. 49 South Van Ness Avenue, Suite 1400
Pl San Francisco San Francisco, CA 94103

annlng 628.652.7600

www.sfplanning.org

EXECUTIVE SUMMARY
CONDITIONAL USE AUTHORIZATION

HEARING DATE: SEPTEMBER 9, 2021

Record No.: 2019-001627CUA

Project Address: 459 Clipper Street

Zoning: RH-2 (Residential-House, Two-Family) Zoning District
40-X Height and Bulk District

Block/Lot: 6555/038A

Project Sponsor: John Kevlin

Reuben, Junius & Rose, LLP

One Bush St #600,

San Francisco, CA 94104
Property Owner: Olga Milan-Howells

459 Clipper Street

San Francisco, CA94114
Staff Contact: Jeff Horn - (628) 652-7366

jeffrey.horn@sfgov.org

Recommendation: Approval with Conditions

Project Description

The proposal is for the demolition of an existing 931 square-foot, two-story, single-family residence and the
construction of a three-story-over-basement, 6,424-gross-square-foot, two-family residence, which includes a
2,406-square-foot, four-bedroom dwelling unit (Unit 1), a 2,674-square-foot four-bedroom dwelling unit (Unit 2),
and a 1,155-square-foot garage providing storage, two vehicle parking spaces and two Class 1 bicycle parking
spaces.

Required Commission Action

In order for the Project to proceed, the Commission must grant a Conditional Use Authorization pursuant to
Planning Code Sections 209.1, 303 and 317 for the demolition of an existing two-story, single-family residence and
the construction of a three-story over basement, two-family residence.
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Issues and Other Considerations

e Public Comment & Outreach. Priorto the submittal ofthe Conditional Use Authorization Application in 2019,
the Project Sponsor submitted a Building Permit Application on July 8, 2015 and prior to that submittal
conducted and complete a Pre-Application Meeting on November 15, 2014. Over the years since the Pre-
Application meeting the Project Sponsor has performed substantial outreach to the adjacent neighbors and
others in proximity of the project site to discuss concerns related to the massing and scale of the proposed
project in relation to the context of the subject block and the mid-block open space.

Since the noticing of the Project’s public hearing, the Department has received 4 letters in support of the
project, and one letter in opposition. Members of the public expressing support referenced the Project’s ability
to provide a compatible residential building to the immediate neighborhood, the net increase of one dwelling
unitto the City’s housing stock, and inclusion of family-sized units. Additional opposition to the project, mainly
the two adjacent neighbors at 449 Clipper Street to the east and 459 Clipper Street to the west, will submit a
consolidated letter of opposition to the Commissioner prior to the hearing date.

e Clipper Street Eligible Historic District: The subject building and property are notidentified as an individual
historical resource. Pursuant to CEQA, a Historic Resource Evaluation (HRE) was prepared to evaluate the
existing subject building, constructed in 1925, and whether it would meet CEQA section 15064.5 criteria for
listing on the California Register orin an adopted local historic register. The subject building and property were
determined to be a non-contributor to the eligible Clipper Street Historic District The proposed project is
designed to conform with the Planning Department’s Residential Design Guidelines (RDG), which mandate
conformity with the neighborhood character. Therefore, the demolition of the non-contributor and the
proposed construction that would be RDG compliant would not materially impair the eligible Clipper Street
Historic District and its surroundings.

Environmental Review

The Project is exempt from the California Environmental Quality Act (“CEQA”) as a Class 1 and 3 Categorical
Exemption.

Basis for Recommendation

The Department finds that the Project is, on balance, consistent with the Objectives and Policies of the General
Plan. Although the Project includes the demolition of a residential unit, the Project will maximize the use of an
underdeveloped lot and will provide one additional dwelling unit to the City’s housing stock and would provide
new units that are sized to serve families. The Project will provide a density that is compatible the RH-2 Zoning
District and a residential building that is compatible with the size, height, and architectural characteristics of the
immediate neighborhood. The Department also finds the Project to be necessary, desirable, and compatible with
the surrounding neighborhood, and not to be detrimental to persons or adjacent properties in the vicinity.

Attachments:

Draft Motion - Conditional Use Authorization
Exhibit A - Conditions of Approval

Exhibit B - Plans and Renderings

Exhibit C - Environmental Determination
Exhibit D — Land Use Data
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Exhibit E - Maps and Context Photos
Exhibit F- Project Sponsor’s Brief
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PLANNING COMMISSION DRAFT MOTION

SEPTEMBER 9, 2021
Record No.: 2019-001627CUA
Project Address: 459 Clipper Street
Zoning: RH-2 (Residential-House, Two-Family) Zoning District
40-X Height and Bulk District
Block/Lot: 6555/038A

Project Sponsor: John Kevlin

Reuben, Junius & Rose, LLP

One Bush St #600,

San Francisco, CA 94104
Property Owner: Olga Milan-Howells

459 Clipper Street

San Francisco, CA94114
Staff Contact: Jeff Horn - (628) 652-7366

jeffrey.horn@sfgov.org

ADOPTING FINDINGS RELATING TO A CONDITIONAL USE AUTHORIZATION PURSUANT TO PLANNING CODE
SECTIONS 303 AND 317 FOR THE DEMOLITION OF AN EXISTING TWO-STORY, SINGLE FAMILY RESIDENCE AND THE
CONSTRUCTION OF A THREE-STORY OVER BASEMENT, TWO-FAMILY RESIDENCE FOR A TOTAL OF TWO DWELLING
UNITS, TWO CLASS 1 BICYCLE PARKING SPACES, AND TWO OFF-STREET PARKING SPACES, LOCATED AT 459 Clipper
STREET, LOT 038A IN ASSESSOR’S BLOCK 6555, WITHIN THE RH-2 (RESIDENTIAL-HOUSE, TWO-FAMILY) ZONING
DISTRICT AND 40-X HEIGHT AND BULK DISTRICT, AND ADOPTING FINDINGS UNDER THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT.
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PREAMBLE

On February 08, 2019, Olga Milan-Howells, now represented by John Kevlin of Reuben, Junius & Rose, LLP
(hereinafter "Project Sponsor") filed Conditional Use Authorization Application No. 2019-001627CUA (hereinafter
“Application”) with the Planning Department (hereinafter “Department”) for the demolition of an existing two-
story, single-family residence and the construction of a three-story-over-basement, two-family residence
(hereinafter “Project”) at 459 Clipper Street, Block 6555, Lot 038A (hereinafter “Project Site”).

The Project is exempt from the California Environmental Quality Act (“CEQA”) as a Class 1 and 3 Categorical
Exemption.

On September 9, 2021, the San Francisco Planning Commission (hereinafter “Commission”) conducted a duly
noticed public hearing at a regularly scheduled meeting on Conditional Use Authorization Application No. 2019-
001627CUA.

The Planning Department Commission Secretary is the Custodian of Records; the File for Record No. 2019-
001627CUA is located at 49 South Van Ness Avenue, Suite 1400, San Francisco, California.

The Commission has heard and considered the testimony presented to it at the public hearing and has further
considered written materials and oral testimony presented on behalf of the applicant, Department staff, and other
interested parties.

MOVED, that the Commission hereby authorizes the Conditional Use Authorization as requested in Application

No. 2019-001627CUA, subject to the conditions contained in “EXHIBIT A” of this motion, based on the following
findings:
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FINDINGS

Having reviewed the materials identified in the preamble above, and having heard all testimony and arguments,
this Commission finds, concludes, and determines as follows:

Pl

1.

2,

The above recitals are accurate and constitute findings of this Commission.

Project Description. The proposal is for the demolition of an existing 931 square-foot, two-story, single-
family residence and the construction of a three-story-over-basement, two-family residence. The
residential building will be a 6,424-gross-square-foot, two-family dwelling, which includes a 2,406-square-
foot, four-bedroom dwelling unit (Unit 1), a 2,6 74-square-foot four-bedroom dwelling unit (Unit 2), and a
1,155-square-foot garage providing storage, two vehicle parking spaces and two Class 1 bicycle parking
spaces.

Site Description and Present Use. The approximately 3,420 square foot, upsloping lot is located on the
south side of Clipper Street, between Castro and Diamond Streets; Lot 038A of Assessor’s Block 6555. The
lot has awidth of 30 feet and a depth of 114 feet. The property is developed with a two-story, one-bedroom
single-family-residence with a detached garage. The subject building, constructed in 1925, is considered
to be a non-contributor to the eligible Clipper Street Historic District. According to the Project Sponsor,
the subject building is vacant.

Surrounding Properties and Neighborhood. The subject property is located within the RH-2
(Residential-House, Two Family) Zoning District, the 40-X Height and Bulk District, and the Noe Valley
neighborhood. The RH-2 (Residential-House, Two-Family) is located to the north, east, and west of the
subject property. The RH-1 (Residential-House, One-Family) is located to the south of the subject property.
Theimmediate neighborhood is developed with two- to three- story residential developments that mostly
contain single-family dwelling units. Directly properties to the east, west, and south of the subject property
are developed with mostly with single-family dwelling units.

Public Outreach and Comments. Prior to the submittal of the Conditional Use Authorization
Application in 2019, the Project Sponsor submitted a Building Permit Application on July 8, 2015 and
prior to that submittal conducted and complete a Pre-Application Meeting on November 15, 2014. Over
the years since the Pre-Application meeting the Project Sponsor has performed substantial outreach to
the adjacent neighbors and others in proximity of the project site to discuss concerns related to the
massing and scale of the proposed project in relation to the context of the subject block and the mid-
block open space.

Since the noticing of the Project’s public hearing, the Department has received 4 letters in support of the
project, and one letter in opposition. Members of the public expressing support referenced the Project’s
ability to provide a compatible residential building to the immediate neighborhood, the net increase of
one dwelling unit to the City’s housing stock, and inclusion of family-sized units. Additional opposition
to the project, mainly the two adjacent neighbors at 449 Clipper Street to the east and 459 Clipper Street
to the west, will submit a consolidated letter of opposition to the Commissioner prior to the hearing
date.
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6. Planning Code Compliance. The Commission finds that the Project is consistent with the relevant
provisions of the Planning Code in the following manner:

A. Residential Demolition. Pursuant to Planning Code Section 317(c)(1), any application for a permit that
would result in the removal of one or more Residential Units or Unauthorized Units is required to
obtain Conditional Use Authorization. "Removal" shall mean, with reference to a Residential or
Unauthorized Unit, its Conversion, Demolition, or Merger. Section 317(g)(6) establishes the criteria
which the Planning Commission shall consider in the review of applications for Residential
Demolition.

The Project will demolish an existing two-story, single-family residence, and therefore requires the
issuance of the listed Conditional Use Authorization pursuant to Planning Code Sections 303 and 317.
The additional criteria specified in Sections 317(g)(6) have been incorporated as findings of this motion.
See Item No. 8, “Residential Demolition Findings.”

B. Dwelling Unit Density. Pursuant to Planning Code Sections 207 and 209.1 properties within the RH-2
Zoning District are principally permitted to contain two dwelling unit per lot area or conditionally
permitted to contain one dwelling unit per 1,500 square feet of lot area.

The Project will construct a three-story-over-basement, two-family dwelling on the 3,420 square foot,
which is the principally permitted maximum density.

C. FrontSetback. Planning Code Section 132 states that the minimum front setback depth shall be based
on the average of adjacent properties or a Legislated Setback and not to be more than 15 feet.

Both adjacent properties are setback from their respective front property lines by more than 15 feet,
therefore the required front setback for the subject property would be the maximum allowed by the
Code, 15 feet. The front building wall of the Project is setback the site’s required 15 foot front setback.
The project includes a protruding garage which is a permitted obstruction per Planning Code Section
(PCS) 136(c)(27) due to the existing slope of the area within the required front setback.

D. RearYard.Planning Code Section 134 requires that properties within the RH-2 Zoning District maintain
a minimum rear yard equal to 45 percent of the lot’s depth or the average of the adjacent neighbors,
butin no case less than 25% or 15 feet, whichever is greater.

The Project complies with this requirement. The subject property is required to maintain a rear yard
equal to 35 feet 6 inches based on the average depth of the two adjacent buildings. The proposed
residential building will not encroach into the subject property’s required rear yard.

E. Usable Open Space. Planning Code Section 135 requires that each dwelling unit within the RH-2
Zoning District contain access to a minimum 125 square feet of private usable open space or a
minimum 166 square feet of common usable open space.

The Project will comply with this requirement. Both units have direct access to open space exceeding the
minimum amount required for private usable open space.

F. Permitted Obstructions. Planning Code Section 136 allows certain features including architectural
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projections, uncovered stairways and decks as permitted obstructions into the required rear yard so
long as certain dimensional requirements are met.

The Project includes a protruding garage within the lot’s required front setback, allowed per PCS 136(27)
because the lot’s average slope within the required front set back exceeds 50 percent.

Dwelling Unit Exposure. Pursuant to Planning Code Section 140, each dwelling unit shall contain a
room measuring at minimum 120 square feet in area with required windows (as defined by the Section
504 of the San Francisco Housing Code) that face directly onto one of the following open areas: a
public street; a public alley of at least 20 feet in width; a side yard of at least 25 feet in width; or a rear
yard meeting the requirements of the Planning Code.

Both of the proposed dwelling units will contain a room measuring at minimum 120 square feet in area
with required windows facing onto Clipper Street and the conforming rear yard.

Off-Street Parking. Pursuant to Planning Code Section 151, no off-street parking spaces are required.
However, 1.5 off-street parking spaces are principally permitted per dwelling unit.

The Project will comply with this requirement. The subject building will contain a maximum of two off-
street parking spaces, each dwelling unit will have access to one off-street parking space

Residential Bicycle Parking. Planning Code Section 155.2 requires that one Class 1 bicycle parking
space be provided for each dwelling unit. The Class 1 bicycle parking space shall be located in a secure
and weather protected location meeting dimensions set in Zoning Administrator Bulletin No. 9 and
shall be easily accessible to its residents and not otherwise used for automobile parking or other
purposes.

The subject building will contain a maximum of two Class 1 bicycle parking spaces, each dwelling unit
will have access to one bicycle parking space. Therefore, the Project complies with this requirement.

Building Height. Pursuant to Planning Code Section 260 and 261, the subject property is limited to a
building height of 40 feet, but height shall be 30 feet at the front setback and shall increase at an angle
of 45 degrees toward the rear of the lot until the 40 foot height limit is reached.

The Project will comply with this requirement. The proposed residential building will measure no more
than 40 feet in height, and the building’s front wall, which is located at the front setback, has a height of
30 feet, and the height is maintained at 30 feet for the first 15 feet of the building’s depth.

Child Care Fee. Planning Code Section 414A requires payment of a child care impact fee for a project
that results in one net new dwelling unit.

The Project will construct two new dwelling units and therefore is subject to the Child Care Fee. The fee
will be paid for prior to the issuance of the first construction document.

7. Conditional Use Findings. Planning Code Section 303 establishes criteria for the Planning Commission
to consider when reviewing applications for Conditional Use authorization. On balance, the project
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complies with said criteria in that:

A. The proposed new uses and building, at the size and intensity contemplated and at the proposed
location, will provide a development that is necessary or desirable, and compatible with, the
neighborhood or the community.

The Project will provide a development that is necessary, desirable, and compatible with the immediate
neighborhood. The Project will maximize the use of a currently underdeveloped property and will
provide one additional dwelling unit to the City’s housing stock. Furthermore, the Project will provide a
use compatible with the RH-2 Zoning District and construct a building that is compatible with the size,
density, height, and architectural characteristics of the immediate neighborhood. Most of surrounding
buildings are modest-sized single-family dwelling unit, under 40 feet in height, and the upper floor is
setback 15 feet from the building’s front wall.

The proposed project is designed to conform with the Planning Department’s Residential Design
Guidelines (RDG), which mandate conformity with the neighborhood character. Therefore, the
demolition of the non-contributor to an historic district and the proposed construction that would be
RDG compliant would not materially impair the eligible historic district and its surroundings.

Overall, the Project is proposing to replace and provide an additional dwelling unit, while providing
them as upgraded, modern, larger units. The new building is compatible with the neighborhood and
zoning and will bring the lot into compliance with the Planning Code and Policies, resulting in a Project
that is necessary, desirable, and compatible with the City at-large.

B. The proposed project will not be detrimental to the health, safety, convenience or general welfare of
persons residing or working in the vicinity. There are no features of the project that could be
detrimental to the health, safety or convenience of those residing or working the area, in that:

(1) Nature of proposed site, including its size and shape, and the proposed size, shape and
arrangement of structures;

The Project will not be detrimental to the health, safety, convenience, or general welfare of
persons residing or working in the vicinity. The proposed demolition of an existing two-story,
single-family residence and construction of a new three-story over basement, two-family
residence will be compatible to the development pattern, density, and height of the immediate
neighborhood. The proposed size, shape, and arrangement of the Project will also match that
of neighboring structures, and the Project overall will aesthetically enhance the neighborhood.

(2) The accessibility and traffic patterns for persons and vehicles, the type and volume of such
traffic, and the adequacy of proposed off-street parking and loading;

The Project is not expected to impede public transportation, vehicle traffic patterns, or
overburden the immediate neighborhood’s existing on-street parking availability; the Project
site is well served by public transportation. The subject property is located approximately less
than a block from the 48-24" Street bus line and the J-Church MUNI line. The Project will provide
a total of two off-street parking spaces and two Class 1 bicycle parking spaces, one for each
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respective dwelling unit.

(3) The safeguards afforded to prevent noxious or offensive emissions such as noise, glare, dust
and odor;

The Project will comply with the City’s requirements to minimize noise, glare, dust, odors, or
other harmful emissions.

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

The proposed Project will provide adequate usable open space, landscaping, and bicycle
parking spaces for each dwelling unit. Additionally, the Project will preserve the walkability of
the sidewalk directly adjacent to the subject property.

That the use as proposed will comply with the applicable provisions of the Planning Code and
will not adversely affect the General Plan.

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

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

The Project is consistent with the stated purpose of the RH-2 (Residential-House, Two Family) Zoning
Districtin that the intended use will be a compatible residential use and the proposed dwelling units
will be consistent with the characteristics of the listed Zoning District.

8. Residential Demolition Findings. Planning Code Section 317(g)(6) establishes criteria for the Planning
Commission to consider when reviewing applications for the demolition of a residential unit. On balance,
the project complies with said criteria in that:

A
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Whether the property is free of a history of serious, continuing Code violations;

Based on a review of the Department of Building Inspection’s and Planning Department’s
databases, the subject property has no history of serious continuing Code violations.

Whether the housing has been maintained in a decent, safe, and sanitary condition;

Based on the information available to the Department, the existing subject residential building
was maintained in decent, safe, and sanitary conditions.

Whether the property is an "historical resource" under CEQA,

The subject building and property are not identified as a historical resource. Pursuant to CEQA, a
Historic Resource Evaluation (HRE) was prepared to evaluate the existing subject building,
constructed in 1925, whether they would meet CEQA section 15064.5 criteria for listing on the
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California Register or in an adopted local historic register. The subject building and property were
determined to be a non-contributor to the eligible Clipper Street Historic District.

Whether the removal of the resource will have a substantial adverse impact under CEQA;

Given the Historical Resource Evaluation (HRE), the demolition of the subject building will not create
significant impacts to a historical resource or the eligible Clipper Street Historic District.

Whether the project converts rental housing to other forms of tenure or occupancy;
The Project will not convert rental housing to other forms of tenure or occupancy.

Whether the project removes rental units subject to the Residential Rent Stabilization and
Arbitration Ordinance or affordable housing;

The existing single-family residence is not a deed-restricted, tax-credit funded affordable housing.
The subject building was constructed in 1925 as a single-family residence. Although the Planning
Department does not have the authority to make a determination on the applicability of the Rent
Ordinance to a subject property, it is the Planning Department’s position to assume that single-
family homes are not subject to rent requlations, but other provisions of the Residential Rent
Stabilization and Arbitration Ordinance (Rent Ordinance) may apply.

Whether the project conserves existing housing to preserve cultural and economic
neighborhood diversity;

Although the Project will demolish an existing single-family residence, the Project will enhance and
reinforce the existing cultural and economic diversity of the immediate neighborhood by providing
an additional dwelling unit, thereby maximizing the lot’s permitted density. In particular, the
proposed residential building will be compatible with the size, density, height, and architectural
characteristics of the immediate neighborhood.

Whether the project conserves neighborhood character to preserve neighborhood cultural and
economic diversity;

The Project will conserve the existing neighborhood character, including the cultural and economic
diversity of the neighborhood. The Project will demolish an existing two-story, single-family
residence and construct a three-story over basement, two-family residence within a neighborhood
characterized by residential uses and the demolition of the subject building will not create
significant impacts to a historical resource or the eligible Clipper Street Historic District.

Whether the project protects the relative affordability of existing housing;

The Project will demolish an aged, existing single-family dwelling which is generally considered
more affordable than new dwelling units, and therefore the Project will not preserve the relative
affordability of existing housing. However, the Project will provide one additional legal dwelling unit,
thereby maximizing the lot’s permitted density.
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J. Whether the project increases the number of permanently affordable units as governed by
Section 415;

The Project is not subject to Planning Code Section 415, as the Project will construct less than ten
dwelling units.

K. Whether the project locates in-fill housing on appropriate sites in established neighborhoods;

The Project will develop an underdeveloped property within close proximity to public transportation
and provide one additional legal dwelling unit to the City’s housing stock.

L. Whether the project increases the number of family-sized units on-site;

The Project will provide one additional family-sized dwelling unit to the City’s housing stock.
M. Whether the project creates new supportive housing;

The Project will not create supportive housing.

N. Whether the project is of superb architectural and urban design, meeting all relevant design
guidelines, to enhance existing neighborhood character;

The Project will construct a three-story over basement, two-family residence that will be compatible
with the development pattern, density, and height of the immediate neighborhood. The proposed
new residential building will have features similar to that of other residential buildings within the
immediate neighborhood and the demolition of the subject building will not create significant
impacts to a historical resource or the eligible Clipper Street Historic District.

0. Whether the project increases the number of on-site Dwelling Units;

The Project will increase the number of on-site legal dwelling units at the subject property from one
to two dwelling units, for a net gain of one legal dwelling unit.

P.  Whether the project increases the number of on-site bedrooms;

The Project will increase the number of on-site bedrooms at the subject property from one to eight
bedrooms, for a net gain of seven bedrooms.

Q. Whether or not the replacement project would maximize density on the subject lot;

The Project will maximize the density of the subject property by providing a two-family residence.
The subject property measures approximately 3,420 square feet in area and is located within the
RH-2 Zoning District which permits two residential unit per lot and conditionally permit one unit for
every 1500 square feet of lot area. Therefore, the subject property is principally permitted two units
maximizes the density of the 3,420 square foot lot.

R. [Ifreplacing a building not subject to the Residential Rent Stabilization and Arbitration Ordinance,
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whether the new project replaces all of the existing units with new Dwelling Units of a similar size
and with the same number of bedrooms.

The subject building was constructed in 1925 as a single-family residence. Although the Planning
Department does not have the authority to make a determination on the applicability of the Rent
Ordinance to a subject property, it is the Planning Department’s position to assume that single-
family homes are not subject to rent requlations, but other provisions of the Residential Rent
Stabilization and Arbitration Ordinance (Rent Ordinance) may apply. Nonetheless, the Project will
demolish a two-story, three-bedroom, approximately 931 square foot single-family residence and
construct a three-story over basement, two-family residence, that provides a total of eight
bedrooms.

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

Objectives and Policies

IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET THE
CITY’S HOUSING NEEDS, ESPECIALLY 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.

Policy 1.10

Support new housing projects, especially affordable housing, where households can easily rely
on public transportation, walking and bicycling for the majority of daily trips.

FOSTER A HOUSING STOCK THAT MEETS THE NEEDS OF ALL RESIDENTS ACROSS
LIFECYCLES.

Policy 4.1

Develop new housing, and encourage the remodeling of existing housing, for families with
children.

Policy 4.4

Encourage sufficient and suitable rental housing opportunities, emphasizing permanently
affordable rental units wherever possible.

Policy 4.5
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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.

Policy 4.6

Encourage an equitable distribution of growth according to infrastructure and site capacity.

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 11.2
Ensure implementation of accepted design standards in project approvals.
Policy 11.3

Ensure growth is accommodated without substantially and adversely impacting existing
residential neighborhood character.

Policy 11.4:

Continue to utilize zoning districts which conform to a generalized residential land use and
density plan and the General Plan.

Policy 11.6

Foster a sense of community through architectural design, using features that promote
community interaction.

Policy 11.8

Consider a neighborhood’s character when integrating new uses, and minimize disruption
caused by expansion of institutions into residential areas.

BALANCE HOUSING GROWTH WITH ADEQUATE INFRASTRUCTURE THAT SERVES THE
CITY’S GROWING POPULATION.

Policy 12.2

Consider the proximity of quality of life elements such as open space, childcare, and
neighborhood services, when developing new housing units.
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10.

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.

Objectives and Policies

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 Project will demolish an existing two-story, single-family residence and construct a new three-story over
basement, two-family residence within a close proximity to public transportation, commercial corridors, and
jobs. Additionally, the Project will increase the City’s housing stock by providing one additional legal dwelling
unitwhile simultaneously enhancing and preserving the immediate neighborhood’s character. Furthermore,
the two proposed dwelling units will be developed to meet the needs and necessities of families. The Project
will also provide a use compatible the RH-2 Zoning District and neighborhood in that the proposed
residential building will be compatible with the size, density, height, and architectural characteristics of the
immediate neighborhood. The Project proposes new construction that will reinforce the existing street
pattern as the building scale is appropriate for the subject block’s street frontage and will contribute to the
neighborhood'’s character and will not detract from the eligible Clipper Street Historic District. Furthermore,
the proposal maximizes the dwelling unit density of the lot, while bringing the property into full compliance
with the requirements of the Planning Code.

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 complies 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 remove or displace existing neighborhood serving retail uses nor will it impact
employment and ownership opportunities of such businesses. The Project site does not contain a
neighborhood serving retail use and is currently occupied by a single-family residence. Nonetheless,
the Project will introduce new patrons to the area, and therefore, strengthen the customer base of
existing retail uses and contribute to the demand for new retail uses serving the area.

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

San Francisco


http://www.sf-planning.org/info

Draft Motion
September 9, 2021 459 CLIPPER STREET

Pl

San Francisco

anning

RECORD NO. 2019-001627CUA

The Project will conserve and protect the existing housing and neighborhood character, including
the cultural and economic diversity of the neighborhood. The Project will demolish an existing two-
story, single-family residence and construct a three-story over basement, two-family residence. The
two proposed would each be provided as family friendly dwelling units each with four bedrooms
and located in close proximity to amenities (i.e., usable open space, laundry, bicycle parking).

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

The Project will not negatively affect the City’s supply of affordable housing; no affordable housing
units will be removed. Rather, the Project will provide one net dwelling unit to the City’s housing
stock.

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

The Project is not expected to impede public transportation or overburden the immediate
neighborhood’s existing on-street parking availability; the Project site is well served by public
transportation. The subject property is located approximately less than a block from the 48-24"
Street bus line and the J-Church MUNI line. The Project will remove one on-street parking space from
the immediate neighborhood but will provide two off-street parking spaces and two Class 1 bicycle
parking spaces, one for each respective dwelling unit.

That adiverse economic base be maintained by protecting our industrial and service sectors from
displacement due to commercial office development, and that future opportunities for resident
employment and ownership in these sectors be enhanced.

The Project will not displace any service or industry sectors due to commercial office and will not
affect residents’ employment and ownership opportunities of industrial and service sector. The
subject building is an existing two-story, residential building and the proposed Project will construct
a three-story over basement, residential building with a total of two dwelling units.

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

The Project will be designed and constructed to conform to the structural and seismic safety
requirements of the Building Code. As such, this Project will improve the property’s ability to
withstand an earthquake.

That landmarks and historic buildings be preserved.

Currently, the Project Site does not contain any City Landmarks or historic buildings. The subject
building and property are not identified as a historical resource. Pursuant to CEQA, a Historic
Resource Evaluation (HRE) was prepared to evaluate the existing subject building, constructed in
1925, whether they would meet CEQA section 15064.5 criteria for listing on the California Register or
in an adopted local historic register. The subject building and property were determined to be a non-
contributor to the eligible Clipper Street Historic District.
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H. That our parks and open space and their access to sunlight and vistas be protected from
development.

The Project will not have impacts on existing parks and opens spaces and their access to sunlight
and vistas.

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 Conditional Use Authorization would promote the
health, safety and welfare of the City.

Plahiing
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DECISION

That based upon the Record, the submissions by the Applicant, the staff of the Department and other interested
parties, the oral testimony presented to this Commission at the public hearings, and all other written materials
submitted by all parties, the Commission hereby APPROVES Conditional Use Authorization Application No.
2019-001627CUA subject to the following conditions attached hereto as “EXHIBIT A” in general conformance with
plans on file, dated May 5, 2021, and stamped “EXHIBIT B”, which is incorporated herein by reference as though
fully set forth.

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Conditional Use Authorization
to the Board of Supervisors within thirty (30) days after the date of this Motion. The effective date of this Motion
shall be the date of this Motion if not appealed (after the 30-day period has expired) OR the date of the decision of
the Board of Supervisors if appealed to the Board of Supervisors. For further information, please contact the Board
of Supervisors at (415) 554-5184, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San Francisco, CA 94102.

Protest of Fee or Exaction: You may protest any fee or exaction subject to Government Code Section 66000 that is
imposed as a condition of approval by following the procedures set forth in Government Code Section 66020. The
protest must satisfy the requirements of Government Code Section 66020(a) and must be filed within 90 days of
the date of the first approval or conditional approval of the development referencing the challenged fee or
exaction. For purposes of Government Code Section 66020, the date of imposition of the fee shall be the date of
the earliest discretionary approval by the City of the subject development.

If the City has not previously given Notice of an earlier discretionary approval of the project, the Planning
Commission’s adoption of this Motion, Resolution, Discretionary Review Action or the Zoning Administrator’s
Variance Decision Letter constitutes the approval or conditional approval of the development and the City hereby
gives NOTICE that the 90-day protest period under Government Code Section 66020 has begun. If the City has
already given Notice that the 90-day approval period has begun for the subject development, then this document
does not re-commence the 90-day approval period.

I hereby certify that the Planning Commission ADOPTED the foregoing Motion on September 9, 2021.

Jonas P. lonin
Commission Secretary

AYES:

NAYS:

ABSENT:

RECUSE:

ADOPTED: September 9, 2021

San Francisco
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Authorization

This authorization is for a conditional use to allow the demolition of an existing two-story, single family residence
and the construction of a three-story over basement, two family residence located at 459 Clipper Street, Lot 038A
of Assessor’s Block 6555 pursuant to Planning Code Sections 303 and 317 within the RH-2 (Residential-House, Two
Family) Zoning District and a 40-X Height and Bulk District; in general conformance with plans, dated May 5, 2021,
and stamped “EXHIBIT B” included in the docket for Record No. 2019-001627CUA and subject to conditions of
approval reviewed and approved by the Commission on September 9, 2021 under Motion No. XXXXXX. This
authorization and the conditions contained herein run with the property and not with a particular Project Sponsor,
business, or operator.

Recordation of Conditions Of Approval

Prior to the issuance of the building permit or commencement of use for the Project the Zoning Administrator
shall approve and order the recordation of a Notice in the Official Records of the Recorder of the City and County
of San Francisco for the subject property. This Notice shall state that the project is subject to the conditions of
approval contained herein and reviewed and approved by the Planning Commission on March 18, 2021 under
Motion No. XXXXXX.

Printing of Conditions of Approval on Plans

The conditions of approval under the “Exhibit A” of this Planning Commission Motion No. XXXXXX shall be
reproduced on the Index Sheet of construction plans submitted with the site or building permit application for the
Project. The Index Sheet of the construction plans shall reference to the Conditional Use authorization and any
subsequent amendments or modifications.

Severability

The Project shall comply with all applicable City codes and requirements. If any clause, sentence, section or any
part of these conditions of approval is for any reason held to be invalid, such invalidity shall not affect or impair
other remaining clauses, sentences, or sections of these conditions. This decision conveys no right to construct,
or to receive a building permit. “Project Sponsor” shall include any subsequent responsible party.

Changes and Modifications

Changes to the approved plans may be approved administratively by the Zoning Administrator. Significant
changes and modifications of conditions shall require Planning Commission approval of a new Conditional Use
authorization.

San Francisco
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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 628.652.7463,
www.sfplanning.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 sofile,
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 628.652.7463,
www.sfplanning.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 628.652.7463,
www.sfplanning.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 628.652.7463,
www.sfplanning.org

5. Conformity with Current Law. No application for Building Permit, Site Permit, or other entitlement shall be
approved unless it complies with all applicable provisions of City Codes in effect at the time of such approval.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

San Francisco
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Design - Compliance at Plan Stage

6.

Final Materials. The Project Sponsorshall continue to work with Planning Department on the building design.
Final materials, glazing, color, texture, landscaping, and detailing shall be subject to Department staff review
and approval. The architectural addenda shall be reviewed and approved by the Planning Department prior
toissuance.

For information about compliance, contact the Case Planner, Planning Department at 628.652.7366,
www.sfplanning.org

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 628.652.7366,
www.sfplanning.org

Streetscape Plan. Pursuant to Planning Code Section 138.1, the Project Sponsor shall continue to work with
Planning Department staff, in consultation with other City agencies, to refine the design and programming of
the Streetscape Plan so that the plan generally meets the standards of the Better Streets Plan and all
applicable City standards. The Project Sponsor shall complete final design of all required street
improvements, including procurement of relevant City permits, prior to issuance of first architectural
addenda, and shall complete construction of all required street improvements prior to issuance of first
temporary certificate of occupancy.

For information about compliance, contact the Case Planner, Planning Department at 628.652.7366,
www.sfplanning.org

Parking and Traffic

o.

10.

Pl

Bicycle Parking. The Project shall provide no fewer than two Class 1 bicycle parking spaces as required by
Planning Code Sections 155.1 and 155.2.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

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 628.652.7463,
www.sfplanning.org
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Provisions

11.

Mo

12.

13.

Op

Residential Child Care Impact Fee. The Project is subject to the Residential Child Care Fee, as applicable,
pursuant to Planning Code Section 414A.

For information about compliance, contact the Case Planner, Planning Department at 628.652.7366,
www.sfplanning.org

nitoring - After Entitlement

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 628.652.7463,
www.sfplanning.org

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 628.652.7463,
www.sfplanning.org

eration

14. Community Liaison. Prior to issuance of a building permit to construct the project and implement the

Pl

approved use, the Project Sponsor shall appoint acommunity liaison officer to deal with the issues of concern
to owners and occupants of nearby properties. The Project Sponsor shall provide the Zoning Administrator
and all registered neighborhood groups for the area with written notice of the name, business address, and
telephone number of the community liaison. Should the contact information change, the Zoning
Administrator and registered neighborhood groups 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 628.652.7463,
www.sfplanning.org
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FROM DUST, DIRT AND STAINS. THE CONTRACTOR SHALL REPAIR
OR REPLACE ANY SURFACES OR ITEMS DAMAGED BY
CONSTRUCTION TO THE SATISFACTION OF THE ARCHITECT AND THE OWNER.

PATCHING: PROPERLY PREPARE SURFACES FOR RECEIVING THE
SPECIFIED FINISHES INCLUDING PATCHING SURFACES ALTERED BY
CONSTURCTION. ON PATCHED AREAS OR AREAS WHERE A FINISH IS
NOT SPECIFIED, THE FINISH SHALL MATCH ADJACENT MATERIAL IN
CONSTRUCTION, COLOR AND TEXTURE.

ALL WORK NOTED “N..C.” OR NOT IN CONTRACT IS TO BE
ACCOMPLISHED BY A CONTRACTOR OTHER THAN THE GENERAL
CONTRACTOR AND IS NOT TO BE PART OF THE WORK.

"ALIGN" AS USED IN THESE DOCUMENTS SHALL MEAN TO ACCURATELY
LOCATE FINISH FACES ON THE SAME PLANE.

"TYPICAL” AS USED IN THESE DOCUMENTS SHALL MEAN THAT THE
CONDITION IS THE SAME OR REPRESENTATIVE FOR SIMILAR
CONDITIONS  THROUGHOUT, U.O.N.

DETAILS ARE USUALLY KEYED AND NOTED "TYPICAL" ONLY ONCE,
WHEN THEY FIRST OCCUR, AND ARE REPRESENTATIVE FOR
SIMILAR CONDITIONS THROUGHOUT, U.O.N.

INSTALLATION: ALL ITEMS SPECIFIED SHALL BE INSTALLED AS PER
MANUFACTURERS" RECOMMENDATION. ALL OPERATING MANUALS AND
GUARANTEES SHALL BE GIVEN TO OWNER.

SCHEDULE: UPON SUBMITTAL OF THE FINAL CONSTRUCTION COSTS,
[THE CONTRACTOR SHALL ALSO SUBMIT A CONSTRUCTION SCHEDULE
INDICATING THE REQUIRED CONSTRUCTION TIME FOR ALL SUB-—
ONTRACTOR'S WORK AND A COST-BY-TRADE BREAKDOWN FOR
USE IN SCHEDULING AND EVALUATING PAY REQUESTS.

SUBSTITUTIONS: SUBSTITUTIONS, REVISIONS OR CHANGES MUST HAVE
APPROVAL BY THE ARCHITECT PRIOR TO PROCEEDING WITH THE WORK.

DAMAGE: THE CONTRACTOR SHALL REPAIR OR REPLACE ANY
SURFACES OR [TEMS DAMAGED BY CONSTRUCTION TO THE
SATISFACTION OF THE ENGINEER OR OWNER.

GUARANTEES: THE CONTRACTOR SHALL GUARANTEE THAT THE
PROJECT WILL BE FREE OF DEFECTS OF WORKMANSHIP AND
ATERIALS FOR A PERIOD OF ONE YEAR FROM THE DATE OF
ACCEPTANCE BY THE OWNER. NO WORK DEFECTIVE IN CONSTRUCTION
PR QUALITY OR DEFICIENT IN ANY REQUIREMENT OF THE DRAWINGS
PR NOTES WILL BE ACCEPTABLE IN CONSEQUENCE OF THE
ODWNER'S OR ARCHITECT'S FAILURE TO POINT OUT DEFECTS OR
PEFICIENCIES DURING CONSTRUCTION. DEFECTS OF WORKMANSHIP
PR MATERIALS REVEALED WITHIN A PERIOD OF ONE YEAR FROM
THE ACCEPTANCE SHALL BE REPLACED BY WORK CONFORMING

ITH THE INTENT OF THE CONTRACT AT NO COST TO THE OWNER.
0 PAYMENT, EITHER PARTIAL OR FINAL, SHALL BE CONSTRUED

AS AN ACCEPTANCE OF DEFECTIVE WORK OR IMPROPER MATERIALS.

PEMOLITON: ALL DEMOLITON INDICATED ON PLANS SHALL BE CARE-
FULLY CUT AND REMOVED IN ORDER TO MINIMIZE DISRUPTION AND
AND DAMAGE OF EXISTING SPACE.

OLUMNS CENTERLINES (ALSO REFERED TO AS GRID LINES) ARE
SHOWN FOR DIMENSIONAL PURPOSES. (REFER TO BASE BUILDING
DRAWINGS FOR EXACT LOCATIONS).

ALL WORK PERFORMED BY THE CONTRACTOR SHALL CONFORM TO
THE EXISTING BUILDING STANDARDS.

GENERAL NOTES ABBREVIATIONS PROJECT DATA
GENERAL CONDITIONS: AlA DOCUMENT A201, GENERAL CONDITIONS A/C AR CONDITIONING FIN. FINISH BLOCK: 6555 ~ LOT: 038A
FOR THE PERFORMANCE OF THE CONTRACT IS HEREBY ADJ. ADJUSTABLE L. FLOOR ZONE:  RH-2
INCORPORATED INTO THE DRAWINGS AND SHALL BE CONSIDERED QLFu'D' QES&\ENUFI‘\AN‘SH FLR. FLOUR. FLOURESCENT REAR SETBACK:  (E) +53'-9"
AS PART OF THE REQUIREMENTS FOR THE COMPLETION OF THE At s Egg Eﬁgg 8E QTNLBH (N) 346"
PROJECT. - 0.
. ROk L GA GAUGE OCCUPANCY: (E) R=3 (NO CHANGE)
EXISTING CONDITIONS: CONDITIONS SHOWN ON THE DRAWINGS ARE G.C. GEN. CONTRACTOR
AS SHOWN ON THE ORIGINAL DRAWINGS AND AS OBSERVED ON THE BLOG. BUILDING GYP. BD.  GYPSUM BOARD NO. OF RESIDENTIAL UNITS: (€ 1
SITE, BUT THEIR ACCURACY IS NOT GUARANTEED. THE CONTRACTOR BLKG. BLOCKING H.B. HOSE BIB ' W2
SHALL VERIFY ALL DIMENSIONS AND CONDITIONS AT THE SITE. ANY BM. BEAM H.C. HANDICAP )
DISCREPANCIES SHALL BE REPORTED TO THE ARCHITECT PRIOR CAB. CABINET HOWR. HARDWARE
TO PROCEEDING WITH THE WORK. NOTE, DIMENSIONS TAKE cL CENTER LINE HP HIGH POINT NO. OF STORIES: () 2 OVER GARAGE
PRECEDENCE OVER SCALE OF THE DRAWINGS. gtgé SE(‘)%NS HM. HOT WATER (N) 3 OVER GARAGE
: INSUL. INSULATION
PERMITS: THE CONTRACTOR SHALL OBTAIN AND PAY ALL CITY CLR. CLEAR INT. INTERIOR TYPE OF CONSTRUCTION: V—B W/ FIRE SPRINKLER SYSTEM
AND/OR COUNTY FEES RELATING TO PROJECT, EXCEPT THE GENERAL CoL. COLUMN LP. LOW POINT HEGHT LMIT: 40'—0” MAX.
PERMIT, WHICH IS THE RESPONSIBILITY OF THE OWNER AND IS CONC. CONCRETE VECH, MECHANICAL
REIMBURSABLE TO THE G.C. CONST.  CONSTRUCTION VL METAL BUILDING FLOOR AREA:
cT. CERAMIC TILE ) NEW BASEMENT FLOOR 838 SF.
CODES: ALL WORK SHALL BE DONE IN COMPLIANCE WITH ALL CTR. CENTER e NOT IN CONTRACT FIRST FLOOR 1729 SF.
APPLICABLE CODES, INCLUDING BUT NOT LIMITED TO: UNIFORM DET. DETAL Nol Noharg SECOND FLOOR 1738 SF.
BUILDING CODES, NATIONAL ELECTRIC, MECHANICAL AND PLUMBING OF. DRINKING FOUNTAIN s O CenTER THIRD FLOOR 964 SF.
CODES, HEALTH DEPARTMENT REGULATIONS, FIRE AND SAFETY DiA DIAMETER o OPROSITE TOTAL 5260 SF.
CODES, CITY/COUNTY ORDINANCES AND REGULATIONS AND OTHER DML, DIVENSION o DLASTIC LAMINATE
CODES GOVERNING CONSTRUCTION. O\ DOWN o BLMO0D GARAGE,/STORAGE: 1,155 SF.
OR. DOOR :
SITE RESPONSIBILITY: IN ACCORDANCE WITH GENERALLY ACCEPTED WG, DRAWING xD. ESSEHD%ﬂEMNC
CONSTRUCTION PRACTICES, THE CONTRACTOR WILL BE SOLEY AND ® EXISTING &2 o Oee BUILDING AREA BY UNIT
COMPLETELY RESPONSIBLE FOR CONDITIONS ON THE JOB SITE, EA EACH SR STORAGE ONIT 41 5406 SF
INCLUDING HEALTH AND SAFETY OF ALL PERSONS AND PROPERTY L ELEVATION A S N o e oF
DURING PERFORMANCE OF THE WORK. CONTRACTOR TO LIMIT ELEC. ELECTRICAL e TONGUE & GROOVE # ; .
TRAFFIC AND ACCESS TO THOSE AREAS WHERE WORK IS BEING PERFORMED| fq. EQUAL P TYPICAL COMMON AREA (GARAGE/STORAGE/HALL) 1,544 SF.
E(X’g‘P- ESFU}/‘&MS‘EONNT U.ON. UNLESS OTHERWISE
CLEAN UP AND REPAIRS: THE CONSTRUCTION SITE SHALL BE EXPOS.  EXPOSED o s
MAINTAINED IN AN ORDERLY MANNER AT ALL TIMES WITH ALL -
EXT. EXTERIOR W.P. WATERPROOF
DEBRIS REMOVED AT THE END OF EACH DAY. AT THE COMPLETION = FLOOR DRAIN
OF CONSTRUCTION, REMOVE ALL EXCESS MATERIALS AND REFUSE
FROM SITE. LEAVE ALL SURFACES WITHIN CONSTRUCTION SITE FREE LEGEND SITE PLAN s
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SAN FRANCISCO
PLANNING DEPARTMENT

CEQA Categorical Exemption Determination
PROPERTY INFORMATION/PROJECT DESCRIPTION

Project Address Block/Lot(s)
459 Clipper Street 6555/038A
Case No. Permit No. Plans Dated
2014.0950E 114114
Addition/ v IDemolition l:INew EIProject Modification
Alteration (requires HRER if over 45 years old) Construction (GOTO STEP 7)
Project description for Planning Department approval.
Demolition of single-family home and new construction of single-family home.

STEP 1: EXEMPTION CLASS
TO BE COMPLETED BY PROJECT PLANNER

*Note: If neither class applies, an Environmental Evaluation Application is required.”

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

Class 3 — New Construction/ Conversion of Small Structures. Up to three (3) new single-family
residences or six (6) dwelling units in one building; commercial/office structures; utility extensions;
change of use under 10,000 sq. ft. if principally permitted or with a CU.

D Class__

STEP 2: CEQA IMPACTS
TO BE COMPLETED BY PROJECT PLANNER

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

Transportation: Does the project create six (6) or more net new parking spaces or residential units?
D Does the project have the potential to adversely affect transit, pedestrian and/or bicycle safety
(hazards) or the adequacy of nearby transit, pedestrian and/or bicycle facilities?

Air Quality: Would the project add new sensitive receptors (specifically, schools, day care facilities,
hospitals, residential dwellings, and senior-care facilities within an Air Pollution Exposure Zone?
D Does the project have the potential to emit substantial pollutant concentrations (e.g., backup diesel

generators, heavy industry, diesel trucks, etc.)? (refer to EP _ArcMap > CEQA Catex Determination Layers >
Air Pollution Exposure Zone)

Hazardous Materials: If the project site is located on the Maher map or is suspected of containing
hazardous materials (based on a previous use such as gas station, auto repair, dry cleaners, or heavy
manufacturing, or a site with underground storage tanks): Would the project involve 50 cubic yards
l:] or more of soil disturbance - or a change of use from industrial to residential? If yes, this box must be
checked and the project applicant must submit an Environmental Application with a Phase 1
Environmental Site Assessment. Exceptions: do not check box if the applicant presents documentation of
enrollment in the San Francisco Department of Public Health (DPH) Maher program, a DPH waiver from the

SAN FRANCISCO B
PLANNING DEPARTMENT ! 1182014



Maher program, or other documentation from Environmental Planning staff that hazardous material effects
would be less than significant (refer to EP_ArcMap > Maher layer).

Soil Disturbance/Modification: Would the project result in soil disturbance/modification greater
than two (2) feet below grade in an archeological sensitive area or eight (8) feet in a non-archeological
sensitive area? (refer to EP_ArcMap > CEQA Catex Determination Layers > Archeological Sensitive Area)

Noise: Does the project include new noise-sensitive receptors (schools, day care facilities, hospitals,
residential dwellings, and senior-care facilities) fronting roadways located in the noise mitigation
area? (refer to EP_ArcMap > CEQA Catex Determination Layers > Noise Mitigation Area)

Subdivision/Lot Line Adjustment: Does the project site involve a subdivision or lot line adjustment
on a lot with a slope average of 20% or more? (refer to EP_ArcMap > CEQA Catex Determination Layers >
Topography)

Slope = or > 20%: : Does the project involve excavation of 50 cubic yards of soil or more, square
footage expansion greater than 1,000 sq. ft., shoring, underpinning, retaining wall work, or grading
on a lot with a slope average of 20% or more? Exceptions: do not check box for work performed on a
previously developed portion of site, stairs, patio, deck, or fence work. (refer to EP_ArcMap > CEQA Catex
Determination Layers > Topography) If box is checked, a geotechnical report is required and a Certificate or
higher level CEQA document required

Seismic: Landslide Zone: Does the project involve excavation of 50 cubic yards of soil or more,
square footage expansion greater than 1,000 sq. ft., shoring, underpinning, retaining wall work,
grading ~including excavation and fill on a landslide zone — as identified in the San Francisco
General Plan? Exceptions: do not check box for work performed on a previously developed portion of the site,
stairs, patio, deck, or fence work. (refer to EP_ArcMap > CEQA Catex Determination Layers > Seismic Hazard Zones)

If box is checked, a geotechnical report is required and a Certificate or higher level CEQA document required

[]

Seismic: Liquefaction Zone: Does the project involve excavation of 50 cubic yards of soil or more,
square footage expansion greater than 1000 sq ft, shoring, underpinning, retaining wall work, or
grading on a lot in a liquefaction zone? Exceptions: do not check box for work performed on a previously

developed portion of the site, stairs, patio, deck, or fence work. (refer to EP_ArcMap > CEQA Catex Determination
Layers > Seismic Hazard Zones) If box is checked, a geotechnical report will likely be required

[

Serpentine Rock: Does the project involve any excavation on a property containing serpentine rock?
Exceptions: do not check box for stairs, patio, deck, retaining walls, or fence work. (refer to EP_ArcMap >
CEQA Catex Determination Layers > Serpentine)

*If no boxes are checked above, GO TO STEP 3. If one or more boxes are checked above, an Environmental
Evaluation Application is required, unless reviewed by an Environmental Planner.

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

Comments and Planner Signature (optional): J€an Poling

Archeo Clearance.

STEP 3: PROPERTY STATUS - HISTORIC RESOURCE
TO BE COMPLETED BY PROJECT PLANNER

PROPERTY IS ONE OF THE FOLLOWING: (refer to Parcel Information Map)

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

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

l:l Category C: Not a Historical Resource or Not Age Eligible (under 45 years of age). GO TO STEP 6.

SAN FRANCISCO
PLANNING
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STEP 4: PROPOSED WORK CHECKLIST
TO BE COMPLETED BY PROJECT PLANNER

Check all that apply to the project.

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

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

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

4. Garage work. A new opening that meets the Guidelines for Adding Garages and Curb Cuts, and/or
replacement of a garage door in an existing opening that meets the Residential Design Guidelines.

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

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

7. Dormer installation that meets the requirements for exemption from public notification under Zoning
Administrator Bulletin No. 3: Dormer Windows.

O (g|jogd|opd

8. Addition(s) that are not visible from any immediately adjacent public right-of-way for 150 feet in each
direction; does not extend vertically beyond the floor level of the top story of the structure or is only a
single story in height; does not have a footprint that is more than 50% larger than that of the original
building; and does not cause the removal of architectural significant roofing features.

Z

ote: Project Planner must check box below before proceeding.

Project is not listed. GO TO STEP 5.

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

I

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

Ol

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

STEP 5: CEQA IMPACTS — ADVANCED HISTORICAL REVIEW
TO BE COMPLETED BY PRESERVATION PLANNER

Check all that apply to the project.

1. Project involves a known historical resource (CEQA Category A) as determined by Step 3 and
conforms entirely to proposed work checklist in Step 4.

2. Interior alterations to publicly accessible spaces.

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

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

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

6. Restoration based upon documented evidence of a building’s historic condition, such as historic
photographs, plans, physical evidence, or similar buildings.

Oooqond

7. Addition(s), including mechanical equipment that are minimally visible from a public right-of-way
and meet the Secretary of the Interior’s Standards for Rehabilitation.

SAN FRANCISCO PN
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8. Other work consistent with the Secretary of the Interior Standards for the Treatment of Historic Properties
(specify or add comments):

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

Per PTR form dated 7/16/2014 (see attached)

(Requires approval by Senior Preservation Planner/Preservation Coordinator) IMa 2%

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

Planner/Preservation Coordinator)

a. Per HRER dated: (attach HRER)
b. Other (specify):

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

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

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

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

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

Comments (optional):

Preservation Planner Signature: Allison K. Vanderslice £

STEP 6: CATEGORICAL EXEMPTION DETERMINATION

TO

BE COMPLETED BY PROJECT PLANNER

O

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

D Step 2 — CEQA Impacts
D Step 5 — Advanced Historical Review

STOP! Must file an Environmental Evaluation Application.

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

Planner Name: a3 : Signature:
) AI I ISO n Va n d e rSI l Ce Digitally signed by Allison K. Vanderslice
. R . . DN: dc=org, dc=sfgov, dc=cityplanning, ou=CityPlanning,
Project Approval Action: Allison K. Vanderslice sz remes s cvancusio
Buildin g Permit Date: 2014.11.19 11:02:55 -0800"

*1t Discretionary Review betore the Planning
Commission is requested, the Discretionary
Review hearing is the Approval Action for the
project.

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

In accordance with Chapter 31 of the San Francisco Administrative Code, an appeal of an exemption determination can only be filed
within 30 days of the project receiving the first approval action.

SAN FRANCISCO o
PLANNING DEPARTMENT 11/18/2014




STEP 7: MODIFICATION OF A CEQA EXEMPT PROJECT
TO BE COMPLETED BY PROJECT PLANNER

In accordance with Chapter 31 of the San Francisco Administrative Code, when a California Environmental
Quality Act (CEQA) exempt project changes after the Approval Action and requires a subsequent approval, the
Environmental Review Officer (or his or her designee) must determine whether the proposed change constitutes
a substantial modification of that project. This checklist shall be used to determine whether the proposed
changes to the approved project would constitute a “substantial modification” and, therefore, be subject to
additional environmental review pursuant to CEQA.

PROPERTY INFORMATION/PROJECT DESCRIPTION

Project Address (If different than front page)

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

Case No.

Previous Building Permit No.

New Building Permit No.

Plans Dated Previous Approval Action

New Approval Action

Modified Project Description:

DETERMINATION IF PROJECT CONSTITUTES SUBSTANTIAL MODIFICATION

Compared to the approved project, would the modified project:

[]

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

[

Sections 311 or 312;

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

[l

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

[

no longer qualify for the exemption?

Is any information being presented that was not known and could not have been known
at the time of the original determination, that shows the originally approved project may

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

DETERMINATION OF NO SUBSTANTIAL MODIFICATION

[]

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

If this box is checked, the proposed modifications are categorically exempt under CEQA, in accordance with prior project
approval and no additional environmental review is required. This determination shall be posted on the Planning
Department website and office and mailed to the applicant, City approving entities, and anyone requesting written notice.

Planner Name: Signature or Stamp:

SAN FRANCISCO .
PLANNING DEPARTMENT 11/18/2014



SAN FRANCISCO
PLANNING DEPARTMENT

PRESERVATION TEAM REVIEW FORM

1650 Mission St.
Suite 400
Preservation Team Meeting Date: | 7/16/2014 Date of Form Completion | 7/16/2014 San Francisco,
— CA 94103-2479
PROJECT INFORMATION: . . IR L . : Reception:
"Planner:, T i ‘ A Address: ST s A 415.558.6378
Allison Vanderslice 459 Clipper Street Fax:
T ok e e o e e e ] 415.568.6409
“Block/loty -~ o Cross Streets: . e e b il
6555/038A Diamond and Castro Streets Planning
I = S — — - : — — —— , Information:
. CEQA.Category; . © .« ih oA 10/11: o= o | BPA/CaseNow: o e 416 668 6377
B 2014.0950E
PURPOSE OF REVIEW: Wittt | PROJECT DESCRIPTION: <« - ,,
(¢ CEQA C Article 10/11 ( Preliminary/PIC C Alteration (® Demo/New Construction

DATE OF PLANS UNDER REVIEW: | 05/16/2014

PROJECT ISSUES e

[<] | Is the subject Property an eligible historic resource?

[] | If so, are the proposed changes a significant impact?

Additional Notes:

The proposed project consists of demolition of a one-story-over-basement single-family
home and garage building constructed in 1925 and the construction of a three-story-
over-basement single-family residence. A Historical Evaluation Report (HRE) by Tim
Kelley Consulting (dated October 2013) for 459 Clipper Street was submitted by the
project sponsor to aid this review.

e

(*Yes CNo * CN/A

Historic Resource Presen o

Individual Historic District/Context
Pro_perty is individually eligible for inclusion in a Property is in an eligible California Register
Cahfor.nia RéQiSFET under one or more of the Historic District/Context under one or more of
following Criteria: the following Criteria:
Criterion 1 - Event: C Yes (& No Criterion 1 - Event:  Yes (¢ No
Criterion 2 -Persons: C Yes (& No Criterion 2 -Persons: (" Yes (o No
Criterion 3 - Architecture: C Yes (¢ No Criterion 3 - Architecture: (@ Yes (" No
Criterion 4 - Info. Potential: C Yes (o No Criterion 4 - Info. Potential: C Yes (¢ No
Period of Significance: n/a Period of Significance: 1890-1914

(" Contributor (& Non-Contributor




 Yes C No (& N/A
(" Yes (® No
C Yes (¢ No
" Yes (¢ No
(¢ Yes " No

*If No is selected for Historic Resource per CEQA, a signature from Senior Preservation Planner or
Preservation Coordinator is required.

Based on the HRE completed for the subject property and additional research by
Department staff, the subject property at 459 Clipper Street is not an individual historical
resource under CEQA. The property is an non-contributor to an eligible historic district.

Constructed in 1925, the buildings were built after the development of the Noe Valley
neighborhood and subject buildings do not appear to be associated with significant
events or trends in the local area or San Francisco generally. Therefore, the subject
property is not significant under Criterion 1. Based on the HRE, no significant persons are
associated with the property and the subject property is not significant under Criterion 2.
The subject buildings are not a distinguished example of a style, type, region or method of
construction. The buildings were constructed by local builder James Arnott & Sons and do
not represent the work of a master. Therefore, the subject property is not significant under
Criterion 3. The subject buildings are not significant under Criterion 4, since this
significance criteria typically applies to rare construction types when involving the built
environment. The subject buildings are not an example of a rare construction type.

The Department previously identified an eligible historic district that includes the
subject block (see HRER for Case 2011.1354E dated 4/12/2012). The district was found to
be significant under Criterion 3 due to a high concentration of cohesive vernacular
Victorian and Edwardian residences that includes a collection of residence with Queen
Anne detailing. The period of significance (POS) for the eligible district is 1890-1914. While
a formal survey has not been completed, suggested boundaries are the subject block
between Diamond and Castro streets and Diamond Street between Clipper and 26th
streets. Character-defining features for the district are the following: asymmetrical facade
with entrance stairs and recessed landing area, front retaining wall and stepped/terrace
yard, detached buildings with side setbacks, low building height consisting of one- to two-
stories, shaped roof form consisting primarily of front-facing gables, wood horizontal
board or shingle cladding, and double-hung windows. The subject property is a non-
contributor as it was constructed outside of the POS.

The proposed project design would be required to conform with the Planning
Department’s Residential Design Guidelines (RDG), which mandate conformity with the
neighborhood character. Therefore, the demolition of the non-contributor and the
proposed construction that would be RDG compliant would not materially impair the
eligible historic district and its surroundings such that it does not retain those physical
characteristics outlined above that justify its eligibility for listing.

U749

SAM FRARTISCD
PLANNING DEPARTMENT



PART | HISTGRICAL RESOURCE EVALUATION

459 CLIPPER STREET

SAN FRANCISCO, CALIFORNIA

Tim KELLEY CONSULTING, LLC

HISTORICAL RESDURCES
2912 DIAMOND STREET #330
SAN FrRanCISCO, CA 94131
415.337-5824

TIM@TIMKELLEYCONSULTING.COM



San Franci
QBT

LAND USE INFORMATION

PROJECT ADDRESS: 459 CLIPPER ST
RECORD NO.: 2019-001627CUA

49 South Van Ness Avenue, Suite 1400

San Francisco, CA 94103

628.652.7600
www.sfplanning.org

GROSS SQUARE FOOTAGE (GSF)

Parking GSF

Residential GSF

931

6,242

5311

Retail/Commercial GSF

Office GSF

Industrial/PDR GSF

Production, Distribution, & Repair

Medical GSF

Visitor GSF

CIE GSF

Usable Open Space

Public Open Space

Other ( )

TOTAL GSF

931

6,242

PROJECT FEATURES (Units or Amounts)

5,311

Dwelling Units - Affordable

Dwelling Units - Market Rate 1 1 2
Dwelling Units - Total 1 1 2

Hotel Rooms
Number of Buildings 1 0 1
Number of Stories 2 3 with basement/garage 2
Parking Spaces 1 1 2

Loading Spaces

Bicycle Spaces

Car Share Spaces

Other ( )

EXHIBIT D



LAND USE - RESIDENTIAL

Studio Units

One Bedroom Units 1 0 -1

Two Bedroom Units

Three Bedroom (or +) Units 0 2 2

Group Housing - Rooms

Group Housing - Beds

SRO Units

Micro Units

Accessory Dwelling Units

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

SUBJECT PROPERTY

Conditional Use Authorization

Case File No. 2019-001627CUA
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Aerial Photo
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Site Photo- Street view
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Site Photo- Building view
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REUBEN, JUNIUS & ROSE, ..~

John Kevlin
jkevlin@reubenlaw.com

September 1, 2021

Delivered by Email (Jeffrey.horn@sfgov.org)

Joel Koppel, Commission President
San Francisco Planning Commission
49 South Van Ness Ave, Suite 1400
San Francisco, CA 94103

Re: 459 Clipper Street
Planning Case Number: 2019-001627CUA
Hearing Date: September 9, 2021
Our File No.: 11861.01

Dear President Koppel and Commissioners:

This office represents Olga Milan-Howells (the “Project Sponsor”), the Sponsor of the
project at 459 Clipper Street (the “Property”), which is located in the Noe Valley neighborhood
between Diamond and Castro Streets. The Project, which proposes the demolition of an
uninhabitable, vacant, undersized single-family home and the new construction of a duplex,
requires a Conditional Use Authorization (“CUA”) for the demolition of the existing dwelling
unit. The Project will ultimately replace a single 1-bedroom residential dwelling unit with two
4-bedroom dwelling units, resulting in a net increase of one dwelling unit and a total count of
eight bedrooms. The Project supports various City policies by increasing the number of
available family-sized housing units, while implementing a design that considers the existing
neighborhood character and the needs of nearby properties. We look forward to presenting this
Project to the Commission on September th.

A. Project Description

The Project proposes the demolition of the existing one bedroom, two-story-over
basement single-family home. In its place, the Project will build a new construction duplex
consisting of 5,080 square feet of residential floor area, roughly split evenly between the two
units. The Project’s proposal for two family-sized units takes advantage of the Property’s
slightly larger-than-average lot to build desirable in-fill housing and expand the City’s housing
inventory within a well-established neighborhood. Further, the Project is designed to comport
with the character and scale of the existing neighborhood and takes various measures to balance
the Project’s goals with the interests of adjacent neighbors.

The Property is located in the RH-2 Zoning District and 40-X Height and Bulk District,
which allows for the construction of a two-unit residential structure up to 40 feet tall with front
setback and rear yard requirements governed by the existing structures on adjacent properties.

San Francisco Office Oakland Office
One Bush Street, Suite 600, San Francisco, CA 94104 456 8th Street, 2" Floor, Oakland, CA 94607

tel: 415-567-9000 | fax: 415-399-9480 tel: 510-257-5589 www.reubenlaw.com



President Joel Koppel and Commissioners
San Francisco Planning Commission
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Page 2

There are also no side yard or side setback requirements in the District. However, instead of
pursuing these development maximums, the Project seeks to respect the existing scale of the
neighborhood and attentively considers the needs of its neighbors by proposing a thoughtful
design that achieves a balanced development through setbacks, mass-reduction techniques, and
other modifications, as follows:

e Front of building. In order to reduce the apparent mass of the Project, the the
third story is setback 15 feet behind the front setback line (for a total of 30 feet
of setback from the street property line). The result is that the structure will be
shorter than both its immediate neighbors when viewed at the street.

e Rear ofbuilding. The Project only proposes construction of the first and second
story out to the rear yard line, and the third story will be setback more than 12
feet from the required rear yard. This arrangement conserves the interior block
pattern and provides open air and light access to the Project and nearby
properties.

e Privacy, light and air of neighbors. The Project also takes a number of steps to
respect the privacy and extant arrangement of the adjacent properties. To the
east, the Project will maintain a side setback of five feet for the portion of the
new building extending beyond the neighbor’s rear wall, to respect protect
privacy and preserve light and air reaching the rear of 449 Clipper Street. There
will also be no windows on the Project’s eastside that are directly adjacent to
the existing structure at 449 Clipper. To the west, the structure at 469 Clipper
Street occupies almost the entire depth of the lot with a significant 10-14 foot
separation between it and the Property. The Project’s additional rear yard
setback at the third floor further preserves light and air reaching the westside
neighbor’s major picture windows. Finally, the Project will limit the number of
side windows facing the west property to only one, which has been carefully
placed to avoid adjacency to the neighbors’ existing windows and respect the
mutual privacy of all properties.

Finally, the rear of the Property and its neighbors face towards the south, meaning that
the Project creates very limited shading at the rear of its neighbors.

C. Community and Neighborhood Outreach

The project sponsor held its pre-app meeting with the neighborhood in 2014 and
reduced the depth of the proposed building before it was even filed with the Planning
Department. The sponsor has had extensive communications with the neighborhood since that
time. Building height and depth has been further reduced during this process and the project
sponsor erected story poles for the project to demonstrate the massing to the neighbors. In
response to all of the changes made during this process, Planning Department staff is now in
support of the project and many neighbors’ concerns have been allayed.

REUBEN, JUN'US & ROSE LLP www.reubenlaw.com
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D. Conclusion

The Project proposes a thoughtful design that will increase the availability of family-
sized housing in the City on an underutilized lot. The Project will bring the Property much
more in conformance with the development of the surrounding neighborhood than what exists
today. The Project gives great regard to the needs of its neighbors and suggests multiple
features to help reduce the impact of new development and to preserve the character, scale,
and livability of the neighborhood. We look forward to presenting this Project to you on
September 9th.

Very truly yours,

REUBEN, JUNIUS & ROSE, LLP
N

8

John Kevlin

cc: Kathrin Moore, Commission Vice-President
Deland Chan, Commissioner
Sue Diamond, Commissioner
Frank S. Fung, Commissioner
Theresa Imperial, Commissioner
Rachael Tanner, Commissioner
Jeff Horn, Project Planner

REUBEN, JUNIUS & ROSE. ..
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