floor levels, as well as ground floor and street level retail space. The Union

Square Plaza Hotel has no roof access, common space, or outdoor common space amenities.

E. APPLICANT'S AFFIDAVTT

Under penalty of perjury the following declarations axe made (a) the undersigned is the

owner or authorized agent of the owner of this property; (b) the information presented is true and

coi7ect to the best of my knowledge; {c) the other information or applications may be required.

Respectfully submitted,
Pradmore Legal Services

Dated: May 27, 201b By ~ r.~
Chad Pradm,~re
Attorney for Project Sponsor

~ This approximation is based on the projected market rate of comparable units if rented on an annual
 basis in

today's dollars.
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EXHIBIT A

Union Square Plaza Hotel
Designated Residential Hotel Rooms

Second Floor

201-2Q3 (3 units)
245-206 (2 units)
209-212 (4 units)

Third Floor

3 02-312 (11 units}

Fourth Fioor

401-403 (3 units)
405-4Q7 (3 units)
4Q8-412 (Sunits)

Fifth Floor

502 (I wut)
504-512 (9 units)

Sixth Floor

602-603 (2 units)
6Q5-612 (8 units)

Seventh Floor

701 (1 unit)
703 (1 unit)
705-712 (8 units)

TOTAL: 61 Units

~ p~

MAY 2 7 ZOi6
o~~a~r~F~r o~ aui~Q~~,G ~,u5f~~croo~H~USlNG IfVSPECTIpN UlUiS1C1N



































 
A Woman’s Place CounterPULSE Lutheran Social Services 
ABD Productions Curry Senior Center North of Market/Tenderloin CBD 
AfroSolo Theater Company De Marillac Academy  SF Contemporary Music Players 
AIDS Housing Alliance/SF DISH (Delivering Innovation in Supportive Housing) Shih Yu-Lang Central YMCA 
The ARC San Francisco Episcopal Community Services Senior & Disability Action 
Asian Neighborhood Design Eviction Defense Collaborative SOMCAN (SOMA Community Action Network)  
Asian & Pacific Islander Wellness Center Faithful Fools Street Ministry    St. Anthony Foundation  
Catholic Charities CYO The Gubbio Project St. Francis Living Room 
Coalition on Homelessness Hamilton Family Center  TNDC 
Community Housing Partnership Hospitality House Veterans Equity Center – BISHOP 
Compass Family Services Larkin Street Youth Services  Youth With A Mission 
 

 
Market Street for the Masses Coalition 

 
 
November 28, 2016 
 
Rodney Fong, President 
San Francisco Planning Commission 
1650 Mission Street #400 
San Francisco, CA  94103 
 
Dear President Fong and Planning Commissioners, 
 
On behalf of Market Street for the Masses Coalition (MSMC), we are writing to you about several items 
to be heard on December 8 (2015-010755CUA, 2014.0909C, 2014.0911C, 2015-010747CUA, 
2012.1531C, 2014.0910C) which constitute an SRO Conversion project that will exchange 239 rent-
controlled SRO rooms spread throughout six SRO hotels with 239 non-rent controlled SRO rooms in two 
new market-rate projects on Turk & Leavenworth Streets.  We strongly urge you not to certify the 
petition to convert these hotels.  
 
Market Street for the Masses Coalition is a collective voice of community organizations and 
neighborhood residents in the Mid-Market, Tenderloin, and South of Market Area neighborhoods which 
formed in 2012. Our member organizations serve a variety of constituencies across a broad range of 
economic, educational, arts, and social issues. MSMC works to build partnerships across levels and 
groups, to inform and educate our members and constituencies, and to call for policies and programs 
that ensure development without displacement.  
 
It is in the spirit of development without displacement that we implore you not to support this proposal. 
This project would destroy hundreds of units of our already-dwindling rent-controlled housing stock and 
will set a disastrous precedent for the elimination of more in the future. As San Francisco continues to 
face an unprecedented housing affordability crisis, we cannot afford to lose even one more unit of rent-
controlled SRO housing which has historically served some of our lowest income tenants. 
 
We would be more than happy to speak with you further about this issue. Feel free to contact Jackie at 
(415) 749-2113 or Mike at (415) 552-5220 x301. Thank you for your serious attention to this important 
decision and your support for San Francisco’s lowest income residents. 
 
Respectfully, 
 
Jackie Jenks     Mike Anderer 
MSMC Co-Chair    MSMC Co-Chair 
Executive Director, Hospitality House Vice President, De Marillac Academy 











































































THOMAS P. O'CONNOR JR.
PRESIDENT

DANIEL A. GRACIA
VICE PRESIDENT

FLOYD K. ROLLINS II
SECRETARY

SHON M. BUFORD
TREASURER

SAN FRANCISCO FIRE FIGHTERS
- Local 798 -

1139 MISSION STREET, SAN FRANCISCO, CA 94103-1514
TELEPHONE (415) 621-7103 •FAX (415) 621-1578

WWW.SFFDLOCAL798.ORG

Via U.S. Mail and Email scott.sanchez@sf~ov.or~
March 8, 2016

Mr. Scott Sanchez
Zoning Administrator
San Francisco Planning Department &San Francisco Planning Commission
1650 Mission Street, Suite 400
San Francisco CA 94103

Dear Mr. Sanchez,

DIRECTORS

STEPHEN V. GIACALONE

THOMAS A. FOGLE

ADAM H. WOOD

ADRIENNE R. SIMS

DANIEL V. CASEY

As representative ofthe men and women ofSan Francisco Firefighters Local 798, we would like to officially
register our full endorsement of the application for conversions proposed by DKR Partners, LP ("DKR") on
behalf of the many hotel owners represented in this process. Providing workforce housing for firefighters,
police officers, teachers and non-profits will create a healthy tenant mix for a stronger community.

For decades we have heard promises to dedicate such workforce housing options for the men and women
represent and this project actually delivers. The funding generated from transferring these designated

residential hotel units will help finance the project and allow our members an opportunity to live in brand
new housing at an affordable rate. We have been working with DKR and Forge Land Company to
accomplish these goals.

Local 798 recognizes the importance of creating workforce housing in our communities that Enables our
young recruits to live in San Francisco, right alongside the same people they protect and serve each and
every day. Like many individuals, our young recruits are having difficulties finding affordable housing
options in the City. They do not qualify for "affordable" housing, as defined by the City, and there is no
other program that addresses this incredible need. This project and the process of conversions will help
alleviate these difficulties in two ways: first, by creating 231 units of new housing of which 40 units or
17% will be workforce affordable on top of the City mandated 12% BMR, and second, through DKR's
commitment to offer young recruits of our organization the opportunity to rent units in this development
at a reduced rate.

Forge Land Company, owner of the project, has already agreed to provide 12% of its units at below market
rate ("BMR") as mandated by the City. Working in concert with DKR, Forge has agreed to accept the
conversion units, per the current law, and, under a separate lease agreement with DKR, provide an
additional 17%a or 40 units approximately 140% of Area Median Income ("AMI"). Under the agreement,

Affiliated with INTERNATIONAL ASSOCIATION OF FIRE FIGHTERS, AFL-CIO, CLC



these 40 units will be made available by DKR tomiddle-income households of First Responders, teachers,
and non-profit employees, those people who are necessary to serve San Francisco's growing population,
including the most vulnerable among us.

As a result of our work with DKR, they have committed to enter into aten-year agreement, with renewal
options, to provide these 40 units to our Local 798 members, along with police officers, teachers and non-
profit workers.

In the future, as our Department continues to increase hiring levels for new Academy classes, we need
opportunities for housing like the one being offered within this project. We implore you to sincerely
consider these new housing options that will ensure a high quality of life for our younger firefighters and
new recruits, and enable them to live in the community they serve.

As President of San Francisco Firefighers Local 798, representing the hardworking men and women of this
department, we rzspectfully ask the San Francisco Planning Department and the San Francisco Planning
Commission to grant approval to proceed with the residential hotel conversions under San Francisco's
Residential Hotel Ordinance.

Sincerely,

~~
Thomas P. O'Connor, Jr. ~
President, Local 798











John Rahraim;'a-
Director of Planning
San Francisco Planning Department

Jonas P. Ionin
Commission Secretary
San Francisco Planning Commission

Friday, Aprll22,201.6

To the San Francisco Planning Commission and Planning Department,

l\s a long-time, local hotel owner and operator who cares deeply about our City and
success of the Tenderloin community, I am writing this letter of support to respectfully requ
approval ofthe application for residential hotel conversions put forth by DKR Partners, LP
in this Plannlhpproeess under project sponsors Forge Land Company, LLC for the new bui
Iocated at 361- Turk Street and 1-45 Leavenworth Street.

I{aving already been entitled by the Commission Iast summer, we see these of
residenti;al hotel units from our hotel to new group housing at361- Turk and 1-45 Leavenwo
net positive gain for the community, allowing both our hotels to realize our dream of operati

help sustain a healthy tenant mix in the community and become an innovative workforce
model for future positive development throughout all San Francisco.

as tourist hotels, while enabling these new buildings to serve our City with more long-term lng
stock that we so desperately need by committing nearly 30% of these new units at Turk and
Leavenw,orth to be rent restricted at below market rate,

When it was first enacted in 1-98L the purpose of the Residential Hotel Ordinance
protect existing, naturally affordable housing by restricting guest rooms in the City that had
occupied by a tenant for at Ieast 32 consecutive days on November 23,7979. These rooms a
required to be occupied for 7 days or more at a time. This was somewhat of an emergency
the time, and as such it was very broadly applied to any units in any buildings that met this
As a result, this created a situation where a significant number of buildings in the City, such
hotel, have a mix of tourist and residential hotel rooms,

Ours and the other hotels were all built before fune 13, L979,meaning they are s to
rent control, However, as the rooms are only required to be rented for 7 days or more at a ti , rent
control neveiiiiialy kicks in because this only applies after a tenant has occupied a room at
least 32 consecutive days. So, these are not naturally affordable rooms intended to be
when the Ordinance was first enacted. Our hotel is one of 6 hotels who will benefit from co

our current mixed-tourist use units into more long-term residential housing stock at the
buildings at Turk and Leavenworth, which will keep more in Iine with the original intent of
Ordinance.

Irurthermore, on top of fulfilling the City's 1-2% BMR mandate, the project sponsors
working,with the Police and Firefighters unions, the Boys and Girls CIub, and other essential
workforce to dedicate 40 additional units in these new buildings at a restricted, middle inco

your

asa
L00o/o

I

rate
abovefor years to come, We believe this additional 170/o commitment of new workforce housing

and beyond what is required and will provide our first responders and non-profit service p

who haver a hard time finding places to live in the City with the opportunity to become nei tn
the very r:ommunities they serve. We think local residents will appreciate knowing that they I live
alongside first responders and service providers. It is also our hope that this workforce gwill

ng



llhe project sponsors have also taken a proactive and collaborative approach reachi out to
the community to listen to their ideas, register any concerns and make sure that they del the
best possible, positive project for the neighborhood, In doing so, the project sponsors have
committeld both to open up outside use for community meeting spaces within these new bui
and to ensure-thalqly building management team selected will hire from the local communi

In closing, we respectfully request that the Planning Commission and Planning D
approve lthese important conversions to ensure that the Tenderloin neighborhood to

abilitythrive as a vibrant and economically diverse community, so that we as hotel owners have
to operate our hotels most effectively, so that as a City we create housing options to accom ate all
of our workforce, and so San Francisco can benefit by gaining more of the essential BMR hou
stock that will ultimately uphold the original intent of the Residential Hotel Ordinance,

lng

San Francisco,CA94t09

Hotel
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 415-546-1333 
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12/1/2016 
 
Rodney Fong, President 
San Francisco Planning Commission 
1650 Mission St. #400 
San Francisco, Ca 94103 
 
Dear President Fong and Commissioners, 
 
Senior and Disability Action is very concerned about an SRO conversion project that is on your 
December 8 agenda. There are six separate items to be heard (2015-010755CUA, 
2014.0909C, 2014.0911C, 2015-010747CUA, 2012.1531C, 2014.0910C) which constitute an 
SRO Conversion project that will exchange 239 rent-controlled SRO rooms spread throughout 
six SRO hotels with 239 non-rent controlled SRO rooms in two new market-rate projects on 
Turk & Leavenworth Streets.  
 
We strongly urge you not to certify the petition to convert these hotels. 
 
This proposal for conversion will take away much-needed rent-controlled housing units, at a 
time when thousands of people cannot afford housing. The project would eliminate 239 rent-
controlled units and would set a dangerous precedent for the destruction of more rent-
controlled SRO units in the future.  
 
Senior and Disability Action coordinates a SRO Senior and Disability Workgroup, focused on 
improving living conditions for seniors and people with disabilities living in San Francisco’s 
more than 500 Single Room Occupancy hotels. With our partners, we conducted a study in 
2012 about SROs, which can be found on our website at www.sdaction.org. The majority of 
people living in SROs are seniors and people with disabilities. Residents struggle with poor 
physical access, lack of food security, lack of social services, and many other issues. Despite 
these conditions, SROs are often the only option for people to have a roof over their heads. It 
is imperative that we preserve rent-controlled SRO units and not push more seniors and 
people with disabilities out onto the streets.  
 
If you would like to discuss this issue, please contact me at jessica@sdaction.org or (415) 546-
1333.  
 
Please vote NO on the SRO conversion proposal and protect low-income residents of San 
Francisco. 
 
Sincerely,  
 
 
 
Jessica Lehman 
Executive Director  

http://www.sdaction.org/
mailto:jessica@sdaction.org




















































































Forge Project Map: Existing Hotels and Turk 
and Leavenworth Project Site 
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Subject to: (Select only if applicable) 

 Inclusionary Housing (Sec. 415) 

 Jobs Housing Linkage Program (Sec. 413) 

 Downtown Park Fee (Sec. 412) 

 

 First Source Hiring (Admin. Code) 

 Child Care Requirement (Sec. 414) 

 Other 

Planning Commission Motion 19412 
HEARING DATE: JULY 9, 2015 

 

Date: July 2, 2015 
Case No.: 2012.1531CEX 
Project Address: 145 LEAVENWORTH STREET 
Zoning: C-3-G (Downtown, General Commercial) District 
 80-X Height and Bulk District 
Block/Lots: 0345/002 
Project Sponsor: Forge Land Company LLC 
 260 Townsend Street 
 San Francisco, CA 94107 
Staff Contact: Kate Conner – (415) 575-6914 
 kate.conner@sfgov.org  

 
ADOPTING FINDINGS AUTHORIZING A DETERMINATION OF COMPLIANCE PURSUANT TO 
PLANNING CODE SECTION 309, WITH EXCEPTIONS TO THE REQUIREMENTS FOR THE 
REDUCTION OF GROUND-LEVEL WIND CURRENTS IN C-3 DISTRICTS PURSUANT TO 
PLANNING CODE SECTION 148. THE PROPOSED PROJECT IS TO CONSTRUCT AN EIGHT-
STORY 94-ROOM GROUP HOUSING BUILDING WITH APPROXIMATELY 3,776 GROSS SQUARE 
FEET (GSF) OF GROUND FLOOR RETAIL USES. THE PROJECT SITE IS LOCATED WITHIN THE 
C-3-G (DOWNTOWN GENERAL) ZONING DISTRICT AND 80-X HEIGHT AND BULK DISTRICT. 
 
PREAMBLE 
On April 30, 2014, Richard Hannum (hereinafter “Project Sponsor”) filed an application (Case No. 
2012.1531CEX) with the Planning Department (hereinafter “Department”) seeking authorization for new 
construction of a residential building, eight stories and approximately 80 feet in height, containing 94 
group housing rooms and 3,776 gross square feet of ground floor retail space (hereinafter “Project”) at 
145 Leavenworth Street, northwest of the intersection with Golden Gate Avenue, within the C-3-G 
(Downtown General Commercial) District and a 80-X Height and Bulk District.  
 
On September 15, 2014 the Project was determined to be exempt from the California Environmental 
Quality Act (“CEQA”) as a Class 32 Categorical Exemption under CEQA as described in the 
determination contained in the Planning Department files for this Project; 
 
The Planning Department, Jonas P. Ionin, is the custodian of records, located in the File for Case No.  
2012.1531CEX at 1650 Mission Street, Fourth Floor, San Francisco, California. 
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On July 9, 2015, the Commission conducted a duly noticed public hearing at a regularly scheduled 
meeting on Case No. 2012.1531CEX. 
 
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 approves the Determination of Compliance and Exceptions to 
Section 309 requested in Application No. 2012.1531CEX, subject to the conditions contained in “EXHIBIT 
A” of this motion, based on the following findings: 

FINDINGS 
Having reviewed the materials identified in the recitals 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 Site is a vacant lot with surface parking for 26 
automobiles located on the west side of Leavenworth Street, south of the intersection with Turk 
Street, Lot 002 in Assessor’s Block 0345 (hereinafter “Subject Property”). The Subject Property is 
in the Downtown/Civic Center neighborhood, which features a mixture of high-density 
dwellings with supporting commercial uses. The property at 361 Turk Street is also being 
developed as part of this Project and is located directly west of the subject property, fronting on 
Turk Street and located on the same Assessor’s Block as the Subject Property. There is an access 
easement connecting the two properties. The Subject Property is in a C-3-G (Downtown General 
Commercial) District and an 80-X Height and Bulk District and has a lot area of approximately 
6,875 square feet.  
 
The subject block is bounded by Leavenworth Street to the east, Turk Street to the north, Hyde 
Street to the west, and Golden Gate Avenue to the south. There is approximately 50 feet of 
frontage on Leavenworth Street.  

 
3. Surrounding Properties and Neighborhood.  Adjacent to the north of the Subject Property is a 

four-story residential hotel, the Page Hotel; directly to the west is a fourteen-story residential 
building, and directly south is the Young Man Christians’ Association. The remainder of the 
block is developed with residential and commercial buildings ranging from two to fourteen 
stories. There is a market located at the northeast corner of Golden Gate Avenue and 
Leavenworth Street and social services offered across Leavenworth Street to the east.  
 
The Project Site is one block north on the Civic Center Historic District and is located in the 
Upper Tenderloin Historic District. Plaza. Phillip Burton Courthouse is two blocks to the west 
and United Nations Plaza is two blocks to the south. Properties to the south are zoned P (Public) 
Zoning and contain such civic structures as the Asian Art Museum, the San Francisco Public 
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Library and Hastings College of Law. To the north, the zoning changes to RC-4 (Residential 
Commercial, High Density) and supports high density residential uses. Many of these buildings 
have ground floor commercial uses. The Project Site is approximately three blocks north of 
Market Street and the Civic Center Station serving BART and MUNI. The Project is well served 
by transit of all varieties.  

 
The Project Site is located in the C-3-G District: Downtown General Commercial Zoning District. 
This District covers the western portions of downtown and is composed of a variety of uses: 
retail, offices, hotels, entertainment, clubs and institutions, and high-density residential. Many of 
these uses have a Citywide or regional function, although the intensity of development is lower 
here than in the downtown core area. As in the case of other downtown districts, no off-street 
parking is required for individual commercial buildings. In the vicinity of Market Street, the 
configuration of this district reflects easy accessibility by rapid transit.  
 

4. Project Description. The Project Sponsor proposes to construct an eight-story building consisting 
of 3,776 square feet of ground floor commercial space and 94 group-housing rooms, with shared 
common spaces on alternating floors, a second floor common patio, and a common roof deck 
open space. There is no parking proposed on-site.  
 
The Project consists of approximately 38,408 gsf of residential uses on a site containing 6,873 sf of 
lot area. The 94 group housing rooms will each be provided with a private bath and limited 
cooking facilities. The Project Sponsor contends that the size and location of these rental units 
makes them “affordable” by design and that the target market for the units averages 150% of 
Average Median Income (AMI).  
 
There is a 935 sf interior courtyard located at the second floor and a 2,712 roof deck and outdoor 
amenity space. The outdoor spaces may have cooking facilities or may be wired for 
entertainment depending on the needs of the users living in the building. In addition to these 
exterior common amenities, there are interior amenity spaces located on alternating floors. These 
rooms are double height spaces which provide openness in the building and an attractive space 
for residents to congregate. These spaces will also be programed dependent on the residents but 
will likely include common areas for cooking and entertainment, and quieter areas for reading 
and computer work.  
 
The Project includes a 309 exception for the Reduction of Ground-Level Wind Currents in C-3 
Districts. 
 

5. Design. The design of 145 Leavenworth Street is a mix of contemporary and vernacular 
architecture. Although it is a modern design, it fulfills the requirements of the Secretary of 
Interior Standards for historic compatibility within the historic district. There is an exoskeletal 
steel system that serves as a frame on the building. Behind the frame is a building of floor-to-
ceiling glass. To soften the effect, the Project is skinned in perforated patinaed copper panels 
allowing the glass and steel to be seen through the materials. The finish is expected to be similar 
to the De Young Museum and is made by the same team. The windows are patterned to emulate 
the pattern language of punched openings of the adjacent buildings. The copper finish was 
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chosen because it will age to a similar patina as the brick which is common throughout the 
historic district.  
 

6. Public Comment. The Project Sponsor has participated in various community group meetings 
with the Tenderloin Community Benefit District, Tenderloin Housing Clinic, Tenderloin Housing 
Action, Tenderloin Neighborhood Development Corporation, San Francisco Housing Coalition, 
Kelly Cullen Community Center, Tenderloin Community School, and Community Benefit 
District. To date, there has been concern raised over the lack of affordability, setbacks to adjacent 
properties, the amount of community outreach, the use of the ground floor retail uses, and 
concern over the original project submittal which included a SRO residential hotel conversion 
component. The Department has received 72 letters expressing concerns about the Project and 
five letters in support of the Project. It should be noted that the Project as proposed no longer 
includes the SRO residential hotel conversion.  
 
Those opposed were concerned that there are not adequate setbacks provided between the 
proposed structures and adjacent buildings and that there are no affordable units being provided 
on-site. In addition, there was concern that long-time residents of San Francisco are being 
displaced by high-income employees of the high-tech industry (although there is no 
displacement caused directly by this Project). 
 
This case was heard at the Planning commission on Jun4, 2015 and issues regarding affordability, 
setbacks, and community outreach were discussed during public comment for the project. The 
matter was continued in an effort to address these issues. As of this writing, according to the 
Project sponsor, there has been community engagement and modifications to both buildings to 
increase setbacks, not block property line windows, and address the needs of adjacent buildings.  
The bedroom count has been reduced to accommodate these changes.  
 
Ordinance file No. 150348 has been introduced by Supervisor Avalos and sponsored by 
Supervisors Avalos and Kim amending the Planning Code to clarify that the Inclusionary 
Affordable Housing Program applies to housing projects, including group housing projects. This 
ordinance is scheduled to be heard at the Planning Commission on July 2, 2015. An addition to 
the standard “Conformity with Current Law” condition of approval has been drafted stating that 
if this ordinance is passed, the Project will be subject to the Inclusionary Affordable Housing 
Program. 
 
In addition, the Commission is aware of a private community benefit agreement that addresses 
specific community issues. As part of that agreement, the Project Sponsor has agreed to provide 
affordable units in the Project commensurate with the City's Inclusionary Affordable Housing 
Program, whether or not the Board adopts the Ordinance contained in Board of Supervisors File 
No. 150348. As a private agreement, the City cannot condition compliance with the private 
agreement as a condition of approval. 
 

7. Planning Code Compliance: The Commission finds that the Project is consistent with the 
relevant provisions of the Planning Code in the following manner: 
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a. Floor Area Ratio (Section 124). The floor area ratio (FAR) limit as defined by Planning 
Code Section 124 for the Downtown General Commercial District is 6.0 to 1.  
 
In the C-3-G District, the maximum floor area ratio (FAR) is 6.0:1. The proposed gsf subject to 
FAR is 38,408 sf on a 6,873 sf lot, thereby yielding a FAR of 5.9 to 1.0. The 3,776 gsf of retail on 
the ground floor is exempt from FAR calculations pursuant to Planning Code Section 102.9.  
 

b. Rear Yard (Section 134). Planning Code Section 134 requires that a project provide a 
minimum rear yard depth be equal to 25 percent of the total depth of the lot on which the 
building is situated at the lowest story containing a dwelling unit, and at each succeeding 
story, except those buildings which contain only single room occupancy (SRO) units. 
 
The rear yard provision of the Planning Code does not apply to the Project because there are no 
dwelling units; the Project includes only group housing rooms which would qualify as SRO units 
for the purposes of rear yard calculations.  
 

c. Residential Open Space (Section 135). Planning Code Section 135, requires is 36 sf per 
dwelling unit of residential open space requirement if the open space is private and 48 sf 
per dwelling unit if it is provided through common open space. For group housing 
structures, SRO units, and dwelling units that measure less than 350 square feet plus a 
bathroom, the minimum amount of usable open space provided for use by each bedroom 
or SRO unit shall be one-third the amount required for a dwelling unit; therefore, the 
requirement per bedroom is 12 sf for private and 16 sf for common open space. 
 
The Project includes 94 group housing rooms; therefore, the Project must provide 1,504 sf of 
common open space. Included in the proposal are a 2,712 sf roof deck and a 935 sf second level 
courtyard. The second level courtyard does not meet the exposure requirements for open space; 
however, the roof deck alone satisfies the open space requirements.  
 

d. Exposure (Section 140). Planning Code Section 140 requires that all dwelling units face 
directly onto 25 feet of open area (a public street, alley, or side yard) or onto an inner 
courtyard that is 25 feet in every horizontal dimension for the floor at which the dwelling 
unit in question is located and the floor immediately above it, with an increase in five feet 
in every horizontal dimension at each subsequent floor.  
 
This Planning Code Section applies only to dwelling units; group housing rooms are not 
considered dwelling units.  
 

e. Street Frontage in Commercial Districts: Active Uses (145.1(c)(3)). Planning Code 
Section 145.1(c)(3) requires that within Downtown Commercial Districts, space for 
“active uses” shall be provided within the first 25 feet of building depth on the ground 
floor. Spaces accessory to residential uses, such as fitness or community rooms, are 
considered active uses only if they meet the intent of this section and have access directly 
to the public sidewalk or street. Building systems including mechanical, electrical, and 
plumbing features may be exempted from this requirement by the Zoning Administrator 
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only in instances where those features are provided in such a fashion as to not negatively 
impact the quality of the ground floor space. 

 
The ground floor along Leavenworth Street contains “active uses” with direct access to the 
sidewalk within the first 25 feet of building depth and are thus compliant with this Code Section. 
Along Leavenworth Street, the Project includes a lobby, retail space, and pedestrian corridor. 
Lobbies are only considered active uses, if they do not exceed 40 feet or 25% of building frontage, 
whichever is larger. The frontage on Leavenworth is 50 feet and the lobby is approximately 12 feet, 
thereby meeting this requirement. The retail space occupies the majority of the frontage, aside from 
a narrow pedestrian corridor along the north property line. The Project meets this section of the 
Code in that the frontage is completely devoted to active uses, building systems, and residential 
entry.  
 

f. Street Frontage in Commercial Districts: Ground Floor Transparency (Section 145.1(c) 
(6)). Planning Code Section 145.1(c)(6) requires that within Downtown Commercial 
Districts, frontages with active uses that are not residential or PDR must be fenestrated 
with transparent windows and doorways for no less than 60 percent of the street frontage 
at the ground level and allow visibility to the inside of the building. 

 
The Leavenworth Street frontage measures approximately 50 feet and meets the transparency 
requirement for the active uses on each frontage. The residential entry and retail tenant space will 
meet the glazing requirements by being 100% glazed and transparent.  
 

g. Shadows on Public Sidewalks (Section 146). Planning Code Section 146(a) establishes 
design requirements for buildings on certain streets in order to maintain direct sunlight 
on public sidewalks in certain downtown areas during critical use periods. Section 146(c) 
requires that other buildings, not located on the specific streets identified in Section 
146(a), shall be shaped to reduce substantial shadow impacts on public sidewalks, if it 
can be done without unduly creating an unattractive design and without unduly 
restricting development potential. 
 
Section 146(a) does not apply to construction on Leavenworth Street, and therefore does not apply 
to the Project.  
 
As it relates to Section 146(c), the Project would replace a vacant surface parking lot with an eight 
story building. Although there would be new shadows on sidewalks and pedestrian areas adjacent 
to the Site, the Project’s shadow effects would be limited in scope and would not increase the total 
amount of shading above levels that are commonly and generally accepted in urban areas. The 
Project is proposed at a height that is zoned for the property and cannot be further shaped to 
reduce substantial shadow impacts on public sidewalks without creating an unattractive design 
and without unduly restricting development potential. Therefore, the Project will not create 
substantial shadow impacts to public sidewalks.  
 

h. Shadows on Public Open Spaces (Section 147). Planning Code Section 147 seeks to 
reduce substantial shadow impacts on public plazas and other publicly accessible open 
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spaces other than those protected under Section 295. Consistent with the dictates of good 
design and without unduly restricting development potential, buildings taller than 50 
feet should be shaped to reduce substantial shadow impacts on open spaces subject to 
Section 147. In determining whether a shadow is substantial, the following factors shall 
be taken into account: the area shaded the shadow’s duration, and the importance of 
sunlight to the area in question. 
 
A shadow analysis determined that the Project would not cast net new shadow on Turk and Hyde 
Mini Park or any other open space under the jurisdiction of, or designated to be acquired by the 
Recreation and Park Commission. No other significant public or private open spaces – including 
those not protected by Section 295 – would be affected by shadows from the Project. 
 

i. Ground Level Wind (Section 148). Pursuant to Section 148, in C‐3 Districts, buildings 
and additions to existing buildings shall be shaped, or other wind‐baffling measures 
shall be adopted, so that the developments will not cause ground‐level wind currents to 
exceed more than 10 percent of the time year round, between 7:00 a.m. and 6:00 p.m., the 
comfort level of 11 miles per hour equivalent wind speed in areas of substantial 
pedestrian use and seven miles per hour equivalent wind speed in public seating areas. 
 
When preexisting ambient wind speeds exceed the comfort level, or when a proposed 
building or addition may cause ambient wind speeds to exceed the comfort level, the 
building shall be designed to reduce the ambient wind speeds to meet the requirements. 
An exception may be granted, in accordance with the provisions of Section 309, allowing 
the building or addition to add to the amount of time that the comfort level is exceeded 
by the least practical amount if (1) it can be shown that a building or addition cannot be 
shaped and other wind‐baffling measures cannot be adopted to meet the foregoing 
requirements without creating an unattractive and ungainly building form and without 
unduly restricting the development potential of the building site in question, and (2) it is 
concluded that, because of the limited amount by which the comfort level is exceeded, 
the limited location in which the comfort level is exceeded, or the limited time during 
which the comfort level is exceeded, the addition is insubstantial. 
 
No exception shall be granted and no building or addition shall be permitted that causes 
equivalent wind speeds to reach or exceed the hazard level of 26 miles per hour for a 
single hour of the year. 
 
A wind study was prepared in May 2014 by Rowan Williams Davies & Irwin Inc. for the 
proposed Project that tested existing and existing plus project conditions. The wind study found 
that six of the 35 sidewalk test point locations exceed the pedestrian comfort criterion of 11mph 
(more than 10 percent of the time) under existing conditions. The wind study concluded that the 
proposed Project would result in the exact same exceedances (these locations are on Turk Street, in 
front and cross the proposed building at 351 Turk Street, and on Leavenworth Street, across the 
proposed building at 145 Leavenworth Street as well as south of Golden Gate Avenue). The 
proposed Project would not result in any net new exceedances of the 11 mph pedestrian comfort 
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criterion; nonetheless, because the Project would not eliminate existing  wind speeds to meet the 
pedestrian comfort criteria at all test points, a Section 309 exception is required.  
 

j. Parking (Section 151.1). Planning Code Section 151.1 does not require off‐street parking 
for the project, and permits up to one car for each three bedrooms or for each six beds, 
whichever results in the greater requirement. 
 
The Project proposes no off-street parking, meeting this Planning Code requirement. 
 

k. Loading (Section 152.1). Section 152.1 establishes minimum requirements for off‐street 
loading. In C‐3 Districts, the loading requirement is based on the total gross floor area of 
the structure or use. Residential uses exceeding 100,000 square feet are required to 
provide one off‐street loading spaces. Retail uses less than 10,000 square feet are not 
required to provide any loading spaces. Two service‐vehicle spaces may be provided in 
place of one full‐sized loading space. 
 
The Project is not providing any off-street loading spaces. With a floor area of approximately 
38,408 gsf, the residential component of the Project is not required to provide off‐street loading 
spaces. No off‐street loading is required for the approximately 3,776 sf devoted to retail uses.  
 

l. Bicycle Parking (Section 155.5). Planning Code Section 155.2 requires one Class space for 
every four beds and a minimum of two Class 2 spaces. A minimum of two spaces is 
required for the retail use.  
 
The Project requires a minimum of 24 indoor secure Class 1 bicycle parking spaces. The Class 1 
bicycle spaces would be provided at street level and accessed from the main residential entry. The 
Project is required to provide four Class 2 spaces on the sidewalk. For the retail component, an 
additional two Class 2 spaces are required bringing the bicycle requirement total to 25 Class 1 
spaces and four Class 2 spaces. The Project is providing 25 Class 1 spaces and four Class 2 spaces, 
thereby meeting this requirement.  
 

m. Car Share (Section 166). Planning Code Section 166 requires one car‐share space when a 
residential project includes between 50 and 200 residential units. 
 
The Project does not propose any off-street parking and is therefore not required to provide any 
car-share parking. 
 

n. Density (Section 210.2). Planning Code Section 210.2 states that the C-3 districts do not 
have a density limit. Density is regulated by the permitted height and bulk, and required 
setbacks, exposure, and open space of each development lot. 
 
The proposed residential density of 94 group housing rooms on a parcel that is 6,873 sf in area is 
one group housing room per 73 sf of area which meets the Planning Code requirement. There is no 
maximum density requirement. 
 



Motion No. 19412 
July 9, 2015 

 9 

CASE NO. 2012.1531CEX  
145 Leavenworth Street 

o. Use (Sections 210.2, 208, 102). The Project Site is located in a Downtown General (C‐3‐G) 
District wherein residential and commercial uses are permitted. Areas in the City 
identified as Downtown General include a variety of different uses, such as retail, offices, 
hotels, entertainment, clubs and institutions, and high-density residential. Many of these 
uses have a Citywide or regional function, although the intensity of development is 
lower here than in the downtown core area. 
 
The residential and retail uses of the proposed Project at the density proposed would be consistent 
with the permitted Downtown General uses, pursuant to Planning Code Section 210.2. 
 

p. Height (Section 260). The property is located in the 80-X Height and Bulk District, thus 
permitting structures up to a height of 80 feet.  
 
The Project would reach a height of approximately 80’-0” conforming in its entirety to the Height 
and Bulk District. The building includes various features, such as elevator/stair penthouses, 
mechanical structures, and wind screens that extend above the 80-foot proposed height; however, 
these features meet the Planning Code for exemptions to the height calculation. The Project would 
therefore comply with the Planning Code’s 80-X Height and Bulk District. 

 
q. Shadows on Parks (Section 295). Planning Code Section 295 requires any project 

proposing a structure exceeding a height of 40 feet to undergo a shadow analysis in order 
to determine if the project will result in the net addition of shadow to properties under 
the jurisdiction of the Recreation and Park Department. 
 
The preliminary shadow fan prepared by the Planning Department found that both of the new 
buildings’ shadow could reach the Turk and Hyde Mini-Park, a Recreation and Parks Department 
property. However, the preliminary shadow fan assumes no other buildings are present. Therefore, 
a more detailed shadow study was conducted that includes intervening buildings by PreVision 
Design on March 7, 2013.The results of the shadow study indicate that the proposed Project 
would not result in any net new shadows on Turk and Hyde Mini-Park. Shadows cast by existing 
buildings in the vicinity subsume any potential shadow cast by the proposed development, at the 
times when the proposed Project could cast shadow on the Turk and Hyde Mini-Park. At the times 
when shadow would be cast by the proposed Project that is not subsumed by existing shadows, the 
Project-related net new shadow would not be long enough to reach Turk and Hyde Mini-Park. 
Therefore, the proposed Project would not add any net new shadow on public open spaces under 
Recreation and Parks jurisdiction. 
 

r. Inclusionary Affordable Housing Program (Section 415). Inclusionary Affordable 
Housing Program. Planning Code Section 415 sets forth the requirements and procedures 
for the Inclusionary Affordable Housing Program. Under Planning Code Section 415.3, 
these requirements would apply to projects that consist of 10 or more units, where the 
first application (EE or BPA) was applied for on or after July 18, 2006. Pursuant to 
Planning Code Section 415.5 and 415.6, the Inclusionary Affordable Housing Program 
requirement for the On-site Affordable Housing Alternative is to provide 12% of the 
proposed dwelling units as affordable.  
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The Project is not subject to the Inclusionary Affordable Housing Program in that it is a group 
housing project. The Inclusionary Affordable Housing Program only applies to projects with 
dwelling units. Ordinance file No. 150348 has been introduced by Supervisor Avalos and 
sponsored by Supervisors Avalos and Kim amending the Planning Code to clarify that the 
Inclusionary Affordable Housing Program applies to housing projects, including group housing 
projects. This ordinance is scheduled to be heard at the Planning Commission on July 2, 2015. An 
addition to the standard “Conformity with Current Law” condition of approval has been drafted 
stating that if this ordinance is passed, the Project will be subject to the Inclusionary Affordable 
Housing Program. 
 

s. Street Trees (Sections 138.1 and 428). Planning Code Section 138.1 requires the 
installation of street trees in the case of the construction of a new building. One 24‐inch 
box tree is required for every 20 feet of property frontage along each street or alley, with 
any remaining fraction of ten feet or more of frontage requiring an additional tree. The 
species and locations of trees installed in the public right‐of‐way shall be subject to 
approval by the Department of Public Works (DPW). The requirements of Section 138.1 
may be waived or modified by the Zoning Administrator, pursuant to Section 428, where 
DPW cannot grant approval due to practical difficulties. There are additional 
requirements for street trees in C-Districts. Street trees must have a minimum 2 inch 
caliper (measured at breast height); must maintain branches a minimum of 80 inches 
above sidewalk grade; must be planted in a sidewalk opening at least 16 square feet, and 
have a minimum soil depth of 3 feet 6 inches; and include street tree basins edged with 
decorative treatment, such as pavers or cobbles. Edging features may be counted toward 
the minimum sidewalk opening per (cc) if they are permeable surfaces per Section 102.33. 
 
The Project includes a total of approximately 50 feet of street frontage, along the Leavenworth 
Street frontage, which results in a requirement for 3 street trees. Conditions of approval are 
included that require the Project to plant 3 street trees as part of the Project’s site plan, along the 
Leavenworth Street frontage, unless DPW cannot grant approval for installation of any of the 
required trees on the basis of inadequate sidewalk width, interference with utilities or other 
reasons regarding the public welfare. In any such case, the requirements of Section 138.1 may be 
modified or waived by the Zoning Administrator. There is one existing tree located on 
Leavenworth Street. Two additional street trees will be planted as part of the Project if the existing 
tree is retained. 
 

t. Public Art (Section 429). In the case of construction of a new building or addition of floor 
area in excess of 25,000 gsf to an existing building in a C‐3 District, Section 429 requires a 
project to include works of art costing an amount equal to one percent of the construction 
cost of the building. 
 
The Project would comply by dedicating one percent of construction cost to works of art, as 
required through the Conditions of Approval. The public art concept and location will be 
subsequently presented to the Planning Commission at an informational presentation.  
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8. Exceptions Request Pursuant to Planning Code Section 309. The Planning Commission has 
considered the following exceptions to the Planning Code, makes the following findings and 
grants each exception as further described below: 

 
a. Section 148: Ground-Level Wind Currents. In C-3 Districts, buildings and additions to 

existing buildings shall be shaped, or other wind-baffling measures shall be adopted, so 
that the developments will not cause ground-level wind currents to exceed more than 10 
percent of the time year round, between 7:00 a.m. and 6:00 p.m., the comfort level of 11 
miles per hour equivalent wind speed in areas of substantial pedestrian use and seven 
miles per hour equivalent wind speed in public seating areas. 
 
When preexisting ambient wind speeds exceed the comfort level, or when a proposed 
building or addition may cause ambient wind speeds to exceed the comfort level, the 
building shall be designed to reduce the ambient wind speeds to meet the requirements. 
An exception may be granted, in accordance with the provisions of Section 309, allowing 
the building or addition to add to the amount of time that the comfort level is exceeded 
by the least practical amount if (1) it can be shown that a building or addition cannot be 
shaped and other wind-baffling measures cannot be adopted to meet the foregoing 
requirements without creating an unattractive and ungainly building form and without 
unduly restricting the development potential of the building site in question, and (2) it is 
concluded that, because of the limited amount by which the comfort level is exceeded, 
the limited location in which the comfort level is exceeded, or the limited time during 
which the comfort level is exceeded, the addition is insubstantial. 

 
Section 309(a) (2) permits exceptions from the Section 148 ground-level wind current 
requirements. No exception shall be granted and no building or addition shall be 
permitted that causes equivalent wind speeds to reach or exceed the hazard level of 26 
miles per hour for a single hour of the year. 
 
Comfort Criterion 
 
A wind study was prepared in May 2014 by Rowan Williams Davies & Irwin Inc. for the 
proposed Project that tested existing and existing plus project conditions. The wind study found 
that six of the 35 sidewalk test point locations exceed the pedestrian comfort criterion of 11mph 
(more than 10 percent of the time) under existing conditions. The wind study concluded that the 
proposed Project would result in the exact same exceedances (these locations are on Turk Street, in 
front and cross the proposed building at 351 Turk Street, and on Leavenworth Street, across the 
proposed building at 145 Leavenworth Street as well as south of Golden Gate Avenue). The 
proposed Project would not result in any net new exceedances of the 11 mph pedestrian comfort 
criterion; nonetheless, because the Project would not eliminate existing  wind speeds to meet the 
pedestrian comfort criteria at all test points, a Section 309 exception is required.  
 
An exception is warranted because the project will not add to the amount of time that the comfort 
level is exceeded. The project cannot be shaped and other wind-baffling measures cannot be 
adopted to meet the comfort criteria without creating an unattractive and ungainly building form 
and without unduly restricting the development potential of the project site.  
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9. General Plan Compliance. The Project is, on balance, consistent with the following Objectives 

and Policies of the General Plan: 
 

HOUSING ELEMENT  
Objectives and Policies  
 

OBJECTIVE 1: 
IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET THE 
CITY’S HOUSING NEEDS, ESPECIALLLY PERMANENTLY AFFORDABLE HOUSING 
 
Policy 1.1: 
Plan for the full range of housing needs in the City and County of San Francisco, especially 
affordable housing. 
 
The proposed Project responds to the need for new housing by providing 94 group housing rooms on a 
previously vacant lot. 
 
OBJECTIVE 3: 
PROTECT THE AFFORDBILITY OF THE EXSITING HOUSING STOCK, ESPECIALLY RENTAL 
UNITS. 
 
Policy 3.4: 
Preserve “naturally affordable” housing types, such as smaller and older ownership units. 
 
The proposed Project provides 948 group housing rooms. These are smaller units built with a sustainable 
methodology which is projected to reduce the construction period. 
 
OBJECTIVE 11: 
SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN 
FRANCISCO’S NEIGHBORHOODS. 
 
Policy 11.1: 
Promote the construction and rehabilitation of well-designed housing that emphasizes beauty, 
flexibility, and innovative design, and respects existing neighborhood character. 
 
Policy 11.5: 
Ensure densities in established residential areas promote compatibility with prevailing 
neighborhood character. 
 
Policy 11.6: 
Foster a sense of community through architectural design, using features that promote 
community interaction. 
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The Project is well designed and compatible with the scale and proportions of buildings in the area, and will 
be built with high quality materials. The design is compatible with design elements in the neighborhood and 
would add to the image and mixed-use orientation of the downtown district. The design of the building 
incorporates contemporary design and detailing that responds appropriately to the variety of heights, 
scales, styles and periods found in the area. The design and proportions feature clean lines with 
appropriately scaled massing coupled with quality materials and fixtures that will add to the evolving rich 
and varied pedestrian experience in this neighborhood.  
 
OBJECTIVE 12: 
BALANCE HOUSING GROWTH WITH ADEQUATE INFRASTRUCTURE THAT SERVES THE 
CITY’S GROWING POPULATION. 
 
Policy 12.1: 
Encourage new housing that relies on transit use and environmentally sustainable patterns of 
movement. 
 
Policy 12.3: 
Ensure new housing is sustainably supported by the City’s public infrastructure systems. 
 
The Project is well served by public transit. Within ¼ mile of the Project are the F, 5, 9, 9L, 16X, 19, 27, 
31, 38, and 38L Muni Lives, the Civic Center Station with the J,K,L,M,N,S, and T Metro Lines; 
connections to Golden Gate Transit, BART, and AC Transit. Located in the downtown core, Project 
residents that do not utilize public transit are well situated to commute by walking or bicycle. The Project 
proposes 25 Class One bicycle spaces and four Class Two bicycle spaces.  
 
OBJECTIVE 13: 
PRIORITIZE SUSTAINABLE DEVELOPMENT IN PLANNING FOR AND CONSTRUCTING 
NEW HOUSING. 
 
Policy 13.1: 
Support “smart” regional growth that locates new housing close to jobs and transit. 
 
Policy 13.3: 
Promote sustainable land use patterns that integrate housing with transportation in order to 
increase transit, pedestrian, and bicycle mode share. 
 
The Project is located within the downtown core and is close to concentrated employment. The Project is 
within easy walking distance to transit and will affirmatively increase sustainable mode share.  
 

COMMERCE AND INDUSTRY ELEMENT 
Objectives and Policies 
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OBJECTIVE 1: 
MANAGE ECONOMIC GROWTH AND CHANGE TO ENSURE ENHANCEMENT OF THE 
TOTAL CITY LIVING AND WORKINIG ENVIRONMENT. 
 
Policy 1.1: 
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 Project would add approximately 3,776 sf of new commercial space that is intended to serve residents 
in the building and likely draw a wider range of new neighborhood-serving retail businesses than it does 
today. Retail is encouraged and principally permitted on the ground floor of buildings in the Downtown 
General District, and is thus consistent with activities in the commercial land use plan. 
 

TRANSPORTATION ELEMENT 
OBJECTIVE 2: 
USE THE TRANSPORTATION SYSTEM AS A MEANS FOR GUIDING DEVELOPMENT AND 
IMPROVING THE ENVIRONMENT. 
 
Policy 2.1: 
Use rapid transit and other transportation improvements in the city and region as the catalyst for 
desirable development, and coordinate new facilities with public and private development. 
 
OBJECTIVE 11:  
ESTABLISH PUBLIC TRANSIT AS THE PRIMARY MODE OF TRANSPORTATION IN SAN 
FRANCISCO AND AS A MEANS THROUGH WHICH TO GUIDE FUTURE DEVELOPMENT 
AND IMPROVE REGIONAL MOBILITY AND AIR QUALITY. 
 
 
Policy 11.3: 
Encourage development that efficiently coordinates land use with transit service, requiring that 
developers address transit concerns as well as mitigate traffic problems. 
 
The Project is located within a neighborhood rich with public transportation and the people occupying the 
building are expected to rely heavily on public transit, bicycling, or walking for the majority of their daily 
trips. The Project is well served by public transit. Within ¼ mile of the Project are the F, 5, 9, 9L, 16X, 19, 
27, 31, 38, and 38L Muni Lives, the Civic Center Station with the J,K,L,M,N,S, and T Metro Lines; 
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connections to Golden Gate Transit, BART, and AC Transit. Located in the downtown core, Project 
residents that do not utilize public transit are well situated to commute by walking or bicycle. The Project 
proposes 25 Class One bicycle spaces and four Class Two bicycle spaces. The Project is well served by 
transit of all varieties. 
 

URBAN DESIGN ELEMENT 
OBJECTIVE 1:  
EMPHASIS OF THE CHARACTERISTIC PATTERN WHICH GIVES TO THE CITY AND ITS 
NEIGHBORHOODS AN IMAGE, A SENSE OF PURPOSE, AND A MEANS OF ORIENTATION.  
 
Policy 1.3:  
Recognize that buildings, when seen together, produce a total effect that characterizes the city 
and its districts.  
The height, massing, and shape of the proposed building would ensure its compatibility with the other 
buildings in the vicinity by transitioning appropriately with the context of the surrounding neighborhood.  
 
OBJECTIVE 3:  
MODERATION OF MAJOR NEW DEVELOPMENT TO COMPLEMENT THE CITY PATTERN, 
THE RESOURCES TO BE CONSERVED, AND THE NEIGHBORHOOD ENVIRONMENT.  
 
Policy 3.1:  
Promote harmony in the visual relationships and transitions between new and older buildings.  
 
Policy 3.2:  
Avoid extreme contrasts in color, shape and other characteristics which will cause new buildings 
to stand out in excess of their public importance.  
 
Policy 3.5:  
Relate the height of buildings to important attributes of the city pattern and to the height and 
character of existing development.  
 
Policy 3.6:  
Relate the bulk of buildings to the prevailing scale of development to avoid an overwhelming or 
dominating appearance in new construction.  
 
The Project would be compatible with the visual relationship and transitions between new and older 
buildings in the neighborhood. The design and proportions of the building would be compatible with the 
varying sizes of the buildings in the vicinity. The design of the building incorporates contemporary design 
that responds appropriately to the variety of styles and periods of this Downtown General Commercial 
District. The Project’s height and bulk would be consistent with the surrounding streetscape and would be 
visually compatible with the surrounding buildings. 
 
OBJECTIVE 4: 
IMPROVEMENT OF THE NEIGHBORHOOD ENVIRONMENT TO INCREASE PERSONAL 
SAFETY, COMFORT, PRIDE AND OPPORTUNITY. 
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Policy 4.12:  
Install, promote and maintain landscaping in public and private areas. 
 
The Project includes a well landscaped second story courtyard, a roof deck and three street trees.  
 

DOWNTOWN AREA PLAN 
Objectives and Policies 

 
OBJECTIVE 1: 
MANAGE ECONOMIC GROWTH AND CHANGE TO ENSURE ENHANCEMENT OF THE 
TOTAL CITY LIVING AND WORKINIG ENVIRONMENT. 
 
Policy 1.1: 
Encourage development which produces substantial net benefits and minimizes undesirable 
consequences. Discourage development which has substantial undesirable consequences which 
cannot be mitigated. 
 
The Project will bring additional housing without off-street parking spaces and a total of 29 bicycle parking 
spaces into a neighborhood that is well served by public transit. The Project will create substantial net 
benefits for the City without any undesirable consequences that cannot be mitigated.  
 
OBJECTIVE 7: 
EXPAND THE SUPPLY OF HOUSING IN AND ADJACENT TO DOWNTOWN. 
 
Policy 7.1: 
Promote the inclusion of housing in downtown commercial developments. 
 
Policy 7.2: 
Facilitate conversion of underused industrial and commercial areas to residential use. 
 
The Project would construct an eight-story, 94 bedroom group housing residential building and 3,776 sf of 
ground floor commercial space, which will provide services to the immediate neighborhood.  
 

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

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

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

The Project will not displace a neighborhood-serving retail space and will add 3,776 sf of retail. 
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B. That existing housing and neighborhood character be conserved and protected in order to 
preserve the cultural and economic diversity of our neighborhoods. 

 
The Project would not remove any existing housing, and would create 94 group housing rooms. The 
Project Site is located within a dense, urban-infill neighborhood on Leavenworth Street at the 
intersection with Turk Street and within a C-3-G Downtown General Commercial District. The 
Project would enhance the character of the neighborhood by replacing a vacant lot currently used for 
parking. The Project adds to the continuous ground level streetscape on Leavenworth Street by 
providing active uses which will animate the street level. The Project would add to the cultural and 
economic diversity of the area by providing 94 group housing rooms.  
 

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

There is currently no housing on the site; therefore, no affordable housing will be lost as part of this 
Project. The Project would, however, enhance the City’s supply of affordable housing serving moderate 
income households. The Project would provide “naturally affordable” bedrooms at a lower cost than 
typical market rate dwelling units in the surrounding area.  

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

neighborhood parking.  
 

Commuter traffic would be extremely limited, consisting primarily of support staff and retail space 
employees. The Site is three blocks north of Market Street and approximately three blocks from the 
Civic Center Station serving BART and MUNI. The Project is well served by transit of all varieties.  
 

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. 

 
No industrial or service sector business would be displaced by the proposed project, and there is no 
commercial office space in the development. The Project includes only residential uses and 
neighborhood-serving retail. Many of the building’s new residents will support the existing industrial 
or service sector businesses in the neighborhood, prompting the creation of more employment 
opportunities. 

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

life in an earthquake. 
 

The Project would be constructed to meet all of the most current and rigorous seismic and life-safety 
requirements of the San Francisco Building Code. This Project will not adversely affect the property’s 
ability to withstand an earthquake; rather, it will result in the production of seismically safe housing. 
 

G. That landmarks and historic buildings be preserved.  
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No landmarks or historic buildings would be demolished as part of the Project. The Project has been 
determined to be compatible with the Upper Tenderloin Historic District. 

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

development.  
 

The Project will not have an impact on existing parks and open spaces and their access to sunlight. 
Existing public parks and open space areas in the project vicinity include the Civic Center Plaza and 
the United Nations Plaza, which are all at least three blocks away. The project would not shade any of 
these parks. 

 
11. 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.  

 
12. The Commission hereby finds that approval of the Determination of Compliance with exceptions 

would promote the health, safety and welfare of the City. 
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DECISION 
Based upon the whole record, the submissions by the Project Sponsor, the staff of the Department, and 
other interested parties, the oral testimony presented to the Commission at the public hearing, and all 
other written materials submitted by all parties, in accordance with the standards specified in the Code, 
the Commission hereby APPROVES Application No. 2012.1531CEX and grants an exceptions to Section 
148, pursuant to Section 309, subject to the following conditions attached hereto as Exhibit A which are 
incorporated herein by reference as though fully set forth, in general conformance with the plans dated 
June 25, 2015 stamped Exhibit B and on file in Case Docket No. 2012.1531CEX.  
 
 
APPEAL AND EFFECTIVE DATE OF MOTION:  Any aggrieved person may appeal this Section 309 
Determination of Compliance and Request for Exceptions to the Board of Appeals within fifteen (15) 
days after the date of this Motion. The effective date of this Motion shall be the date of this Motion if 
not appealed OR the date of the decision of the Board of Appeals if appealed to the Board of Appeals. 
For further information, please contact the Board of Appeals in person at 1650 Mission Street, Room 
304, San Francisco, CA 94103, or call (415) 575-6880. 
 
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 constitutes 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 July 9, 2015. 
 
Jonas P. Ionin 
Acting Commission Secretary 
 
AYES:  Commissioners Fong, Wu, Antonini, Moore, Johnson, and Richards 
 
NAYS:   None 
 
ABSENT:  Commissioner Hillis 
 
ADOPTED: July 9, 2015 
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EXHIBIT A 
AUTHORIZATION 
This authorization is to grant a Planning Code Section 309 Determination of Compliance and Request for 
Exceptions, in connection with a proposal seeking authorization for new construction of a residential 
building, eight stories and approximately 80 feet in height, containing 94 group housing rooms and 3,776 
gross square feet of ground floor retail space at 145 Leavenworth Street, northwest of the intersection 
with Golden Gate Avenue, within the C-3-G (Downtown General Commercial) District and a 80-X Height 
and Bulk District, in general conformance with plans dated June 25, 2015, and stamped ʺEXHIBIT Bʺ 
included in the docket for Case No. 2012.1531CEX and subject to conditions of approval reviewed and 
approved by the Commission on July 9, 2015 under Motion No. 19412. 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 July 9, 2015 under Motion No. 19412. 
 
PRINTING OF CONDITIONS OF APPROVAL ON PLANS 
The conditions of approval under the 'Exhibit A' of this Planning Commission Motion No. 19412 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 Determination 
of Compliance 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 Determination of compliance.  
  



Motion No. 19412 
July 9, 2015 

 21 

CASE NO. 2012.1531CEX  
145 Leavenworth Street 

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, including provisions referenced in an ordinance (Board File 
No. 150348) amending the Planning Code to clarify that the Inclusionary Affordable Housing 
Program applies to group housing projects, should it be adopted. If this ordinance is adopted, the 
Project will be subject to the Inclusionary Affordable Housing Program, pursuant to Planning 
Code Section 415. 

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

DESIGN – COMPLIANCE AT PLAN STAGE 
6. Final Materials. The Project Sponsor shall continue to work with Planning Department on the 

building design. Final materials, glazing, color, texture, landscaping, ground floor, open spaces, 
and detailing shall be subject to Department staff review and approval. The architectural 
addenda shall be reviewed and approved by the Planning Department prior to issuance.  
For information about compliance, contact the Case Planner, Planning Department at 415-575-9078, 
www.sf-planning.org  
 

7. Garbage, composting and recycling storage. Space for the collection and storage of garbage, 
composting, and recycling shall be provided within enclosed areas on the property and clearly 
labeled and illustrated on the building permit plans. 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 415-575-9078, 
www.sf-planning.org 

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

submit a roof plan to the Planning Department prior to Planning approval of the architectural 
addendum to the permit. Rooftop mechanical equipment, if any is proposed as part of the Project, 
is required to be screened so as not to be visible from any point at or below the roof level of the 
subject building.  
For information about compliance, contact the Case Planner, Planning Department at 415-575-9078, 
www.sf-planning.org  

  
9. Signage. The Project Sponsor shall develop a signage program for the Project which shall be 

subject to review and approval by Planning Department staff prior to Planning approval of the 
architectural addendum to the site permit. All subsequent sign permits shall conform to the 
approved signage program. Once approved by the Department, the signage program/plan 
information shall be submitted and approved as part of the site permit for the Project. All exterior 
signage shall be designed to complement, not compete with, the existing architectural character 
and architectural features of the building.  
For information about compliance, contact the Case Planner, Planning Department at 415-575-9078, 
www.sf-planning.org  

 
10. Transformer Vault. The location of individual project PG&E Transformer Vault installations has 

significant effects to San Francisco streetscapes when improperly located. However, they may not 
have any impact if they are installed in preferred locations. Therefore, the Planning Department 
recommends the following preference schedule in locating new transformer vaults, in order of 
most to least desirable: 

http://www.sf-planning.org/
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1. On-site, in a basement area accessed via a garage or other access point without use of 
separate doors on a ground floor façade facing a public right-of-way; 

2. On-site, in a driveway, underground; 
3. On-site, above ground, screened from view, other than a ground floor façade facing a public 

right-of-way; 
4. Public right-of-way, underground, under sidewalks with a minimum width of 12 feet, 

avoiding effects on streetscape elements, such as street trees; and based on Better Streets Plan 
guidelines; 

5. Public right-of-way, underground; and based on Better Streets Plan guidelines; 
6. Public right-of-way, above ground, screened from view; and based on Better Streets Plan 

guidelines; 
7. On-site, in a ground floor façade (the least desirable location). 
Unless otherwise specified by the Planning Department, Department of Public Work’s Bureau of 
Street Use and Mapping (DPW BSM) should use this preference schedule for all new transformer 
vault installation requests.  
For information about compliance, contact Bureau of Street Use and Mapping, Department of Public 
Works at 415-554-5810, http://sfdpw.org  

 
11. Overhead Wiring. The Property owner will allow MUNI to install eyebolts in the building 

adjacent to its electric streetcar line to support its overhead wire system if requested by MUNI or 
MTA.  
For information about compliance, contact San Francisco Municipal Railway (Muni), San Francisco 
Municipal Transit Agency (SFMTA), at 415-701-4500, www.sfmta.org 
 

12. Noise, Ambient. Interior occupiable spaces shall be insulated from ambient noise levels. 
Specifically, in areas identified by the Environmental Protection Element, Map1, “Background 
Noise Levels,” of the General Plan that exceed the thresholds of Article 29 in the Police Code, 
new developments shall install and maintain glazing rated to a level that insulate interior 
occupiable areas from Background Noise and comply with Title 24. 
For information about compliance, contact the Environmental Health Section, Department of Public 
Health at (415) 252-3800, www.sfdph.org 

 
13. Street Trees. Pursuant to Planning Code Section 138.1, the Project Sponsor shall submit a site 

plan to the Planning Department prior to Planning approval of the building permit application 
indicating that street trees, at a ratio of one street tree of an approved species for every 20 feet of 
street frontage along public or private streets bounding the Project, with any remaining fraction 
of 10 feet or more of frontage requiring an extra tree, shall be provided. A total of 3 trees are 
required on Leavenworth Street. This total is the final required amount of street trees and does 
not take into account existing trees. The street trees shall be evenly spaced along the street 
frontage except where proposed driveways or other street obstructions do not permit. The exact 
location, size and species of tree shall be as approved by the Department of Public Works (DPW). 
In any case in which DPW cannot grant approval for installation of a tree in the public right-of-
way, on the basis of inadequate sidewalk width, interference with utilities or other reasons 
regarding the public welfare, and where installation of such tree on the lot itself is also 
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impractical, the requirements of this Section 428 may be modified or waived by the Zoning 
Administrator to the extent necessary.  
For information about compliance, contact the Case Planner, Planning Department at 415-575-9078, 
www.sf-planning.org  

 

PARKING AND TRAFFIC 
14. Bicycle Parking. The Project shall provide no fewer than 24 Class 1 bicycle parking spaces and 

four Class 2 bicycle parking spaces as required by Planning Code Sections 155.2. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

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

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

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

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

17. Art - C-3 District. Pursuant to Planning Code Section 429, the Project shall pay the Public Art Fee 
in an amount equal to one percent of the hard construction costs for the Project as determined by 
the Director of the Department of Building Inspection. Prior to issuance of first construction 
document, the sponsor shall elect to use 100% of Public Art Fee to provide on-site public artwork, 
contribute 100% of the Public Art Fee amount to the Public Artwork Trust Fund, or expend a 
portion of the Public Art Fee amount to on-site public artwork and the remainder to the Public 
Artwork Trust Fund.  
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org 
 

18. Art Plaques - C-3 District. Pursuant to Planning Code Section 429(b) provided that the Project 
Sponsor provide the public art on-site, the Project Sponsor shall provide a plaque or cornerstone 
identifying the architect, the artwork creator and the Project completion date in a publicly 

http://www.sf-planning.org/
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conspicuous location on the Project Site. The design and content of the plaque shall be approved 
by Department staff prior to its installation. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org 
 

19. Art - C-3 District. Pursuant to Planning Code Section 429, provided that the Project Sponsor 
provide the public art on-site the Project Sponsor and the Project artist shall consult with the 
Planning Department during design development regarding the height, size, and final type of the 
art. The final art concept shall be submitted for review for consistency with this Motion by, and 
shall be satisfactory to, the Director of the Planning Department in consultation with the 
Commission. The Project Sponsor and the Director shall report to the Commission on the 
progress of the development and design of the art concept prior to the submittal of the first 
building or site permit application. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org 
 

20. Art - C-3 District. Pursuant to Planning Code Section 429, prior to issuance of any certificate of 
occupancy, the Project Sponsor shall install the public art generally as described in this Motion 
and make it available to the public. If the Zoning Administrator concludes that it is not feasible to 
install the work(s) of art within the time herein specified and the Project Sponsor provides 
adequate assurances that such works will be installed in a timely manner, the Zoning 
Administrator may extend the time for installation for a period of not more than twelve (12) 
months.  
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org 

 

MONITORING - AFTER ENTITLEMENT 
21. 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  
 

22. 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 



Motion No. 19412 
July 9, 2015 

 26 

CASE NO. 2012.1531CEX  
145 Leavenworth Street 

 

OPERATION 
23. 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  
 

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

25. 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 
 

26. Lighting Plan. The Project Sponsor shall submit an exterior lighting plan to the Planning 
Department prior to Planning Department approval of the architectural addendum to the site 
permit. 
For information about compliance, contact the Case Planner, Planning Department at 415-575-9078, 
www.sf-planning.org  
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Planning Commission Motion 19411 
HEARING DATE: JULY 9, 2015 

 

Date: July 2, 2015 
Case No.: 2012.1531CEX 
Project Address: 361 TURK STREET 
Zoning: RC-4 (Residential-Commercial, General Commercial) District 
 80-T Height and Bulk District 
Block/Lots: 0345/017 
Project Sponsor: Forge Land Company LLC 
 260 Townsend Street 
 San Francisco, CA 94107 
Staff Contact: Kate Conner – (415) 575-6914 
 kate.conner@sfgov.org  

 
ADOPTING FINDINGS AUTHORIZING A CONDITIONAL USE AUTHORIZATION PURSUANT 
TO PLANNING CODE SECTIONS 303 AND 253 TO ALLOW CONSTRUCTION OF A BUILDING 
OVER 40 FEET IN HEIGHT ON A PROPERTY PREVIOUSLY USED AS A SURFACE PARKING LOT. 
THE PROPOSED PROJECT IS TO CONSTRUCT AN NINE-STORY GROUP HOUSING BUILDING, 
CONTAINING 137 GROUP HOUSING ROOMS, AND APPROXIMATELY 4,216 GROSS SQUARE 
FEET OF GROUND FLOOR RETAIL SPACE. THE PROJECT SITE IS LOCATED WITHIN THE RC-4 
(RESIDENTIAL-COMMERCIAL, HIGH DENSITY) ZONING DISTRICT, THE NORTH OF MARKET 
RESIDENTIAL SPECIAL USE DISTRICT 1, FRINGE FINANCIAL SERVICES RESTRICTED USE 
DISTRICT AND 80-T HEIGHT AND BULK DISTRICT. 
 
PREAMBLE 
On April 30, 2014, Richard Hannum (hereinafter “Project Sponsor”) filed an application (Case No. 
2012.1531CEX) with the Planning Department (hereinafter “Department”) seeking authorization for new 
construction of a residential building, nine stories and approximately 80 feet in height, containing 137 
group housing rooms and 4,216 gross square feet of ground floor retail space (hereafter “Project”) at 361 
Turk Street, south side between Leavenworth and Hyde Streets (hereafter “Project Site”), the RC-4 
(Residential-Commercial, High Density) Zoning District, the North of Market Residential Special Use 
District 1, Fringe Financial Services Restricted Use District and 80-T Height and Bulk District.  
 
On September 15, 2014 the Project was determined to be exempt from the California Environmental 
Quality Act (“CEQA”) as a Class 32 Categorical Exemption under CEQA as described in the 
determination contained in the Planning Department files for this Project; 
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The Planning Department, Jonas P. Ionin, is the custodian of records, located in the File for Case No.  
2012.1531CEX at 1650 Mission Street, Fourth Floor, San Francisco, California. 
 
On July 9, 2015, the Commission conducted a duly noticed public hearing at a regularly scheduled 
meeting on Case No. 2012.1531CEX. 
 
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 approves the Conditional Use Authorization requested in 
Application No. 2012.1531CEX, subject to the conditions contained in “EXHIBIT A” of this motion, based 
on the following findings: 

FINDINGS 
Having reviewed the materials identified in the recitals 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 Site is a vacant lot with surface parking for 38 
automobiles with a ramped access to one level below grade located on the south side of Turk 
Street, west of the intersection with Leavenworth Street, Lot 0017 in Assessor’s Block 0345 
(hereinafter “Subject Property”). The Subject Property is in the Downtown/Civic Center 
neighborhood, which features a mixture of high-density dwellings with supporting commercial 
uses. The property at 145 Leavenworth Street is also being developed as part of this project and is 
located directly east of the subject property, fronting on Leavenworth Street and located on the 
same Assessor’s Block as the Subject Property. The ramp located on the Subject Property connects 
via an existing easement over Lot 018 to 145 Leavenworth Street. The Subject Property is in a RC-
4 (Residential-Commercial, High Density) Zoning District, the North of Market Residential 
Special Use District 1, Fringe Financial Services Restricted Use District and 80-T Height and Bulk 
District and has a lot area of approximately 10,263 square feet.  
 
The subject block is bounded by Leavenworth Street to the east, Turk Street to the north, Hyde 
Street to the west, and Golden Gate Avenue to the south. There is approximately 50 feet of 
frontage on Leavenworth Street.  

 
3. Surrounding Properties and Neighborhood.  Adjacent to the west of the Subject Property is a 

seven-story apartment building with a retail use at the ground floor, directly to the east is a 
fourteen-story residential building, and directly south is a four-story building with ground floor 
retail and a five-story building occupied by the Service Employees Union and Care Through 
Touch institute. The remainder of the block is developed with residential and commercial 
buildings ranging from two to fourteen stories. There is a market located at the northeast corner 
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of Golden Gate Avenue and Leavenworth Street and social services offered across Leavenworth 
Street to the east.  
 
The Project Site is one block north on the Civic Center Historic District and is located in the 
Upper Tenderloin Historic District. Plaza. Phillip Burton Courthouse is two blocks to the west 
and United Nations Plaza is two blocks to the south. Properties to the south are zoned P (Public) 
Zoning and contain such civic structures as the Asian Art Museum, the San Francisco Public 
Library and Hastings College of Law. To the north, the zoning changes to RC-4 (Residential 
Commercial, High Density) and supports high density residential uses. Many of these buildings 
have ground floor commercial uses. The Project Site is approximately three blocks north of 
Market Street and the Civic Center Station serving BART and MUNI. The Project is well served 
by transit of all varieties.  

 
The Project Site is located in the RC-4 District: Residential-Commercial, High-Density Zoning 
District. These Districts are intended to recognize, protect, conserve, and enhance areas 
characterized by structures combining Residential uses with neighborhood-serving Commercial 
uses. The predominant Residential uses are preserved, while provision is made for supporting 
Commercial uses, usually in or below the ground story, that meet the frequent needs of nearby 
residents without generating excessive vehicular traffic. The compact, walkable, transit-oriented 
and mixed-use nature of these Districts is recognized by no off-street parking requirements. The 
RC-4 Districts provide for a mixture of high-density Dwellings similar to those in RM-4 Districts 
with supporting Commercial uses. Open spaces are required for Dwellings in the same manner 
as in RM-4 Districts, except that rear yards need not be at ground level and front setback areas 
are not required. 
 

4. Project Description. The Project Sponsor proposes to construct an nine-story building consisting 
of 4,216 square feet of ground floor commercial space and 137 group-housing rooms, with shared 
common spaces on alternating floors, a second floor common patio, and a common roof deck 
open space. There are six parking spaces proposed on-site; however five of these spaces are not 
affiliated with the Project and serve the adjacent building. The sixth space is a handicapped 
accessible parking space.  
 
The Project consists of approximately 56,298 gsf of residential uses on a site containing 10,263 sf 
of lot area. The 137 group housing rooms will each be provided with a private bath and limited 
cooking facilities. The Project Sponsor contends that the size and location of these rental units 
makes them “affordable” by design and that the target market for the units averages 150% of 
Average Median Income (AMI).  
 
There is a 1,078 sf interior courtyard located at the second floor and a 2,663 roof deck and outdoor 
amenity space. The outdoor spaces may have cooking facilities or may be wired for 
entertainment depending on the needs of the users living in the building. In addition to these 
exterior common amenities, there are interior amenity spaces located on alternating floors. These 
rooms are double height spaces which provide openness in the building and an attractive space 
for residents to congregate. These spaces will also be programed dependent on the residents but 
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will likely include common areas for cooking and entertainment, and quieter areas for reading 
and computer work.  
 
The Project includes a Conditional Use Authorization for construction of a building over 40 feet 
pursuant to Planning Code Sections 253 and 303.  
 

5. Design. The design of 361 Turk Street is a mix of contemporary and vernacular architecture. 
Although it is a modern design, it fulfills the requirements of the Secretary of Interior Standards 
for historic compatibility with the historic context. There is an exoskeletal steel system that serves 
as a frame on the building. Behind the frame is a building of floor-to-ceiling glass. To soften the 
effect, the Project is skinned in perforated patinaed copper panels allowing the glass and steel to 
be seen through the materials. The finish is expected to be similar to the De Young Museum and 
is made by the same team. The windows are patterned to emulate the pattern language of 
punched openings of the adjacent buildings. The copper finish was chosen because it will age to a 
similar patina as the brick which is common throughout the historic district.  
 

6. Public Comment. The Project Sponsor has participated in various community group meetings 
with the Tenderloin Community Benefit District, Tenderloin Housing Clinic, Tenderloin Housing 
Action, Tenderloin Neighborhood Development Corporation, San Francisco Housing Coalition, 
Kelly Cullen Community Center, Tenderloin Community School, and Community Benefit 
District. To date, there has been concern raised over the lack of affordability, setbacks to adjacent 
properties, the amount of community outreach, the use of the ground floor retail uses, and 
concern over the original project submittal which included a SRO residential hotel conversion 
component. The Department has received 72 letters expressing concerns about the Project and 
five letters in support of the Project. It should be noted that the Project as proposed no longer 
includes the SRO residential hotel conversion.  
 
Those opposed were concerned that there are not adequate setbacks provided between the 
proposed structures and adjacent buildings and that there are no affordable units being provided 
on-site. In addition, there was concern that long-time residents of San Francisco are being 
displaced by high-income employees of the high-tech industry (although there is no 
displacement caused directly by this Project). 
 
This case was heard at the Planning commission on Jun4, 2015 and issues regarding affordability, 
setbacks, and community outreach were discussed during public comment for the project. The 
matter was continued in an effort to address these issues. As of this writing, according to the 
Project sponsor, there has been community engagement and modifications to both buildings to 
increase setbacks, not block property line windows, and address the needs of adjacent buildings.  
The bedroom count has been reduced to accommodate these changes.  
 
Ordinance file No. 150348 has been introduced by Supervisor Avalos and sponsored by 
Supervisors Avalos and Kim amending the Planning Code to clarify that the Inclusionary 
Affordable Housing Program applies to housing projects, including group housing projects. This 
ordinance is scheduled to be heard at the Planning Commission on July 2, 2015. An addition to 
the standard “Conformity with Current Law” condition of approval has been drafted stating that 
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if this ordinance is passed, the Project will be subject to the Inclusionary Affordable Housing 
Program. 
 
In addition, the Commission is aware of a private community benefit agreement that addresses 
specific community issues. As part of that agreement, the Project Sponsor has agreed to provide 
affordable units in the Project commensurate with the City's Inclusionary Affordable Housing 
Program, whether or not the Board adopts the Ordinance contained in Board of Supervisors File 
No. 150348. As a private agreement, the City cannot condition compliance with the private 
agreement as a condition of approval.  
 

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

a. Floor Area Ratio (Section 124). The floor area ratio (FAR) limit as defined by Planning 
Code Section 124, shall not apply to dwellings or to other residential uses in R, RC, NC, 
and Mixed Use Districts. The FAR limit is the RC-4 district is 4.8:1.0. 
 
The proposed gsf subject to FAR is 4,216 sf on a 10,263 sf lot, thereby yielding a FAR of .41 to 
1.0. The 4,216 gsf of retail on the ground floor is subject to FAR calculations in the RC-4 District 
pursuant to Planning Code Section 102.9. the Project meets this requirement. 
 

b. Rear Yard (Section 134). Planning Code Section 134 requires that a project provide a 
minimum rear yard depth be equal to 25 percent of the total depth of the lot on which the 
building is situated at the lowest story containing a dwelling unit, and at each succeeding 
story, except those buildings which contain only single room occupancy (SRO) units. 
 
The rear yard provision of the Planning Code does not apply to the Project because there are no 
dwelling units; the Project includes only group housing rooms which would qualify as SRO units 
for the purposes of rear yard calculations.  
 

c. Residential Open Space (Section 135). Planning Code Section 135, requires is 36 sf per 
dwelling unit of residential open space requirement if the open space is private and 48 sf 
per dwelling unit if it is provided through common open space. For group housing 
structures, SRO units, and dwelling units that measure less than 350 square feet plus a 
bathroom, the minimum amount of usable open space provided for use by each bedroom 
or SRO unit shall be one-third the amount required for a dwelling unit; therefore, the 
requirement per bedroom is 12 sf for private and 16 sf for common open space. 
 
The Project includes 137 group housing rooms; therefore, the Project must provide 2,192 sf of 
common open space. Included in the proposal are a 2,663 sf roof deck and a 1,078 sf second level 
courtyard. The second level courtyard does not meet the exposure requirements for open space; 
however, the roof deck alone satisfies the open space requirements.  
 

d. Exposure (Section 140). Planning Code Section 140 requires that all dwelling units face 
directly onto 25 feet of open area (a public street, alley, or side yard) or onto an inner 
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courtyard that is 25 feet in every horizontal dimension for the floor at which the dwelling 
unit in question is located and the floor immediately above it, with an increase in five feet 
in every horizontal dimension at each subsequent floor.  
 
This Planning Code Section applies only to dwelling units; group housing rooms are not 
considered dwelling units.  
 

e. Street Frontage in Commercial Districts: Active Uses (145.1(c)(3)). Planning Code 
Section 145.1(c)(3) requires that within Downtown Commercial Districts, space for 
“active uses” shall be provided within the first 25 feet of building depth on the ground 
floor. Spaces accessory to residential uses, such as fitness or community rooms, are 
considered active uses only if they meet the intent of this section and have access directly 
to the public sidewalk or street. Building systems including mechanical, electrical, and 
plumbing features may be exempted from this requirement by the Zoning Administrator 
only in instances where those features are provided in such a fashion as to not negatively 
impact the quality of the ground floor space. 

 
The ground floor along Turk Street contains “active uses” with direct access to the sidewalk 
within the first 25 feet of building depth and are thus compliant with this Code Section. Along 
Turk Street, the Project includes a lobby, retail space, parking access, and pedestrian corridor. 
Lobbies are only considered active uses, if they do not exceed 40 feet or 25% of building frontage, 
whichever is larger. The frontage on Leavenworth is 54’-9” feet and the lobby is approximately 12 
feet, thereby meeting this requirement. The retail space occupies the majority of the frontage. The 
Project meets this Section of the Code in that the frontage is completely devoted to active uses, 
building systems, and residential entry.  
 

f. Street Frontage in Commercial Districts: Ground Floor Transparency (Section 145.1(c) 
(6)). Planning Code Section 145.1(c)(6) requires that within Downtown Commercial 
Districts, frontages with active uses that are not residential or PDR must be fenestrated 
with transparent windows and doorways for no less than 60 percent of the street frontage 
at the ground level and allow visibility to the inside of the building. 

 
The Turk Street frontage measures approximately 54’-9” feet and meets the transparency 
requirement for the active uses on each frontage. The residential entry and retail tenant space will 
meet the glazing requirements by being 100% glazed and transparent.  
 

g. Parking (Section 151). Planning Code Section 151 does not require off‐street parking for 
group housing projects. 
 
The Project includes six parking spaces. Five parking spaces are associated with the adjacent 
building and there is one handicapped accessible parking space affiliated with the Project. The 
Project complies with this requirement. 
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h. Bicycle Parking (Section 155.5). Planning Code Section 155.2 requires one Class 1 space 
for every four beds and a minimum of two Class 2 spaces for the residential portion. A 
minimum of two Class 2 spaces are required for the retail use.  
 
The Project requires a minimum of 34 indoor secure Class 1 bicycle parking spaces. The Class 1 
bicycle spaces would be provided at basement level and accessed from the main residential entry. 
The Project is required to provide four Class 2 spaces on the sidewalk. For the retail component, an 
additional two Class 2 spaces are required bringing the bicycle requirement total to 34 Class 1 
spaces and 4 Class 2 spaces. The Project is providing 35 Class 1 spaces and 4 Class 2 spaces, 
thereby meeting this requirement.  
 

i. Density (Section 209.3). Planning Code Section 209.3 states that the density for group 
housing is up to one bedroom for every 70 square feet of lot area.  
 
The proposed residential density of 137 group housing rooms on a parcel that is 10,263 sf in area 
is one group housing room per 75 sf of area which meets the Planning Code requirement.  
 

j. Use (Sections 209.3, 102). The Project Site is located in a RC-4 District wherein residential 
and commercial uses at the ground floor and below are permitted.  
 
The residential and retail uses of the proposed Project at the density proposed would be consistent 
with the permitted uses, pursuant to Planning Code Section 209.3. 
 

k. Review of Proposed Buildings and Structures Exceeding a Height of 50 Feet in RC 
Districts (Section 253). In reviewing any such proposal for a building or structure 
exceeding 50 feet in height in a RC District the Planning Commission shall consider the 
expressed purposes of this Code, of the RC Districts, and of the height and bulk districts 
(80-T), as well as the criteria stated in Section 303(c) of this Code and the objectives, 
policies and principles of the General Plan, and may permit a height of such building or 
structure up to but not exceeding the height limit prescribed by the height and bulk 
district in which the property is located. In reviewing a proposal for a building exceeding 
50 feet in RM and RC districts, the Planning Commission may require that the permitted 
bulk and required setbacks of a building be arranged to maintain appropriate scale on 
and maximize sunlight to narrow streets (rights-of-way 40 feet in width or narrower) and 
alleys. 
 
The Project is not out of scale with surrounding buildings which are mixed in character. The 
Project complies with the height requirement. 
 

l. Height (Section 260). The property is located in the 80-T Height and Bulk District, thus 
permitting structures up to a height of 80 feet and requiring sculpting above 80 feet with 
a maximum length of 110 and a maximum diagonal dimension of 125 feet.  
 
The Project would reach a height of approximately 80’-0” conforming in its entirety to the Height 
and Bulk District. The building includes various features, such as elevator/stair penthouses, 
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mechanical structures, and wind screens that extend above the 80-foot proposed height; however, 
these features meet the Planning Code for exemptions to the height calculation. The Project would 
therefore comply with the Planning Code’s 80-T Height and Bulk District. 

 
m. Shadows on Parks (Section 295). Planning Code Section 295 requires any project 

proposing a structure exceeding a height of 40 feet to undergo a shadow analysis in order 
to determine if the project will result in the net addition of shadow to properties under 
the jurisdiction of the Recreation and Park Department. 
 
The preliminary shadow fan prepared by the Planning Department found that both of the new 
buildings’ shadow could reach the Turk and Hyde Mini-Park, a Recreation and Parks Department 
property. However, the preliminary shadow fan assumes no other buildings are present. Therefore, 
a more detailed shadow study was conducted that includes intervening buildings by PreVision 
Design on March 7, 2013.The results of the shadow study indicate that the proposed Project 
would not result in any net new shadows on Turk and Hyde Mini-Park. Shadows cast by existing 
buildings in the vicinity subsume any potential shadow cast by the proposed development, at the 
times when the proposed Project could cast shadow on the Turk and Hyde Mini-Park. At the times 
when shadow would be cast by the proposed Project that is not subsumed by existing shadows, the 
Project-related net new shadow would not be long enough to reach Turk and Hyde Mini-Park. 
Therefore, the proposed Project would not add any net new shadow on public open spaces under 
Recreation and Parks jurisdiction. 
 

n. Inclusionary Affordable Housing Program (Section 415). Inclusionary Affordable 
Housing Program. Planning Code Section 415 sets forth the requirements and procedures 
for the Inclusionary Affordable Housing Program. Under Planning Code Section 415.3, 
these requirements would apply to projects that consist of 10 or more units, where the 
first application (EE or BPA) was applied for on or after July 18, 2006. Pursuant to 
Planning Code Section 415.5 and 415.6, the Inclusionary Affordable Housing Program 
requirement for the On-site Affordable Housing Alternative is to provide 12% of the 
proposed dwelling units as affordable.  
 
The Project is not subject to the Inclusionary Affordable Housing Program in that it is a group 
housing project. The Inclusionary Affordable Housing Program only applies to projects with 
dwelling units. Ordinance file No. 150348 has been introduced by Supervisor Avalos and 
sponsored by Supervisors Avalos and Kim amending the Planning Code to clarify that the 
Inclusionary Affordable Housing Program applies to housing projects, including group housing 
projects. This ordinance is scheduled to be heard at the Planning Commission on July 2, 2015. An 
addition to the standard “Conformity with Current Law” condition of approval has been drafted 
stating that if this ordinance is passed, the Project will be subject to the Inclusionary Affordable 
Housing Program. 
 

o. Street Trees (Sections 138.1 and 428). Planning Code Section 138.1 requires the 
installation of street trees in the case of the construction of a new building. One 24‐inch 
box tree is required for every 20 feet of property frontage along each street or alley, with 
any remaining fraction of ten feet or more of frontage requiring an additional tree. The 
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species and locations of trees installed in the public right‐of‐way shall be subject to 
approval by the Department of Public Works (DPW). The requirements of Section 138.1 
may be waived or modified by the Zoning Administrator, pursuant to Section 428, where 
DPW cannot grant approval due to practical difficulties. There are additional 
requirements for street trees in C-Districts. Street trees must have a minimum 2 inch 
caliper (measured at breast height); must maintain branches a minimum of 80 inches 
above sidewalk grade; must be planted in a sidewalk opening at least 16 square feet, and 
have a minimum soil depth of 3 feet 6 inches; and include street tree basins edged with 
decorative treatment, such as pavers or cobbles. Edging features may be counted toward 
the minimum sidewalk opening per (cc) if they are permeable surfaces per Section 102.33. 
 
The Project includes a total of approximately 54’-9” feet of street frontage, along the Turk Street 
frontage, which results in a requirement for 3 street trees. Conditions of approval are included that 
require the Project to plant 3 street trees as part of the Project’s site plan, along the Leavenworth 
Street frontage, unless DPW cannot grant approval for installation of any of the required trees on 
the basis of inadequate sidewalk width, interference with utilities or other reasons regarding the 
public welfare. In any such case, the requirements of Section 138.1 may be modified or waived by 
the Zoning Administrator. There are no existing trees located on Turk Street.  
 

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

 
HOUSING ELEMENT  
Objectives and Policies  
 

OBJECTIVE 1: 
IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET THE 
CITY’S HOUSING NEEDS, ESPECIALLLY PERMANENTLY AFFORDABLE HOUSING 
 
Policy 1.1: 
Plan for the full range of housing needs in the City and County of San Francisco, especially 
affordable housing. 
 
The proposed Project responds to the need for new housing by providing 137 group housing rooms on a 
previously vacant lot. 
 
OBJECTIVE 3: 
PROTECT THE AFFORDBILITY OF THE EXSITING HOUSING STOCK, ESPECIALLY RENTAL 
UNITS. 
 
Policy 3.4: 
Preserve “naturally affordable” housing types, such as smaller and older ownership units. 
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The proposed Project provides 137 group housing rooms. These are smaller units built with a sustainable 
methodology which is projected to reduce the construction period. 
 
OBJECTIVE 11: 
SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN 
FRANCISCO’S NEIGHBORHOODS. 
 
Policy 11.1: 
Promote the construction and rehabilitation of well-designed housing that emphasizes beauty, 
flexibility, and innovative design, and respects existing neighborhood character. 
 
Policy 11.5: 
Ensure densities in established residential areas promote compatibility with prevailing 
neighborhood character. 
 
Policy 11.6: 
Foster a sense of community through architectural design, using features that promote 
community interaction. 
 
The Project is well designed and compatible with the scale and proportions of buildings in the area, and will 
be built with high quality materials. The design is compatible with design elements in the neighborhood and 
would add to the image and mixed-use orientation of the downtown district. The design of the building 
incorporates contemporary design and detailing that responds appropriately to the variety of heights, 
scales, styles and periods found in the area. The design and proportions feature clean lines with 
appropriately scaled massing coupled with quality materials and fixtures that will add to the evolving rich 
and varied pedestrian experience in this neighborhood.  
 
OBJECTIVE 12: 
BALANCE HOUSING GROWTH WITH ADEQUATE INFRASTRUCTURE THAT SERVES THE 
CITY’S GROWING POPULATION. 
 
Policy 12.1: 
Encourage new housing that relies on transit use and environmentally sustainable patterns of 
movement. 
 
Policy 12.3: 
Ensure new housing is sustainably supported by the City’s public infrastructure systems. 
 
The Project is well served by public transit. Within ¼ mile of the Project are the F, 5, 9, 9L, 16X, 19, 27, 
31, 38, and 38L Muni Lives, the Civic Center Station with the J,K,L,M,N,S, and T Metro Lines; 
connections to Golden Gate Transit, BART, and AC Transit. Located in the downtown core, Project 
residents that do not utilize public transit are well situated to commute by walking or bicycle. The Project 
proposes 35 Class One bicycle spaces and four Class Two bicycle spaces.  
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OBJECTIVE 13: 
PRIORITIZE SUSTAINABLE DEVELOPMENT IN PLANNING FOR AND CONSTRUCTING 
NEW HOUSING. 
 
Policy 13.1: 
Support “smart” regional growth that locates new housing close to jobs and transit. 
 
Policy 13.3: 
Promote sustainable land use patterns that integrate housing with transportation in order to 
increase transit, pedestrian, and bicycle mode share. 
 
The Project is located within the downtown core and is close to concentrated employment. The Project is 
within easy walking distance to transit and will affirmatively increase sustainable mode share.  
 

COMMERCE AND INDUSTRY ELEMENT 
Objectives and Policies 

 
OBJECTIVE 1: 
MANAGE ECONOMIC GROWTH AND CHANGE TO ENSURE ENHANCEMENT OF THE 
TOTAL CITY LIVING AND WORKINIG ENVIRONMENT. 
 
Policy 1.1: 
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 Project would add approximately 4,216 sf of new commercial space that is intended to serve residents 
in the building and likely draw a wider range of new neighborhood-serving retail businesses than it does 
today. Retail is encouraged and principally permitted on the ground floor of buildings in the Downtown 
General District, and is thus consistent with activities in the commercial land use plan. 
 

TRANSPORTATION ELEMENT 
OBJECTIVE 2: 
USE THE TRANSPORTATION SYSTEM AS A MEANS FOR GUIDING DEVELOPMENT AND 
IMPROVING THE ENVIRONMENT. 
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Policy 2.1: 
Use rapid transit and other transportation improvements in the city and region as the catalyst for 
desirable development, and coordinate new facilities with public and private development. 
 
OBJECTIVE 11:  
ESTABLISH PUBLIC TRANSIT AS THE PRIMARY MODE OF TRANSPORTATION IN SAN 
FRANCISCO AND AS A MEANS THROUGH WHICH TO GUIDE FUTURE DEVELOPMENT 
AND IMPROVE REGIONAL MOBILITY AND AIR QUALITY. 
 
Policy 11.3: 
Encourage development that efficiently coordinates land use with transit service, requiring that 
developers address transit concerns as well as mitigate traffic problems. 
 
The Project is located within a neighborhood rich with public transportation and the people occupying the 
building are expected to rely heavily on public transit, bicycling, or walking for the majority of their daily 
trips. The Project is well served by public transit. Within ¼ mile of the Project are the F, 5, 9, 9L, 16X, 19, 
27, 31, 38, and 38L Muni Lives, the Civic Center Station with the J,K,L,M,N,S, and T Metro Lines; 
connections to Golden Gate Transit, BART, and AC Transit. Located in the downtown core, Project 
residents that do not utilize public transit are well situated to commute by walking or bicycle. The Project 
proposes 35 Class One bicycle spaces and four Class Two bicycle spaces. The Project is well served by 
transit of all varieties. 
 

URBAN DESIGN ELEMENT 
OBJECTIVE 1:  
EMPHASIS OF THE CHARACTERISTIC PATTERN WHICH GIVES TO THE CITY AND ITS 
NEIGHBORHOODS AN IMAGE, A SENSE OF PURPOSE, AND A MEANS OF ORIENTATION.  
 
Policy 1.3:  
Recognize that buildings, when seen together, produce a total effect that characterizes the city 
and its districts.  
The height, massing, and shape of the proposed building would ensure its compatibility with the other 
buildings in the vicinity by transitioning appropriately with the context of the surrounding neighborhood.  
 
 
OBJECTIVE 3:  
MODERATION OF MAJOR NEW DEVELOPMENT TO COMPLEMENT THE CITY PATTERN, 
THE RESOURCES TO BE CONSERVED, AND THE NEIGHBORHOOD ENVIRONMENT.  
 
Policy 3.1:  
Promote harmony in the visual relationships and transitions between new and older buildings.  
 
Policy 3.2:  
Avoid extreme contrasts in color, shape and other characteristics which will cause new buildings 
to stand out in excess of their public importance.  
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Policy 3.5:  
Relate the height of buildings to important attributes of the city pattern and to the height and 
character of existing development.  
 
Policy 3.6:  
Relate the bulk of buildings to the prevailing scale of development to avoid an overwhelming or 
dominating appearance in new construction.  
 
The Project would be compatible with the visual relationship and transitions between new and older 
buildings in the neighborhood. The design and proportions of the building would be compatible with the 
varying sizes of the buildings in the vicinity. The design of the building incorporates contemporary design 
that responds appropriately to the variety of styles and periods of this Residential-Commercial, High 
Density District. The Project’s height and bulk would be consistent with the surrounding streetscape and 
would be visually compatible with the surrounding buildings. 
 
OBJECTIVE 4: 
IMPROVEMENT OF THE NEIGHBORHOOD ENVIRONMENT TO INCREASE PERSONAL 
SAFETY, COMFORT, PRIDE AND OPPORTUNITY. 
 
Policy 4.12:  
Install, promote and maintain landscaping in public and private areas. 
 
The Project includes a well landscaped second story courtyard and a roof deck.  
 

DOWNTOWN AREA PLAN 
Objectives and Policies 

 
OBJECTIVE 1: 
MANAGE ECONOMIC GROWTH AND CHANGE TO ENSURE ENHANCEMENT OF THE 
TOTAL CITY LIVING AND WORKINIG ENVIRONMENT. 
 
Policy 1.1: 
Encourage development which produces substantial net benefits and minimizes undesirable 
consequences. Discourage development which has substantial undesirable consequences which 
cannot be mitigated. 
 
The Project will bring additional housing without off-street parking spaces and a total of 39 bicycle parking 
spaces into a neighborhood that is well served by public transit. The Project will create substantial net 
benefits for the City without any undesirable consequences that cannot be mitigated.  
 
OBJECTIVE 7: 
EXPAND THE SUPPLY OF HOUSING IN AND ADJACENT TO DOWNTOWN. 
 
Policy 7.1: 
Promote the inclusion of housing in downtown commercial developments. 
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Policy 7.2: 
Facilitate conversion of underused industrial and commercial areas to residential use. 
 
The Project would construct a nine-story, 137 bedroom group housing residential building and 4,216 sf of 
ground floor commercial space, which will provide services to the immediate neighborhood.  
 

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 Project will not displace a neighborhood-serving retail space and will add 4,216 sf of retail. 
 

B. That existing housing and neighborhood character be conserved and protected in order to 
preserve the cultural and economic diversity of our neighborhoods. 

 
The Project would not remove any existing housing, and would create 137 group housing rooms. The 
Project Site is located within a dense, urban-infill neighborhood on Turk Street at the intersection with 
Leavenworth Street and within a Residential Commercial District. The Project would enhance the 
character of the neighborhood by replacing a vacant lot currently used for parking. The Project adds to 
the continuous ground level streetscape on Turk Street by providing active uses which will animate the 
street level. The Project would add to the cultural and economic diversity of the area by providing 137 
group housing rooms.  
 

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

There is currently no housing on the site; therefore, no affordable housing will be lost as part of this 
Project. The Project would, however, enhance the City’s supply of affordable housing serving moderate 
income households. The Project would provide “naturally affordable” bedrooms at a lower cost than 
typical market rate dwelling units in the surrounding area.  

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

neighborhood parking.  
 

Commuter traffic would be extremely limited, consisting primarily of support staff and retail space 
employees. The site is three blocks north of Market Street and approximately three blocks from the 
Civic Center Station serving BART and MUNI. The Project is well served by transit of all varieties.  
 

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. 
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No industrial or service sector business would be displaced by the proposed project, and there is no 
commercial office space in the development. The Project includes only residential uses and 
neighborhood-serving retail. Many of the building’s new residents will support the existing industrial 
or service sector businesses in the neighborhood, prompting the creation of more employment 
opportunities. 

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

life in an earthquake. 
 

The Project would be constructed to meet all of the most current and rigorous seismic and life-safety 
requirements of the San Francisco Building Code. This Project will not adversely affect the property’s 
ability to withstand an earthquake; rather, it will result in the production of seismically safe housing. 
 

G. That landmarks and historic buildings be preserved.  
 

No landmarks or historic buildings would be demolished. The Project has been determined to be 
compatible with the Upper Tenderloin Historic District. 

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

development.  
 

The Project will not have an impact on existing parks and open spaces and access to sunlight. Existing 
public parks and open space areas in the project vicinity include the Civic Center Plaza and the United 
Nations Plaza, which are all at least three blocks away. The project would not shade any of these parks. 

 
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 Determination of Compliance with exceptions 

would promote the health, safety and welfare of the City. 
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DECISION 
Based upon the whole record, the submissions by the Project Sponsor, the staff of the Department, and 
other interested parties, the oral testimony presented to the Commission at the public hearing, and all 
other written materials submitted by all parties, in accordance with the standards specified in the Code, 
the Commission hereby APPROVES Application No. 2012.1531CEX pursuant to Planning Code Section 
303 and 253, subject to the following conditions attached hereto as Exhibit A which are incorporated 
herein by reference as though fully set forth, in general conformance with the plans stamped Exhibit B 
and on file in Case Docket No. 2012.1531CEX.  
 
APPEAL AND EFFECTIVE DATE OF MOTION:  Any aggrieved person may appeal this Section 309 
Determination of Compliance and Request for Exceptions to the Board of Appeals within fifteen (15) 
days after the date of this Motion. The effective date of this Motion shall be the date of this Motion if 
not appealed OR the date of the decision of the Board of Appeals if appealed to the Board of Appeals. 
For further information, please contact the Board of Appeals in person at 1650 Mission Street, Room 
304, San Francisco, CA 94103, or call (415) 575-6880. 
 
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 constitutes 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 July 9, 2015. 
 
Jonas P. Ionin 
Acting Commission Secretary 
 
AYES:  Commissioners Fong, Wu, Antonini, Moore, Johnson, and Richards 
 
NAYS:   None 
 
ABSENT:  Commissioner Hillis 
 
ADOPTED: July 9, 2015 
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EXHIBIT A 
AUTHORIZATION 
This authorization is to grant a Conditional Use Authorization to allow construction of a building over 40 
feet in height on a property previously used as a surface parking lot. The proposed project is to construct 
an nine-story group housing building, containing 137 group housing rooms, and approximately 4,216 
gross square feet of ground floor retail space. The Project Site is located within the RC-4 (Residential-
Commercial, High Density) Zoning District, the North of Market Residential Special Use District 1, Fringe 
Financial Services Restricted Use District and 80-T Height and Bulk District, in general conformance with 
plans dated June 25, 2015, and stamped ʺEXHIBIT Bʺ included in the docket for Case No. 2012.1531CEX 
and subject to conditions of approval reviewed and approved by the Commission on July 9, 2015 under 
Motion No. 19411. 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 July 9, 2015 under Motion No. 19411. 
 
PRINTING OF CONDITIONS OF APPROVAL ON PLANS 
The conditions of approval under the 'Exhibit A' of this Planning Commission Motion No. 19411 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, including provisions referenced in an ordinance (Board File 
No. 150348) amending the Planning Code to clarify that the Inclusionary Affordable Housing 
Program applies to group housing projects, should it be adopted. If this ordinance is adopted, the 
Project will be subject to the Inclusionary Affordable Housing Program, pursuant to Planning 
Code Section 415. 

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

DESIGN – COMPLIANCE AT PLAN STAGE 
6. Final Materials. The Project Sponsor shall continue to work with Planning Department on the 

building design. Final materials, glazing, color, texture, landscaping, ground floor, open spaces, 
and detailing shall be subject to Department staff review and approval. The architectural 
addenda shall be reviewed and approved by the Planning Department prior to issuance.  
For information about compliance, contact the Case Planner, Planning Department at 415-575-9078, 
www.sf-planning.org  
 

7. Garbage, composting and recycling storage. Space for the collection and storage of garbage, 
composting, and recycling shall be provided within enclosed areas on the property and clearly 
labeled and illustrated on the building permit plans. 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 415-575-9078, 
www.sf-planning.org 

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

submit a roof plan to the Planning Department prior to Planning approval of the architectural 
addendum to the permit. Rooftop mechanical equipment, if any is proposed as part of the Project, 
is required to be screened so as not to be visible from any point at or below the roof level of the 
subject building.  
For information about compliance, contact the Case Planner, Planning Department at 415-575-9078, 
www.sf-planning.org  

  
9. Signage. The Project Sponsor shall develop a signage program for the Project which shall be 

subject to review and approval by Planning Department staff prior to Planning approval of the 
architectural addendum to the site permit. All subsequent sign permits shall conform to the 
approved signage program. Once approved by the Department, the signage program/plan 
information shall be submitted and approved as part of the site permit for the Project. All exterior 
signage shall be designed to complement, not compete with, the existing architectural character 
and architectural features of the building.  
For information about compliance, contact the Case Planner, Planning Department at 415-575-9078, 
www.sf-planning.org  

 
10. Transformer Vault. The location of individual project PG&E Transformer Vault installations has 

significant effects to San Francisco streetscapes when improperly located. However, they may not 
have any impact if they are installed in preferred locations. Therefore, the Planning Department 
recommends the following preference schedule in locating new transformer vaults, in order of 
most to least desirable: 

http://www.sf-planning.org/
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1. On-site, in a basement area accessed via a garage or other access point without use of 
separate doors on a ground floor façade facing a public right-of-way; 

2. On-site, in a driveway, underground; 
3. On-site, above ground, screened from view, other than a ground floor façade facing a public 

right-of-way; 
4. Public right-of-way, underground, under sidewalks with a minimum width of 12 feet, 

avoiding effects on streetscape elements, such as street trees; and based on Better Streets Plan 
guidelines; 

5. Public right-of-way, underground; and based on Better Streets Plan guidelines; 
6. Public right-of-way, above ground, screened from view; and based on Better Streets Plan 

guidelines; 
7. On-site, in a ground floor façade (the least desirable location). 
Unless otherwise specified by the Planning Department, Department of Public Work’s Bureau of 
Street Use and Mapping (DPW BSM) should use this preference schedule for all new transformer 
vault installation requests.  
For information about compliance, contact Bureau of Street Use and Mapping, Department of Public 
Works at 415-554-5810, http://sfdpw.org  

 
11. Overhead Wiring. The Property owner will allow MUNI to install eyebolts in the building 

adjacent to its electric streetcar line to support its overhead wire system if requested by MUNI or 
MTA.  
For information about compliance, contact San Francisco Municipal Railway (Muni), San Francisco 
Municipal Transit Agency (SFMTA), at 415-701-4500, www.sfmta.org 
 

12. Noise, Ambient. Interior occupiable spaces shall be insulated from ambient noise levels. 
Specifically, in areas identified by the Environmental Protection Element, Map1, “Background 
Noise Levels,” of the General Plan that exceed the thresholds of Article 29 in the Police Code, 
new developments shall install and maintain glazing rated to a level that insulate interior 
occupiable areas from Background Noise and comply with Title 24. 
For information about compliance, contact the Environmental Health Section, Department of Public 
Health at (415) 252-3800, www.sfdph.org 

 
13. Street Trees. Pursuant to Planning Code Section 138.1, the Project Sponsor shall submit a site 

plan to the Planning Department prior to Planning approval of the building permit application 
indicating that street trees, at a ratio of one street tree of an approved species for every 20 feet of 
street frontage along public or private streets bounding the Project, with any remaining fraction 
of 10 feet or more of frontage requiring an extra tree, shall be provided. A total of 3 trees are 
required on Turk Street. This total is the final required amount of street trees and does not take 
into account existing trees. The street trees shall be evenly spaced along the street frontage except 
where proposed driveways or other street obstructions do not permit. The exact location, size 
and species of tree shall be as approved by the Department of Public Works (DPW). In any case 
in which DPW cannot grant approval for installation of a tree in the public right-of-way, on the 
basis of inadequate sidewalk width, interference with utilities or other reasons regarding the 
public welfare, and where installation of such tree on the lot itself is also impractical, the 
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requirements of this Section 428 may be modified or waived by the Zoning Administrator to the 
extent necessary.  
For information about compliance, contact the Case Planner, Planning Department at 415-575-9078, 
www.sf-planning.org  

 

PARKING AND TRAFFIC 
14. Bicycle Parking. The Project shall provide no fewer than 34 Class 1 bicycle parking spaces and 

four Class 2 bicycle parking spaces as required by Planning Code Sections 155.2. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

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

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

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

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

MONITORING - AFTER ENTITLEMENT 
17. 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  
 

18. 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 

http://www.sf-planning.org/
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Administrator shall refer such complaints to the Commission, after which it may hold a public 
hearing on the matter to consider revocation of this authorization. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 

OPERATION 
19. 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  
 

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

21. 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 
 

22. Lighting Plan. The Project Sponsor shall submit an exterior lighting plan to the Planning 
Department prior to Planning Department approval of the architectural addendum to the site 
permit. 
For information about compliance, contact the Case Planner, Planning Department at 415-575-9078, 
www.sf-planning.org  
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145 Leavenworth
San Francisco, CA

Sustainable Living Innovations

23-Jun-15

Area Summary Parking Open Space
 Level 

 Resid. Unit 
GSF 

 Resid. 
Common GSF 

 Commercial 
GSF   Parking GSF  Mech. GSF  Total GSF 

 Resid. Parking 
Stalls 

 Carshare 
Stalls 

 Bicycle Stalls - 
Class 1 

 Bicycle Stalls - 
Class 2 

 Residential 
Common 

 Residential 
Private  Commercial  Floor GOU-E  # Per Floor GOU-F # Per Floor

 Net Rentable 
SF 

2 220 14 344 - 3,080               

R 2,021               2,021               2,712 3 220 14 344 - 3,080               

8 3,360               1,881               5,241               4 220 14 344 _ 3080

7 3,360               1,651               5,011               5 220 12 344 1 2984

6 3,360               1,881               5,241               6 220 12 344 1 2984

5 3,360               1,651               5,011               7 220 12 344 1 2984

4 3,360               1,881               5,241               8 220 12 344 1 2984

3 3,360               1,651               5,011               

2 3,360               1,881               5,241               935

1 2,411               2,800               5,211               25 4 145 

Total 220 90 344 4 21,176             

 Total               23,520               16,909                 2,800               43,229 25 4                 3,647 145 

Site Area: 6,873 sf Open Space Calculations:
Residential - Private:

Zoning: C-3-G 0 sf / 36 sf per unit = 0 units have private open space

94 units - 0 units = 94 units

Height District: 80-X 94 units x (1/3) 48 sf per unit = 1,489 sf common open space required

Residential - Common:

APN: 0345-002 Common Open Space Required = 1,568 sf

Common Open Space Provided = 3,647 sf

Commercial:

Public Open Space Required = (1 sf per 50 non-residential gsf) = 2,725 sf / 50 = 55 sf required

Public Open Space Provided = 145 sf

Bicycle Parking Calculations:
Residential - Class 1: Residential - Class 2:

Bicycle Space Required = 25 Bicycle Space Required =
2

Bicycle Space Provided = 25 Bicycle Space Provided =
2

Commercial - Class 1: Commercial - Class 2:

Bicycle Space Required = 0 Bicycle Space Required =
2

Bicycle Space Provided = 0 Bicycle Space Provided =
2

Net Rentable SF

* All unit sizes are approximate

145 Leavenworth
San Francisco, CA

Sustainable Living Innovations

23-Jun-15

Area Summary Parking Open Space
 Level

 Resid. Unit
GSF

 Resid.
Common GSF

Commercial
GSF Parking GSF  Mech. GSF  Total GSF

Resid. Parking
Stalls

Carshare
Stalls

 Bicycle Stalls -
Class 1

 Bicycle Stalls -
Class 2

 Residential
Common

 Residential
Private Commercial Floor GOU-E # Per Floor GOU-F # Per Floor

 Net Rentable
SF 

2 220 14 344 - 3,080

R 2,021 2,021 2,712 3 220 14 344 - 3,080

8 3,360 1,881 5,241 4 220 14 344 _ 3080

7 3,360 1,651 5,011 5 220 12 344 1 2984

6 3,360 1,881 5,241 6 220 12 344 1 2984

5 3,360 1,651 5,011 7 220 12 344 1 2984

4 3,360 1,881 5,241 8 220 12 344 1 2984

3 3,360 1,651 5,011

2 3,360 1,881 5,241 935

1 2,411 2,800 5,211 25 4 145

Total 220 90 344 4 21,176

Total               23,520               16,909                 2,800               43,229 25 4                 3,647                     145

Site Area: 6,873 sf Open Space Calculations:
Residential - Private:

Zoning: C-3-G 0 sf / 36 sf per unit = 0 units have private open space

94 units - 0 units = 94 units

Height District: 80-X 94 units x (1/3) 48 sf per unit = 1,489 sf common open space required

Residential - Common:

APN: 0345-002 Common Open Space Required = 1,568 sf

Common Open Space Provided = 3,647 sf

Commercial:

Public Open Space Required = (1 sf per 50 non-residential gsf) = 2,725 sf / 50 = 55 sf required

Public Open Space Provided = 145 sf

Bicycle Parking Calculations:
Residential - Class 1: Residential - Class 2:

Bicycle Space Required = 25 Bicycle Space Required =
2

Bicycle Space Provided = 25 Bicycle Space Provided =
2

Commercial - Class 1: Commercial - Class 2:

Bicycle Space Required = 0 Bicycle Space Required =
2

Bicycle Space Provided = 0 Bicycle Space Provided =
2

Net Rentable SF

* All unit sizes are approximate
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361 TURK STREET

June 25, 2015June 29, 2015
1



STREET VIEW LOOKING SOUTHEAST

THE FACADE IS DESIGNED TO INCORPO0
RATE A SKIN DESIGNED BY ONE OF OUR 
ARTISTS (TO BE SELECTED). THIS IS THE 
SAME METHOD IMPLIMENTED AT THE DE 
YOUNG MUSEUM TAILORED FOR THIS IN0
STALLATION. THE PANELS ARE DESIGNED 
TO BE 6” THICK AND MADE OF SHEET COP0
PER, AND ALLOWED TO WEATHER TO A 
RICH RED BROWN. THE DESIGN INTENTION0
ALL REFLECTS THE VERTICAL EXPRESSIONS 
OF THE ADJACENT BUILDINGS 0 RESPECT0
ING THEIR FABRIC, AGE, AND USE OF MATE0
RIALS, WHILE BEING OF ITS OWN TIME. 

|      June 25, 2015June 29, 2015
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361 Turk Street
San Francisco, CA

Sustainable Living Innovations

23-Jun-15

Area Summary Parking Open Space
 Level 

 Resid. Unit 

GSF 

 Resid. 

Common GSF  Commercial GSF   Parking GSF  Mech. GSF  Total GSF 

 Resid. Parking 

Stalls  

 Carshare 

Stalls 

 Bicycle Stalls - 

Class 1 

 Bicycle Stalls - 

Class 2 

 Residential 

Common 

 Residential 

Private  Commercial GOU-A # Per Floor GOU-B # per Floor GOU-C # per Floor GOU-D # per floor

Net Rentable 

SF

0 0 0 251 10 0 0 0 0 2510

R 2,021               2,021               2,663 P1 0 0 0 0 0 0 0 0 0

8 4,396               1,614               6,010               1 0 0 0 0 0 0 0 0 0

7 4,396               1,369               5,765               1A 0 0 251 10 0 0 0 0 2510

6 4,396               1,614               6,010               2 237 2 251 13 270 3 0 0 4547

5 4,396               1,369               5,765               3 237 2 251 13 270 3 0 0 4547

4 4,396               1,614               6,010               4 237 2 251 13 270 3 0 0 4547

3 4,396               1,369               5,765               5 237 2 251 13 270 3 0 0 4547

2 4,396               1,614               6,010               1,078 6 237 2 251 6 270 3 432 4 4518

1 1,053               2,696 3,749               7 237 2 251 6 270 3 432 4 4518

1A 3,436               1,107               - 4,543               8 237 2 251 6 270 3 432 4 4518

0 3,436               1,107               - 4,543               

P1 3,433               1,520 3,320               1,143               9,416               6 35 6

Total # of 

Units GOU A 14 GOUB 90 GOU C 21 GOU D 12 36762

 Total              37,644              19,284 4,216                3,320                1,143              65,607 6 0 35 6                3,741 -   -   Total Units 137

Site Area: 10,263 sf Open Space Calculations:
Residential - Private:

Zoning: RC-4 0 sf / 36 sf per unit = 0 units have private open space

137 units - 0 units = 137 units

Height District: 80-T 137 units x 16 sf per unit = 2,192 sf common open space required

Residential - Common:

APN: 0345-017 Common Open Space Required = 2,400 sf

Common Open Space Provided = 3,741 sf

Commercial:

Open Space Required = 0 sf

Open Space Provided = 0 sf

Bicycle Parking Calculations:
Residential - Class 1: Residential - Class 2:

Bicycle Space Required = 35 Bicycle Space Required =
4

Bicycle Space Provided = 35 Bicycle Space Provided =
4

Commercial - Class 1: Commercial - Class 2:

Bicycle Space Required = 0 Bicycle Space Required =
2

Bicycle Space Provided = 0 Bicycle Space Provided =
2

Net Rentable SF

* All unit sizes are approximate

AREA SUMMARY
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Jt. Exhibit 3 
Hotel Room Comparison Table 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Total Number of Rooms

Tourist Rooms 112

124

8

69

13

51

11

30

Room Comparability Chart

120

201

105

120

n/a

231

Residential Rooms 12 61 38 19 1523181

Occupied Residential Rooms 0 6 1 14 0n/a

Average Residential Room
Dimensions 149 Sq. Ft. 183 Sq. Ft. 152 Sq. Ft. 241 Sq. Ft.140 Sq. Ft. 111 Sq. Ft.250 Sq. Ft.

Size

Facilities

Average Residential
Room Cost Sq. Ft.

Rental Amount

CHAPTER 41: RESIDENTIAL HOTEL UNIT CONVERSION AND DEMOLITION SEC. 41.4(b)

Comparable Unit. A unit which is similar in size, services, rental amount and facilities, and which is located within the existing neighborhood or within 
a neighborhood with similar physical and socioeconomic conditions. 

Proposed Number of
Rooms to be Converted 12 55 37 1877 15n/a

1. “2010-2014 Five Year Consolidated Plan published by Mayor’s Office of Housing Office of Economic & Workforce Development Jt. Exhibit 4
2. HUD low- and moderate-income concentration by census blockgroups, Jt. Exhibit 5

Residential Rooms
w/o Kitchens 12 55 37 1877 150

Socioeconomic2 81%-100% 81%-100% 81%-100% 81%-100%81%-100% 71%-81%81%-100%

Neighborhood1 Downtown/
Сivic Сenter

Downtown/
Сivic Сenter

Downtown/
СivicСenter

Downtown/
Сivic Сenter

Downtown/
Сivic Сenter

Downtown/
Сivic Сenter

Downtown/
Сivic Сenter

Indoor Common-space 0 0 0 00 07,386 sq. ft.

Outdoor Common-space 0 0 0 00 07,388 sq. ft.

$4.23/week $2.21/week $5.75/week $2.75/week$3.75/week $5.40/week$2.33/week

Residential Rooms
w/o Bathrooms 2 6 16 241 1500

Union
Square Plaza
432 Geary St.

Fusion
Hotel

Mosser
Hotel
54 Fourth St. 140 Ellis St.

Hotel Des
Arts
447 Bush St.

Mithila
Hotel
972 Sutter St.

New Central
Hotel
1412 Market St.

New
Units
361 Turk St. & 145
Leavenworth St.

Resi. Room Rental Rates $630/week $406/week $875/week $664/week$525/week $600/week$583/week



Jt. Exhibit 4 
San Francisco Economic Profile – Downtown/Civic Center 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



San Francisco Socio-Economic Profiles | ACS 2005-2009

20

Downtown/Civic Center: Neighborhood at a Glance

  Foreign Born 41%

% of All Households 19%
% of Spanish-Speaking Households 36%

% of Other European-Speaking Households 38%
% of Asian Language Speaking Households 56%

% of Households Speaking Other Languages 52%

Age

Race/Ethnicity*

DEMOGRAPHICS

Educational Attainment

Nativity and Language

Language Spoken at home

21%
38%
33%
4%
3%

11%
23%
25%
41%

15%
0%
1%

46%

10%
28%

Fell StFell St

Geary StGeary St

Miss
ion

St

Miss
ion

St

Oak StOak St

04th St

04th St

09th St

09th St

10th St

10th St

Mark
et

St

Mark
et

St

03rd St

03rd StGeary BlvdGeary Blvd

Van
N

ess
Ave

Van
N

ess
Ave

53%
15%

6%
24%

2%

60 and older
35 - 59 years
18 - 34 years
5 - 17 years
0 - 4 years

Percent Female

Avg Family Household Size
Avg Household Size
Single Person Households, Pct of Total

Households with Children, Pct of Total

Total Population*

Asian
Black/African American

White
Native American Indian
Native Hawaiian/Pacific Islander
Other/Two or More Races

  Graduate/Professional Degree
  College Degree
  Some College/Associate Degree
  High School or Less

English Only
Spanish Only

Other European Language
Asian/Pacific Islander

Other Languages

Linguistic Isolation

39%

% Latino (of Any Race) 18%

3.2
1.6
71%

6%

44,240

Population by Age and Gender 2009
Downtown Civic Center

14 12 10 8 6 4 2 0 0 2 4 6 8 10 12 14

Under 5 years

5 to 9 years

10 to 14 years

15 to 19 years

20 to 24 years

25 to 29 years

30 to 34 years

35 to 39 years

40 to 44 years

45 to 49 years

50 to 54 years

55 to 59 years

60 to 64 years

65 to 69 years

70 to 74 years

75 to 79 years

80 to 84 years

85 years and over

Male, pct. Female, pct.

pct. pct.

2.4

1.4

1.2

2.7

7.6

12.1

10.9

9.4

9

9.3

8.9

5.9

5.8

4.1

3.4

2.4

2.4

1.2

4.8

1.7

1.6

4.3

7.8

13.8

10.5

6.8

5.8

5.4

7.1

6

6.5

3.9

4.8

3.7

3

2.4

black diamonds represent 
City distribution

Group Quarter Population 712

Households 21,570
Family Households 19%

Non-Family Households 81%

(Residents 25 years and older)

(Residents 5 years and older)



SAN FRANCISCO PLANNING DEPARTMENT

2�

Downtown/Civic Center

  Median Household Income $24,491
  Median Family Income $33,409
  Per Capita Income $26,003

25%

Total Number of Units 25,840

  For rent 57%
  For sale only 0%
  Rented or sold, not occupied 13%
  For seasonal, recreational, or occasional us 19%
  Other vacant 11%

21,570

96%

Income

Median Year Moved In to Unit (Own) 2000
Median Year Moved In to Unit (Rent) 2004

Median Rent as Percentage of HH Income 30%

1939

HOUSING CHARACTERISTICS

Households with no vehicle 17,620
  Percent of Homeowning households 45%
  Percent of Renting Households 83%

Vehicles Available 3,850
  Homeowners 14%
  Renters 86%
Vehicles Per Capita 0.11

INCOME, EMPLOYMENT AND
JOURNEY TOWORK

Journey to Work

17%

2%
2%
2%
9%

85%
0%

12%
11%
2%

47%
3%

29%
1%
7%

  Percent in Poverty

Vacant Units

  Renter occupied

Occupied Units
  Owner occupied 4%

Single Family Housing
2 - 4 Units
5 - 9 Units
10 - 19 Units
20 Units or more
Other

Structure Type

Car
Drove Alone
Carpooled
Transit
Bike
Walk
Other
Worked at Home

Employment

Median Year Structure Built‡

Median Home Value $497,297
Median Rent $806
Housing Prices

Note: Numbers are estimates and represent sampling data from the American Community Survey and is subject to sampling and non-sampling errors. For more 
information, see http://www.census.gov/acs/www/Downloads/handbooks/ACSGeneralHandbook.pdf

  Managerial and Prof. Occupations 36%
  Service  Occupations 33%
  Sales and Office Occupations 22%
  Farming related Occupations 0.1%
  Construction and Maintenance Occup. 4%
  Production and Transportation Occup. 6%

Employed Residents 18,060
Unemployment Rate 9%

Additional Sources:
* 2010 Census Redistricting Data (Public Law 94-171).
+ Planning Department Housing Inventory
‡  "1939" represents 1939 or earlier

2000 Census Tracts for area: 120, 121, 122, 123, 124, 125, 160, 162

May 2011

Units Built 2000 to 2009+ 1,560

Workers 16 years and over 17,590



Jt. Exhibit 5 
San Francisco Consolidated Plan – Income Data 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



City and County of San Francisco 
2010-2014 Consolidated Plan 35 
 

When using Supervisorial Districts as the geographical boundaries, Districts 3, 6, 9, 10 and 11 meet the definition of 
primarily low- and moderate-income, where more than 51% of the residents are considered low- and moderate-
income according to HUD’s definition. HUD calculates low- and moderate-income concentration by census block 
groups. See Map 6 for what HUD considers as areas of low- and moderate-income concentration in San Francisco. 
 
Map 6 
Areas of Low- and Moderate-Income Concentration 

 
Source:  HUD 2000 Income Data 
 



Jt. Exhibit 6 
Area Services Table 



Retail GrocersAreas Services Laundromats Health, Social, Welfare
& Other Services

SF Princess Market 
112 Hyde

BBig Boy Market
180 Golden Gate

Maryland Market 
300 Turk

Central Towers Market
352 Turk

Hyde Turk Market 
161 Hyde

Wash & Dry
318 Turk

Mr. Clean Cleaners
116 Hyde

Coin Laundry
255 Turk

Ryan's Laundry 
240 Leavenworth

First Coin 
365 Eddy

Hospitality House 
156 Leavenworth

Compass Children's Center
144 Leavenworth

Curry Senior Center 
333 & 315 Turk

Tenderloin Housing Cinic 
126 Hyde

Waddell Urban Clinic
230 Golden Gate

TOTAL: 15 TOTAL: 15TOTAL: 6

The Mosser
54 Fourth St.

Bristol Farms
845 Market

Target
789 Mission

Cleaners
837 Mission

None

TOTAL: 5 TOTAL: 0TOTAL: 1

Bristol Farms
845 Market

Walgreens
135 Powell

None None

TOTAL: 4 TOTAL: 0TOTAL: 0

San Francisco Flex Academy
555 post

Walgreens
500 Geary & 135 Powel

Bel Clift Market
510 Geary

Vic's Cleaners
551 Taylor

TOTAL: 4 TOTAL: 1TOTAL: 1

New Central Hotel
1412 Market

Walgreens
1496 Market

None Veterans Service Center 
25 Van Ness

City of SF
30 Van Ness

TOTAL: 1 TOTAL: 3TOTAL: 0

Mithila
972 Sutter St.

Sutter Fine Foods 
988 Sutter

U N Market
900 Post

San Francisco Coin
895 Post

Sutter Street Cleaners
905 Sutter

St. Francis Memorial Hospital
900 Hyde

Raphael House 
1065 Sutter

TOTAL: 8 TOTAL: 3TOTAL: 2

J & W Market 
723 Pine

None None

TOTAL: 1 TOTAL: 0TOTAL: 0

Fusion Hotel
140 Ellis St.

Union Square
Plaza Hotel
432 Geary St.

361 Turk St. &
145 Leavenworth
Project St.

Des Arts Hotel
447 Bush St. 
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Planning Commission Draft Resolution 
HEARING DATE DECEMBER 8, 2016 

 
Date: December 1, 2016 
Case No.: 2016-014590CRV 
Project Address: 54 4th Street, (3705/004) 
Zoning  C-3-R Zoning District (Downtown – Retail) 
Height and Bulk 160-S Height and Bulk District  
 432 Geary Street (0306/006) 
 C-3-G Zoning District (Downtown – General) 
 80-130-F Height and Bulk District  
 447 Bush Street (0287/020) 
 C-3-R Zoning District (Downtown – Retail) 
 80-130-F Height and Bulk District  
 972 Sutter Street (0280/012) 
 RC-4 Zoning District (Residential-Commercial, High Density) 
 80-A Height and Bulk District  
 140 Ellis Street (0326/023) 
 C-3-R Zoning District (Downtown – Retail) 
 80-130-F Height and Bulk District  
 1412 Market Street (0835/001) 
 C-3-G Zoning District (Downtown – General) 
 120-320-R-2 Height and Bulk District  
Project Sponsor: Chad Pradmore 
 DKR Partners, LP 
 3919 25th Street 
 San Francisco, CA  94114 
Staff Contact: Carly Grob – (415) 575-9138 
 carly.grob@sfgov.org 

 
RECOMMENDING THAT THE DIRECTOR OF THE DEPARTMENT OF BUILDING INSEPCTION 
DENY PERMIT TO CONVERT APPLICATION PROPOSING THE CONVERSION OF 214 TOTAL 
RESIDENTIAL HOTEL ROOMS TO TOURIST HOTEL ROOMS, AS THE REPLACEMENT ROOMS 
AT 361 TURK AND 145 LEAVENWORTH ARE NOT COMPARABLE UNITS AS DEFINED IN 
ADMINISTRATIVE CODE CHAPTER 41.4; AND  MAKING AND ADOPTING FINDINGS OF 
INCONSISTENCY WITH THE PRIORITY POLICIES OF PLANNING CODE SECTION 101.1 AND 
THE GENERAL PLAN. 
 
WHEREAS, on December 4, 2007, the Housing Inspection Division of the Department of Building 
Inspection transmitted a Permit to Convert application for the conversion of 214 total units at six hotels 

mailto:carly.grob@sfgov.org
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

 located at 54 4th Street, 140 Ellis Street, 432 Geary Street, 1412 Market Street, 447 Bush Street, and 972 
Sutter Street, requesting review by the Planning Department.  
 
WHEREAS, on August 10, 2016, Randy Shaw requested that the Planning Commission hold a public 
hearing on the proposed conversion in order to solicit public opinion on whether to approve or deny a 
permit to convert, and to determine whether the proposed replacement units at 361 Turk and 145 
Leavenworth are considered comparable units pursuant to Administrative Code Chapter 41.  
 
The Planning Commission (hereinafter “Commission”) conducted a duly noticed public hearing at a 
regularly scheduled meeting to solicit public opinon on whether to approve or deny the permit to convert 
applications and to determine whether the proposed replacement rooms are ‘comparable units’ as 
defined in Chapter 41.4 of the Administrative Code on December 8, 2016; and, 
 
The Commission adopted the resolution on December 8, 2016 finding that group housing rooms at 361 
Turk and 145 Leavenworth are not comparable to the existing residential hotel rooms at 54 4th Street, 140 
Ellis Street, 432 Geary Street, 1412 Market Street, 447 Bush Street, and 972 Sutter Street, and 
recommended that the Director of the Department of Building Inspection deny the application for Permit 
to Convert the exising Residential Hotel Units to Tourist Hotel Units. 
 
PROJECT DESCRIPTION 
 
The Project proposes to convert a total of 214 Residential Hotel rooms at six different hotels to Tourist 
Hotel rooms, and to provide one-for-one replacement units at two newly-constructed residential 
buildings at 361 Turk and 145 Leavenworth. The conversion of a residential unit to a tourist unit or 
another use requires a Permit to Convert from the Housing Inspection Division of the Department of 
Building Inspection (“DBI”). Prior to the issuance of the Permit to Convert, the Planning Department 
must confirm that the application is consistent with the Planning Code, and, if requested by a member of 
the public, the Planning Commission must hold a public hearing to solicit public opinion on whether DBI 
should approve or deny the permit to convert and to determine if the replacement units are comparable 
to the residential units proposed for conversion. 
 
The current Permit to Convert application proposes the conversion of a total 214 Residential Units to 
Tourist Units and one-to-one replacement of the converted units to the approved Group Housing rooms 
at 361 Turk and 145 Leavenworth. The following table summarizes the six properties which are included 
in the permit to convert application.  There are no permanent residents in any of the Residential Hotel 
Units proposed for conversion.  
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

  
Hotel Address Current 

Tourist 
Rooms 

Current 
Residential 
Rooms 

Rooms 
proposed 
for 
conversion 
from 
Residential 
to Tourist 
use 

Total 
Net 
New 
Tourist 
Rooms 

Permanent 
Residents - 
Residential 
Rooms to 
Remain 

Mosser 
Hotel 

54 4th 
Street 

120 81 77 197 4 

Hotel 
Fusion 

140 Ellis 
Street 

112 12 12 124 None 

Union 
Square 
Plaza 
Hotel 

432 Geary 
Street 

8 61 55 63 6 

New 
Central 
Hotel 

1412 
Market 
Street 

105 15 15 120 None 
 

Hotel Des 
Arts 

447 Bush 
Street 

13 38 37* 51 1 

Mithila 
Hotel 

972 Sutter 
Street 

11 19 18 29 1 

Total 369 226 214 584 12 
 
*The project also proposes the addition of one new tourist hotel room within the existing envelope of the 
building located at 447 Bush (Hotel Des Arts). The additional room is proposed to occupy space on the 
second floor which is currently used as the hotel lobby. No exterior alterations or expansion of the 
building envelope is proposed. The additional room is not reflected in the table above.  
 
The new construction at 361 Turk and 145 Leavenworth is subject to the provisions of Planning Code 
Section 415. If the project sponsor elects to provide the required BMR units onsite, the project is required 
to provide 12% of the units, or 28 total units, as affordable dwelling units. Since 361 Turk and 145 
Leavenworth were approved, the project sponsor has entered into private agreements with the San 
Francisco Firefighters Local 798, San Francisco Police Officers Association, and the Boys and Girls Club of 
San Francisco to provide 40 workforce housing units at reduced rates for a period of 10 years. Those units 
designated for firefighters and police officers would be rented at $1,800 monthly, while those rented to 
Boys and Girls Club employees would be rented at $1,100 monthly.  
 
COMPARABILITY ANALYSIS: SUMMARY OF FINDINGS 
 
A comparable unit is defined as a unit which is similar in size, services, rental amount and facilities, and 
which is located within the existing neighborhood or within a neighborhood with similar physical and 
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

 socioeconomic conditions. A summary of findings for each of the criteria is included below for each of the 
six hotels requesting permits to convert.  
 
In summary, the Department has determined that the replacement units located at 361 Turk and 145 
Leavenworth would not be comparable to the existing residential hotel units at the six hotels in question. 
The existing residential hotel rooms are eligible for rent-control with a permanent resident, while the 
group housing rooms in the new development are not eligible for rent control; therefore, the project 
would result in the removal of 214 residential rooms with natural affordability controls. Of the 
replacement rooms at 361 Turk and 145 Leavenworth, only 12%, or 28 rooms, would be subject to the 
provisions of Section 415 and would be affordable for the life of the project. The sponsor has also 
proposed to provide 40 workforce housing units in addition to the required inclusionary housing, but 
these units would only be offered at reduced rents for a period of ten years. Furthermore, newly-
constructed, market-rate group housing rooms will command greater initial rents than existing 
residential hotel rooms, regardless of their eligibility for rent control.  
 
The newly constructed group housing rooms at 361 Turk and 145 Leavenworth will not serve the same 
populations as the Hotel Conversion Ordinance is intended to protect. The HCO references existing 
Residential Hotel Rooms as endangered housing resources, and the conversion of residential hotel units 
results in the removal of housing units traditionally accessible by disabled, low-income, or elderly 
residents. Although the group housing rooms at 361 Turk and 145 Leavenworth may share similar 
features to the existing Residential rooms, the majority of the replacement rooms (146 rooms) will be 
offered at market-rate, and will be inaccessible to at-risk populations.  
 
A detailed comparability analysis is included below for each of the six hotels seeking permits to convert 
their existing residential hotel units to tourist hotel units. Also included below is a brief discussion of the 
as to why the replacement untis are not comparable as defined in Chapter 41 of the Administrative Code. 
Although each hotel are evaluated separately using the criteria indicated in the definition of 
“comparability,” the findings for each remain the same: the replacement units at 361 Turk and 145 
Leavenworth are not comparable with regard to rental amount, as they are not eligible for rent control. 
Over the long-term, any existing residential hotel units with permanent residents will be more affordable 
than newly-constructed replacement units, the majority of which are market-rate. The Department does 
not support the loss of more naturally affordable housing stock without replacement units with similar 
affordability controls.  
 
For the Comparabilty Analyses below, average residential unit size, shared facilities, and rental amount 
were provided by the applicant. Retail Groceries, Laundromats, and Health, Welfare and Social Services 
that are included in the Comparability Analyis are those within a three block radius of the subject 
property.  
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

 Comparability Analysis: The Mosser Hotel, 54 4th Street  
 
Zoning: C-3-R (Downtown - Retail)  

Assessor’s Block/Lot: 3705/004 

Current Tourist Rooms: 120 rooms 

Current Residential Rooms: 81 rooms 

 Residential Rooms without private bathrooms: 41 

 Residential Rooms without cooking facilities: 81 (all of them)   

Number of Permanent Residents: 4 

Total Proposed Residential Rooms proposed for Conversion: 77 

Number of Remaining Residential Hotel Rooms: 4 

Net Total of Tourist Hotel Rooms Proposed: 197 

The Mosser Hotel – 54 4th Street 
Criteria – 
41.4(b) 

The Mosser Hotel (Source Hotel) 361 Leavenworth 
(Replacement Room 

Location) 

145 Turk 
(Replacement Room 

Location) 
Size Average Residential Hotel Size: 

140 square feet 
Average Group Housing 
Room Size: 243 square 
feet 

Average Group 
Housing Room Size: 
225 square feet 

Services – 
Retail Grocery 

Bristol Farms at 845 Market; Target 
at 789 Mission; Walgreens at 825 
Market; Walgreens at 135 Powell; 
Walgreens at 730 Market; CVS at 
711 Market; 7-11 at 837 Mission; 
Whole Foods Market, SOMA at 
399 4th Street; Trader Joe’s at 10 4th 
Street* 

Tobacco L. Market at 301 Turk; Big Boy Market at 
180 Golden Gate; Maryland Market at 300 Turk; 
Central Tower Market at 352 Turk; Hyde Turk 
Market at 161 Hyde; SF Princess Market at 112 
Hyde; El Dorado Market at 124 Jones; G & H 
Liquor and Grocery at 201 Jones; Radman’s 
Produce Market at 210 Turk; Market Groceries at 
200 Leavenworth; Metro Market at 236 
Leavenworth; Empire Market at 399 Eddy; Golden 
Gate Market at 225 Leavenworth; T&L Food 
Market at 405 Eddy; Cadillac Market at 499 Eddy; 
Battambang Market at 339 Eddy; New Princess 
Market at 500 Eddy;  
 

Services - 
Laundromat 

Cleaners – 837 Mission Wash and Dry at 318 Turk, Mr. Clean Cleaners at 
116 Hyde; Coin Laundry at 225 Turk; Ryan’s 
Laundry at 240 Leavenworth; First Coin at 365 
Eddy; Rainbow Coin at 302 Hyde;  
 

Services – 
Health, Social, 

None within a three block radius, 
although the services clustered 

Hospitality House at 156 Leavenworth; Compass 
Children’s Center at 144 Leavenworth; Curry 
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

 Welfare & 
Other Services 

around the project site are within a 
four to six block radius of the 
Mosser Hotel.  

Senior Center at 333 Turk; Tenderloin Housing 
Clinic at 126 Hyde; General Assistance Advocacy 
Clinic at 276 Golden Gate; Service Employee 
Union at 240 &  215 Golden Gate; Tom Waddell 
Urban Housing Clinic at 230 Golden Gate; Wu 
Yee Childcare Center at 177 Golden Gate; De   
Marillac Academy at 175 Golden Gate; St. 
Anthony’s Foundation at 150 Golden Gate; Boys 
and Girls Club at 115 Jones; Salvation Army 
Railton Place at 242 Turk; Community Housing 
Partnership at 280 Turk; Community Awareness 
and Treatment at 425 Eddy; and First Avenue 
Housing at 253 Hyde.  

Rental 
Amount  

$525 per week – residential rooms 
eligible for rent control to 
residents that stay for 32 days or 
more 

Estimated $583 per week, not eligible for rent 
control  
 

Facilities On-site laundry, meeting room Shared common spaces on 
alternating floors; a 
second floor common 
patio, and a common roof 
deck open space. Private 
bathroom and limited 
cooking facilities in each 
room. 35 Class 1 Bicycle 
Parking Spaces 

Shared common 
spaces on alternating 
floors; a second floor 
common patio, and a 
common roof deck 
open space. Private 
bathroom and 
limited cooking 
facilities in each 
room. 25 Class 1 
Bicycle Parking 
Spaces.  

Neighborhood South of Market Tenderloin 
*The Trader Joe’s on Fourth Street is anticipated to open in 2017.  
 
Discussion:  
As summarized above, the rental rates for The Mosser Hotel and the replacement units at 361 Turk and 
145 Leavenworth are not comparable, as the replacement units are not eligible for rent control. 
Furthermore, the newly constructed, market-rate replacement untis will command greater rents than the 
existing residential hotel rooms. The replacement units are larger than the existing residential rooms, 
which would also contribute to greater rental amounts.  There is greater access to social services within 
the Tenderloin neighborhood than Downtown; however, the replacement units are not in a “comparable” 
neighborhood, as they are not located in the same neighborhood as the existing units, nor are they located 
in a neighborhood with similar physical and socioeconomic conditions. Although it appears that there is 
greater access to retail grocery stores at 361 Turk and 145 Leavenworth, there are a greater number of full-
service grocery stores in the vicinity of the Mosser Hotel that offer a larger selection  of products, 
including Whole Foods and Bristol Farms.  
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

 Comparability Analysis: Union Square Plaza Hotel 
 
Zoning: C-3-G (Downtown – General)  

Assessor’s Block/Lot: 0306/006 

Current Tourist Rooms: 8 rooms 

Current Residential Rooms: 61 rooms 

 Residential Rooms without private bathrooms: 6 

 Residential Rooms without cooking facilities: 61 (all of them)   

Number of Permanent Residents: 6 

Total Proposed Residential Rooms proposed for Conversion: 55 

Number of Remaining Residential Hotel Rooms: 6 

Net Total of Tourist Hotel Rooms Proposed: 63 

 
Union Square Plaza Hotel – 432 Geary Street 
Criteria – 
41.4(b) 

Union Square Plaza Hotel 
(Source Hotel) 

361 Leavenworth 
(Replacement Room 

Location) 

145 Turk 
(Replacement Room 

Location) 
Size Average Residential Hotel Size: 

183 square feet 
Average Group Housing 
Room Size: 243 square 
feet 

Average Group 
Housing Room Size: 
225 square feet 

Services – 
Retail Grocery 

Walgreens at 500 Geary, 
Walgreens at 135 Powell, Bel Clift 
Market at 510 Geary, Town & City 
Market at 600 Post; Fred’s Food 
Mart at 300 Mason; City 
Supermarket at 669 Geary; Econo 
Market at 593 O’Farrell; Bush 
Market at 820 Bush Street 

Tobacco L. Market at 301 Turk; Big Boy Market at 
180 Golden Gate; Maryland Market at 300 Turk; 
Central Tower Market at 352 Turk; Hyde Turk 
Market at 161 Hyde; SF Princess Market at 112 
Hyde; El Dorado Market at 124 Jones; G & H 
Liquor and Grocery at 201 Jones; Radman’s 
Produce Market at 210 Turk; Market Groceries at 
200 Leavenworth; Metro Market at 236 
Leavenworth; Empire Market at 399 Eddy; Golden 
Gate Market at 225 Leavenworth; T&L Food 
Market at 405 Eddy; Cadillac Market at 499 Eddy; 
Battambang Market at 339 Eddy; New Princess 
Market at 500 Eddy;  
 

Services - 
Laundromat 

Vic’s Cleaners at 551 Taylor; TL 
Café and Laundromat at 517 
O’Farrell; Coin-Op Laundry at 795 
Bush Street; The Wash House at 
779 Bush; Thrifty Wash at 917 
Bush 

Wash and Dry at 318 Turk, Mr. Clean Cleaners at 
116 Hyde; Coin Laundry at 225 Turk; Ryan’s 
Laundry at 240 Leavenworth; First Coin at 365 
Eddy; Rainbow Coin at 302 Hyde;  
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

 Services – 
Health, Social, 
Welfare & 
Other Services 

San Francisco Flex Academy at 555 
Post;  

Hospitality House at 156 Leavenworth; Compass 
Children’s Center at 144 Leavenworth; Curry 
Senior Center at 333 Turk; Tenderloin Housing 
Clinic at 126 Hyde; General Assistance Advocacy 
Clinic at 276 Golden Gate; Service Employee 
Union at 240 &  215 Golden Gate; Tom Waddell 
Urban Housing Clinic at 230 Golden Gate; Wu 
Yee Childcare Center at 177 Golden Gate; De   
Marillac Academy at 175 Golden Gate; St. 
Anthony’s Foundation at 150 Golden Gate; Boys 
and Girls Club at 115 Jones; Salvation Army 
Railton Place at 242 Turk; Community Housing 
Partnership at 280 Turk; Community Awareness 
and Treatment at 425 Eddy; and First Avenue 
Housing at 253 Hyde.  

Rental 
Amount  

$406 per week – residential rooms 
eligible for rent control to 
residents that stay for 32 days or 
more 

Estimated $583 per week, not eligible for rent 
control  
 

Facilities On-site laundry  Shared common spaces on 
alternating floors; a 
second floor common 
patio, and a common roof 
deck open space. Private 
bathroom and limited 
cooking facilities in each 
room. 35 Class 1 Bicycle 
Parking Spaces 

Shared common 
spaces on alternating 
floors; a second floor 
common patio, and a 
common roof deck 
open space. Private 
bathroom and 
limited cooking 
facilities in each 
room. 25 Class 1 
Bicycle Parking 
Spaces.  

Neighborhood Downtown  Tenderloin 
 
Discussion:  
As summarized above, the rental rates for Union Square Plaza Hotel and the replacement units at 361 
Turk and 145 Leavenworth are not comparable, as the replacement units are not eligible for rent control. 
Furthermore, the newly constructed, market-rate replacement units will command greater rents than the 
existing residential hotel rooms. The replacement units are larger than the existing residential rooms, 
which would also contribute to greater rental amounts.  There is greater access to social services within 
the Tenderloin neighborhood than Downtown; however, the replacement units are not in a “comparable” 
neighborhood, as they are not located in the same neighborhood as the existing units, nor are they located 
in a neighborhood with similar physical and socioeconomic conditions.  
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

 Comparability Analyis: Hotel Des Arts 
 

Zoning: C-3-R (Commercial, Retail)  

Assessor’s Block/Lot: 0287/020 

Current Tourist Rooms: 13 rooms 

Current Residential Rooms: 38 rooms 

 Residential Rooms without private bathrooms: 16 

 Residential Rooms without cooking facilities: 38 (all of them)   

Number of Permanent Residents: 1 

Total Proposed Residential Rooms proposed for Conversion: 37 

Number of Remaining Residential Hotel Rooms: 1 

Net Total of Tourist Hotel Rooms Proposed: 51* 

*The request for Conditional Use Authorization for the intensification of hotel use also includes the 
addition of an additional tourist room within the existing building envelope. This additional tourist hotel 
room is not included in the “Net Total of Tourist Hotel Rooms Proposed,” as added room is not included 
to the Permit to Convert application.  

Hotel Des Arts– 447 Bush Street 
Criteria – 
41.4(b) 

Hotel Des Arts (Source Hotel) 361 Leavenworth 
(Replacement Room 

Location) 

145 Turk 
(Replacement Room 

Location) 
Size Average Residential Hotel Size: 

152 square feet 
Average Group Housing 
Room Size: 243 square 
feet 

Average Group 
Housing Room Size: 
225 square feet 

Services – 
Retail Grocery 

J & W Market at 723 Pine; Grant 
Mini Market at 517 Bush; Food 
Fair Market at 611 Bush; 7-11 at 
564 Market;  

Tobacco L. Market at 301 Turk; Big Boy Market at 
180 Golden Gate; Maryland Market at 300 Turk; 
Central Tower Market at 352 Turk; Hyde Turk 
Market at 161 Hyde; SF Princess Market at 112 
Hyde; El Dorado Market at 124 Jones; G & H 
Liquor and Grocery at 201 Jones; Radman’s 
Produce Market at 210 Turk; Market Groceries at 
200 Leavenworth; Metro Market at 236 
Leavenworth; Empire Market at 399 Eddy; Golden 
Gate Market at 225 Leavenworth; T&L Food 
Market at 405 Eddy; Cadillac Market at 499 Eddy; 
Battambang Market at 339 Eddy; New Princess 
Market at 500 Eddy;  
 

Services - 
Laundromat 

Self-Service Laundromat at 600 
Bush; The Wash House at 779 
Bush;  

Wash and Dry at 318 Turk, Mr. Clean Cleaners at 
116 Hyde; Coin Laundry at 225 Turk; Ryan’s 
Laundry at 240 Leavenworth; First Coin at 365 
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

 Eddy; Rainbow Coin at 302 Hyde;  
 

Services – 
Health, Social, 
Welfare & 
Other Services 

None within immediate vicinity.  Hospitality House at 156 Leavenworth; Compass 
Children’s Center at 144 Leavenworth; Curry 
Senior Center at 333 Turk; Tenderloin Housing 
Clinic at 126 Hyde; General Assistance Advocacy 
Clinic at 276 Golden Gate; Service Employee 
Union at 240 &  215 Golden Gate; Tom Waddell 
Urban Housing Clinic at 230 Golden Gate; Wu 
Yee Childcare Center at 177 Golden Gate; De   
Marillac Academy at 175 Golden Gate; St. 
Anthony’s Foundation at 150 Golden Gate; Boys 
and Girls Club at 115 Jones; Salvation Army 
Railton Place at 242 Turk; Community Housing 
Partnership at 280 Turk; Community Awareness 
and Treatment at 425 Eddy; and First Avenue 
Housing at 253 Hyde.  

Rental 
Amount  

$875 per week – residential rooms 
eligible for rent control to 
residents that stay for 32 days or 
more 

Estimated $583 per week, not eligible for rent 
control  
 

Facilities Commonly accessible lounge at 
ground floor  

Shared common spaces on 
alternating floors; a 
second floor common 
patio, and a common roof 
deck open space. Private 
bathroom and limited 
cooking facilities in each 
room. 35 Class 1 Bicycle 
Parking Spaces 

Shared common 
spaces on alternating 
floors; a second floor 
common patio, and a 
common roof deck 
open space. Private 
bathroom and 
limited cooking 
facilities in each 
room. 25 Class 1 
Bicycle Parking 
Spaces.  

Neighborhood Downtown  Tenderloin 
 
Discussion:  
As discussed in the summary above, the rental rates for Hotel des Arts and the replacement units at 361 
Turk and 145 Leavenworth are not comparable, as the replacement units are not eligible for rent control. 
Furthermore, the newly constructed, market-rate replacement untis will command greater rents than the 
existing residential hotel rooms. The replacement units are larger than the existing residential rooms, 
which would also contribute to greater rental amounts.  There is greater access to social services within 
the Tenderloin neighborhood than Downtown; however, the replacement units are not in a “comparable” 
neighborhood, as they are not located in the same neighborhood as the existing units, nor are they located 
in a neighborhood with similar physical and socioeconomic conditions.  
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

 Comparability Analysis: Mithila Hotel 
 
Zoning: RC-4 (Residential-Commercial, High-Density)  

Assessor’s Block/Lot: 0280/012 

Current Tourist Rooms: 11 rooms 

Current Residential Rooms: 19 rooms 

 Residential Rooms without private bathrooms: 2 

 Residential Rooms w/out Cooking Facilities: 19 (all of them)   

Number of Permanent Residents: 1 

Total Proposed Residential Rooms proposed for Conversion: 18 

Number of Remaining Residential Hotel Rooms: 1 

Net Total of Tourist Hotel Rooms Proposed: 29 

 
Mithila Hotel– 972 Sutter Street 
Criteria – 
41.4(b) 

Mithila Hotel (Source Hotel) 361 Leavenworth 
(Replacement Room 

Location) 

145 Turk 
(Replacement Room 

Location) 
Size Average Residential Hotel Size: 

241 square feet 
Average Group Housing 
Room Size: 243 square 
feet 

Average Group 
Housing Room Size: 
225 square feet 

Services – 
Retail Grocery 

Sutter Fine Foods at 988 Sutter; 
Trader Joe’s at 1401 California;  
CVS at 1432 California; UN Market 
at 900 Post; Yogi Food Market at 
908 Sutter; Geary and Hyde 
Market at 798 Geary; Queen of 
Sheba at 1100 Sutter; Crown 
Market and Liquor at 712 Geary; 
S&B Grocery at 1012 Post; Mid-
City Market and Deli at 868 Geary; 
Food and Liquor World at 728 
Post; Star Market and Deli at 6898 
Geary; City Supermarket at 669 
Geary; Salem Grocery at 920 
Geary; Round the Clock Market at 
1001 Bush; Super One at 1118 Polk; 
Market Mayflower and Deli at 985 
Bush; Discount Grocers at 1203 
Polk; Polk Street Produce at 1334 
Polk; Pine and Jones Market at 

Tobacco L. Market at 301 Turk; Big Boy Market at 
180 Golden Gate; Maryland Market at 300 Turk; 
Central Tower Market at 352 Turk; Hyde Turk 
Market at 161 Hyde; SF Princess Market at 112 
Hyde; El Dorado Market at 124 Jones; G & H 
Liquor and Grocery at 201 Jones; Radman’s 
Produce Market at 210 Turk; Market Groceries at 
200 Leavenworth; Metro Market at 236 
Leavenworth; Empire Market at 399 Eddy; Golden 
Gate Market at 225 Leavenworth; T&L Food 
Market at 405 Eddy; Cadillac Market at 499 Eddy; 
Battambang Market at 339 Eddy; New Princess 
Market at 500 Eddy;  
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

 1100 Pine  
Services - 
Laundromat 

Drop and Go Laundry at 1107 
Leavenworth; San Francisco Coin 
and Laundry Co. at 895 Post; 
Sutter Street Cleaners at 905 Sutter; 
Rainbow Bubble Laundromat at 
970 Sutter; Wash Dry Coin 
Operated Laundry at 919 
Leavenworth; San Francisco Rinse 
Laundromat at 850 Jones; Thrifty 
Wash at 917 Bush  

Wash and Dry at 318 Turk, Mr. Clean Cleaners at 
116 Hyde; Coin Laundry at 225 Turk; Ryan’s 
Laundry at 240 Leavenworth; First Coin at 365 
Eddy; Rainbow Coin at 302 Hyde;  
 

Services – 
Health, Social, 
Welfare & 
Other Services 

St. Francis Memorial Hospital at 
900 Hyde; Raphael House at 1065 
Sutter; On Lok Lifeways at 1333 
Bush 

Hospitality House at 156 Leavenworth; Compass 
Children’s Center at 144 Leavenworth; Curry 
Senior Center at 333 Turk; Tenderloin Housing 
Clinic at 126 Hyde; General Assistance Advocacy 
Clinic at 276 Golden Gate; Service Employee 
Union at 240 &  215 Golden Gate; Tom Waddell 
Urban Housing Clinic at 230 Golden Gate; Wu 
Yee Childcare Center at 177 Golden Gate; De   
Marillac Academy at 175 Golden Gate; St. 
Anthony’s Foundation at 150 Golden Gate; Boys 
and Girls Club at 115 Jones; Salvation Army 
Railton Place at 242 Turk; Community Housing 
Partnership at 280 Turk; Community Awareness 
and Treatment at 425 Eddy; and First Avenue 
Housing at 253 Hyde.  

Rental 
Amount  

$664 per week – residential rooms 
eligible for rent control to 
residents that stay for 32 days or 
more 

Estimated $583 per week, not eligible for rent 
control  
 

Facilities No common facilities for guests or 
residents.  

Shared common spaces on 
alternating floors; a 
second floor common 
patio, and a common roof 
deck open space. Private 
bathroom and limited 
cooking facilities in each 
room. 35 Class 1 Bicycle 
Parking Spaces 

Shared common 
spaces on alternating 
floors; a second floor 
common patio, and a 
common roof deck 
open space. Private 
bathroom and 
limited cooking 
facilities in each 
room. 25 Class 1 
Bicycle Parking 
Spaces.  

Neighborhood Downtown/Nob Hill Tenderloin 
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

 Discussion:  
As discussed in the summary above,  the rental rates for the Mithila Hotel and the replacement units at 
361 Turk and 145 Leavenworth are not comparable, as the replacement units are not eligible for rent 
control. Furthermore, the newly constructed, market-rate replacement untis will command greater rents 
than the existing residential hotel rooms. The Mithila Hotel is located on the northwestern edge of 
Downtown within one block of the Nob Hill neighborhood. There is greater access to social services 
within the Tenderloin neighborhood than Downtown or Nob Hill; however, the replacement units are not 
in a “comparable” neighborhood, as they are not located in the same neighborhood, nor are they located 
in a neighborhood with similar physical and socioeconomic conditions. There is greater access to both 
Laundromats and Retail Grocery stores at 972 Sutter than at 361 Turk or 145 Leavenworth. Several retail 
grocery stores within the vicinity of the Mithila Hotel offer a greater selection of products than 
neighborhood markets or bodegas, including Trader Joe’s and Sutter Fine Foods.  
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

 Comparability Analysis: Hotel Fusion 
 
Zoning: C-3-R (Downtown - Retail)  

Assessor’s Block/Lot: 0326/023 

Current Tourist Rooms: 112 rooms 

Current Residential Rooms: 12 rooms 

 Residential Rooms without private bathrooms: 2 

 Residential Rooms without cooking facilities: 12 (all of them)   

Number of Permanent Residents: 0 

Total Proposed Residential Rooms proposed for Conversion: 12 

Number of Remaining Residential Hotel Rooms: 0 

Net Total of Tourist Hotel Rooms Proposed: 124 

Hotel Fusion – 140 Ellis Street 
Criteria – 
41.4(b) 

Hotel Fusion (Source Hotel) 361 Leavenworth 
(Replacement Room 

Location) 

145 Turk 
(Replacement Room 

Location) 
Size Average Residential Hotel Size: 

149 square feet 
Average Group Housing 
Room Size: 243 square 
feet 

Average Group 
Housing Room Size: 
225 square feet 

Services – 
Retail Grocery 

Bristol Farms at 845 Market; 
Walgreens at 135 Powell; Cal. 
Grocery at 123 Eddy; Market 
Central at 905 Market; Trader Joe’s 
at 10 4th Street* 

Tobacco L. Market at 301 Turk; Big Boy Market at 
180 Golden Gate; Maryland Market at 300 Turk; 
Central Tower Market at 352 Turk; Hyde Turk 
Market at 161 Hyde; SF Princess Market at 112 
Hyde; El Dorado Market at 124 Jones; G & H 
Liquor and Grocery at 201 Jones; Radman’s 
Produce Market at 210 Turk; Market Groceries at 
200 Leavenworth; Metro Market at 236 
Leavenworth; Empire Market at 399 Eddy; Golden 
Gate Market at 225 Leavenworth; T&L Food 
Market at 405 Eddy; Cadillac Market at 499 Eddy; 
Battambang Market at 339 Eddy; New Princess 
Market at 500 Eddy;  
 

Services - 
Laundromat 

TL Café and Laundromat at 517 
O’Farrell;  

Wash and Dry at 318 Turk, Mr. Clean Cleaners at 
116 Hyde; Coin Laundry at 225 Turk; Ryan’s 
Laundry at 240 Leavenworth; First Coin at 365 
Eddy; Rainbow Coin at 302 Hyde;  
 

Services – 
Health, Social, 

None within three block radius, 
although the services clustered 

Hospitality House at 156 Leavenworth; Compass 
Children’s Center at 144 Leavenworth; Curry 
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

 Welfare & 
Other Services 

close to the project site are within 
four to six blocks of Hotel Fusion.   

Senior Center at 333 Turk; Tenderloin Housing 
Clinic at 126 Hyde; General Assistance Advocacy 
Clinic at 276 Golden Gate; Service Employee 
Union at 240 &  215 Golden Gate; Tom Waddell 
Urban Housing Clinic at 230 Golden Gate; Wu 
Yee Childcare Center at 177 Golden Gate; De   
Marillac Academy at 175 Golden Gate; St. 
Anthony’s Foundation at 150 Golden Gate; Boys 
and Girls Club at 115 Jones; Salvation Army 
Railton Place at 242 Turk; Community Housing 
Partnership at 280 Turk; Community Awareness 
and Treatment at 425 Eddy; and First Avenue 
Housing at 253 Hyde.  

Rental 
Amount  

$630 per week – residential rooms 
eligible for rent control to 
residents that stay for 32 days or 
more 

Estimated $583 per week, not eligible for rent 
control  
 

Facilities Basement level fitness room Shared common spaces 
on alternating floors; a 
second floor common 
patio, and a common roof 
deck open space. Private 
bathroom and limited 
cooking facilities in each 
room. 35 Class 1 Bicycle 
Parking Spaces 

Shared common 
spaces on alternating 
floors; a second floor 
common patio, and a 
common roof deck 
open space. Private 
bathroom and 
limited cooking 
facilities in each 
room. 25 Class 1 
Bicycle Parking 
Spaces.  

Neighborhood Downtown  Tenderloin 
*The Trader Joe’s on Fourth Street is anticipated to open in 2017.  
 
Discussion:  
As discussed in the summary above, the rental rates for Hotel Fusion and the replacement units at 361 
Turk and 145 Leavenworth are not comparable, as the replacement units are not eligible for rent control. 
Furthermore, the newly constructed, market-rate replacement untis will command greater rents than the 
existing residential hotel rooms. The replacement units are larger than the existing residential rooms, 
which would also contribute to greater rental amounts.  There is greater access to social services within 
the Tenderloin neighborhood than Downtown; however, the replacement units are not in a “comparable” 
neighborhood, as they are not located in the same neighborhood as the existing units, nor are they located 
in a neighborhood with similar physical and socioeconomic conditions. Although it appears that there is 
greater access to retail grocery stores at 361 Turk and 145 Leavenworth, there are a greater number of full-
service grocery stores in the vicinity of the Mosser Hotel that offer a larger selection  of products, such as 
Bristol Farms.  
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

 Comparability Analysis: New Central Hotel  
 
Zoning: C-3-G (Downtown General)  

Assessor’s Block/Lot: 0835/001 

Current Tourist Rooms: 105 rooms 

Current Residential Rooms: 15 rooms 

 Residential Rooms without private bathrooms: 15 

 Residential Rooms without cooking facilities: 15 (all of them)    

Number of Permanent Residents: 0 

Total Proposed Residential Rooms proposed for Conversion: 15 

Number of Remaining Residential Hotel Rooms: 0 

Net Total of Tourist Hotel Rooms Proposed: 120 

New Central Hotel – 1412 Market 
Criteria – 
41.4(b) 

New Central Hotel (Source Hotel) 361 Leavenworth 
(Replacement Room 

Location) 

145 Turk 
(Replacement Room 

Location) 
Size Average Residential Hotel Size: 

152 square feet 
Average Group Housing 
Room Size: 243 square 
feet 

Average Group 
Housing Room Size: 
225 square feet 

Services – 
Retail Grocery 

Walgreens at 1496 Market Street,  
The Market on Market at 1355 
Market 

Tobacco L. Market at 301 Turk; Big Boy Market at 
180 Golden Gate; Maryland Market at 300 Turk; 
Central Tower Market at 352 Turk; Hyde Turk 
Market at 161 Hyde; SF Princess Market at 112 
Hyde; El Dorado Market at 124 Jones; G & H 
Liquor and Grocery at 201 Jones; Radman’s 
Produce Market at 210 Turk; Market Groceries at 
200 Leavenworth; Metro Market at 236 
Leavenworth; Empire Market at 399 Eddy; Golden 
Gate Market at 225 Leavenworth; T&L Food 
Market at 405 Eddy; Cadillac Market at 499 Eddy; 
Battambang Market at 339 Eddy; New Princess 
Market at 500 Eddy;  
 

Services - 
Laundromat 

Mission Bubbles at 8 Valencia;  Wash and Dry at 318 Turk, Mr. Clean Cleaners at 
116 Hyde; Coin Laundry at 225 Turk; Ryan’s 
Laundry at 240 Leavenworth; First Coin at 365 
Eddy; Rainbow Coin at 302 Hyde;  
 

Services – 
Health, Social, 

Veterans Service Center at 25 Van 
Ness; City of San Francisco at 30 

Hospitality House at 156 Leavenworth; Compass 
Children’s Center at 144 Leavenworth; Curry 
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CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

 Welfare & 
Other Services 

Van Ness; San Francisco School 
District at 135 Van Ness;  

Senior Center at 333 Turk; Tenderloin Housing 
Clinic at 126 Hyde; General Assistance Advocacy 
Clinic at 276 Golden Gate; Service Employee 
Union at 240 &  215 Golden Gate; Tom Waddell 
Urban Housing Clinic at 230 Golden Gate; Wu 
Yee Childcare Center at 177 Golden Gate; De   
Marillac Academy at 175 Golden Gate; St. 
Anthony’s Foundation at 150 Golden Gate; Boys 
and Girls Club at 115 Jones; Salvation Army 
Railton Place at 242 Turk; Community Housing 
Partnership at 280 Turk; Community Awareness 
and Treatment at 425 Eddy; and First Avenue 
Housing at 253 Hyde.  

Rental 
Amount  

$875 per week – residential rooms 
eligible for rent control to 
residents that stay for 32 days or 
more 

Estimated $583 per week, not eligible for rent 
control  
 

Facilities None Shared common spaces on 
alternating floors; a 
second floor common 
patio, and a common roof 
deck open space. Private 
bathroom and limited 
cooking facilities in each 
room. 35 Class 1 Bicycle 
Parking Spaces 

Shared common 
spaces on alternating 
floors; a second floor 
common patio, and a 
common roof deck 
open space. Private 
bathroom and 
limited cooking 
facilities in each 
room. 25 Class 1 
Bicycle Parking 
Spaces.  

Neighborhood Downtown /Civic Center Tenderloin 
 
Discussion:  
As summarized above, the rental rates for The New Central Hotel and the replacement units at 361 Turk 
and 145 Leavenworth are not comparable, as the replacement units are not eligible for rent control. 
Furthermore, the newly constructed, market-rate replacement untis will command greater rents than the 
existing residential hotel rooms. The replacement units are larger than the existing residential rooms, 
which would also contribute to greater rental amounts.  There is greater access to social services within 
the Tenderloin neighborhood than Downtown; however, the replacement units are not in a “comparable” 
neighborhood, as they are not located in the same neighborhood as the existing units, nor are they located 
in a neighborhood with similar physical and socioeconomic conditions.  
 
Under CEQA Guidelines Section 15270, CEQA does not apply to projects which a public agency rejects or 
disapproves. This section is intended to allow an initial screening of projects on the merits for quick 
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 disapprovals prior to the initiation of the CEQA process where the agency can determine that the project 
cannot be approved. 
 
To date, the Department has received one phone call, five letters and 32 signatures in opposition to the 
proposed conversion and intensification of hotel use. Opposition letters from organizations such as the 
Coalition on Homelessness, Hospitality House, and Market Street for the Masses Coalition discuss 
concerns surrounding the loss of rent-controlled housing and the potential impacts this loss could have 
on displacement of vulnerable populations. The Department has received seven letters in support of the 
proposed conversions from local hotel operators, SF Fire Fighters Local 798, and the Boys and Girls Club 
of San Francisco. Letters in support of the proposed conversion and hotel intensification highlight the 
importance of providing 40 workforce housing units. All of the public comment received as of November 
30, 2016 is provided as an attachment. 
 
The proposal are not consistent with, and would not promote the following relevant objectives and 
policies of the General Plan: 
 

HOUSING ELEMENT 
Objectives and Policies 

 
OBJECTIVE 3: 
PROTECT THE AFFORDABILITY OF THE EXISTING HOUSING STOCK, ESPECIALLY 
RENTAL UNITS.  
 
Policy 3.1: 
Preserve rental units, especially rent controlled units, to meet the City’s affordable housing needs.  
 
Policy 3.5: 
Retain permanently affordable residential hotels and single room occupancy (SRO) units.  

 
Issuing a permit to convert Residential Hotel Rooms with Tourist Hotel Rooms without comparable 
replacement rooms is in direct conflict with Policies 3.1 and 3.5 of the Housing Element. Such conversions  
would result in the loss of rent controlled housing, and would replace existing residential hotel units with 
new, market-rate housing that is not subject to the same affordability controls.  
 

DOWNTOWN AREA PLAN  
Objectives and Policies 

 
OBJECTIVE 4: 
ENHANCE SAN FRANCISCO’S ROLE AS A TOURIST AND VISITOR CENTER.  
 
Policy 4.1: 
Guide the location of new hotels to minimize their adverse impacts on circulation, existing uses, 
and scale of development.  
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The replacement of a residential hotel use with a commercial tourist hotel use would have an adverse impact 
on the existing residential uses, as they would be removed without a comparable replacement.  
 
OBJECTIVE 8: 
PROTECT RESIDENTIAL USES IN AND ADJACENT TO DOWNTOWN FROM 
ENCROACHMENT BY COMMERCIAL USES.  
 
Policy 8.1: 
Restrict the demolition and conversion of housing in commercial areas.  
 
The issuance of permits to convert would result in the conversion of housing Downtown and in 
surrounding, dense mixed-use districts without providing comparable replacement rooms.  

 
Policy 8.2: 
Preserve existing residential hotels.  
 
The issuance of permits to convert would remove the existing residential hotel rooms and replace them with 
non-comparable, newly constructed group housing rooms.  

 
NOW THEREFORE BE IT RESOLVED that the Commission hereby recommends that the Board ADOPT 
the comparability findings as described in this Resolution and recommend that the Director of the 
Department of Building Inspection deny the application for the permit to convert 214 total residential 
hotel rooms to tourist hotel rooms at 54 4th Street, 972 Sutter Street, 140 Ellis Street, 1412 Market Street, 
432 Geary Street, and 447 Bush Street. 
 
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 foregoing Resolution was adopted by the Commission at its meeting on 
December 8, 2016. 

Jonas P. Ionin 



Resolution XXXXXX 
December 8, 2016 

 20 

CASE NO. 2016-014590CRV 
Findings of Comparability – Residential Hotel Conversions to 

361 Turk and 145 Leavenworth 

 

  

Commission Secretary 

 
AYES:    
 
NOES:   
 
ABSENT:   
 
ADOPTED: December 8, 2016 
 



 

PRADMORE LEGAL SERVICES 
3919 25th Street, San Francisco, 
CA 94114 
Tel:  415-260-2535 
Email:  cpradmore@dkrpartnerslp.com 
 

Sponsor Submission 
 
Project Sponsor:  Forge Land Company LLC 
Hearing Date: December 8, 2016 
 
(PLANNING CODE SECTIONS 210.2, 303, and 
ADMINISTRATIVE CODE 41.13) 
 
 
Chapter 41 San Francisco Administrative Code (HCO) Compliance with Sections 41.12 & 41.13 Permit 
To Convert Applications, Sections 210.2 and 303 of the Planning Code by Forge Land Company LLC  

 
1. 54 04th Street (Mosser Hotel), Assessor's Block/Lot: 3705/ 004 
2. 447 Bush Street (Des Arts Hotel), Assessor's Block/Lot: 0287/020 
3. 140 Ellis Street (Hotel Fusion) Assessor's Block/Lot: 0326/ 023 
4. 432 Geary Street (Union Square Plaza Hotel) Assessor's Block 0306/ 006 
5. 1412 Market Street (New Central Hotel) Assessor's Block/Lot: 0835/ 0016  
6. 972 Sutter Street (Mithila Hotel) Assessor's Block/Lot: 0280/012
 

I. INTRODUCTION 

 The Project Sponsor, on behalf of 6 San Francisco Hotel owners, proposes to convert 214 
residential hotel rooms that according to the General Plan do not contribute to the affordable 
housing stock of the city to tourist units.  The Commission should approve the conversion as 
there is no loss of rent control units, the Project will increase the naturally affordable housing 
stock, will create 40 units of subsidized housing for first responders and non-profit workers, the 
rental rates of the new units will be less or similar to the converted units, the units are 
comparable, this is a privately funded project with no public funding, preemption precludes the 
city from imposing a rent control factor into the determination of a Comparable Unit as does the 
Hotel Conversion Ordinance (“HCO”), the project supports all of the city’s priority-planning 
policies and General Plan objectives, all as supported by the realities and practicalities of 
providing affordable housing to the people of San Francisco. 

The Sponsor is in compliance with the HCO. As such the Sponsor will replace the 
converted rooms with 214 comparable “group housing” rooms that will, as described by this 
Commission upon its approval, “enhance the City’s supply of affordable housing serving 
moderate income households.” 1  

                                                
1 “The Project would, however, enhance the City’s supply of affordable housing serving moderate income households. The 
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 The rooms at the existing hotel buildings have been designated Residential Hotel rooms 
and are subject to the HCO.  The project proposes to convert the residential hotel rooms at these 
exisiting hotels to tourist hotel room use.  To comply with the one-for-one replacement 
requirement of the HCO, the Sponsor will construct an equal number of group housing rooms at 
361 Turk Street and 145 Leavenworth Street.  These rooms will have comparable rents -actually 
less- to those at the existing hotel rooms and are in the same neighborhood as required by the 
HCO. The previously approved new construction project and the hotel room conversion project 
comply with all aspects of the HCO. 
 Upon conversion of the Residential Hotel Rooms to tourist, the only change would be to 
the permitted use, allowing occupancies of less than seven days. The new rooms would be 
subject to the same restrictions set forth in the HCO provisions. While none of the rooms 
proposed to be converted are currently subject to the Rent and Eviction Control ordinance, post 
conversion each of the rooms will maintain the same requirements for rent protection as 
currently existing. 2 

 The Sponsor is entitled to the Commission’s approval as the hotel rooms to be converted 
do not contribute to the city’s affordable housing stock, are not subject to rent control, the 
replacement units are comparable, and last, but not least, the Project supports all of the city’s 
priority-planning policies and General Plan objectives.  

II. AFFORDABLE HOUSING IS NEEDED AND THE PROPOSED UNITS FOR 
CONVERSION “DO NOT CONTRIBUTE” TO THE AFFORDABLE HOUSING 
STOCK 

 Middle Incomes earners are struggling to find affordable housing in San Francisco.   This 
is because between 2007 and 2014 only 18% of housing needs were met for this income group. 
In 2014, Mayor Lee pledged to construct 30,000 new and rehabilitated homes throughout the city 
by 2020, with half available to low, working and middle income San Franciscans. However, Kate 
Hartley, deputy director of the Mayor’s Office of Housing and Community Development 
recently stated, “We know that our middle-income households are really struggling.” 3 One 
reason for this lack of housing is the fact that “the City must subsidize the project[s] without the 
aid of state and federal sources.” The privately funded, naturally affordable units and dedicated 
Workforce housing help reach these goals. 

 According to the 2014 General Plan: Housing Element, the units to be converted “do not 
contribute to the affordable housing stock.” (see figure 1 below) As such, the conversion will 
result in in a creation, not a loss of affordable housing. By approving the conversion of these 
units, the city would assist in creating 231 new “naturally affordable” group-housing units, 
including 28 units dedicated to very-low and low-income households, and, as part of this 
conversions proposal additionally 40 units will be underwritten for ten years to support 
workforce/middle income housing to first responders and non-profit workers, with the remaining 

                                                
2 “The term “rental units” shall not include: Housing accommodations in hotels, motels, inns, tourist houses, rooming and 
boarding houses, provided that at such time as an accommodation has been occupied by a tenant for thirty-two (32) continuous 
days or more, such accommodation shall become a rental unit subject to the provisions of this chapter. (S.F. Admin. Code 
§37.2(r)(1)).” 
3  http://www.bizjournals.com/sanfrancisco/news/2016/06/24/sf-housing-crisis-middle-class-income-subsidies.html  
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units available to medium income household, the city would thereby preserve and enhance the 
affordable housings stock. 

 
Figure 1: 2015 Housing Element - Residential Hotel Stock 

III. THE REPLACEMENT UNITS ARE SUPERIOR AND MORE AFFORDABLE 
THAN THE HOTEL UNITS BEING CONVERTED.  

 The rooms to be converted are located in turn of the century buildings.  These rooms lack 
many basic residential necessities: the 214 rooms are an average of 163 sq. ft.; none have 
cooking facilities; 82 rooms lack private baths or showers; they have no cold storage; no 
microwaves; and the buildings have no indoor or outdoor common space. Jt. Exhibit 3. Because 
many exist in the downtown Union Square tourist area there is a significant lack of residential 
services such as grocery stores and laundromats. Jt. Exhibit 6.  Yet, because of the location of the 
buildings, all but one are more expensive than the new comparable units and average 
approximately $4.00 sq.ft. per week. Jt. Exhibit 3.   

 On the other hand, the new units are on average 250 sq.ft., are equipped with limited 
cooking facilities, have bathrooms with showers, under the counter mini-fridges, and will have 
approximately 14,500 sq.ft. of indoor and outdoor common-space and cost approximately $1.65 
less per sq.ft. per week than the average cost of the units to be converted. 

IV. THE HCO’S DEFINITION OF “COMPARABLE UNIT” DOES NOT INCLUDE 
RENT CONTROL OR RENT CONTROL ELIGIBLE. 

 The Commission’s primary task with regard to this matter is to determine if the 
replacement units are comparable. Section 41.12(d). The definition of “Comparable Unit” sets 
forth the factors that the Commission is to use to make a finding of comparability and contains 
no reference to the terms “rent control” or “rent control eligible.”  

Section 41.4(b) of the San Francisco Administrative Code states: 
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(b) Comparable Unit. A unit which is similar in size, services, rental 
amount and facilities, and is located within the existing neighborhood 
or within a neighborhood with similar physical and socioeconomic 
conditions (emphasis added).4    

A.  “Rent Control Eligibility” is not a Factor to be used to Determine Whether the 
Units Are Comparable.  

 As stated above, the ordinance definition refers only to size, services, rental amount, and 
neighborhood characteristics. These are the factors that the Commission is to consider and these 
factors are met by this Project.  Plainly, had the drafters intended the Commission to consider 
whether rent control or rent control eligibility applied to the replacement units that would have 
and could have been expressly stated in the definition.  

B. Rent Control is Discussed in Two Separate Parts of the HCO and is Listed as a 
Factor in the Demolition Ordinance, but is not Included in the Definition of 
Comparability. 

 Rent control was intentionally left out of the definition of Comparable Unit by the 
drafters of the HCO statute.  This is supported by the insertion of rent control in two other 
locations in the HCO, Section 41.13(5)(C)(b)5 and Sections 41.7(c)(2). If the drafters of the HCO 
intended for rent control to be used as a factor they knew how to insert, rent control is a factor in 
the Demolition of Dwelling Unit Ordinance.6  

C. The Distinction Between “Rent Control Eligible” and “Subject to Rent 
Control” 

 The Planning Department staff states that they are not aware of any previous cases where 
the terms “rent control eligible “ had been used in connection with a recommendation for denial. 
Until this time, a unit had either been “subject to rent control” or “not subject to rent control”; 
there has been no “rent control eligible.” This phrase was developed specifically to address this 
case, but there is legal distinction. As stated previously, the Demolition Ordinance requires that 
the Commission determine if a unit is “subject to rent control” not if it is “rent control eligible” 
which would require analysis of many different factors. If a unit is not subject to rent control 
then, in a demolition case, presumably that factor has been satisfied.   
 Considering the severe housing crisis the city is under, that the hotel owners and the 
Sponsor have relied on the letter of the law with respect to the HCO, and the fact that the units to 
be converted do not presently contribute to affordable housing, then the benefits of creating 
immediately available “naturally affordable” housing out weigh this potential.  If “rent control 

                                                
4 Section 41.22, title “Construction” states the following,  (a) [] definitions provided in this Chapter shall govern the enforcement 
of this Chapter. 
5 Any displaced permanent resident relocated to replacement units provided under Subdivision (a) above shall be deemed to have 
continued his occupancy in the converted unit for the purpose of administering Subsection (k) of Section 37.2, San Francisco 
Administrative Code (San Francisco Rent Stabilization and Arbitration Ordinance).  
6 “The Planning Commission Shall consider the following additional criteria in the review of applications for Residential 
Demolition: Whether the project removes rental units subject to the Rent Stabilization and Arbitration Ordinance. Section 
317(d)(3)(C) and (vi).” 
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eligible” should not be considered in a demolition case, when subject to rent control is a factor to 
be weighed, even more so in the present case when rent control is not a factor to be considered 
under the HCO’s definition of comparable unit.  

V. THIS CASE IS DISTINGUISHABLE FROM THE “CLEMENT” CASE  

 First, in that case the applicant requested a CUP to demolish two dwelling units pursuant 
to the Demolition Ordinance.7 The Demolition Ordinance provides 17 criteria by which to 
evaluate a project, one of which is, “whether the Project removes rental units that are subject to 
the Rent Stabilization and Arbitration Ordinance.” Second, upon review on appeal, the Board of 
Supervisors found that the two subject units were “subject to the Rent Stabilization and 
Arbitration Code.”  Lastly, it was found that the project would remove rental units from the 
rental market.8 None of these factors exist in this case. This application was brought under the 
HCO section that does not mention rent control as a comparability factor. Second, the units are 
not subject to rent control. And finally, there will be no loss in the number of rental units because 
of the one-for-one replacement units.  

VI. THIS PROJECT MEETS THE CITY’S 8 PRIORITY-PLANNING POLICIES  
 Planning Code Section 101.1(b) establishes eight priority-planning policies and requires 
review of permits for consistency based on these policies. The Department indicates that this 
Project does not comply with Policy 2 and 3, but as shown below, the Project supports both.   

A. Policy No. 2 - The conversions conserve existing housing by adding 231 units of 
naturally affordable units available to moderate level income households.  

 According to the General Plan the units to be converted do not contribute to the General 
Plan whereas the Commission previously found on July 9, 2015, that the proposed one-for-one 
replacement units will increase the city’s “naturally affordable” housing stock by 231 units. The 
Commission further found that these units will be available to moderate level income households 
“at a lower cost than typical market rate dwelling units in the surrounding area.”9  Additionally, 
40 units (17%) will be underwritten for ten years to support workforce/middle income housing 
for first responders and non-profit workers. 

B. Policy No. 3 – Preserve and enhance the City’s supply of affordable housing 

Per the Generally Plan the units to be converted do not contribute to the city’s affordable 
housing stock. Since the conversion will result in 231 new “naturally affordable” group-housing 
units, with 28 new permanently affordable housing units dedicated as BMR and an additional 40 

                                                
7 Planning Case No. 2013.0205CEKSV on 395-26th Avenue 
8 Board of Supervisors Adoption of Findings Related to Conditional Use Authorization - Motion No. M14-220 
9 That the City's supply of affordable housing be preserved and enhanced. There is currently no housing on the site; therefore, no 
affordable housing will be lost as part of this Project. The Project would, however, enhance the City’s supply of affordable 
housing serving moderate income households. The Project would provide “naturally affordable” bedrooms at a lower cost than 
typical market rate dwelling units in the surrounding area. Planning Commission Approval Motion Nos. 19411 and 19412 for 
the Turk and Leavenworth Project July 9, 2015 
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(17%) units will be underwritten for ten years to support workforce/middle income housing for 
first responders and non-profit workers.. Since the existing rooms “do not contribute to 
affordable housing stock,” no affordable housing will be lost. Contrary to the Department’s 
contention, the city’s affordable housing stock will be both preserved and increased. 

VII. COMMUNITY OUTREACH AND PUBLIC SUPPORT OF CONVERSION 
 The project sponsor has conducted extensive community outreach in connection with this 
project.  Over the course of the past year more than forty local organizations have been 
contacted. Jt. Ex. 7.  As a result of this outreach numerous individuals and local organizations, 
which include current tenants of the hotels, non-profits, labor unions, and public entities, have 
publicly given their support in writing and many more intend on attending the hearing to further 
show their support for this project.  The table below contains the organizations that have 
submitted letters of support. Jt. Ex. 8. 

Boys & Girls Club of San Francisco San Francisco Firefighters Local 798 

San Francisco  Police Officers Association Larkin Street Youth Services 

The Pheonix & Joie de Vivre Hotels Show Dogs Fine Sausages 

Machine Coffe & Deli Restaurant  The Warfield LLC 

Fairmarket Properties LLC  Arab American Grocers Association 

Carpenters Local Union 22  

VIII. THIS PRIVATELY FUNDED PROJECT CREATES AFFORDABLE HOUSING 
ABOVE CITY REQUIREMENTS  

 This Project has received no city subsidies for the creation of more permanently 
affordable BMR rooms and workforce housing.  The State’s Costa Hawkins Rent Control Act 
(Civil Section 1954.52) prohibits a public entity from applying rent control to new construction 
unless the owner “has otherwise agreed by contract with a public entity in consideration for a 
direct finance contribution” or other density bonus.  Based on all the relevant aspect of this 
Project, including adding affordable units and no loss of rent controlled rooms, the Commission 
should approve the conversion of the 214 rooms.  

IX. STATE LAW PROHIBITS COMMERCIAL RENT CONTROL 
 The Department’s use of the term “rent control eligible” is preempted by state law that 
prohibits rent control on commercially used property.10  Rent Control includes any “resolution” 
or “administrative regulation” that, among other restrictions, attempts to regulate the rents and 
conveyance of commercial property.11 Although the state provides some latitude to 

                                                
10 (Cal. Civ. Code § 1954.25). 
11 (Cal. Civ. Code §1954.26(f)).   
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municipalities for the regulation of Residential Hotels,12 Commercial Property is defined 
broadly13 and limits rent control to “dwelling units” used as a “primarily residence.”14  It does 
not include units used primarily by “transients” or those subject to a transient occupancy tax.15 
Because these units are vacant and not used as dwelling units, are used primarily -or in this case 
exclusively- as transient occupancies consistent with the HCO, and are subject to the transient 
occupancy tax, no form of rent control can be used to restrict any potion of the conveyance of 
these units.  

X. THE CONVERSION OF THESE UNITS ARE CONSISTENT WITH THE 
PRIORITY POLICIES, INCLUDING THE GENERAL PLAN HOUSING 
ELEMENT, COMMERCIAL ELEMENT, AND THE DOWNTOWN AREA PLAN 

A. Consistent with the General Plan: Housing Element 

OBJECTIVE 1:  IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE 
SITES TO MEET THE CITY‘S HOUSING NEEDS, ESPECIALLY PERMANENTLY 
AFFORDABLE HOUSING 

Policy 1.1:  Promotes the satisfaction of a full range of housing needs in the City. 

The Conversion specifically and significantly furthers Policy 1.1, in that it will cause to 
create 231 new group-housing units by utilizing two unimproved vacant lots. 

OBJECTIVE 3:  PROTECT THE AFFORDABILITY OF THE EXISTING HOUSING STOCK, 
ESPECIALLY RENTAL UNITS. 

Policy 3.1:  Preserve rental units; especially rent controlled units, to meet the City’s 
affordable housing needs. 

None of the units for proposed conversion are Rental Units subject to the San Francisco Rent 
Stabilization Code and currently “do not contribute to [the City’s presently] affordable 
housing stock.”16,17  As stated in the Turk/Leavenworth Project Approval Motion Nos. 19411 
and 19412 this project would enhance the City’s supply of affordable housing serving 
moderate-income households and would provide “naturally affordable” bedrooms at a lower 
cost than typical market rate dwelling units in the surrounding area. 

                                                
12 (Cal. Civ. Code §§ 1954.27(b) and (b)(6)) 
13 (Cal. Civ. Code §§ 1954.26(d)(1-3)) 
14 (H&S Code § 50519 (b)(1)) 
15 (Cal. Civ. Code § 1940), (Revenue and Taxation Code § 7280) 
16  Of the residential hotels operated by private entities, about 2,940 of the 13,900 rooms operated as tourist rooms and 
therefore do not contribute to the affordable housing stock. (San Francisco General Plan – Housing Element pg. I.32) 
17  The term “rental units” shall not include: (1) Housing accommodations in hotels, motels, inns, tourist houses, rooming 
and boarding houses, provided that at such time as an accommodation has been occupied by a for thirty-two (32) 
continuous days or more, such accommodation shall become a rental unit subject to the provisions of this chapter. San 
Francisco Administrative Code, Chapter 37.2(r)(1) 
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Policy 3.4:  Preserve “naturally affordable” housing types, such as smaller and older 
ownership units. 

Because of the smaller size of the units, each of the One-for-One replacement units are 
“naturally affordable.”  In the Turk/Leavenworth Project Approval Motions No. 19411 and 
19412, the Planning Commission determined that the project would preserve “naturally 
affordable” housing stock by creating smaller units using a sustainable methodology that is 
projected to reduce the construction period and thereby bringing these housing units online 
quicker. 

Policy 3.5:  Encourages the retention of residential hotels. 

The Conversion will result in 214 new comparable units, and replace all of the residential 
hotel units at the Existing Hotels on a one-for-one basis. Thus, all 214 existing units will be 
retained in affirmative support of City Policy. These new units will be “naturally affordable” 
due to their size (averaging 250 square feet). 

OBJECTIVE 4:  FOSTER A HOUSING STOCK THAT MEETS THE NEEDS OF ALL 
RESIDENTS ACROSS LIFECYCLES 

Policy 4.4:  Encourage sufficient and suitable rental housing opportunities, emphasizing 
permanently affordable rental units wherever possible. 

There would be no adverse impact on the City’s existing affordable housing stock as a result 
of the project. Instead, as the Turk/Leavenworth Project Approval Motion No. 19412 states, 
the project would “enhance the City’s supply of affordable housing serving moderate-income 
households” by providing “bedrooms at a lower cost than typical market rate dwelling units 
in the surrounding area.”  

Policy 4.5:  Ensure that new permanently affordable housing is located in all of the city’s 
neighborhoods, and encourage integrated neighborhoods, with a diversity of unit types 
provided at a range of income levels. 

The conclusion of past analysis documented in the Turk/Leavenworth Project Approval 
Motion Nos. 19411 and 19412 is that the Project would create additional housing at a lower 
cost than typical market rate dwelling units in the surrounding area. 

OBJECTIVE 7:  SECURE FUNDING AND RESOURCES FOR PERMANENTLY AFFORDABLE 
HOUSING, INCLUDING INNOVATIVE PROGRAMS THAT ARE NOT SOLELY RELIANT ON 
TRADITIONAL MECHANISMS OR CAPITAL. 

Policy 7.5:  Encourage the production of affordable housing through process and zoning 
accommodations, and prioritize affordable housing in the review and approval processes. 

As stated, in the Turk/Leavenworth Project Approval Motion Nos. 19411 and 19412, the 
Planning Commission concluded that the Project would create new affordable housing while 
enhancing the character of the neighborhood.  

As a result of the Hotel Conversion Ordinance and through the partnership of the Existing 
Hotel Owners, the Sponsor, the Fire Department, the Police Department, and The Boy’s and 
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Girl Clubs, this project has been able to produce an innovative program to secure funding 
for affordable housing that is not reliant on traditional mechanisms or capital.   

Policy 7.7:  Support housing for middle-income households, especially through programs that 
do not require a direct public subsidy. 

Middle Incomes earners are struggling in San Francisco.18  This is because between 2007 
and 2014 only 18% of housing needs were met for this income group. One reason for this 
lack of housing is the fact that “the City must subsidize the project[s] without the aid of state 
and federal sources.”19    

This project, however, has received no direct public subsidy and yet provides 231 units of 
“Moderate-Income” housing with 40 units of Workforce Housing at Middle-Income AMI to 
the Fire Department, the Police Department, and The Boy’s and Girl Clubs. This project and 
the availability of these 40 units is only possible through the unique partnership formed by 
the Existing Hotel Owners and their financial contributions to this project.  

OBJECTIVE 8:  BUILD PUBLIC AND PRIVATE SECTOR CAPACITY TO SUPPORT, 
FACILITATE, PROVIDE AND MAINTAIN AFFORDABLE HOUSING 

Policy 8.1:  Support the production and management of permanently affordable housing. 

By approving these conversions the public sector will support the private sector’s capacity to 
provide and maintain affordable housing.  Through the Hotel Conversion Ordinance and the 
unique private sector partnership between the Existing Hotel Owners and the Project 
Sponsor, this project will provide 28 permanently affordable units and an additional 40 units 
at below market rate for ten years for a combined total of 29% of below market rate housing. 
This project would not be possible without the financial contributions of each of the Existing 
Hotel Owners.  

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

Policy 11.1:  Encourages the development of well-designed housing that emphasizes beauty, 
flexibility, and innovative design, and respects neighborhood character. 

The Conversion of existing residential hotel units to tourist hotel use will respect a 
pronounced tourist character in the neighborhoods in which the Exiting Hotel are situated 
while at the same time promoting Policy 11.5 following by providing 231 new dwelling units 
that are designed to complement the existing dense neighborhood character of the 
Downtown/Civic Center Area.  

Policy 11.5:  Promotes compatibility of density with prevailing neighborhood character 

                                                
18   “We know that our middle-income households are really struggling,” said Kate Hartley, deputy director of the Mayor’s 
Office of Housing and Community Development, which oversees the city’s affordable housing programs. 
http://www.bizjournals.com/sanfrancisco/news/2016/06/24/sf-housing-crisis-middle-class-income-subsidies.html 
19  http://www.bizjournals.com/sanfrancisco/news/2016/06/24/sf-housing-crisis-middle-class-income-subsidies.html 
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OBJECTIVE 13:  PRIORITIZING SUSTAINABLE DEVELOPMENT IN PLANNING FOR AND 
CONSTRUCTING NEW HOUSING. 

Policy 13.1:  Support “smart” regional growth that locates new housing close to jobs and 
transit 

In the Turk/Leavenworth Project Approval Motion Nos. 19411 and 19412, the City concluded 
that commuter traffic would be extremely limited, consisting primarily of support staff and 
retail space employees.  The Project is within easy walking distance to transit and will 
affirmatively increase sustainable mode share. In addition, the Project is well served by 
public transit.  

Policy 13.3:  Promote sustainable land use patterns that integrate housing with transportation 
in order to increase transit, pedestrian, and bicycle mode share. 

Past analysis and findings documented in Turk/Leavenworth Project Approval Motion Nos. 
19411 and 19412 indicate the Project is located within a neighborhood rich with public 
transportation and the people occupying the building are expected to rely heavily on public 
transit, bicycling, or walking for the majority of their daily trips. 

Policy 13.4:  Promote the highest feasible level of “green” development in both private and 
municipally supported housing. 

The Turk/Leavenworth Project is a manufactured prefabricated housing solution. 
Prefabrication yields projects that are less wasteful and taxing on the environment. In 
addition, building in a factory allows all environmental factors to be controlled, which limits 
the amount of air and noise pollution during constructions and produces a product of higher 
quality when compared to a site built project. In addition, the Project will be equipped with a 
state of the art grey water recycling system, solar panels, low voltage lighting, and fuel cells 
in the basements. All of these green, energy saving, and efficient systems enable the building 
to operate with 50% less water and 50% less electricity when compared to a traditional high 
rise building. This coupled with the lower operational costs of the buildings lead the project 
to be a net producer of electricity.  

B. Consistent with the Commerce and Industry Element 

OBJECTIVE 1:  MANAGE ECONOMIC GROWTH AND CHANGE TO ENSURE 
ENHANCEMENT OF THE TOTAL CITY LIVING AND WORKING ENVIRONMENT. 

Policy 1.3:  Locate commercial and industrial activities according to a generalized 
commercial and industrial land use plan. 

Each of the Units to be converted, except for the Mithila Hotel, exist either in C-3-R 
(Downtown Retail) District or C-3-G (Downtown General Commercial) districts, whereas 
the One-for-One replacement units in the Turk/Leavenworth Project are located in RC-4 
(Residential-Commercial, General Commercial) District.  Therefore, by approving these 
conversions, commercial activities, such as tourist lodging, will be centralized in commercial 
areas and residential activities will be located areas zoned for Residential where more 
residential support services exist. 



 

 -11- 

OBJECTIVE 8:  ENHANCE SAN FRANCISCO’S POSITION AS A NATIONAL CENTER FOR 
CONVENTIONS AND VISITOR TRADE 

Policy 8.1:  Seeks to guide the location of additional tourist activities to minimize their 
adverse impacts on existing activities 

By converting the residential hotel units in the Existing Hotels to tourist use, the Conversion 
affirmatively supports this Policy by unifying tourist use throughout the hotel. Thus, new 
tourist hotel units will be added to a building already suited exactly to this use, resulting in 
no adverse impact on existing activity. 

C. Downtown Area Plan - Hotel Corridor/Lack of Residential Services 

OBJECTIVE 4:  ENHANCE SAN FRANCISCO’S ROLE AS A TOURIST AND VISITOR 
CENTER 

The Conversion will allow the addition of 12 critically needed short-term tourist rooms to 
the City’s hotel stock, helping to support its $9 Billion annual tourist industry. 

OBJECTIVE 7:  EXPAND THE SUPPLY OF HOUSING IN AND ADJACENT TO DOWNTOWN 

Policy 7.2:  Facilitate conversion of underused industrial and commercial areas to residential 
use. 

As noted in the Turk/Leavenworth Project Approval Motion Nos. 19411 and 19412, the 
Project calls for the creation of new housing stock catering to moderate-income households 
where none exists.  The Conversions thereby specifically and significantly furthers Policy 
7.2, in that it will help create new group-housing units by utilizing two unimproved vacant 
lots adjacent to Downtown. 

OBJECTIVE 8:  PROTECT RESIDENTIAL USES IN AND ADJACENT TO DOWNTOWN 
FROM ENCROACHMENT BY COMMERCIAL USES 

Policy 8.1:  Restrict the demolition and conversion housing in commercial areas. 

The description provided in Policy 8.1 specially states that, “in many cases, because of their 
location, it may be profitable to convert [residential units] to a nonresidential use or 
demolish [residential units] and use the property for nonresidential use.” The conversions 
proposed here will further Policy 8.1 in that this project will increase the number of 
Residential Units in the City by 231 units and will not displace any residents.  

D. Community Safety Element 

OBJECTIVE 2:  BE PREPARED FOR THE ONSET OF DISASTER BY PROVIDING PUBLIC 
EDUCATION AND TRAINING ABOUT EARTHQUAKES AND OTHER NATURAL AND 
MAN-MADE DISASTERS, BY READYING THE CITY’S INFRASTRUCTURE, AND BY 
ENSURING THE NECESSARY COORDINATION IS IN PLACE FOR A READY RESPONSE. 
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Policy 2.16:  Plan to address security issues that may arise post-disaster, and balance these 
issues with the other demands that will be placed on public safety personnel as emergency 
response providers. 

By dedicating housing to first responders, this project will ensure that there are more San 
Francisco Police and Firefighters in San Francisco to meet the disaster-time needs of this 
city’s residents. 

Furthermore, in the Turk/Leavenworth Project Approval Motion Nos. 19411 and 19412, the 
City concluded that the Project would be constructed to meet all of the most current and 
rigorous seismic and life-safety requirements of the San Francisco Building Code and that it 
will not adversely affect the property’s ability to withstand an earthquake; rather, it will 
result in the production of seismically safe housing.  

Policy 2.22:  Develop partnerships with private businesses, public service organizations and 
local nonprofits to meet disaster-time needs. 

Through the innovative private/public partnership between the sponsor and the San 
Francisco Police and Firefighters this project will ensure that there are more San Francisco 
Police and Firefighters in San Francisco to meet the disaster-time needs of this city’s 
residents.  

For the previously stated reasons the Sponsor respectfully requests that the proposed 
conversion be allowed by the Commissioners.     

     Very truly yours, 
 

 
______________________________ 

Chad Pradmore 
PRADMORE LEGAL SERVICES 

      Counsel For Sponsor Forge Land Company, LLC 
 

chadpradmore
Chad Pradmore
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145 Leavenworth
San Francisco, CA

Sustainable Living Innovations

23-Jun-15

Area Summary Parking Open Space
 Level 

 Resid. Unit 
GSF 

 Resid. 
Common GSF 

 Commercial 
GSF   Parking GSF  Mech. GSF  Total GSF 

 Resid. Parking 
Stalls 

 Carshare 
Stalls 

 Bicycle Stalls - 
Class 1 

 Bicycle Stalls - 
Class 2 

 Residential 
Common 

 Residential 
Private  Commercial  Floor GOU-E  # Per Floor GOU-F # Per Floor

 Net Rentable 
SF 

2 220 14 344 - 3,080               

R 2,021               2,021               2,712 3 220 14 344 - 3,080               

8 3,360               1,881               5,241               4 220 14 344 _ 3080

7 3,360               1,651               5,011               5 220 12 344 1 2984

6 3,360               1,881               5,241               6 220 12 344 1 2984

5 3,360               1,651               5,011               7 220 12 344 1 2984

4 3,360               1,881               5,241               8 220 12 344 1 2984

3 3,360               1,651               5,011               

2 3,360               1,881               5,241               935

1 2,411               2,800               5,211               25 4 145 

Total 220 90 344 4 21,176             

 Total               23,520               16,909                 2,800               43,229 25 4                 3,647 145 

Site Area: 6,873 sf Open Space Calculations:
Residential - Private:

Zoning: C-3-G 0 sf / 36 sf per unit = 0 units have private open space

94 units - 0 units = 94 units

Height District: 80-X 94 units x (1/3) 48 sf per unit = 1,489 sf common open space required

Residential - Common:

APN: 0345-002 Common Open Space Required = 1,568 sf

Common Open Space Provided = 3,647 sf

Commercial:

Public Open Space Required = (1 sf per 50 non-residential gsf) = 2,725 sf / 50 = 55 sf required

Public Open Space Provided = 145 sf

Bicycle Parking Calculations:
Residential - Class 1: Residential - Class 2:

Bicycle Space Required = 25 Bicycle Space Required =
2

Bicycle Space Provided = 25 Bicycle Space Provided =
2

Commercial - Class 1: Commercial - Class 2:

Bicycle Space Required = 0 Bicycle Space Required =
2

Bicycle Space Provided = 0 Bicycle Space Provided =
2

Net Rentable SF

* All unit sizes are approximate

145 Leavenworth
San Francisco, CA

Sustainable Living Innovations

23-Jun-15

Area Summary Parking Open Space
 Level

 Resid. Unit
GSF

 Resid.
Common GSF

Commercial
GSF Parking GSF  Mech. GSF  Total GSF

Resid. Parking
Stalls

Carshare
Stalls

 Bicycle Stalls -
Class 1

 Bicycle Stalls -
Class 2

 Residential
Common

 Residential
Private Commercial Floor GOU-E # Per Floor GOU-F # Per Floor

 Net Rentable
SF 

2 220 14 344 - 3,080

R 2,021 2,021 2,712 3 220 14 344 - 3,080

8 3,360 1,881 5,241 4 220 14 344 _ 3080

7 3,360 1,651 5,011 5 220 12 344 1 2984

6 3,360 1,881 5,241 6 220 12 344 1 2984

5 3,360 1,651 5,011 7 220 12 344 1 2984

4 3,360 1,881 5,241 8 220 12 344 1 2984

3 3,360 1,651 5,011

2 3,360 1,881 5,241 935

1 2,411 2,800 5,211 25 4 145

Total 220 90 344 4 21,176

Total               23,520               16,909                 2,800               43,229 25 4                 3,647                     145

Site Area: 6,873 sf Open Space Calculations:
Residential - Private:

Zoning: C-3-G 0 sf / 36 sf per unit = 0 units have private open space

94 units - 0 units = 94 units

Height District: 80-X 94 units x (1/3) 48 sf per unit = 1,489 sf common open space required

Residential - Common:

APN: 0345-002 Common Open Space Required = 1,568 sf

Common Open Space Provided = 3,647 sf

Commercial:

Public Open Space Required = (1 sf per 50 non-residential gsf) = 2,725 sf / 50 = 55 sf required

Public Open Space Provided = 145 sf

Bicycle Parking Calculations:
Residential - Class 1: Residential - Class 2:

Bicycle Space Required = 25 Bicycle Space Required =
2

Bicycle Space Provided = 25 Bicycle Space Provided =
2

Commercial - Class 1: Commercial - Class 2:

Bicycle Space Required = 0 Bicycle Space Required =
2

Bicycle Space Provided = 0 Bicycle Space Provided =
2

Net Rentable SF

* All unit sizes are approximate
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361 TURK STREET

June 25, 2015June 29, 2015
1



STREET VIEW LOOKING SOUTHEAST

THE FACADE IS DESIGNED TO INCORPO0
RATE A SKIN DESIGNED BY ONE OF OUR 
ARTISTS (TO BE SELECTED). THIS IS THE 
SAME METHOD IMPLIMENTED AT THE DE 
YOUNG MUSEUM TAILORED FOR THIS IN0
STALLATION. THE PANELS ARE DESIGNED 
TO BE 6” THICK AND MADE OF SHEET COP0
PER, AND ALLOWED TO WEATHER TO A 
RICH RED BROWN. THE DESIGN INTENTION0
ALL REFLECTS THE VERTICAL EXPRESSIONS 
OF THE ADJACENT BUILDINGS 0 RESPECT0
ING THEIR FABRIC, AGE, AND USE OF MATE0
RIALS, WHILE BEING OF ITS OWN TIME. 
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361 Turk Street
San Francisco, CA

Sustainable Living Innovations

23-Jun-15

Area Summary Parking Open Space
 Level 

 Resid. Unit 

GSF 

 Resid. 

Common GSF  Commercial GSF   Parking GSF  Mech. GSF  Total GSF 

 Resid. Parking 

Stalls  

 Carshare 

Stalls 

 Bicycle Stalls - 

Class 1 

 Bicycle Stalls - 

Class 2 

 Residential 

Common 

 Residential 

Private  Commercial GOU-A # Per Floor GOU-B # per Floor GOU-C # per Floor GOU-D # per floor

Net Rentable 

SF

0 0 0 251 10 0 0 0 0 2510

R 2,021               2,021               2,663 P1 0 0 0 0 0 0 0 0 0

8 4,396               1,614               6,010               1 0 0 0 0 0 0 0 0 0

7 4,396               1,369               5,765               1A 0 0 251 10 0 0 0 0 2510

6 4,396               1,614               6,010               2 237 2 251 13 270 3 0 0 4547

5 4,396               1,369               5,765               3 237 2 251 13 270 3 0 0 4547

4 4,396               1,614               6,010               4 237 2 251 13 270 3 0 0 4547

3 4,396               1,369               5,765               5 237 2 251 13 270 3 0 0 4547

2 4,396               1,614               6,010               1,078 6 237 2 251 6 270 3 432 4 4518

1 1,053               2,696 3,749               7 237 2 251 6 270 3 432 4 4518

1A 3,436               1,107               - 4,543               8 237 2 251 6 270 3 432 4 4518

0 3,436               1,107               - 4,543               

P1 3,433               1,520 3,320               1,143               9,416               6 35 6

Total # of 

Units GOU A 14 GOUB 90 GOU C 21 GOU D 12 36762

 Total              37,644              19,284 4,216                3,320                1,143              65,607 6 0 35 6                3,741 -   -   Total Units 137

Site Area: 10,263 sf Open Space Calculations:
Residential - Private:

Zoning: RC-4 0 sf / 36 sf per unit = 0 units have private open space

137 units - 0 units = 137 units

Height District: 80-T 137 units x 16 sf per unit = 2,192 sf common open space required

Residential - Common:

APN: 0345-017 Common Open Space Required = 2,400 sf

Common Open Space Provided = 3,741 sf

Commercial:

Open Space Required = 0 sf

Open Space Provided = 0 sf

Bicycle Parking Calculations:
Residential - Class 1: Residential - Class 2:

Bicycle Space Required = 35 Bicycle Space Required =
4

Bicycle Space Provided = 35 Bicycle Space Provided =
4

Commercial - Class 1: Commercial - Class 2:

Bicycle Space Required = 0 Bicycle Space Required =
2

Bicycle Space Provided = 0 Bicycle Space Provided =
2

Net Rentable SF

* All unit sizes are approximate

AREA SUMMARY

     |      June 29, 2015
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LEVEL 1
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14 23

LEVEL 4
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LEVEL 5
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LEVEL 6
52' - 3"
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70' - 9"
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TOP OF STAIR
90' - 0"
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"
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"

9' 
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"
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- 3

"
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SOLAR
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METAL WALL
PANEL

PROPERTY LINE

CANOPY

OUTDOOR
ROOF DECK

DECORATIVE
RAILING

9' 
- 3

"
9' 

- 3
"

STAIR
OVERRUN

LEVEL 1A
6' - 0"
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9' 
- 3
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Jt. Exhibit 3 
Hotel Room Comparison Table 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Total Number of Rooms

Tourist Rooms 112

124

8

69

13

51

11

30

Room Comparability Chart

120

201

105

120

n/a

231

Residential Rooms 12 61 38 19 1523181

Occupied Residential Rooms 0 6 1 14 0n/a

Average Residential Room
Dimensions 149 Sq. Ft. 183 Sq. Ft. 152 Sq. Ft. 241 Sq. Ft.140 Sq. Ft. 111 Sq. Ft.250 Sq. Ft.

Size

Facilities

Average Residential
Room Cost Sq. Ft.

Rental Amount

CHAPTER 41: RESIDENTIAL HOTEL UNIT CONVERSION AND DEMOLITION SEC. 41.4(b)

Comparable Unit. A unit which is similar in size, services, rental amount and facilities, and which is located within the existing neighborhood or within 
a neighborhood with similar physical and socioeconomic conditions. 

Proposed Number of
Rooms to be Converted 12 55 37 1877 15n/a

1. “2010-2014 Five Year Consolidated Plan published by Mayor’s Office of Housing Office of Economic & Workforce Development Jt. Exhibit 4
2. HUD low- and moderate-income concentration by census blockgroups, Jt. Exhibit 5

Residential Rooms
w/o Kitchens 12 55 37 1877 150

Socioeconomic2 81%-100% 81%-100% 81%-100% 81%-100%81%-100% 71%-81%81%-100%

Neighborhood1 Downtown/
Сivic Сenter

Downtown/
Сivic Сenter

Downtown/
СivicСenter

Downtown/
Сivic Сenter

Downtown/
Сivic Сenter

Downtown/
Сivic Сenter

Downtown/
Сivic Сenter

Indoor Common-space 0 0 0 00 07,386 sq. ft.

Outdoor Common-space 0 0 0 00 07,388 sq. ft.

$4.23/week $2.21/week $5.75/week $2.75/week$3.75/week $5.40/week$2.33/week

Residential Rooms
w/o Bathrooms 2 6 16 241 1500

Union
Square Plaza
432 Geary St.

Fusion
Hotel

Mosser
Hotel
54 Fourth St. 140 Ellis St.

Hotel Des
Arts
447 Bush St.

Mithila
Hotel
972 Sutter St.

New Central
Hotel
1412 Market St.

New
Units
361 Turk St. & 145
Leavenworth St.

Resi. Room Rental Rates $630/week $406/week $875/week $664/week$525/week $600/week$583/week



Jt. Exhibit 4 
San Francisco Economic Profile – Downtown/Civic Center 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



San Francisco Socio-Economic Profiles | ACS 2005-2009

20

Downtown/Civic Center: Neighborhood at a Glance

  Foreign Born 41%

% of All Households 19%
% of Spanish-Speaking Households 36%

% of Other European-Speaking Households 38%
% of Asian Language Speaking Households 56%

% of Households Speaking Other Languages 52%

Age

Race/Ethnicity*

DEMOGRAPHICS

Educational Attainment

Nativity and Language

Language Spoken at home

21%
38%
33%
4%
3%

11%
23%
25%
41%

15%
0%
1%

46%

10%
28%

Fell StFell St

Geary StGeary St

Miss
ion

St

Miss
ion

St

Oak StOak St

04th St

04th St

09th St

09th St

10th St

10th St

Mark
et

St

Mark
et

St

03rd St

03rd StGeary BlvdGeary Blvd

Van
N

ess
Ave

Van
N

ess
Ave

53%
15%

6%
24%

2%

60 and older
35 - 59 years
18 - 34 years
5 - 17 years
0 - 4 years

Percent Female

Avg Family Household Size
Avg Household Size
Single Person Households, Pct of Total

Households with Children, Pct of Total

Total Population*

Asian
Black/African American

White
Native American Indian
Native Hawaiian/Pacific Islander
Other/Two or More Races

  Graduate/Professional Degree
  College Degree
  Some College/Associate Degree
  High School or Less

English Only
Spanish Only

Other European Language
Asian/Pacific Islander

Other Languages

Linguistic Isolation

39%

% Latino (of Any Race) 18%

3.2
1.6
71%

6%

44,240

Population by Age and Gender 2009
Downtown Civic Center

14 12 10 8 6 4 2 0 0 2 4 6 8 10 12 14

Under 5 years

5 to 9 years

10 to 14 years

15 to 19 years

20 to 24 years

25 to 29 years

30 to 34 years

35 to 39 years

40 to 44 years

45 to 49 years

50 to 54 years

55 to 59 years

60 to 64 years

65 to 69 years

70 to 74 years

75 to 79 years

80 to 84 years

85 years and over

Male, pct. Female, pct.

pct. pct.

2.4

1.4

1.2

2.7

7.6

12.1

10.9

9.4

9

9.3

8.9

5.9

5.8

4.1

3.4

2.4

2.4

1.2

4.8

1.7

1.6

4.3

7.8

13.8

10.5

6.8

5.8

5.4

7.1

6

6.5

3.9

4.8

3.7

3

2.4

black diamonds represent 
City distribution

Group Quarter Population 712

Households 21,570
Family Households 19%

Non-Family Households 81%

(Residents 25 years and older)

(Residents 5 years and older)



SAN FRANCISCO PLANNING DEPARTMENT

2�

Downtown/Civic Center

  Median Household Income $24,491
  Median Family Income $33,409
  Per Capita Income $26,003

25%

Total Number of Units 25,840

  For rent 57%
  For sale only 0%
  Rented or sold, not occupied 13%
  For seasonal, recreational, or occasional us 19%
  Other vacant 11%

21,570

96%

Income

Median Year Moved In to Unit (Own) 2000
Median Year Moved In to Unit (Rent) 2004

Median Rent as Percentage of HH Income 30%

1939

HOUSING CHARACTERISTICS

Households with no vehicle 17,620
  Percent of Homeowning households 45%
  Percent of Renting Households 83%

Vehicles Available 3,850
  Homeowners 14%
  Renters 86%
Vehicles Per Capita 0.11

INCOME, EMPLOYMENT AND
JOURNEY TOWORK

Journey to Work

17%

2%
2%
2%
9%

85%
0%

12%
11%
2%

47%
3%

29%
1%
7%

  Percent in Poverty

Vacant Units

  Renter occupied

Occupied Units
  Owner occupied 4%

Single Family Housing
2 - 4 Units
5 - 9 Units
10 - 19 Units
20 Units or more
Other

Structure Type

Car
Drove Alone
Carpooled
Transit
Bike
Walk
Other
Worked at Home

Employment

Median Year Structure Built‡

Median Home Value $497,297
Median Rent $806
Housing Prices

Note: Numbers are estimates and represent sampling data from the American Community Survey and is subject to sampling and non-sampling errors. For more 
information, see http://www.census.gov/acs/www/Downloads/handbooks/ACSGeneralHandbook.pdf

  Managerial and Prof. Occupations 36%
  Service  Occupations 33%
  Sales and Office Occupations 22%
  Farming related Occupations 0.1%
  Construction and Maintenance Occup. 4%
  Production and Transportation Occup. 6%

Employed Residents 18,060
Unemployment Rate 9%

Additional Sources:
* 2010 Census Redistricting Data (Public Law 94-171).
+ Planning Department Housing Inventory
‡  "1939" represents 1939 or earlier

2000 Census Tracts for area: 120, 121, 122, 123, 124, 125, 160, 162

May 2011

Units Built 2000 to 2009+ 1,560

Workers 16 years and over 17,590



Jt. Exhibit 5 
San Francisco Consolidated Plan – Income Data 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



City and County of San Francisco 
2010-2014 Consolidated Plan 35 
 

When using Supervisorial Districts as the geographical boundaries, Districts 3, 6, 9, 10 and 11 meet the definition of 
primarily low- and moderate-income, where more than 51% of the residents are considered low- and moderate-
income according to HUD’s definition. HUD calculates low- and moderate-income concentration by census block 
groups. See Map 6 for what HUD considers as areas of low- and moderate-income concentration in San Francisco. 
 
Map 6 
Areas of Low- and Moderate-Income Concentration 

 
Source:  HUD 2000 Income Data 
 



Jt. Exhibit 6 
Area Services Table 



Retail GrocersAreas Services Laundromats Health, Social, Welfare
& Other Services

SF Princess Market 
112 Hyde

BBig Boy Market
180 Golden Gate

Maryland Market 
300 Turk

Central Towers Market
352 Turk

Hyde Turk Market 
161 Hyde

Wash & Dry
318 Turk

Mr. Clean Cleaners
116 Hyde

Coin Laundry
255 Turk

Ryan's Laundry 
240 Leavenworth

First Coin 
365 Eddy

Hospitality House 
156 Leavenworth

Compass Children's Center
144 Leavenworth

Curry Senior Center 
333 & 315 Turk

Tenderloin Housing Cinic 
126 Hyde

Waddell Urban Clinic
230 Golden Gate

TOTAL: 15 TOTAL: 15TOTAL: 6

The Mosser
54 Fourth St.

Bristol Farms
845 Market

Target
789 Mission

Cleaners
837 Mission

None

TOTAL: 5 TOTAL: 0TOTAL: 1

Bristol Farms
845 Market

Walgreens
135 Powell

None None

TOTAL: 4 TOTAL: 0TOTAL: 0

San Francisco Flex Academy
555 post

Walgreens
500 Geary & 135 Powel

Bel Clift Market
510 Geary

Vic's Cleaners
551 Taylor

TOTAL: 4 TOTAL: 1TOTAL: 1

New Central Hotel
1412 Market

Walgreens
1496 Market

None Veterans Service Center 
25 Van Ness

City of SF
30 Van Ness

TOTAL: 1 TOTAL: 3TOTAL: 0

Mithila
972 Sutter St.

Sutter Fine Foods 
988 Sutter

U N Market
900 Post

San Francisco Coin
895 Post

Sutter Street Cleaners
905 Sutter

St. Francis Memorial Hospital
900 Hyde

Raphael House 
1065 Sutter

TOTAL: 8 TOTAL: 3TOTAL: 2

J & W Market 
723 Pine

None None

TOTAL: 1 TOTAL: 0TOTAL: 0

Fusion Hotel
140 Ellis St.

Union Square
Plaza Hotel
432 Geary St.

361 Turk St. &
145 Leavenworth
Project St.

Des Arts Hotel
447 Bush St. 



Jt. Exhibit 7 
Community Outreach Table 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





                                                                                   



Jt. Exhibit 8 
Community Letters in Support of Conversion 
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John Rahraim;'a-
Director of Planning
San Francisco Planning Department

Jonas P. Ionin
Commission Secretary
San Francisco Planning Commission

Friday, Aprll22,201.6

To the San Francisco Planning Commission and Planning Department,

l\s a long-time, local hotel owner and operator who cares deeply about our City and
success of the Tenderloin community, I am writing this letter of support to respectfully requ
approval ofthe application for residential hotel conversions put forth by DKR Partners, LP
in this Plannlhpproeess under project sponsors Forge Land Company, LLC for the new bui
Iocated at 361- Turk Street and 1-45 Leavenworth Street.

I{aving already been entitled by the Commission Iast summer, we see these of
residenti;al hotel units from our hotel to new group housing at361- Turk and 1-45 Leavenwo
net positive gain for the community, allowing both our hotels to realize our dream of operati

help sustain a healthy tenant mix in the community and become an innovative workforce
model for future positive development throughout all San Francisco.

as tourist hotels, while enabling these new buildings to serve our City with more long-term lng
stock that we so desperately need by committing nearly 30% of these new units at Turk and
Leavenw,orth to be rent restricted at below market rate,

When it was first enacted in 1-98L the purpose of the Residential Hotel Ordinance
protect existing, naturally affordable housing by restricting guest rooms in the City that had
occupied by a tenant for at Ieast 32 consecutive days on November 23,7979. These rooms a
required to be occupied for 7 days or more at a time. This was somewhat of an emergency
the time, and as such it was very broadly applied to any units in any buildings that met this
As a result, this created a situation where a significant number of buildings in the City, such
hotel, have a mix of tourist and residential hotel rooms,

Ours and the other hotels were all built before fune 13, L979,meaning they are s to
rent control, However, as the rooms are only required to be rented for 7 days or more at a ti , rent
control neveiiiiialy kicks in because this only applies after a tenant has occupied a room at
least 32 consecutive days. So, these are not naturally affordable rooms intended to be
when the Ordinance was first enacted. Our hotel is one of 6 hotels who will benefit from co
our current mixed-tourist use units into more long-term residential housing stock at the
buildings at Turk and Leavenworth, which will keep more in Iine with the original intent of
Ordinance.

Irurthermore, on top of fulfilling the City's 1-2% BMR mandate, the project sponsors
working,with the Police and Firefighters unions, the Boys and Girls CIub, and other essential
workforce to dedicate 40 additional units in these new buildings at a restricted, middle inco

your

asa
L00o/o

I
rate
abovefor years to come, We believe this additional 170/o commitment of new workforce housing

and beyond what is required and will provide our first responders and non-profit service p
who haver a hard time finding places to live in the City with the opportunity to become nei tn
the very r:ommunities they serve. We think local residents will appreciate knowing that they I live
alongside first responders and service providers. It is also our hope that this workforce gwill

ng



llhe project sponsors have also taken a proactive and collaborative approach reachi out to
the community to listen to their ideas, register any concerns and make sure that they del the
best possible, positive project for the neighborhood, In doing so, the project sponsors have
committeld both to open up outside use for community meeting spaces within these new bui
and to ensure-thalqly building management team selected will hire from the local communi

In closing, we respectfully request that the Planning Commission and Planning D
approve lthese important conversions to ensure that the Tenderloin neighborhood to

abilitythrive as a vibrant and economically diverse community, so that we as hotel owners have
to operate our hotels most effectively, so that as a City we create housing options to accom ate all
of our workforce, and so San Francisco can benefit by gaining more of the essential BMR hou
stock that will ultimately uphold the original intent of the Residential Hotel Ordinance,

lng

San Francisco,CA94t09

Hotel







































	  

John Rahaim 
Director of Planning 
john.rahaim@sfgov.org 
   
Jonas P. Ionin 
Commission Secretary 
Commissions.Secretary@sfgov.org 
  
San Francisco Planning Department & 
San Francisco Planning Commission  
1650 Mission Street, Suite 400 
San Francisco, CA 94103 

 Monday, March 28, 2016 
 

To Whom it May Concern,   

 As the owner and operator of multiple, local legacy establishments all deeply invested in the 
success of the Tenderloin community, we want to register our official support for the application of 
conversions proposed by DKR Partners, LP for the project at 361 Turk Street and 145 Leavenworth Street 
represented in this Planning process.  

 Our mid-market Tenderloin businesses, including the post-Victorian café styled Show Dogs Fine 
Sausages, magazine featured must-eats Machine Coffee & Deli Restaurant, and the historic local landmark 
Warfield Theater LLC are all situated in the heart of San Francisco’s thriving theater district and continue 
to serve as beacons for the community, warm and inviting spaces where everyone can come together to 
cultivate life, share cultures and enjoy our amazing City.  

 We sincerely believe that the innovative workforce housing proposed within the project at 
361 Turk Street and 145 Leavenworth Street dedicated specifically for first responders, public school 
educators and local non-profit providers – those currently having great difficulty in finding suitable housing 
options to live in the City – will create a healthy tenant mix for a stronger Tenderloin community and 
provide a powerful model for positive future development throughout San Francisco.  

 These 231 units of long-term housing stock are necessary to sustain San Francisco’s growing 
population and will provide a high quality of dignified living for local tenants. These projects will also help 
foster an economically diverse by allowing for the very people who directly serve our residents, including 
those most vulnerable, the opportunity to live alongside them as fellow neighbors in brand new housing and 
at affordable rates.  

 Furthermore, we appreciate the proactive outreach and communicative approach that DKR 
Partners, LP has taken in working with the community to deliver on a positive project for the 
neighborhood. For decades there has been a lot of talk about dedicated workforce housing, though not a lot 
of action, so we truly applaud the honest commitment of DKR Partners, LP to the people of the Tenderloin 
by going above and beyond to offer more than what is simply required.   

 As a neighbor, we respectively ask the San Francisco Planning Commission and our Planning 
Department to approve these conversions so this project might move forward for the community.   

 Very truly yours,  
 
 David P. Addington, Owner of 
 
Show Dogs, Fine Sausages 
Machine Coffee & Deli Restaurant  
The Warfield Theater, LLC 
Fair Market Properties, LLC 
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