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off,

October 2, 2019

Mr. Jeffrey Ma, P.E.
Department of Building Tnspeckion
166Q Mission Street
San Francisco, CA 94103

Mr. Jerry Estrella, P.E.
San Francisco Fire Department

Re: 3847-3849 18x'' Street —OBI and SFFD Plan Review

The foilowing is the confirmation letter fallowing our pre-application meeting of
September 24, 2019.

i. Maximum path of egress travel is i25 feet. See Sheet A-f1.3.

Response. Confirmed.
~.

SFDBI SFFD

2. i exit at 3847-A and 3847-8. 2 exits at 3849. See Sheet A-0.3.

3

Response: Confirmed.
,- ..

SFQBI SFFD

Openable and glazed area provided for natural ventilation and natural light meets
the minimum requirements. See Sheet A-0.3.

Res once: Confirmed.

SFDBI ~ SFFD

Please confirm the location of Emergency Escape and Rescue openings. See Sheet
A-0.3 and A-Q.S.

Response: Confirmed

SFDBI SFFD

('aye ~



5. PEease confirm that 1-hr rated separation is required at property ling, in between

units, as well as between units and garage. See Sheet A-2.1 to A-2.3.

Response: Confirmed. Need to comply v+rith SFDBI Information Sheet

FS-05 D.

SFDBI SFFD

6. Please confirm that 2-hr rated separation is required elevator shaft. See Sheet

A-2.1 to A-2.3.

Responses Confirmed.

SFDBI

Sincerely,

F. Martine Diaz, Project Manager
415 254 5389

Agreed to the above responses:

~~~- ~ ~r /
~:

~ ~ l ~`
Date: ~~

Jerry str Ila, P.E., SFFD Date:

~ SFFD

Pa~e~ ~
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Additional Proposed Conditions of Approval
One Front St

Case # 2019-001995CUA

A public cafe of approximately 610 square feet shall be constructed in general conformance with
the plans on file as Exhibit B and, once constructed, shall be regularly open to the public on
weekdays, generally consistent with the hours employees are served in the employee cafeteria.

The employee cafeteria shall be made available on a regular basis to non-profit organizations for
meetings and events.
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58 as ro Street #333
San Fran. sco CA 94114-2512

415/431-2359

formerly "Merchants of Upper Market &Castro — MUMC"

Info@CastroMerchants.com
www.CastroMerchants.com

Masood Samereie, President

November 8, 2019

By Email and LISPS Hardco~v

Cathleen Campbell, Staff Planner
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco CA 94103
Re: Your File No, 2017-000140CUA, etc.

Skin on Market/Deedee Crossett, 2299-C Market Street, San Francisco

Dear Ms. Campbell,

This confirms that Members of Castro Merchants (formerly "Merchants of Upper Market &Castro — MUMC")
voted yesterday to re-confirm their SUPPORT of the Applications) by Ms. Crossett on behalf of Skin on
Market, for a Conditional Use Permit, Formula Retail, business sign and related approvals to continue to
operation of the subject business.

Our SUPPORT includes for related applications to other San Francisco Departments with jurisdiction including
Building Inspection, Public Health, and Fire and to other City and State jurisdictions, and other entitlements
related to the operation of a personal services skin care and beauty products business at the location described
above.

Castro Merchants' support is based on information provided by Ms.Crossett over an extended period at Castro
Merchants Members Meetings and in other communications, including an update at the November 7, 2019
Members Meeting, The support communicated in this letter remains in effect until withdrawn in writing. We
have asked Ms. Crossett to continue to update us promptly, if there is/are any substantial changes) in
information or Conditions of Approval as the business continues to proceed through Planning Department and
other approval milestones. We understand that a Planning Commission Hearing currently is scheduled for
November 14, 2019.

Given the late notice we received for the November 14 Hearing and our Members Meeting schedules, this letter
is being sent "late" vs. your distribution of Commissioners' packets for that Meeting. At your suggestion, we
have copied the SFMTA Board at its group email address listed at www.SFMTA.com, as well as to Planning
Commission Secretary, Ms. Boomer. Please assure that our support is communicated to Commissioners during
the November 14 Hearing or any adjournment or postponement thereof.

continued



L ~~~L - t ~
_1~

CASTRO MERCHANTS

November 8, 2019

San Francisco Planning Department
RE: Your File No, 2017-000140CUA, etc.

Skin on Market/Deedee Crossett, 2299-C Market Street, San Francisco

Castro Merchants represents business owners and managers in San Francisco's Castro-Upper Market area,
generally along Upper Market Street from Castro Street to Octavia Blvd.; Castro from Market to 19~" Streets;
and commercially zoned portions of cross streets throughout that area. Castro Merchants has about 300
currently paid Members through April 30, 2020. 2299-C Market at Noe Streets is within Castro Merchants'
primary service area.

Thank you for your very helpful assistance as we followed this matter and communicated our decision to you.
Please let us know if you have any questions regarding Castro Merchants support for this(ese)Application(s).
Please include this letter in the matter's permanent file and any successor files and assure that our support is
communicated to all applicable Staff in your Department and to all Commissioners prior to any Hearing on this
matter, and to any Appeal panels) and other bodies with regulatory jurisdiction in the matter, at the time that
this matter is considered by them.

A hardcopy of this letter is being mailed to you today.

Thank you for considering our comments.

Respectfully and with warmest regards,

Masood Samereie, CASTRO MERCHANTS President

email cc: SFMTA Board of Directors at SFMTABoardru~SFMTA.com
Robert Boomer, SFMTA Board Secretary
S.F. District 8 Supervisor Rafael Mandelman, Staff Tom Temprano
SFPD Mission Station Captain Gaetano Caltagirone

cc: Deedee Crossett

LtrPlanningSkin 110819





Skin on market sign was approved under Permit #2014-08-20-4285.
Client was unable to fund the sign after it was permitted. She got
an extension on the permit and discussed with bldg dept at that
time her copy change to dermalogica. She had revised sign drawings
in hand showing this change. Bldg. dept. said it didn't matter
what copy was on the sign as long as the new sign was the same size
as approved.

Dermalogica sign was mfr'd, installed and the permit was finaled
by the inspector. (3) times inspector came out and viewed this sign installed.

After installation of the sign, planning determined that the site
fell under formula retail.

Arguments for sign to remain:

Square footage of this sign is 10.51 SF (.5 SF for each If of frontage).
Sign is only 50% of the width of entire storefront.
Sign fits the architecture of this bldg. in size and design.
It is able to be lowered but this placement is adverse
to architectural compatibility of the bldg.
Indirect lighting of a sign is the recommendation for formula retail,
existing sign is this sign design type.
The 10-1/8" letter height is not excessive in height.
Existing sign is unable to be reworked to a smaller size now that
planning has assigned formula retail to this site.
Cost prohibitive to a small retailer to entirely replace this sign.
Estimated replacement cost for new sign $8,000.00 - $10,000.00.
Sign was properly permitted through correct channels and not installed
without a permit in hand.
Page 1 Discussion relative to the sign and arguments for keeping existing sign.
Page 2 15-1/8" x 8'-4" Backer "to contain lighting" from Reverse Halo Illuminated Channel Letters "skin on market"
Page 3 Specification Sheet for Sign Shown on Page 1 -Reverse Halo Illuminated Channel Letters
Page 4 15-1/8" x 8'-4" Backer Reverse Halo Illuminated Channel Letters "dermalogica"
Page 5 Specification Sheet for Sign Shown on Page 3 -Same size as permitted sign and design for "skin on market' sign
Page 6 12" x 6'-4" Backer for Reverse Halo Illuminated Chl Ltrs -formula retail sign design guidelines

Dermalogica signage
2299 Market St.
San Francisco, CA
October 14, 2019

Page 1 of 7



Dermalogica signage
2299 Market St.
San Francisco, CA
October 14, 2019

Original sign design and copy approved
under sign permit

Page 2 of 7

Scale 1/4" — 1' Tenant Leasehold Width 22'



15-1

/!\ Reverse Halo Illuminated Letters
Mounted on Background
15-1/8" x 8'-4" = 10.51 SF

. ,

Scale 1" = 1

3" Deep Welded
Reverse Halo
Illuminated Letter

.090 Oversized Face

1-1/2" Stand Offs
Satin Black S @CIfC8tIO1lS:p

"skin" Reverse Aluminum Halo Illuminated Letters
Returns: .063 3' Deep Aluminum Painted Enamel PMS #403C Grey

1" Sqr. Tube
Frame Wrapped Faces: Welded .090 Aluminum Painted Enamel PMS #403C Grey

in .090 Alum. Backs: 3/16" Clear Lexan with 1-112" Stand Offs

Painted Satin Black "on market": Reverse Aluminum Halo Illuminated Letters
Returns: .063 3' Deep Aluminum Painted Enamel PMS #16550 Qrarige

Warm White LED Faces: Welded .090 PMS Aluminum Painted Enamel #76550 Grange
Illumination Backs: 3116' Clear Lexan with 1-1l2" Stand Offs

LED Power Pack Background; 3" Deep 1` Square Tube Frarne Wrapped in .~90 Al~n~iinum -Painted Black
Illumination: Warm White LEO's, Power Packs Located in Background3„

3"

Attach to window mullions
with 3/8 #12 Hexhead
Self Tapping Screws
2' O.C.

pY 9-1 /8„

Dermalogica signage
2299 Market St.
San Francisco, CA
October 14, 2019

* •~ •



Dermalogica signage
2299 Market St.
San Francisco, CA
October 14, 2019

Original sign design with different copy
installed

Page 4 of 7

Scale 1/4" = 1' Tenant Leasehold Width 22'



Dermalogica signage
2299 Market St.
San Francisco, CA
October 14, 2019

Scale 1/4" = 1' Tenant Leasehold Width 22'

Existing sign installed
shown lowering
to a lower height

Page 5 of 7



15-1

Reverse Halo Illuminated Letters
Mounted on Background
15-1/8" x 8'-4" = 10.51 SF

. ,

Scale 1" = 1

.090 Oversized Face

3" Deep Welded
Reverse Halo 1-1/2" Stand Offs
Illuminated Letter Satin Black

I I I I

Warm White LEC
Illumination

C~

1" Sqr. Tube
Frame Wrapped
in .090 Alum.
Painted Satin Black

.D Power Pack

Attach to window mullions
with 3/8 #12 Hexhead
Self Tapping Screws
2' O.C.

Faces: Reverse Aluminum Halo IllwninatEad Letters .090 Welcleci Construction White
Returns: .063 Aluminum White
Backs: 3116" Clear Lexari with 1-172" Stand Offs
Background: 3" Deep 1"Square Tube Frame Wrapped in .OJO Aluminum -Painted Black
Illumination: Warm White LEDs, Power Packs Located in Background

opy 10"

Dermalogica signage
2299 Market St.
San Francisco, CA
October 14, 2019
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Dermalogica signage
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Thank you for ailawing us to take care of your skin's needs these past 5 years.
We currently have a court hearing with the city to keep our "dermafogica" sign.
This sign contributed to Skin on Market staying a visible, prosperous and locally owned
business. Please sign this petition in support of us keeping our sign up and our doors open.

Because of this sign, the city planning department is requiring us to become a formula retail
store. Please sign our petition stating that you are in favor of the city granting our conditional
use permit.

Name Address Support
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Thank you for allowing us to take care of your skin's needs these past 5 years.
We currently have a court hearing with the city to keep our "dermalogica" sign.
This sign contributed to Skin an Market staying a visible, prosperous and locally owned
business. Please sign this petition in support of us keeping our sign up and our doors open.

Because of this sign, the city planning department is requiring us to become a formula retail
store. Please sign our petition stating that you are in favor of the city granting our conditional
use permit.

Name Address Support ign Support it
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Thank you for allowing us to take care of your skin's needs these past 5 years.
WP currently have a court hearing with the city to keep our "dermalogica" sign.
This sign contributed to Skin on Market staying a visible, prosperous and locally owned
business. Please sign this petition in support of us keeping our sign up and our doors open.

Because of this sign, the city planning department is requiring us to become a formula retail
store. Please sign our petition stating that you are in favor of the city granting our conditional
use permit.

Name Address Support Sign Support Permit
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Thank you for allowing us to take care of your skin's needs these past 5 years.
We currently have a court hearing with the city to keep our "dermalogica" sign.
This sign contributed to Skin on Market staying a visible, prosperous and locally owned
business. Please sign this petition in support of us keeping our sign up and our doors open.

Because of this sign, the city planning department is requiring us to become a formula retail
store. Please sign our petition stating that you are in favor of the city granting our conditional
use permit.

Name Address Support Sign Support Perm[t
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Thank you for allowing us to take care of your skin's needs these past 5 years.
We currently have a court hearing with the city to keep our "dermalogica" sign.
This sign contributed to Skin on Market staying a visible, prosperous and locally owned
business. Please sign this petition in support of us keeping our sign up and our doors open.

Because of this sign, the city planning department is requiring us to become a formula retail
store. Please sign our petition stating that you are in favor of the city granting our conditional
use permit.

Name Address
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CASTRO MERCHANTS

November 8, 2019

San Francisco Planning Department
RE: Your File No, 2017-000140CUA, etc.

Skin on Market/Deedee Crossett, 2299-C Market Street, San Francisco

Castro Merchants represents business owners and managers in San Francisco's Castro-Upper Market area,
generally along Upper Market Street from Castro Street to Octavia Blvd.; Castro from Market to 19t" Streets;
and commercially zoned portions of cross streets throughout that area. Castro Merchants has about 300
currently paid Members through Apri130, 2020. 2299-C Market at Noe Streets is within Castro Merchants'
primary service area.

Thank you for your very helpful assistance as we followed this matter and communicated our decision to you.
Please let us know if you have any questions regarding Castro Merchants support for this(ese)Application(s).
Please include this letter in the matter's permanent file and any successor files and assure that our support is
communicated to all applicable Staff in your Department and to all Commissioners prior to any Hearing on this
matter, and to any Appeal panels) and other bodies with regulatory jurisdiction in the matter, at the time that
this matter is considered by them.

A hardcopy of this letter is being mailed to you today.

Thank you for considering our comments.

Respectfully and with warmest regards,

Masood Samereie, CASTRO MERCHANTS President

email cc: SFMTA Board of Directors at SFMTABoardna,SFMTA.com
Robert Boomer, SFMTA Board Secretary
S.F. District 8 Supervisor Rafael Mandelman, Staff Tom Temprano
SFPD Mission Station Captain Gaetano Caltagirone

cc: Deedee Crossett

LtrPlanningSkin110819



584 Castro Street #333
San Francisco CA 94114-2512

415/431-2359

formerly "Merchants of Upper Market &Castro — MUMC"

Info@CastroMerchants.com
www.CastroMerchants.com

Masood Samereie, President

November 8, 2019

By Email and LISPS Hardco~v

Cathleen Campbell, Staff Planner
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco CA 94103
Re: Your File No, 2017-000140CUA, etc.

Skin on MarketlDeedee Crossett, 2299-C Market Street, San Francisco

Dear Ms. Campbell,

This confirms that Members of Castro Merchants (formerly "Merchants of Upper Market &Castro — MUMC")
voted yesterday to re-confirm their SUPPORT of the Applications) by Ms. Crossett on behalf of Skin on
Market, for a Conditional Use Pernut, Formula Retail, business sign and related approvals to continue to
operation of the subject business.

Our SUPPORT includes for related applications to other San Francisco Departments with jurisdiction including
.Building Inspection, Public Health, and Fire and to other City and State jurisdictions, and other entitlements
related to the operation of a personal services skin care and beauty products business at the location described
above.

Castro Merchants' support is based on information provided by Ms.Crossett over an extended period at Castro
Merchants Members Meetings and in other communications, including an update at the November 7, 2019
Members Meeting, The support communicated in this letter remains in effect until withdrawn in writing. We
have asked Ms. Crossett to continue to update us promptly, if there is/are any substantial changes) in
information or Conditions of Approval as the business continues to proceed through Planning Department and
other approval milestones. We understand that a Planning Commission Hearing currently is scheduled for
November 14, 2019.

Given the late notice we received for the November 14 Hearing and our Members Meeting schedules, this letter
is being sent "late" vs. your distribution of Commissioners' packets for that Meeting. At your suggestion, we
have copied the SFMTA Board at its group email address listed at www.SFMTA.com, as well as to Planning
Commission Secretary, Ms. Boomer. Please assure that our support is communicated to Commissioners during
the November 14 Hearing or any adjournment or postponement thereof.

continued



GENERAL NOTES:

INTENT OF DOCUMENTS:

Zt is the intent of these Contract Documents
to establish o high quality of material and workmanship,

but not necessnrily to note and call for every last item
of work to be done. Airy item not specifically covered

but deemed necessary for sutisfaciory completion
of the work shall be accomplished by the Corrtractor

in a manner consistent with the quality of the work
without additional cost to the Owner. All materials

andmethods of installation shall be in accordance
with industry standards and manufacturers recommendations.

A. All materials and workmanship shall conform to the requirements
of the following codes and regulations and any other local and Nate
laws and regulations:

San franciaco Building Lode 2013 Edition

San franciscofire Lode 2013 Edition
San Francisco Plumbing Code 2013 Edition

San francisco Electrical Lode 2D33 Edition '.
San francisco Mechanical Code 2013 Edition

Verify all existing conditions and dimensions at the project site.
Notify the Architect and/or Engineer of any discrepancies
before beginniny construction.
B. Provide adequate and proper shoring and bracing to maintain
safe conditions at all times. The contractor shall be solely
responsible for providing adequate shoring and bracing a5 required

for protection of life and property during the construction of the project.
C. At all ~ imes the Contractor shall be solely and completely responsible

for all conditions of the jobsite, including safety of persons and property,
and all necessary independent engineering reviews of these conditions.
The Architects jobsite reviews are not intended nor shall they be
construed to include o review of the adequancy of the conirnctors wfety measures.

D. Unless otherwise shown or noted, all typical details shall used where applicable,

E. All details shall be constued typical at similar conditions.
F. All Drawing conflicts shall be brought to the o'tention of the Architect
and/or Consulting Engineer for clarification before work proceeds.

G. The Contractor shad supply all labor, materials, equipment and
service, including water and power, necessary for the proper execution
of the work shown on these drawings. All materials shall be new
and workmanship shall be good quality. All workman and subcontractors

shall be skilled in their trade. Arty inspections, special or otherwise, that

ore required by the building coda, local bailing departments, an these
plans shall be done by nn independent inspection comparry.
H. Finishes: Replace patch, repair and refinish all existing surface

affected by The new work All new finishu shall match the adjoceM surface.

all surfaces shall o~ign.

I. The General Contrucior shall visit the site and familiarize themselves

with the existing site conditions prior to finalizing cf atry proposal to the owner.

The general Contractor shall be responsibe to inform the owner or Architect
of potential euisting conditions that need to be addrused and or modified
inorder to cmplete the work os herein described in these Drawings.
J. The General Contractor shall be repor~sible for all meart5 and methods

of construction including but not limited to leveling, shirring, and blocking.
The General Contractor shall make specific note of such items that can not

be known prior to the commencement of cor~5iruction.

BUILDING TO BE FULLY FIRE SPRINKLERED PER NfPA 13-R.
WORK TO BE DONE BY SEPERATE PERMIT

UrIIT 2

DRAWING INDEX

A 1.01 SITE AND ROOF PLAN, GENERAL NOTES,

AND DRAWING INDEX

A 1.02 SITE AND ROOF PLANS

A 1.03 DEMOLITION ANALYSIS

A 2.01 FLOOR PLANS EXISTING

A 2.02 FLOOR PLANS PROPOSED

A 2.03 FLOOR PLANS PROPOSED

A 3.01 EXTERIOR ELEVATIONS

A 3.02 EXTERIOR ELEVATIONS

A 3.03 EXTERIOR ELEVATIONS

A 3.04 EXTERIOR ELEVATIONS

A 4.01 BUILDING SECTION

A 4.02 BUILDING SECTION

TOTAL

2ND FLOOR 1887 SQ FT 1306 SQ FT 133 1 1.015 SQ FT

NEW:
1ST FLOOR

2ND FLOOR

427 SQ FT

PROJECT INFORMATIOIJ:

ZONING: RH-2

OCCUPANCY R-3

PROPOSED USE: SIN6LE FAMILY RESIDENCE

CONSTRUCTION TYPE: 5-B

BLOCK 6579 LOT 027

SCOPE OF WORK
REMODEL FRONT ELEVATION.
3 STORYHORIZONTAL ADDITION AT SOUTH.
PROVIDE NEW HABITABLE SAPACE BEHIND
THE ~.ARA6E AND CONNECT TO UNIT 1 AT THE
2ND FLOOR WITH NEW STAIR.

REMODEL 2ND AND 3RD FLOOR INCLUDING THE
F~TCHENS AND BATHROOMS

NEW ROOF DECK ACCESSED BY SLIDING HATCH.

ABBREVIATIONS:

AT HGT./HT. HEIGHT
~t CENTERLINE
0 DIAMETER OR ROUND INSUL INSULATION
(E) EXISTING
(N) NEW
(R) REPLnCE Mf6. MANUFACTURING

MAX. MAXIMUM

MTL METAL

MIN. MINIMUM
AFF ABOVE FINISH FLOOR

O.C. ON CENTER
BM. BEAM
BLDG. BUILDING PR. PAIR

PKT. POCKET
CBC CALIFORNIA BVILDING CODE P.T. PRESSURE TREATED
CLR. CLEAR
CLOS. CLOSET REF. REFRIGERATOR
CON4 LONCRE'~E REQ'D REQUIRED

REQ'T REQUIREMENT
DECK'6 DEc:KING RT6. RETAINING
DE7. DETAIL R 6 5 ROD AND SHELF
DLA. DIAMETER RM. ROOM
DISP. DISPOSAL
DW. DISHWASHER SIM. SIMIIAR
DR. DOOR

S.C. SOLID CORE
DBL. DOUBLE SQ. FT. SQUARE FOOT/FEET
DN. DOWN

STOR. STORAGE
DRWGS. DRAWINGS

STRUCT. STRUCTURAL
D DRYER

TEMP. TEMPERED
EA. EACH

TRANS. TRANSPARENT
NP. TYPICAL

F FAHRENHEIT

FIN. F2NISH U.O.N. UNLESS OTHERWISE
F.R. FIRE RATED NOTED
FLR. FLOOR

FT. FOOT OR FEET
y,i_F. VERIFY IN FIELD

FR. FRENCH

TURN. FURNISH W WASHER
FURR. FURRING WH. WATER HEATER

WP WATERPROOF

GA. GAUGE WDO. WINDOW

6L. GLAZING w~ N2TH

GYP. GYPSUM WD. WOOD

6YP.BD. GYPSUM BOARD

DRAWING SYMBOLS

101 DOOR NUMBER

201 WINDOW NUMBER

SKYLIGHT NUMBER

Q DRAWING REVISION

DETAIL NUMBER AND
6.0 DRAWING REFERENCE

❑1 NOTE/ITEM NUMBER

0'-0" GRADE

—PL----PROPERTY LINE

1 ELEV NO.

A DRAWING REFERENCE

VICINITY MAP

'~~.

at CSC Hearing

'~vILLTA!vt PASHELINS
ARCHITECT
7937 HAYES STREET
SAN FRANCISCO, CA 99177
4153793678

ADDITION AND
ALTERATIONS
1369 SANCHEZ STREET
SAN FRANCISCO, CA

H~L IOEAS, DESIGNSARflANGEMENTS ANA PLANS
~S INDICATES OR REPRESENTED BYTMIS
DRAWING ARE OWNED BY ANDARE THE
PROPERTY OF WILLIAM PASHEl1N3NY ARCHITECT
rtH~ WEpE CREATED, EWIVE~AND DEVELOPED
OR USE ON, AND IN CONNECTION WfH THIS
SPEGFIC PRQIECT. NONE aF TMESE IDEAS,
DESIGNS, ARRANGEMENTS OF PlAN3 SHALL BE
USED BV OR DISCL0.5ED To ANY PERSON, FIRM,
oR CORPORATON WR ANv PURPOSE
WHAT SO EVER WRHOtfT THE NhifREN
V[RMISSION OF NALLIAM PASHELINSKV ARCHITECT

NO. DATE DESCRIPTION

i aivie aev
z stun aev

3 9/t01t9 qEV

PROJECT NO. 207510
SHEET

A-1.01



WILLIAM PASHELINSKY
ARCHITECT
1937 HAYES STREET
SAN FRANCISCO, CA.94177
4153793876
MHpas~~gmal.mm

fN) DRIVEWAY

SANCHEZ STREET

SITE AND ROOF PLAN (M

~~ ~~ ~~
.i ~—.

SANCHEZ STREET

SITE AND ROOF PLAN (E)

ADDITION AND
ALTERATIONS
1369 SANCHEZ STREET
SAN FRANGSCO, CA.

ALL IDEAS, ~ESIGNS,ARRANGEMENi3 ANO PLANS
AS INDICRTE~ OR REPRESENTED BY THIS
OftAIMNG ARE IXM1MED BYAN~ARE THE
PROPERTY OF WILl1AM PFSHELINSKY ARCHITECT
AND WERE CREATED, EVOLVED ANO OEVELOPEO
FOR USE ON, AND IN CANNECTION WfH THIS
SPECIFlC PRQIECT. NONE OFTXESE IDEAS,
DESIGNS,ARRANGEMENTS OF PUNS SHALL BE
USED BY OR DISCLQSE~ TO ANV PEft50N, FlRM,
OR CORP~2AT70N FOR ANY PURPOSE
WHAT So EVER WfTHOUT THE WRITTEN
PERMISSION OF WILLIAM PASHELINSKY ARCHITECT

NO. DATE DESCRIPTION

1 4/Lift REV

2 4/30/16 REV

3 5/3/15 REV

4 12/14/Ifi REV

5 05/OL37 REV

6 06/02/1] REV —__.

PROJECT N0. 201520
SHEET

A ~ ■ O i~

SIDE WALK 204 5Q FT FRONT SETBACK X.2=415Q FT

120 SQ Pf PROVIDED



D

LINEAR FOOTAGE
h1EA5UREM,ENT

26-0`

AREA MEASUREMENTT
HGRIZONTAL ELEMENTS

26'-G' Zp'_p`

I I II ~
il̀ X I

~~~~~~
'

~ L~ \ sorzNsns. ~I
\ ~F-- 4 -~— q _r ~r—

I..~̀1—QAA~ II 3-TQR~SE

~I

BEDROOM ~LfCH~y BEDROOM 

---JL--~I \\~r ~~'c uv Hsi. ---~~----~I
~~ u ~ ~T ~,

_ Lei
_~STOR. —~J hr- ~i It~~c, H R ~

J ~ ~~ ~6dBe6F C_~

p I'
J j~B2 -

BEDROOM R

~ ~I ~\

~
r===

-l~=~A1La _~I —~ 5,

K_- __~

9'-2' 2'• 7'-9" 3'-0' 3'-6` il'-T' 7'.g" 3'-0 3'-6"

15T FLOOR PLAN (E) 2ND FLOOR PLAN (E) 3RD FLOOR PLAN(E) ROOF PLAN (E1
I/8=1'-0" I/8"=1'_0" 1/6"=1'-0" 1/8=1'_0"

LEGEND

TABULATION FOR EXISTLNGTOREMAIN

LINEAR FOOTAGE MEASUREMENT

AREA MEASUREMENTS DEMOLISH ~

VERTICAL ELEMENTS

WALL REMOVED lENG7H TO

REMAIN

Al ~ 22.5'
A2 3.5' p~

BS ~ 18'
B2 27.5' p~

C 26~ 0'

D 0 45.5'

TOTA 57.0' 86.0'

LINEAR FOOTAGE

MEASUREMENT

ELEMENT LENGTH REMOVED PERCENT

A FRONT FACADE 26'-0" 3•_6•• iqy,

C REaR FACADE Z6'-0" 26'-0" ipp~

TOTAL (B,C) 52'-0" 29'-6" 56~

B SIDE FACADE 1 45'-6" zb -6 ~~

0 SIDE FACADE 2 45~-6° 4 1~%

GRAND TOTAL
LA.B.C.D.

143'-0" 56'-0" 39%~65%

ELEVATION SQ FT EMOLISN PERCENT

FRONT 739 SQ FT 671 SQ FT

REAR 801 SQ FT 775 SQ FT

SIDE 1 1,606 SQ FT 430 SQ FT
NORTH
SIDE 2 1.606 SQ FT 1,248 SQ FT
SOUTH

VERTICAL 4,752 SQ FT 3,124 SQ FT 65%~ 50Y
TOTAL

HORIZONTAL ELEMENTS

FLOOR EXIST2NG DEMOLISH

2ND BOOR 1,122 SQ FT 556 SQ FT

3RD FLOOR 1,122 SQ FT 502 SQ FT

ROOF 1,122 SCE FT 1,112 SQ FT

HORIZONTAL
TOTAL 3,366 SQ FT 2,170 SQ FT 64Y~ 50Y

NORTH ELEVATION (El

SOUTH ELEVATION (El
VB'=t'O

DEMOLITION ANALYSIS

WILLIAM PASHELINSKY
ARCHITECT
1937 HAYES STREET
SAN FRpNGSCO, CA.94/1
415 378 3676
blllpasli~gmail.com

ADDITION AND
ALTERATIONS
13595ANCHQ STREET
SAN FRANGSCO, CA.

AlL IDEAS, OESIGNS,ARRANGEMENTS AND PLANS
AS INDICATED OR REPRESENTED BV THIS
OPNWINO ARE OWNED BY AND ARE THE
PROPERTY OF WILLIAM PASHELINSKV ARCHRECT
AND WEpE CREATED, EVOLVED AND DEVELOPED
FOR USE ON,ANO IN CONNECTION VJrH THIS
SPEGFIC PROJECT. NONE OF THESE IDEAS,
DESIGNS,ARRANGEMENTS OF PLANS SMALL BE
USED BV OR DISCLOSED TOANV PERSON, FIRM,
OR CORPDIiA710N FOR ANY PURPOSE
WHAT 50 EVER WITHOUT THE WRfTTEN
PERMISSION OF WILLIAM PASHELINSKV ARCHITECT

NO, CATS DESCRIPTION

1 4/V16 REV

2 4/30/16 REV

3 L03/17 REV

7 5/o]/P REV

6 9/10/19 PEV

PROJECT NO. 2014.41
SHEET
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EAST ELEVATION (El
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' WEST ELEVATION (E~
vas=i•~



BRICK

11'-4" 31'-3" 3'-5"

UP

2'-fl" X 2'-8•
FD(ED UP BOARpED UP

~~

O W~
STORA6 I STORAG

I I
I ) ~ 

------J L------
------- i i-------

I I

SOT R JI~==-

ul ARAGE

J
FAU

0

FAU

pO UP

Z

f

K

UP

25'-10"

SIDEWALK
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2ND FLOOR PLAN_(E~

X 3'-0'

5'-6" 20'-6"

r-r x z•~a~
aioEa

DN

a'-~o• x a•-m s•-m~ x n.-n~
\e~ sLxoEu umEn
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DBL. HUN6 
~ I IDB~HUN6 II I " GB~HUbt~%

~~~-~

2'-6• X b'-6' 2'-1' X 6'-6'
DBL. NUNG ~&.. fAING

11'-T' 7'-9" 3'-1" 3'-5"

25'-30"

WALL LEGEND

EXISTING WAIL

3RD FLOOR PLAN (E) L_~ _ ] DEMOLISH: 
`----------,

WILLIAM PASHELINSKY
ARCHITECT
1937 HAVES STREET
SAN FRANCISCA, CA.9411]
415 379 %78
bilipas4@gma0.com

ADDITION AND
ALTERATIONS
1389 SANCHEZ STREET
SAN FRANCISCO, CA.

ALL IUFAS, OESIGNS,ARRPNGEMENTS AND PLANS
AS INOICATEO OR REPRESENTED BV THIS
DRAWING ARE ONMED BV ANDARE THE
PROPERN OF NALLIAM PASMELINSKY ARCHRECT
AND WERE CREATED, EVOLVED AND DEVELOPED
FOR USE ON,AN~ IN fANNECTION WfX THIS
SPECIFIC PROJECT. NONE OFTHESE IDEPS,
D^.SIGNS, ARRANGEMENTS OF PLANS SHALL BE
USED BV OR DISCLOSED TO ANY PERSON, FlRM,
OR CORPORATION PoR ANY PURPOSE
NMAT SO EVER W1THOlfr THE WRITTEN
PERMISSION OF NALLIAM PPSHELINSKY AftCHRECT

NO. DATE DESCRIPTION

1 4/ll16 REV
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Ì

b UNIT #i

1~ _m 105
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LAUNDRY ~O j HALLWAY ~ ~
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EXTERIOR

Y -- - 4 ~ -- __~
---- 102 - -'y-._~_-
—____ 

WATER HEATIIJ6

g•_q. DN HTRS UMTS
O M~ O

~ ~~,~, BOLLARDS

o

3. 7 y~

_ ~~
p § ARA

b
- UP

101

BIKE
RACKS

_ _ __ 20a 5q iN VENT MIN

C~ GARAGE D2

TRENCH DRAIN

Q DRIVEWAY Q
~ J

—_— — -- --

3'-0'
t

►'

4

b

LJ

ROOF DECK' - ~ i '.: ~.

-- = 20
____--~~-= ~ ~ t--

KITCHEN
20

FAMILY ROOM

~1~~ ~
DINING ROOM

UNIT #1

y q•.d. 4'4' ~ 10'-7

26'-0'

15T FLOOR PLAN (M

,~
3'-6'

OY R LIVING ROOMFOYER

DIRECT
VENT 6A5

2OI 20 r~aE~.A[E

~ '~-~

~ §

V e B. a a• ~ ~o ~ a -o'

26'-0'

2ND FLOOR PLAN (N)

WALL LEGEND
NEW INTERIOR 2 HR WALL: EXISTING WALL TO REMAIN:
FIRE RATED 2 LAYERS
5/B TYPE X 6YP BD DEMOLISH: ~____._ ~
Ea SIDE 2X4 WOOD STUDS @
16" O.C. U.O.N. (SEE STRUCn 5/8 EXISTING WALL TO BE
UL DES 0301 I HR FIRE RATED:

5/B" TYPE X GYP BD
NEW INTERIOR 1 HR WALL: OVER WOOD STUDS
FIRE RATED 5/8 TYPE X GYP BD
Ea SIDE OVER 2X4 WOOD STUDS @
16" O.C. U.O.N. (SEE STRUCTJ
UL DES U305,U314

NEW INTERIOR WALL:
GYP BD EA SIDE OVER
2 X4 WOOD STUDS C~
16" O.C. U.O.N. (SEE STRUCK

NEW EXTERIOR 1 HR WALL:
WD SIDING OVER BLDG PAPER
OVER FIRE RATED 5/8 TYPE X GYP BD
OVER PLYWD SHEATHING
2 X6 WOOD STUDS @ 16" O.C. U.O.N.
INT 5/8" TYPE X GYP BD
UL DES U305,U314

NEW EXTERIOR 1 HR BLIND WALL:
P.T. PLYWOOD WD OVER BLDG PAPER
OVER FIRE RATED 5/8 TYPE X G'1P BD
2 X6 WOOD STUDS C~ 16" O.C. U.O.N.
5EE STRUCT. 5/8" TYPE X GYP BD @ INT.
UL DES U305,U314

NEW EXTERIOR NON RATED WALLS
WD SIDING OVER BLDG PAPER
OVER PLYWD SHEATHING
EA SIDE 2X6 WOOD STUDS C~
16" O.C. GYP BD @ INT

NEW EXTERIOR NON RATED WALL:
CEMENTITIOUS PANELS
OVER BLDG PAPER (RAIN SCREEN)
OVER PLYWD SHEATHING
2 X6 WOOD STUDS @16" O.C. GYP BD @ INT

PLUMBING/HEATING NOTES INSULATION NOTES
AT (N) OR OPENED WALLS

I. ALL NEW DRAINS, WaI5iE5, nND VENTS 70 BE CaST IRON. BETWEEN HEATED AND UNHE~rED2. DWELLING SHALL BE PROVIDED WITH HEATING FACLLITYIES AREA PROVIDE INSULATION
CAPAPBLE OF MAINTAINING A ROOM TEMPERATURE OF 70 DEGREES F. AS FOLLOWS:
AT A POINT 3 FEET ABOVE THE FLOOR IN ALL HABITABLE ROOMS. AT 2 X 6 WALLS: PROVIDER 19
3. ALL NEW WATER CLOSETS SIiALL USE A 1.28 GALLONS/RUSH MAX. AT ALL 2 X 4 WALLS PROVIDER 13
PER STATE HEALTH AND SAFETY CODE. AT SOFF2T5/CEILINGS: PROVIDER 19
4. AT TUB AND SHOWER PROVIDE PRESSURE BALANCED AT ROOFS PROVIDER 30
OR THERMOSTATIC MIXING VALVE CONTROLS. HANDLE POSITION
STOPS SHALL BE PROVSDED ON SUCH VALVES AND SHALL BE DRAWING NOTES:ADJUSTED PER MFG. INSTRUCTIONS TO DELIVER A MAX.
MIXED WATER SETTING OF 120 DEGREE F. THE WATER HATER 1. PROVIDE EMERGENCY RESCUETHERMOSTAT SHALL NOT BE A SUITABLE CONTROL FOR THIS PROVISION. WINDOW:5. PRIOR TO COMENLEMENT OF CONSTRUCTION VERIFY FLUE 5.7 SQ FT MIhLOCATION FOR WH 6 FURN TO PROVIDE VENT AS REQ' D BY CBC 20" NET WIDTH6. PROVIDE PLATFORM FOR W.N.MIN. 18" A.F.F. (LF REQUIRED) 24" NET HGTSEISMIC STRAPPING OF W.H. (REQUIRED) 2. SEE STAIR DETAILS A 4.D1STRAP W.H. WITHIN THE UPPER I/3 AND LOWER FOR STAIR AND RAILING REQ'TS1/3 OF ITS VERTICAL DIM. 3. PROVIDE 1 HR F.R. ASSEMBLYSTRAP AT THE LOWER POINT SHALL BE INSTALLED 4" @STEEL COLABOVE W.H. CONTROLS 2 LAYERS 5/8" TYPE X GYP BD7. ALL BATHROOMS TO NAVE EXHAUST FANS CAPABLE OF PROVIDING ON MET CHANNELA MINIMUM OF 5 AIR CHANGES PER HOUR. FANS TO EXHAUST
TO EXTERIOR.
8. BATHROOM AND KITCHEN EXHAST FANS IF RUN VERTICALLY
TO BE 3'-0" MIN FROM PROPERTY LINE.
9. NEW DUCTWORK IN GARAGE TO BE 26 GA SHEET METnL OR
PROVIDE FIRE DAMPERS.
10. FURNACE AND WATER HEATER FLUES TO BE A MIN OF 4'-0"
FROM PROPERTY LINE.
11. GAS VENT TERMINATION SHALL MEET REQUIREMENTS OF CMC 802.6 6
SFMC 802.6.2
12. COMBUSTION AIR SHALL MEET REQUIREMENTS OF CMC CHAPTER 7
13. DOMESTIC RANGE HOOD SHALL MEET REQUIRMENTS OF CMC 504.2
ANO COMPLY W/ CMC 403.7
14.UPPER CABINETS SHALL BE MIN 30" ABOVE COOKING TOP PER CMC 916:1.2
15 .PROVLDE THE COOKING APPLIANCES MIN QEARANCE TO COMBUSTIBLE
MATERIALS PER CMC 916.1.1.
Ib. CLOTHES DRYER EXHAUST SHALL BE MIN 4", TERMINATE TO THE OUTSIDE
OF THE BUILDING SHALL BE EQUIPEED W/BACK DRAFT DAMPER, AND ME'cT
THE REQUIRMENTS OF CMC 504.3. PROVIDE 100 SQ IN MIN MAKEUP
AIR OPENING FOR DOMESTIC DRYERS.
17. DIRECT VENT APPLIANCES PER CMC 8022.4 (PER MFG INSTALLATION
INSTRUCTIONS) AND SFML 802.6.2
18. PROVIDE 200 SQ IN VENT OUTLET AT GARAGE DOOR OF AT GARAGE WALLS
PER SFBC 406.3.3

WILLIAM PASHELINSKY
ARCHITECT
19"7 HAVES STREET
SAN FiANCISGO, CA.9C717
41 5 379 3616
bilipasli~gmail.wm

ADDITION AND
ALTERATIONS
1369 SANCMEZ STREET
SAN FRANCISCO, CA.

ALL IDEAS, DESIGNSARRANGEMENTS AND PLANS
PS INDICATED OR REPRESEME~ BV THIS
DRAWING ARE OWNED BVANDARE THE
PROPERTY OF WILLIAM PASHELINSKY ARCHITECT
AND WERE CREATED, EVOLVED AND DEVELOPED
FOR USE ON, ANO IN CONNECTION WfH THIS
SPECIFIC PROJECT. NONE OF THESE IDEAS,
~ESIGNS,ARRANGEMENTS OF PLANS SHALL BE
USED BV OR DISCLOSED TOANY PERSON, FIRM,
OR CARGORATION FOR ANY PURPOSE
WHAT 50 EVER WITHOUT THE WRITTEN
PEFMISSION OF Wi~LIAM PASHELINSKY ARCHITECT

NO. DATE DESCRIPTION

i VV16 REV

2 5/1/17 REV ~ —

6 9/10/19 REV

PROJECT NO. 2015.20
SHEET

A-2.02
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ROOF

~ 1TJOCCUPTED ROOF
AREA
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I HR FR
30" M6H PLANTER Wlhl WATER
v~aarer waxen sys~M
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RETRACTABLE I ~pu~pgp 0.00E

SKYLIGHT i AR A

401

ROOF

___~ n

ROOF PLAN (M

--~

5'-0"

I I §I

II~

WALL LEGEND

NEW INTERIOR 2 HR WALLS EXISTING WALL TO REMAIN:

FIRE RATED 2 LAYERS
5/8 TYFE X GYP BD DEMOLISH:

C-----~
EA SIDE 2X4 WOOD STUDS C~
Ib" O.C. U.O.N. (SEE STRUCT) 5/A EXISTING WALL TO BE

UL DES U301 1 HR FIRE RATED: - - - -
5/8" TYPE X GYP BD

NEW INTERIOR 1 HR WALL: OVER WOOD STUDS

FIRE RATED 5/B TYPE X GYP BD
EA SIDE OVER 2X4 WOOD STUDS
16" O.G. U.O.h. (5EE S7RUCn
UL DES U305,U314

NEW INTERIOR WAIJ.:
GYP BD EA SIDE OVER
2 X4 WOOS STUDS C~
16" O.C. U.O.N. (SEE SIRUCT)

NEW EXTERIOR 1 HR WnLL:
WD SIDING OVER BLDG PAPER
OVER FIRE RATED 5/8 TYFc` X GYP BD
OVER ?LY W D SHEATHING
2 X6 WOOD STUDS ~ Sb" O.C. U.O.N.
INT 5/B" TYPE X GYP BD
UL DES U305,U314

NEW EXTERIOR 1 Hk BLIND WALL:
P.T. PLYWOOD WD OVER BLDG PAPER
OVER FIRE RATED 5/8 TYPE X GYP BD
2 Xb WOOD STU05 @ 16" O.C. U.O.N.
SEE STRUCT. 5/8" TYPE X GYP BO @ INT.
UL DES U305,U314

NEW EXTERIOR NON RATED WALL:
WD SIDING OVER BLDG PAPER
OVER PLYWD SHEATHING
EA SIDE 2 Xb WOOD STUDS @
16" O.C. GYP BD @ INT

NEW EXTERIOR NON RATED WALL:
CEMENTLTIOUSPANELS
OVER BLD6 PAPER (RAIN SCREEN)
OVER PLYWD SHEATHING
2 X6 WOOD STUDS C~16" O.C. GYP BD @ INT

PLUMBING/HEATING NOTES INSULATION NOTES
AT (N) OR OPENED WnLLS

1. ALL NEW DRAINS, WAISTEs, AND VENTS TO BE CaSTIRON. BETWEEN HEATED AND UNHEATED

2. DWELLING SHALL BE PROVIDED WITH HEATING FAClLITYIES AREA PROVIDE INSULATION

CAPAPBLE OF MAINTAINING A ROOM TEMPERATURE OF 70 DEGREES F. AS FOLLOWS:
AT A POINT 3 FEET ABOVE THE BOOR IN ALL HABITABLE ROOMS. AT 2 X 6 WALLS: PROVIDER 19

3. ALL NEW WATER QOSETS SHALL USE A 1.28 GALLONS/FLUSH MAX. AT ALL 2 X 4 WALLS: PROVIDER 13

PER STATE HEALTH .1N0 SAFETY CODE. AT SOFFITS/CEILINGS: PROVIDER 19
4. AT TUB AND SHOWER PROVIDE PRESSURE BALANCED AT RCOF~ PROVIDER 30

OR THERMOSTATIC MIXING VALVE CONTROLS. HANDLE POSITION

STOPS SHALL BE PROVIDED OIV SUCH VALVES AND SHALL BE DRAWING NOTES:
ADJUSTED PER MFG. INSTRUCTIONS TO DELIVER A MAX.
MIXED WATER SETTING OF 120 DEGREE F. THE WATER HEATER 1. PROVIDE EMERGENLY kESCUE
THERMOSTAT SHALL NOT BE A SVITABLE CONTROL FOR THIS PROVISION. WINDOW:
5. PRIOR TO COMENCEMENT OF CONSTRUCTION VERIFY FLUE 5.7 SQ FT MIN
LOCATION FOR WH & FURN TO PROVIDE VENT A5 REQ'D BY CBC 20" NET WIDTH
6. PROVIDE PLATFORM FOR W.H.MIN. IB" A.F.F. (IF REQUIRED) 24" NET HGT
SEISMIC STRAPPING OF W.H. (REQUIRED) 2. SEE STAIR DETAILS A 4.01

STRAP W.H. WITHIN THE UPPER 1/3 AND LOWER FOR STAIR AND RAILING REQ'TS
1/3 OF ITS VERTICAL DIM. 3. PROVIDE 1 HR F.R. ASSEMBLY
STRAP AT THE LOWER POINT SHAD. BE INSTALLED 4" @STEEL COL.
ABOVE W.H. CONTROLS 2 LAYERS 5/8" TYPE X GYP BD

7. ALL BATHROOMS TO HAVE EXHAUST FANS CAPABLE OF PROVIDING ON MET CHANNEL
A MINIMUM OF 5 AIR CHANGES PER HOUR. FANS TO EXkAUST
TO EXTERIOR.
8. BATHROOM AND IQTCF!EN EXHAST FANS IF RUN VERTICALLY
TO BE 3'-0" MIN FROM PROPERTY LINE.
9. NEW DUCTWORK IN GARAGE TO BE 26 GA SHEET METAL OR

PROVIDE FIRE DAMPERS.
10. FURNACE AND WATER HEATER FLUES TO BE A MIN OF 4'-0"

FROM PROPERTY LINE.
11. GAS VENT TERMINATION SHALL MEET REQUIREMENTS OF CMC 802.6 6

SFML 802.6.2 -

12. COMBUSTION AIR SHALL MEET REQUIREMENTS OF CMC CHAPTER 7
13. DOMESTIC RANGE HOOD SHALL MEET REQUIRMENTS OF CMC 504.2

AND COMPLY W/ CMC 403.7
14.UPPER CABINETS SHALL BE MIN 30" ABOVE COOIQNG TOP PER ChfC 916.1.2

15 .PROVIDE THE COOKING APPLIANCES MIN CLEARANCE TO COMBUSTIBLE
MATERIALS PER CMC 916.1.1.
16. CLOTHES DRYER EXHAUST SHALL BE MIN 4", TERMINATE TO THE OUTSIDE
OF THE BUILDING SNAIL BE EQUIPEED W/BACK DRAFT DAMPER, ANO MEET
THE REQUIRMENTS OF CMC 504.3. PROVIDE 100 SCE IN MIN MAKEUP

AIR OPENING FOR DOMESTIC DRYERS.
17. DIRECT VENT APPLIANCES PER CMC 8022.4 (PER MFG INSTALLATION
INST3UCTIONS) AND SFMC 802.61
S8. PROVIDE 200 SQ IN VENT OUTLET AT GARAGE DOOR OF AT GARAGE WALLS
PER SFBC 406.3.3

WILLIAM PASHELINSKY
ARCHITECT
1937 HAVES STREET
SAN FRANCISCO, CA.9411
415 379 3676
billpash~gmaii.wm

ADDITION AND
ALTERATIONS
1369 SANCHEZ STREET
SAN FRANCISCO, GA.

ALL IDEAS, OESIGNSARR~IN ,EMENTS AND PUNS
AS INDICATED OR REPRESENTED BYTHIS
DRANnNG kRE OWNED BV AND ARE THE
PROPERTY OF WILLIAM PASMELINSKY ARCHITECT
AND WERE CREATED, EVOLVES AND DEVELOPED
FIXt USE ON, ANO IN CANNE~TION WfH THIS
SPEGFIC PRO.IEGT. NONE OFTHESE IDEAS,
OESIGNS,ARRlW GEMEMS OF PLgNS SHALL BE
USED BV OR DISCLOSED TO ANV PERSON, FlNM,
OR CARPORATION FOR ANY PURPOSE
WHAT 50 EVER NATHOUT THE WRITTEN
PERMISSION OF WILLIAM PASHELINSKV ARCHITECT

NO. DATE DESCRIPTION

1 4/3/16 REV

s ~vi~ acv
6 9/10/19 REV

PROJECT HO. 2015.20
SHEET

A-2.03

3RD FLOOR PLAN (N)
1J4"=1'-0"



WILLIAM PASHELINSKY
ARCHITECT
1937 HAYES STREET
SAN FRANCISCO, CA96111
415 379 3878
Gllpasl~Qgmail.mm

ADDITION AND
ALTERATIONS
1369 SANCNE2 STREET
SAN FRANCISCO, CA.

WEST ELEVATION (E)

RE[E55 WAIDOW
2' MDJ FROM
WALL LINE

2" MIIJ
TYP FRC
WnLL V

O NP WINDOW DETAIL

WINDOW SCHEDULE
DH DOUBLE HUNG
F FIXED
C CASEMENT

ALL WINDOWS TO BE
ALUM LLAD WOOD WINDOWS

ALL IDEAS, DESIGNSpRFANGEMENTS AND PLANS
AS INDICATED oR REPRESENTED BY THIS
pRANAN6 ARE OWNED BY ANOARE THE
PROPERTY OF WILLIAM PASHELINSKV ARCHITECT
AND WERE CREATED, EVOLVED AND ~EVElOPEO
FOR USE ON,AND IN CONNECTION NTFI7NIS
SPEGFlC PRQIEGT. NONE OF THESE IDEAS,
DESIGNS, ARRANGEMENTS OF PLANS SHALL BE
USED 9Y OR ~ISCLQSED TO ANV PERSON, FIRM,
OR CORPORPTION FOR ANV PURPOSE
NMAT 50 EVER WfiHO1R THE WRRTEN
PERMISSION OF WILLIAM PASHELINSKY FftCHITECT

NO. DATE DESCRIPTION

PROJECT NO. 2075.20
SHEET

A-3.01

ERGPERT' AT VENEER
SIDEWALK NRB

WEST ELEVATION (N)



WILLIAM PASHELINSKY
ARCHITECT
19J7 HAVES SiF2EET
SAN FRANCISCO, CA.94177
415 3793878
011lpasl~~gmail.com
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ADDITION AND
ALTERATIONS
1369 SANCHEZ STREET
SAN FRANCISCO, CA.

ALL IDEAS, ~ESIGNS,ARRANGEMENTS ANO PLANS
AS INDICATED OR REPRESENTED BV THIS
DRAWING ARE OWNED BY ANDARE THE
PROPERTY OF WILLIAM PASNELINSKV PRCHITECT
AND WERE CREATE, EVOLVED AND DEVELOPED
FOR USE ON,ANO IN CANNECTION WfH TH15
SPECIFIC PROJECT. NONE OF THESE IDEAS,
DESIGlIS, ARRANGEMEMS OF PLANS SHALL BE
USED BV IXi DISCLOSED TO ANY PERSON, FlRM,
OR CARPdiATION FOR ANY PURP0.5E
WHAT 50 EVER WfTHOUT THE WRfI'TEN
PERMISSION OFNALLIAM PP6HELINSKY ARCHfiECT

NO. DATE DESCRIPTION

EAST ELEVATION N
PROJECT NO. 2015.20
SHEET

A-3.02
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WILLIAM PASHELINSKY
ARCHITECT
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415 3793876
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ADDITION AND
ALTERATIONS
13695ANCHEZ STREET
SAN fftANCISCO, CA.

ALL IDEAS, OESIGNS,ARRANGEMENTS ANO PLANS
A~ INDICATED OR REPRESENTED BY THIS
OgAWING ARE OWNED BY AND ARE THE
PROPERTY VF WILLIAM PPSHELINSKY NRCHITEGT
AND WERE CREATED, EVOLVED AND DEVELOPED
FOR USE ON. ANO IN CONNECTION VJ~H THIS
SPECIFIC PROJECT. NJNE OF THESE IDEAS,
DESIGNS. ARRANGEMENTS OF PLANS SH4LL BE
USES BV OR DISCLOSED TO ANY PERSON, Flq M,
OR CARPOPPTION FOR ANY PU0.POSE
WHAT 50 EVER WITMOIIT THE WRITTEN
PERMISSION OF WILLIAM PASHE~INSKY ARCHITECT

NO. GATE DESCRIPTION

6 6/1/1] REV

NORTH ELEVATION N PROJECT N0. 207520
SHcET

A-3.03
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ADDITION AND
ALTERATIONS
1389 SANCMEZ STREET
SAN FRANCISCO, CA

ALL IDEAS, DESIGNS,MftANGEMENT3 AND PLANS
AS INDICATED OR REPRESENTED BYTHIS
ORAWINO ARE OWNED BV AND ARE THE
PROPERTY OF WILLIAM PASHELINSKY ARCHITECT
AND WERE CREATED, EVOLVED ANO DEVELOPED
FOR USE ON,ANO IN CONNECTION NRH THIS
SPEgFIC PROJECT. NONE OFTHESE IDEAS,
DESIGNS, ARRANGEMEMS OF PUNS SHALL BE
USED BY OR OISCLW ED TOANY PERSON, FIRM,
OR CORPORFTION W0. ANV PURPOSE
NMAT SO EVER WRHOUT THE Nrttfl'TEN
PERMISSION of WILLIAM PASHELINSKY ARCHRECT

NO. DATE DESCRIPTION

6 6NI7 REV

PR0.IECT NO. 2015.20
SHEET

A-3.04
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WILLIAM PASHELINSKY
ARCHITECT
7937 HAYES STREET
SAN FRFNCISCO, CA 9011]
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ADDITION AND
ALTERATIONS
1369 SANCMEZ STREET
SAN FRANCISCO. CA.

SECTION A-A (M

SECTION TAKE AT MIDPOINT
OF SITE

1 1/2"

HAND

11/2" 
GUARDRAIL AND ATTACHMENTS
PER CBC 1607.8

i

TYP DET RAILING END

0
O

LE55 TNaN 4"

50 THAT A SPHERE 4" IN DIA
CANNOT PASS THROUGH
NP. ALL STAIR AND BALCONY
RAILINGS NP FOR HORIZ
OR VERT MEMBERS f

00
0
Q

2
Za 

__ _—

TYP RAIL SECTION \

Z 30" MIN

NP ~

Q m~ ~

O N

STAIRS

RISE 7 3/4" MAX
RUN 10" MIN

STAIRS WHERE STALR TREAD IS LE55
RISE 7 3/4" MAX ~' THAN li"A NOSING PROJECTION OF NOT
RUN 10" MIN -'~ LE55 THAN .75" OR GREATER THAN 125"

OIyPICA.L STAIR AND RAIL RE2UIREMENTS

THIS DRAWING IS
DIAGRAMATIL TO
SHOW CODE REQUIREMENTS

O2 TYPICAL STAIR AND RAIL RE_  QUIREMENTSNO SCALE

ALL IDEAS, pE51GNS, iRRANGEMENTS ANO PLANS
r151NDICPTi00R REPRESENTED BY iH15
DRAWING AftE OW4ED BY AND ARE THE
PROPERTY OF WILLIAM PASHELINSKY pRGHITEGT
AND WERE CRE,iTE~, EVOLVED AND DEVELOPED
FOR USE Otl, AND IN CONNECTION N/rH THIS
SPECIFIC PROJECT. NONE OF THESE i~EAS,
DESIGN~,ARRANGEAgENTS OF PLANS SHALL BE
USED BY UN DISCLOSED TO ANV PERSON, FIRM,
OR CORPORATION FOR ANY PURPOSE
WHAT SO EVER WITHOUT THE WRITTEN
PERMISSION OF lMLl1AM PASHELINSKV ARCHITECT

NO. DATE DESCRIP710N

5 5/1/37 REV

6 _ 5/I/17 REV

PROJECT NO. 2075.20
SHEET

A-4.01



WILLIAM PASHELINSKY
ARCHITECT
1937 HAVES STREET
SAN iRANCI5CO3 CA 94117
415 379 3676
billpash~gmail mm

ADDITION AND
ALTERATIONS
13695ANGHEZ STREET
SAN FRANCISCO, CA.

SECTION A-A (E)
iia°,1,-0.,
SECTION Ta KE AT MIDPOINT

OF SLT

ALL i~EP5, DE51GN5,ARRANGEMENTS AND PLANS
AS INDICFTEO OR REPRESENTED BV THIS
DRAWING ARE OWNED BY AND ARE THE
PROPERtt OF WILLIFM PASHELINSKV ARCHITECT
AND WERE CREATED, EVOLVED AND DEVELOPED
FOR USE ON, ANO IN CONNECTION WTH THIS
SPECIFIC PROJECT NONE OFTHESE IDEAS,
DESIGNS,ARRANGEMENTS OF PLANS SHAL'_ BE
USED BV OR DISCLOSED TO ANV PERSON, FIRM,
Oq CORPORATION FOR ANV PURPOSE
WHAT 50 EVER IMTHOUT THE WRfTTEN
PERMISSION OF WILLIAM PPSHELINSKY ARCHITECT

N0. DATE DESCRIPTION

PROJECT NO. 2015.20
SHEET

A-4.02



WILLIAM PASHEL.INSKY
ARCHITECT
193] HgYES STREET
SAN FRANCISCO, CA 90111
4153193676
b'illpash~gmall.com

ADDITION AND
ALTERATIONS
13695ANCHE2 STREET
SAN FRANCISCO, CA.

ALL ~~EAS, DESIGNSARRANGEMENTS ANO PLANS
AS INDICATED OR REPflESENTED BV THIS
DRgWINGARE OWNED BV PNO ARE THE
PROPEftTV OF WILLIAM PASHELINSKY ARCHITECT
AND WERE GREATEO, EVOLVE~AND DEVELOPED
FOR 115E ON, AND IN CONNECTION NRH THIS
SPECIFIC PROJECT. NONE OF THESE IDEAS,
pESIGNS,ARRANGEMENTS OF PLANS SHALL BE
USED BY OR DISCLQSEO TO ANY PERSON, FlRM,
OR CORPORATION FOR ANY PURPOSE
WHAT 50 EVER WITHOUT THE WRITTEN
PERMISSION OF IMLLIAM PASHELINSKV ARCHRECI

NO. DATE DESCRIPTION

PROJECT N0. 201520
SHEET

A-4.03



DOOR SCHEDULE WINDOW SCHEDULE FINISH SCHEDULE FINISH SCHEDULE NOTES

UNIT 1 6'-~"
UNIT 1

_~
3RD FLOOR

15T FLOOR O 
"' 15T FLOOR

i5T FLOOR MASTER BEDROOM

101 5'X5'6" SLD'G MET WINDOW -4
ALL 6LA55
~~NPERED GUESTROOM FLOOR: HDWD ALL GYP. BD. FINISH SMOOTH

101 3'X7' WD 20 MIN F.R: ~ FLUOR: HDWD BASE WD

DR W/CLOSER
102 2'6"X8' LOUV WD DR

2ND FLOOR ~ BASE: WD
WALLS: 5/8" TYPE X GYP.

WALLS: 5/8" TYPE X GYP. BD.
CEILING: 5/8" TYPE X GYP. BD

ALL WD TRIM AND DOORS TO BE SEMI-GLOSS

103 2'6"X8' SC WD DR 201 PR 4'X7' WD DH WINDOWS z'-0• a'-t• -
4~~

CEILING: GYP. BD. WOOD CASING: PROVIDE WD APRON

104 2'X8' SC WD DR ~ry ~p MASTER BATHROOM ALL WINDO WS AND WC TF2IM AT ALL DRS~

303 3~105 2'6"X8' SC WD DR 202 7'X5'6"MET SLD'G, SAFETY GL WINDOW
HALLWAY FLOOR: TILE MORTAR SET

AND WINDOW HEAD AND IAMB NP

106 2'6"XB' SC WD DR
FLOOR: HDWD BASE:TILE

107 2'6"XB' SC WD DR
UN~ 2

BASE: WD DRAWINGS
WALLS: W.R. GYP. BD. AT BATHROOMS PROVIDE TILE TO

108 12'X8' SLD'6 6L MET ORS
WALLS: 5/8" TYPE X GYP. BD.

CEILING: W.R. GYP. BD. CEILING AT ALLSHOWERS.

4 PANEL BZ-PART'6 ~ CEILING: 5/B" T/PE X GYP. BD.
TIDE TO BE MORTAR SET AT

3RD FLOOR
MEDIA ROOM BEDROOM #1 ALL SHOWER ENCLOSURES

2ND FLOOR 301 PR 3'6"X6' WD DH WINDOWS
FLOOR: HDWD FLOOR: HDWD

BASE: WD BASE: WD

201 3'X8' GL WD ENTRY DR 302 PR 4'X6' WD DH WINDOWS
WALLS: 5/8" TYPE X GYP. BD. WAILS: 5/8" TYPE X GYP. BD.

CEILING: 5/8" TYPE X GYP. BD

202 3'X8' 6L WD ENTRY DR
CEILING: 5/8" TYPE X GYP. BD

-

203 PR 2'fi"XB' SLD'G SC WD DRS 303 MET WINDOWS SEE ELEVATIONS BATHROOM BEDROOM #2

204 2'4"XB' SC WD PKT DR FLOOR: TILE FLOOR: HDWD

205 12'X8' SIA'6 6L MET DRS N~~$~ BASE: TILE BASE: WD

4 PANEL BI-PART'6
WALLS: W.R. GYP. BD. WAILS: 5/8" TYPE X GYP. BD.

207 2'6"XB' FIXED MEl' DR
CEILING: W.R. GYP. BD. CEILING: 5/8" TYPE X GYP. BD

ALL WINDOWS LE55 THAN
18 INCHES FROM FLN FLR TO BE S~pY BATHROOM

UNIT 2 TEMPERED GLA55(TEMP) FLOOR: TILE
FLOOR: TILE MORTAR SET

BASE TILE
BASE:TILE

3RD FLOOR ALL WINDOWS ADJACENTTO
DRAV✓INGS

1U65 OR SHOWERS ~ CEILING W.R. GYP. BD.
WALLS: W.R. GYP. BD.

301 2'6"XB' SC WD DR TO HAVE SAFETY GLA55
CEILING: W.R. GYP. BD.

302 PR 3'X8' LOUV BI-FOLD WD DRS GARAGE NaLLWaY

303 3'X8' SLD'G SC WD BARN DR EMERGENCY ESCAPE WINDOW ~
FLOOR: LONG FLOOR: HDWD

304 2'6"XB' SC WD BARN DR 5.7 SQ FT MIN
BaSE~ NONE BaSE~ WD

305 2'6"X8' SC WD BARN DR Za NET WITH MIN
WALLS: 5/8" TYPE X GYP. BD. WALLS: 5/8" TYPE X GYP. BD.

306 6'X8'BI SLD'6 MET 6L DR 24 NET HGT MIN
CEILING: 5/8" TYPE X GYP. BD. CEILING: 5/8" TYPE X GYP. BD.

SILL TO BE LE55 THAN 42" FROM

FIN FLOOR

4TH FLOOR

NOTES: 2ND FLOOR

ALL EXTERIOR GLAZED DOORS: SUNROOM

1). DBL GLAZING ALL DRS LIVING AREA/IQTCHEN ~ FLOOR: HDWD

2). GLAZING AT ALL DOORS TO FLOOR: HDWD BASES WD

BE TEMPERED/SAFETY GLAZED
BASE: WD WALLi: 5/8" TYPE X GYP.
WALLS: 5/8" TYPE X GYP. CEILING: GYP. BD.
CEILING: GYP. BD.

VAMTY
ENTRY FLOOR: TILE
Fl.00R: HDWD BASE: TILE
BASE: WD WALLS: W.R. GYP. BD.
WALLS: 5/8" TYPE X GYP. BD. CEILING: W.R. GYP. BD.
CEILING: 5/8" T/PE X GYP. BD.

STAIR
VANITY TREADS: HDWD
FLOOR: TILE RISER: HDWD
BASE: TILE BASE: WD
WALLS: W.R. GYP. BD.
CEILING: W.R. GYP. BD.

STAIR
TREADS: HDWD
RISER: HDWD
BASE: WD

SKYLIGHT SCHEDULE

401 6'b"X12-6" RETRACTABLE HATCH 3'6"X10'

IN MET FRAME

402 2'b"X2'6" MET SKYLT

WILLIAM PASHELINSKY
ARCHITECT
193] HAVES STREET
SAN FRANCISCO, GA.94117
415 379 3676
bilipashQBmail.com

ADDITION AND
ALTERATIONS
1369 54NCHEZ STREET
SAN FRANCISCO, CA.

ALL IDEAS, DESIGNS,ANpANGEMENfS AND PLANS
AS INDICATED OR REPRESENTED BYTHIS
DRAIMNG ARE ONME~ BV ANDARE THE
PROPERN OF WILIIPM PASHELINSKV ARCHITECT
AND WERE CREATED, EVOLVED AND DEVELOPED
FOR USE ON, ANO ~N CONNECTKIN WfH THIS
SPEgFIC PRQIECT. NONE OF THESE IDEAS,
DESIGNS, ARRANGEMENTS OF PLANS SHALL BE
USED BY OR DISCLOSED TO ANY PEftSaN, FlRM,
OR CORPORATION FOR ANV PURPOSE
WHAT 50 EVER WITHOUT THE YYHRTEN
PE0.MISSION OF NA WAM PASHELINSKV ARCHITECT

NO. DATE DESCRIPTION

PR0.IECT NO. 2015.20
SHEET

A-6.01
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Western l~ ditio Posfi-Earthquake est Zzs e the physics '
care fo~~na~i~n ~f Japanese-A~neric~n Cc~rnn~unity. ~VUh~~her out
f fr pity or the desire i i s li t ild~ ~

looked more Western than JapaneseA

I~x I~4 h,o ever, San Fracrsc' Japanese and
Japanese Americans were forced from their homes by the
wartime internment of ~ s ire ~ 't J anew
Amric r~ ~ l i r~~

In56,aer oesaleevicionoreier~ ~siness ,
Redevelopment Phase A-1 began flattening entire blocks o

I ...

e ~ pail i f t ~ 70~-1 0s, X11 proudly
express traditional Japanese architectural influences

Redevelopment's devastation also gave rise to
a nevv movement within the City...

N



From 2000-2001, the Japantown Preservation, Planning &Development Taskforce

began the community planning discussion... from 2006-2009, the Japantown Better

Neighborhood Planning (BNP) initiafiive - but ulfiimately rejected...

3,

~pantown Cultural Heritage and Economic
Sustainability Strategy - JCHESS
10. Create lapantorNn Design Guidelines
KEYLEADERS PlanningDepaxtment, community stakeholders,
property developers

NEXT STEPS The Planning Department should complete development
of these Iapantown Design Guidelines in conjunction with the
community and submit them to the Planning Commission for adoption.

Japantown Special Use District
nning Code Section 249.31(a)(4) Encourage the representational
pion of Japanese architectural design and aesthetic for commercial,

c~:ltural, and institutional uses.



Design guideline concepts in 2011. preparation
013-2014 . Put on hold far UDG adoption
018. In 2019, Japantown's Spec~al Aria

Design Guidelines was revived.

Japantown Taskforce Board Meeting Votes
in support: November 20 and December 10

Public Meetings: November 21 and December 3

J-SADG Drafts published: November 27,
December 6, December 10.



Letters o Support or Input:

Property Owner 1680 Post Street LLC

Nahonmachi Little Friends

Property Owner Japan Center West Associates
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Japantown Values
Inclusive, Flexible,

Human-Centered,
Community-building

Complexity of Authenticity
Variable expression,

Honoring past community choices,
Approach with sensitivity

Use of Design Concepts
Recognize influence of Japanese culture,

Investigate meaning and appropriateness



Potential Benefits, Burdens, and Unintended Consequences and Mitigations

Benefits Clearer expectations from City staff and community City staff, project Consider modifying pre-app meeting application
during design review, which reduces review time sponsors, community to call attention to these guidelines/how the project

TheJapantown SADGs and design costs. This could also ad-dress/off-set addresses them early on in the project.
should result in...

some of the burdens below.

Designs that honor the context of Japantown in City, community Update guidelines at a future date to demonstrate
architecture, landscape, and public space. new examples that continue the guidelines'

relevancy.

Active ground floor character which reinforces City, community
pedestrian patronage and business vitality.

Burdens Potentially somewhat higher construction costs Project sponsors Look for other ways to reduce costs in the project
due to higher quality materials and design that do not diminish the public expression or

TheJapantownSADGs expectations. benefits within the project such as through
coUia~esu~r~~... streamlined review.

Minor limitations on design flexibility. Project sponsors Better design and neighborhood cohesiveness
should enhance property value.

Unintended Potentially somewhat higher housing or retail Community Each site should be reviewed individually to
Consequences rents/costs due to slightly higher construction evaluate the scale of those potential burdens and

costs due to higher quality materials and design minimize them as is possible.

The Japantown SADGs expectations.
could result in...



53.1 Use Building Form to Respond to Character, Pedestrian Scale, and Use of Peace Plaza
and Buchanan Mall/Osaka Way

54.1 Organize New Development to Support Peace Pagoda as a Visual Landmark

55.1 Build to Front Lot Line or Vary Building Front Setbacks Where Pattern Exists

58.1 Reinforce Neighborhood "Bowl" Shape



ORGANIZE AiEW DEVELOPMENT TO SUPPORT PEACE PAGODA AS A VISUAL LANDIVlARK

The Peace Plaza Pagoda is an important

visual marker and can be seen fxor~~

many pudic vantage points. This

guideline is intended to encourage

points ~f visibility but nat to restrict

development.

"Views to Peace Pagoda need to be

preserved. It is a landmark only #f it cap

be seen frr~m afar. "

>, Shape the profiles of vertical building edges to
frame views where possible.

Mass taller buildings to accommodate visual
access of Peace Pagoda from the axis of
Buchanan Street, from pedestrians and
vehicles on north side of Geary at Laguna,
from pedestrians and vehicles on the
south side of Geary at Webster, and from
pedestrians on the Webster Street pedestrian
bridge.

Provide setbacks in private development to
direct views from the street towards these two
locations,

.> Provide publicly-accessible bay windows or
rooftop viewpoints in new development that
offer views.

The Peace Pagoda is a visual and cultural landmark in
Japantown.

~~~;~ .~

Building edges can shape views from public space
to help the pagoda read even if there is larger
development.

Icons in Japantown layer against the backdrop of the
city from many vantage points and connect them to
the city at large.



Al.l Root Architectural Design Principles in those Found in Japantown

A3.1 Use Natural Materials in Facades and Finish Them Honestly

A5.1 Shape Rooflines to Support Building Form and Scale

A7.1 Integrate Signage with Building Architecture

~~

A8.1 Use Transparency, Translucency, and Layering at the Ground Floor Facade



USE TRANSPARENCY, TRANSLUCENCY, AND LAYERING AT THE GROUND FLOOR FACADE

Privacy, semi-private, and publicness

can layer into a ground floor facade

both providing enlivening activity

by both provoking interest and

curiosity. Storefronfis in 7apantawn are

characterized by a fine grain scale that

address the pedestrian with elements

including varying textures, layering and a

pattern of solids and voids.

Landscape elements can help buffer the transition zones
between inside and outside.

-- Consider elements that provide transitional
spaces between public realm and storefronts
such as Engawas (Verandas).

Utilize sliding storefront windows where
appropriate to the business to encourage
openness and transparency.

» Consider screening elements that provide a
sense of layering and depth. Treatments may
include wood slats, decorative metals, glass,
and interpretations of shoji or paper walls.

Expansive, undivided storefront windows are
recommended to support window displays.

Use deeply recessed alcoves to highlight
entries and contribute to facade layering.
Entries may face the sidewalk or located on
the side.

:> A minimal amount of wall surfaces may be
appropriate to frame and give emphasis to
storefront windows and maintain pattern of
solids and voids. Blank surfaces should be
textured and considered for sign placement.

s> Contain storefront elements to within
approximately 8-10' in height to maintain the
existing pattern that supports a human scale.
Projecting signage may extend above to meet
clearance requirements.

>: Consider integrating natural elements into
the ground floor design including planters or
green walls.

Building recesses associated with screens can provide
spatial layering between interior and exterior areas.

Screens, while they can seem more private, also invite
light, some view, and variability.
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GROUND FLOOR DESIGN
INTEGRATED WITH UPPER
FLOORS

WALL PANELS FRAME
STOREFRONT WINDOWS

HAND CRAFTED SIGNAGE

PEDESTRIAN SCALED
LIGHTING

SLIDING STOREFRONT
WINDOWS

RECESSED ALCOVE WITH
SIDE ENTRY

PLANTERS HIGHLIGHT
ENTRY

Elements of a common Japantown storefront.



P3.1 Create Public Space that Supports Cultural Activities

P6.1 Balance Areas for Social Activity and Personal Space in Public Space Design

P7.1 Highlight Sustainability Benefits of Open Space



• ~ BALANCE AREAS FOR SOCIAL ACTIVITY AND PERSONAL SPACE IN PUBLIC SPACE DESIGP~

Public space has a dual role in » Incorporate nature into the public realm by »Coordinate public space design to highlight
utilizing natural materials such as stone, wood and respond to building entries and maintain

lapantown, it is both; a place far people and metal for paving and built features. visibility to storefronts.
to meet, came together, and hold events

and a place for personal reflection and

respite. Spaces include both intimate,

walkable spaces such as Buchanan

Mall and the auto-dominated Geary

Blvd. Recommendatiansoye intended

to enhance the primary spaces while

mitigating the ixnpacfi of challenging

conditions.

>~ Provide both flexible open space for large
crowds and smaller, intimate spaces for daily
gathering.

>- Artwork that draws upon local Japanese
culture and history are encouraged. Built
features should promote transparency to
maintain clear site lines across spaces.

Preserve and maintain existing features that
have cultural value to the community including
the Ruth Asawa fountain and benches.

Maintain abundant sunlight to public spaces.

~~ Utilize special paving at crossings to increase
crossing safety, highlight district and link open
spaces together.

~> Plant continuous street trees at the back of
curb to create a buffer from traffic, encourage
traffic calming, and enhanced pedestrian
experience. Coordinate tree placement with
utilities to maximize number.

Use subtle lighting that accentuates
landscape, built features and promotes a safe
nighttime environment.

Use of natural materials is highly recommended

Asymmetric designs that encourage a fluid
pedestrian experience are encouraged. Locate
built features off center.

Blank walls that front pubic spaces should
be avoided in new development. For existing
walls consider murals by community based
artists.

Landscape may be for a visual natural experience
alone.

The new Peace Plaza design proposal includes a
variety of open and shaded areas.
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HEARING DATE DECE
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Reception:

415.558.6378

Project Name:
Japantown Special

 Area Design Guidel
ines

Case Number:
2019-022159CWP

F~~415.558.6409

Staff Contact:
Maia Small, Princip

al Urban Designer a
nd Architect,

Current and Citywi
de Planning Divisio
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maia.small@sfgov.org
, 415-575-9160

Information:

415.558.6377

Reviewed by:
Jeff Joslin, Director o

f Current Planning

jeff.joslin@sfgov.org
, 415-575-9117

RESOLUTION ADOPT
ING THE JAPANTO

WN SPECIAL AREA
 DESIGN GUIDELIN

ES FOR

ALL PROJECTS IN T
HE JAPANTOWN NE

IGHBORHOOD COM
MERCIAL DISTRICT

, AND

FOR PROJECTS IN R
ESIDENTIAL DISTR

ICTS WITHIN THE J
AFANTOWN CULTU

RAL

DISTRICT THAT INC
LUDE TWENTY-FIVE

 OR MORE RESIDEN
TIAL UNITS, 150' O

R

LONGER STREET FR
ONTAGE, OR NON-R

ESIDENTIAL USES;
 ADOPTING FINDIN

GS,

INCLUDING ENVIRO
NMENTAL FINDINGS

, AND FINDINGS O
F CONSISTENCY WI

TH THE

GENERAL PLAN AN
D PLANNING CODE

 SECTION 101.1.

WHEREAS, IN 2013,
 the Planning Comm

ission adopted the
 Japantown Cultura

l Heritage and Eco
nomic

Sustainability Strat
egy (JCHESS) which

 included the strateg
y to "Create Japant

own Design Guideli
nes";

WHEREAS, the Pla
nning Department,

 in response, has de
veloped the Japant

own Special Area D
esign

Guidelines through a
n analysis of best p

rofessional architec
tural practices, rese

arch into the histor
y of

Japantown, and com
munity feedback th

at cover the topics o
f Site Design, Archite

cture, and Public R
ealm;

WHEREAS, the Jap
antown Special Area

 Design Guidelines s
upport the built env

ironment goals and 
values

found in the Genera
l Plan that include t

hat new projects be
 contextual and refle

ct existing neighbo
rhood

architecture and ur
ban patterns; contri

bute high quality d
esign to the city ba

sed on best profess
ional

standards and prac
tices; enhance neig

hborhood uniquene
ss and cultural cha

racter; support an 
active

pedestrian environ
ment and human-sca

led design; and rein
force sustainability 

practices.

WHEREAS, the Jap
antown Special Are

a Design Guideline
s are developed to 

work in concert wit
h the

Urban Design Guide
lines and to supers

ede them in case of c
onflict, and will not

 modify the Genera
l Plan;

WHEREAS, the pro
posed guidelines a

re not defined as a 
project under the Ca

lifornia Environme
ntal

Quality Act Sections 1
5378 and 15060(c)(

2) because they do no
t intensify develop

ment or change or a
ffect

zoning or transporta
tion in the built env

ironment;

v~rtirvvw.sfplanning.org



Resolution XXXXXX 
CASE NO. 2019-022159CWP

DECEMBER 19, 2019 
Japantown Special Area Design Guidelines

WHEREAS, the Planning Commission has heard and considered the testimony presented to it at public
hearings and has further considered written materials and oral testimony presented on behalf of
Department staff and other interested parties on December 5th.
WHEREAS, the Department will schedule additional outreach meetings with the Japantown community
at the guidance of the Japantown Task Force to inform the community of the intent, meaning, and impact
of the Japantown SADGs, to correct any factual errors in the introduction section, and revise any supportive
text or images within the design guideline pages to clarify guideline usage as long as it does not include
substantive changes.

WHEREAS, all pertinent documents may be found in the files of the Department, as the custodian of
records, at 1650 Mission Street, Suite 400, San Francisco; and

MOVED, that the Planning Commission hereby approves the proposed Japantown Special Area Design
Guidelines (included as Exhibit A) for all projects in the Japantown Neighborhood Commercial district,
and for projects in residential districts within the Japantown cultural district that include twenty-five or
more residential units, 150' or longer street frontage, or non-residential uses.
The effective date for application of the Japantown Special Area Design Guidelines will be for site permits
or project applications submitted on or after December 20, 2019.
FINDINGS
Having reviewed the materials identified in the preamble above, and having heard all testimony and
arguments, this Commission finds, concludes, and determines as follows:
1. General Plan Compliance. The proposed Japantown Special Area Design Guidelines (J-SADGs) are

consistent with the following Objectives and Policies of the General Plan:
URBAN DESIGN ELEMENT

OBJECTIVE 1
EMPHASIS OF THE CHARACTERISTIC PATTERN WHICH GNES TO THE CTI'Y 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 proposed j-SADG S8.1. "Reinforce Neighborhood "Bowl" Shape" encourages new projects to relate and
extend the existing context of Japantown to support its identity to members of the community—both locally
and regionally-- and to visitors.

SAN FRANCISCO 

'L

PLANNING DEPARTMENT



Resolution XXXXXX 
CASE NO. 2019-022159C

WP

DECEMBER 19, 2019 
Japantown Special Area 

Design Guidelines

Policy 1.4

Protect and promote large-sca
le landscaping and open sp

ace that define districts and t
opography.

The proposed j-SADG requires p
rojects to "53.1 Use Building 

Form to Respond to Character, 
Pedestrian

Scale, and Use of Peace Plaza
 and Buchanan Mall/Osaka Wa

y," two areas of Japantown id
entified by

community members as essentia
l open spaces to be protected.

Policy 1.5

Emphasize the special nature 
of each district through disti

nctive landscaping and other
 features.

The proposed J-SADG P3.1 requi
res projects to "Create Public Sp

ace that Supports Cultural Acti
vities. "

OBJECTIVE 2

CONSERVATION OF RESOU
RCES WHICH PROVIDE A

 SENSE OF NATURE, CON
TINUITY

WITH THE PAST, AND FRE
EDOM FROM OVERCROWDI

NG.

Policy 2.4

Preserve notable landmarks an
d areas of historic, architectur

al or aesthetic value, and pro
mote

the preservation of other buil
dings and features that provi

de continuity with past devel
opment.

The proposed J-SADGs include 
the guideline 54.1 to "Organize

 New Development to Support P
eace

Pagoda as a Visual Landmark, "
which requires new projects to 

maintain the importance visual 
connection

and presence of the Peace Pagod
a, identified as a key cultural as

set by community members.

Policy 2.6

Respect the character of older 
development nearby in the 

design of new buildings.

The proposed j-SADGs include th
e guideline A1.1 to "Root Archit

ectural Design Principles ifi T
hose

Found in Japantown, "which re
quires projects to recognize and 

respond to neighboring building
 and the

heritage of Japantown's develop
ment. The proposed j-SADGs in

clude- the guideline A5.1 to "Shap
e

Rooflines to Support Building For
m and Scale," which requires pro

jects to reflect the overall exist
ing

pattern of building scales and th
eir collective created topography.

OBJECTIVE 3

MODERATION OF MAJOR
 NEW DEVELOPMENT TO 

COMPLEMENT THE CITY P
ATTERN,

THE RESOURCES TO BE CO
NSERVED, AND THE NEI

GHBORHOOD ENVIRONMEN
T.

Policy 3.2

Avoid extreme contrasts in c
olor, shape and other charact

eristics which will cause new
 buildings

to stand out in excess of their
 public importance.

SAN FRANCISCO 

3'

PLANNING DEPART
MENT



Resolution XXXXXX 
CASE MO. 2019-022159CWP

DECEMBER 19, 2019 
Japantown Special Area Design Guidelines

The proposed J-SADGs include the guideline A3.1 to "Use Natural Materials and Finish them Honestly, "which requires new development to recognize the neighborhood self-defined cultural values around naturalelements, simplicity, and resiliency to fit into the context of Japantown.

OBJECTIVE 4
IMPROVEMENT OF THE NEIGHBORHOOD ENVIRONMENT TO INCREASE PERSONALSAFETY, COMFORT, PRIDE AND OPPORTUNITY

Policy 4.12
Install, promote and maintain landscaping in public and private areas.

The proposed J-SADG 55.1 requires projects to "Build to Front Lot Line or Vary Building Front SetbacksWhere Pattern Exists" including adding landscaping to sidewalk areas for public enjoyment and stormwatermanagement.

Policy 4.13
Improve pedestrian areas by providing human scale and interest.

The proposed J-SADG A8.1 requires projects to "Use Transparency, Translucency, and Layering at theGround Floor Facade" to enhance the pedestrian experience and encourage neighborhood activity.

COMMERCE AND INDUSTRY ELEMENT

OBJECTIVE 6
MAINTAIN AND STRENGTHEN VIABLE NEIGHBORHOOD COMMERCIAL AREAS EASILYACCESSIBLE TO CTTY RESIDENTS.

Policy 6.7
Promote high quality urban design on commercial streets.

The proposed J-SADGs include the guideline A8.1 to "Use Transparency, Translucency, and Layering atthe Ground Floor Facade" which requires projects to make active uses visually evident in neighborhoodcommercial areas

2. Planning Code Section 101 Findings. The proposed amendments to the Planning Code are consistentwith the eight Priority Policies set forth in Section 101.1(b) of the Planning Code in that:
1. That existing neighborhood-serving retail uses be preserved and enhanced and futureopportunities for resident employment in and ownership of such businesses enhanced;

The proposed J-SADGs would enhance neighborhood-serving retail by retaining and supporting themaintenance of its use and built environment character.

That existing housing and neighborhood character be conserved and protected in order topreserve the cultural and economic diversity of our neighborhoods;

SAN FRANCISCO 

4

PLANNING DEPARTMENT



Resolution XXXXXX CASE NO. 2019-022159CWP
DECEMBER 19, 2019 Japantown Special Area Design Guidelines

The proposed J-SADGs would enhance the retention and maintenance of neighborhood character by

requiring that new projects be compatible with neighborhood characteristics at the site design,

architecture and public realm scales.

3. That the Cites supply of affordable housing be preserved and enhanced;

The proposed J-SADGs would not have an adverse effect on the City's supply of affordable housing.

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

neighborhood parking;

The proposed J-SADGs would not result in commuter traffic impeding MUNI transit service or

overburdening the streets or neighborhood parking.

5. That a diverse economic base be maintained by protecting our industrial and service sectors

from displacement due to commercial office development, and that future opportunities for

resident employment and ownership in these sectors be enhanced;

The proposed J-SADGs would not cause displacement of the industrial or service sectors due to office

development, and future opportunities for resident employment or ownership in these sectors would not

be impaired.

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

The proposed J-SADGs would not have an adverse effect on City's preparedness against injury acid loss

of life in an earthquake.

7. That the landmarks and historic buildings be preserved;

The proposed J-SADGs would not have an adverse effect on the City's Landmarks and historic buildings

because these guidelines do not apply to historic resources.

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

development;

The proposed j-SADGs would not have an adverse effect on the City's parks and open space and their

access to sunlight and vistas.

3. The application of the J-SADGs will support neighborhood compatibility and encourage the use of best

professional design practices in the Japantown Neighborhood Commercial District.

SAN FRANCISCO jr
PLANNING DEPARTMENT



Resolution XXXXXX ~ CASE NO. 2019-022159CWP
DECEMBER 19, 2019 Japantown Special Area Design Guidelines

NOW THEREFORE BE IT RESOLVED that the Commission hereby APPROVES the proposed Japantown
Special Area Design Guidelines as described in this Resolution.

I hereby certify that the foregoing Resolution was adopted by the Commission at its meeting on
DECEMBER 19, 2019.

Jonas P. Ionin

Commission Secretary

AYES:

NOES:

ABSENT:

ADOPTED:

SAN FRANCISCO 6
PLANNING DEPARTMENT
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Nihonmachi
L ITTLE FRI ENDS"

Japanese Bilingua{ & ~1u(ticuitural Childcare

December 9, 2019

Glynis Nakahara, Co-Chairperson
JTF Land Use and Transportation Committee

Dear Glynis,

Thank you for the opportunity to give feedback on the proposed Japantown Special Area Design
Guidelines (SADG). As anon-profit property owner that has recently completed construction of a new
building addition in Japantown, Nihonmachi Little Friends (NLF) believes that community specific de-
sign guidelines would have been helpful both in designing our new building and in making the overall
process more efficient and more economical, especially in working with the Planning Department.

From the outset of our new building project NLF emphasized the need to retain aJapanese/Japanese
American cultural feeling for the structure and the site, and in particular making the new building addi-
tion complement our historic 1830 Sutter building. Without guidance specific to Japantown, NLF's
building committee had to develop an architectural vision and design vocabulary on its own. Our lay
committee members then had to educate the "pros" about the types of features we felt would harmo-
nize with the neighborhood, the existing historic building, and express the Japanese American experi-
ence. The proposed design guidelines would have made that process easier, giving us all (NLF, archi-
tects, community and Planning) common concepts and a common language to work with.

Looking at the draft SADG, there do not appear to be any requirements that would have increased the
cost of our building through design or required materials. Like any property owner we looked to spend
our money wisely and having the opportunity to look ahead, through the content of the design guide-
lines, would have made it easier to make decisions regarding the exterior finishes and features.

One of NLF's goals is to bring our students and their families into the community. Learning to appre-
ciate the community culture does not take place only in the classroom. Our students can often be seen
walking through the community with their teachers. The distinctive sense of place and culture visible
in Japantown enriches our efforts as educators and the lives of our families.

The forced dispersal of the Japanese American community during World War II and Redevelopment
makes the preservation of Japantown important as a center for community-based institutions and small
businesses, and as a community gathering point that keeps our culture alive and cohesive. Nihonmachi
Little Friends is pleased to support the proposed design guidelines and their reinforcement of the en-
during community spirit of Japantown.

Sincerely,

Cathy Inamasu, Executive Director

1830 Su[~er Stree~. San Francisco, CA 94115 415.422.8898 Fax 415.922.0135

nlfchiidcare~ gmail.com website: ~vwryv.nlfchildcare.org



From: Robert Kiichi Sakai
To: Glvnis Nakahara
Cc: kenta takamoriClayahoo.com; Small. Maia ICPC)
Subject: Re: Design Guidelines Support Letters
Date: Tuesday, December 17, 2019 10:18:42 AM

To San Francisco Planning Commissioners

My name is Robert Sakai. I am a property owner in the San Francisco Japantown. My family
has worked and lived in the current Japantown since it's inception after the 1906 earthquake.

I am in favor of the San Francisco Japantown Guidelines that you will reviewing. I urge you to
support these guidelines. In the coming years I worry that the unique culture that is Japantown
will be allowed to disappear.

I am not opposed to development, but simply ask that developers respect and listen to our
community when they seek to develop in our neighborhood.

Respectfully yours,

Robert Kiichi Sakai
K. Sakai Company
1680 Post LLC
Managing Partner

Sent from my iPhone



Japan Center Associates West, LP

468 N. Camden Drive, Suite 300

Beverly Hills, CA 90210

Tel: (310)-276-1290 /Fax: (310)-276-1590

Ms. Glynis Nakahara

Mr. Kenta Takamori

JTF Land Use Committee

for The Japantown Special Area Design Guidelines (SADG) Committee

Japantown Task Force, Inc.

1765 Sutter Street

3rd Floor

San Francisco, California 94115

December 12, 2019

RE: JCHESS — Japantown Special Area Design Guidelines —Revised Draft December 10, 2019

Dear Japantown Special Area Design Guidelines (SADG) Committee,

We appreciate your invitation to respond to the revised draft of the Japantown Special Area Design

Guidelines, issued on December 10, 2019. Thank you for reconsidering the language of sections S3.1,

54.1 and 58.1. We agree with the modifications you made on these sections except for point #2 of

section S4.1.

Point #2 currently states: Mass taller buildings to accommodate visual access of Peace Pagoda from the

axis of Buchanan Street, from pedestrians and vehicles on the north side of Geary and Laguna, and from

pedestrians on the Webster Street pedestrian bridge.

We understand the intent of Point #2, but believe it is too restrictive for future development. We have

studied the views of Peace Pagoda from the Webster Street pedestrian bridge, and from the northern

intersection of Geary and Laguna. It is evident that a new development, with any additional height at

the East and West Malls, would impede visual access of Peace Pagoda from these specific locations. As

outlined in the Draft Japantown Better Nieghborhood Plan 2009, Geary is better suited for taller

buildings than Post Street but this language contradicts the idea of higher density along Geary. We

would like you to reconsider the language to be less specific and more aspirational.



~~ ~ ~i

Our recommendation: Mass taller buildings to accommodate visual access of Peace Pagoda from the

axis of Buchanan Street. Taller buildings along Geary should use transparency and massing to feature

Peace Pagoda and provide visual access where possible.

Webster Pedestrian Bridge:

Thank you for your consideration.

Sincerely,

Daniel F. Byron I I

Director of Asset Management

3D Investments, LLC

for Japan Center West Associates, LP

cc: Maia Small, San Francisco Planning Department

ti

Geary and Laguna:
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June 10, 2019

President Myrna Melgar
San Francisco Planning Commission
1650 Mission Street
San Francisco, California

Dear President Melgar:

This letter has two requests concerning Demo Calcs.

First, that the Planning Commission adjust the Demolition Calculations (aka "values") as
defined at Planning Code Section 317 (b) (2) (B) and Planning Code Section 317 (b) (2) (C).

And second, the Planning Commission ask the City Attorney if the Commission can further
adjust the Demolition Calculations to align with the three adjustments to the values that the
Zoning Administrator has made regarding Administrative Approval of Demolitions over the past
five years.

Adjusting Demo Calculations per Section 317

Please see Part 7, page 27 of "Zoning Controls on the Removal of Dwelling Units, A San
Francisco Planning Code Implementation Document, October 2010". The "values" of the
Demo Calcs are also defined here. Regarding the Demo Calcs it says,

"The following values are subject to non-legislative updates and maybe adjusted
periodically by the Planning Commission to further the efficacy of Section 317, in
order to promote the objectives of the General Plan and Planning Code".

And what is that efficacy? As it says in Section 317 (b) (2) (D):

"... to conserve existing sound housing and preserve affordable housing. "

know that you and the other Commissioners understand this issue. All I would add is that
there have been many extreme alterations over the past four to five years. Maybe even longer.
These alterations have used the current Demo Calcs to their Project Sponsor's advantage and
are masking the fact that they really are Demolitions. Whether it is called "Tantamount" or
"DeFacto", the outcome is the same — no efficacy for promoting the objectives.

Previously I submitted to the Commission for the record a list of over 70 projects, mostly in
Noe Valley that are with a few exceptions, speculative projects that have had exponential
increases from the pre-work sale of the property to the post-work sale of the property, with an
average increase of $3 million+. Additionally, back in December of 2015, Commissioner
Richards and Staff looked over a sample of five projects in Noe Valley. At that time, according
to Staff's analysis, 40% of the projects from the sample should have been reviewed as actual
Demolitions, not as Alterations.

The Commission has the right and may seize the reins and make an adjustment per Section
317 (b) (2) (D) regardless of any legislation that may or may not be coming over from the Board.
The Commission has never adjusted the values of the Demolition Calculations since Section
317 was enacted....although Idon't know why there is any reason that you could not adjust
them on the Consent Calendar?



While I did not agree with the RET because it did not have a definition of Demolition, I am sorry
that it was withdrawn. At least there would have been a debate over the past year and a half,
instead of nothing.

Further Adjustment to Demolition Calculations

am also asking that the Commission request the City Attorney to issue an opinion as to
whether or not the Commission can adjust the Demo Calcs beyond the amount defined by the
values in Section 317 (b) (2) (B) and Section 317 (b) (2) (C).

The Zoning Administrator has adjusted the values for the RH-1 at least three times since
Section 317 was added to the Planning Code. (There have likely been more times than three*
but the three that are published, I submitted previously for the Record during General Public
Comment). Any proposed Demolition in the RH-1 could receive Administrative Approval from
the ZA with an official appraisal, if that appraisal is greater than the dollar amount of the value
at that time. In March 2014 the value was $1.506 million; by November 2015 the value was
$1.63 million and the value was most recently increased to $1.9 million in December 2017.
According to recent correspondence with Mr. Teague the value will be increased again shortly.

Why should the Planning Commission further adjust the values for the Demo Caics to "catch
up" to the adjustments the Zoning Administrator has made to the RH-1 values since 2014 and
"...to further the efficacy of Section 317..."?

One reason is that the original idea for what is nicknamed "the Pacific Heights Exemption" was
that some RH-1 neighborhoods were more naturally unaffordable and that a Demolition in
these neighborhoods would not have an effect on the intent of Section 317 because some of
these zoned neighborhoods were already expensive and affordable housing would not be lost
by approving a Demolition. By making further adjustment to the Demo Calcs the Commission
could better protect the more naturally affordable neighborhoods and homes from Demolitions
masked as Alterations regardless of the underlying zoning just as the Zoning Administrator
does in the RH-1 neighborhoods that may still be naturally affordable.

Another reason is that prior to March 2014, I cannot find any officially published listing of the
value for the RH-1 ". However, I have attached a letter concerning the request for a Section 317
exemption for the Demolition of 125 Crown Terrace dated April 2009. According to the letter
at that time "properties containing single-family dwellings must be valued at $1.54 million or
more to be exempt from this ordinance". Putting aside the later permit history at 125 Crown
Terrace, the attached letter concerning its appraised value suggests that the values in San
Francisco were flat (or even fell) for quite a long period of time (in parallel with the economic
crisis and recovery for those years 2008 to 2014). However the recent rapid rate of increase of
the RH-1 value as adjusted by the ZA three times since 2014 illustrates the affordability
crisis....and the highly speculative nature of the market. This should be offset by further
adjusting the values of Demo Calcs by the Planning Commission as Section 317 intended.

Another reason for further adjustment to the Demo Calcs by the Commission is that Part 7 of
the Periodic Adjustment to the Criteria includes both criteria for the Commission's adjustments
and the criteria for the Zoning Administrator's adjustments to the values on the same Part 7,
page 27 of the Code Implementation Document (CID). I discussed this history of both of these
values on May 6, 2019 hearing during General Public Comment and submitted my testimony
which is in the approved Minutes.

Another reason is that in the original legislation as passed by both the Planning Commission
and the Board of Supervisors, Section 317 (d) (3) (A) regarding the adjustment of the values for



the RH-1 was to have the adjustment made by the Planning Commission and not the Zoning
Administrator. This language in the Code has not changed and still says that the Planning
Commission makes the adjustment. The Code Implementation Document gives the ZA this job
of making the actual adjustment in the document. (The CID is dated October 2010 which says
the ZA makes the adjustments, while the letter on Crown Terrace from the ZA is dated a year
and a half earlier on April 29, 2009. However Section 317 (d) (3) (A1 does grant the authority to
the Planning Commission, just as it does in Section 317 (b) (2) (D). Section 317 was finalized
and signed by Mayor Newsom on April 17, 2008. The powers in Section 317 to adjust all
values seem to be linked to the Planning Commission. The rationale to adjust is linked.

Another reason is that since the new ADU legislation there are technically no more RH-1 zoned
neighborhoods. This came up in the Commissioner's discussion at the June 6th at General
Public Comment. The Commission needs to recalibrate the values overall and catch up by
enacting further adjustments.

The most important reason for further adjustments is the original intent of Section 317. For the
past five years housing in San Francisco has been besieged by the boom economy or as some
like to call it, "the money bomb". Mitigating this impact and catching up with the original
intent of Section 317 to "....conserve exciting housing and preserve afifordable housing" is
more than necessary.

In addition to the 125 Crown Terrace letter, I am attaching my work sheet of what the Demo
Calcs could be, whether adjusted once or three times. These numbers are based on the
maximum adjustments to Section 317 (b) (2) (B) and Section 317 (b~2) (C) as allowed by
Section 317 (b) 2 D . The third attachment that the Commission may find helpful, as well as
historically import is from an unpublished case from the Court of Appeal, First District, Division
2, California. It is entitled, "Ara TEHLIRIAN et al, Plantiffs and Appellants, v. City and County of
San Francisco, Defendant and Respondent; Jose Morales, Real Party in Interest and
Respondent. It concerns the issues at the heart of this request for a further adjustment to the
Demolition Calculations by the Planning Commission.

Closing

It took the better part of the first decade of the 21st century to get an Ordinance passed that
created Section 317. Section 317 has its faults, but the intent is very sound. There was no
major opposition to it as best I can tell from the record when it was before decision makers
more than a decade ago. Adjusting the values of the Demo Catcs in 2019 would be a good
thing. Please consider adjusting them at least once and please consider asking the City
Attorney if you may use your powers as a Planning Commission to go even further.

Sincerely,

Georgia Schuttish
460 Duncan Street

cc: Commission Vice President Koppel; Commissioner Moore; Commissioner Fung;
Commissioner Johnson; Commissioner Richards; Commissioner Hillis
Deputy City Attorney Kristen A. Jensen; Deputy City Attorney Kate Stacy

att: Letter re: Crown Terrace from L. Badiner to A. Brown; 4/29/2009
Work Sheet on Demo Calcs (G. Schuttish)
Tehlirian v. City and County of San Francisco (WestlawNext) O 2016 Thomson Reuters
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Acting Director
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General Public Comment 9/12/2019 to Commission from G. Schuttish

NUMERICAL CRITERIA VALUES FOR RH-1 from 2009 -September 12, 2019

$2.2 MILLION
July 2019

$1.9 MILLION
December 2017

$1.54 MILLION
April 2009

$1.3 MILLION
August 2013

$1.506 MILLION
March 2014

$1.63 MILLION
November 2015

No Adjustment to Demo Calculations for RH-2 and RH-3 since Code Implementation Document. October 2010

2009 value stated in 4/29/2009 ZA Letter to Amy Brown re: Crown Terrace; 2013 value based on RJ&R memo by D.
Silverman found on Internet; All other values published by Planning Department in "Removal of Dwelling Units Periodic
Adjustment to Numerical Criteria"
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Court of Appeal, First District, Division 2, California.

Ara 1'EHLIRIAN et al, Plaintiffs and Appellants,

~-.

CITY AND COUNTY OF SAN

FRANCISCO, Defendant and ResFwndent;

Jose Morales, Real Party in

Interest and Respondent.

No. Aii2246. J ( San Francisco

City and County Super. Ct.

No. 505035). ~ March ~6, 200.

Attorneys and La~v Fu•►ns

(amen I3randan Iirius, _~ndre« \fa~er7,acks, Zacks Utrecht
& I.eadbetter P.C., San Francisco, CA, for Plaintiffs and
Appel I ants.

Susan S. Cleveland, Sarah Ellen U~r~o~~itz, Office of the
City Attorney, San Francisco, CA, for Defendant and
RespoadenG

Raquel Fox, Tenderloin Housing Clinic, Inc., San Francisco,
CA, for Real Party in Interest and Respondent

Opinion

L \\IBDI~\, J.

~1 Appellants Ara Tehtirian, Berg Tehliriau, and ABT
LLC (petitioners) i seek reversal of the superior court's denial
of their petition for writ of administrative mandate, as well
as an order directing issuance of a writ to the San Francisco
Board of Appeals instructing them to reconsider petitioners'
permit application and make legally relevant findings. We
affirm the superior court's denial of their petition.

BACKGROUND

Petitioners own an old residential duplex located a 572-572A
San Jose Avenue _in San I'rancisco, purchased by Ara and
Berg Tehlirian in 1994. The duplex consists of two units,
one on the ground floor and one on the second floor,
each containing two bedrooms and one bath, and measuring
approximately 750 square feet Real party in interest Jose
Morales, 76 years old as of June 200 and aself-described
"low-income senior," has resided in one of the two residential
units in the building since 1965; the other unit has been vacant
during this dispute.

In November 2002, petitioners, through their architect,
Best Design and Construction, submitted a building permit
application to the Department of Building Inspection for the
City and Connty of San Francisco (City). ̀  The proposed
project would remoee the existing brick foundation, convert
the ground floor residential unit into a two-car garage and
storage facility, renovate the second floor residential unit, and
add a third floor, to be used as a second residential unit. The
project would add 335 square feet to the ground floor, 3fi8
square feet to the second floor, and a 1,038 square foot third
Boor, extending the building in the front and back.

Morales requested the Planning Commission (Commission)
conduct a discretionary review of petitioners' application.
The subsequent Planning Department staff report to the
Commission summarized petitioners' proposed project as
follows:

"The proposed project aims to convert the first floor into a
garage (cu►rently it is used as a dwelling unit), in order to
provide parking for the two dwelling units located above. The
second floor the existing dwelling unit, the entryway, [sic ]
and provides a horizontal rear addition of 135 square feet. It
proposes a horizontal front addition of 625 square feet and a
new bav window. This second floor unit has two bedrooms
and two bathrooms. The proposal also includes a vertical
addition, a new third floor to house the second dwelling unit
The unit has two bedrooms and two bathrooms and is larger
than the e~cisting dwelling unit by approximately 300 square
feet The exis4ng units measure approximately 750 square
feed The re-modeled units measure approximately 1,050"

4ccording to the Planning Department staff summary,
Viorales was "concerned that his displacement will affect his
health, he will incur relocation costs, and that the proposal



Tehlirian rr. City and Caunty of San Francisco, i~ot Reported in Ca1.Rptr.3d (2007}

will result in increased rental costs. The tenant is also
concemerl that the project would reduce the city's affordable
housing stock."

*2 After further analysis, the Planning Department staff
reported. "There are concerns that this project is a demolition.
The Departrnent of Building Inspection has made the
determination that this project is an alteration, not a
demolition. Therefore, the Planning Department has received
the application as an alteration." The staff recommended that
flee Commission not take discretionary review and approve
the project as proposed. The Commission subsequently
conducted a discretionary review of the project and denied the
building permit application in October ?003 by a four-to-one
vote, based an the following findings:

"The proposed project is not a major alteration but a de
facto demolition; (Zfj The project would result in the de facto
loss of affordable housing by improving and expanding the
existing units that are currently accessible to lower-income
tenants because of their size and relative lack of amenities;

[11] The proposal might result in the displacement of an
elderly man with limited income; and [q] Any conditions
of approval attached to the building permit relating to
rental rates, relocation, tenant's right of return, and other
arrangements made between the landlord and tenant would
not be enforceable by the [Commission]."

Petitioners appealed to the Board of Appeals (Board) on the
ground that the Commission eared in its determination that the
alterations were a de facto demolition. In February 2004, the
Board Beard statements from, among others, Ara Tehlirian,
Morales, and the public. Ara Telilirian stated that he and
his family wanted to move to San Francisco and live on the
premises in order to be closer to Family, and needed to make
the alterations called for by the project in order to do so. The
Board voted three to two to overrule the denial and grant the
permit with conditions as presented by petitioners, which vote
was insufficient to overturn the denial. After a rehearing in
November 2004, the Board voted three to two to uphold the
denial. The Board did not make specific findings regarding
eider ruling.

Petitioners filed a petition for a writ of administrative mandate
in superior court pursuant to Cole of Civil Procedure section
1 c~~i~.;. The court denied the writ in September 2005, finding
that the Board had substantial evidence before it that the
project would impact the City's health, safety, and welfare by
reducing its stock of affordable housing.

This timely appeal followed. We have granted each party's
request for judicial notice of certain documents. These
include excerpts from the Housing Element of the City's
General Plan and documents related to petitioners' notice of
rvithdrawal of the rental unit occupied by Morales pursuant

to the Ellis Act, which we discuss further, post. ~'

DISCUSSION

On appeal, petitioners argue that (1) the board "failed to
proceed in a manner required by law because it failed to
make findings in affirming the Commission's decision to
deny the permit"; and (2) "there is no substantial evidence
to support the findings that the proposed remodel is either a
demolition or would negatively affect the City's affordable
rental housing stock." Neither argument has merit.

I. The "Fi ndings"Issue

*3 Petitioners argue that the Board failed to make Endings
in this case, constituting an abuse of discretion under Cade
cl Cis it Praccdus~e section 109-t.>, citing To/~a~~ga A.rsn. fir a
Sreni~ Coratrn~~s~it~• r. County of L~~s Rr~; eles (1~i7-~j 11 C'al.3d
~Ot~, it ~ (Topanga) and h'ncile~• r. City of Untnrio (1970 -l3
C'al. App3ci 1'' 1, I27-1''~ (HculleY )•)

(:'ode of C'i~ i1 Procedure section 109~}.~, subdi~~ision (h) states
in relevant par[ that "[a]buse of discretion is established if
the respondent has not proceeded in the manner required
by law, the order or decision is not supported by the
findings, or the findings are not supported by the evidence."
This section "clearly imports a duty nn the part of the
administrative agency to make findings as a basis for judicial
review." (Hculle~•. stiprc~. =~3 Cal.:~p~.3d at p. 1?7, citing
To~~a~,n. .,~~prrr. 11 Ca13d aY pp. ~1a-,17.) However, this
duty has not been extended to appellate bodies reviewing
administrative agency decisions. (Ross r. City of Rollin; Hills
lstnte.r (1957> 192 Ca1.~1pp.3d 370, 376 (Ross) [stating,
"[b]y affirming the Commission's decision, the Council in
effect adopted its findings"J; Carnzel Va!!ey Vies+~, Ltc/. r.
13nartl qi Sitpernisors (19?Gl ~S CaL_~pp.3~1817, 333 (Carntel
Valley View) [the action of the board of supervisors in effect
adopted the findings of the Commission].)

Here, the Commission made specific findings, which we
quote in the discussion portion above. These findings "are
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sufficient [o apprise the parties and the court of the basis"

for the City's action here. (Koss, sc~En-a. 192 Cal..lpp.id at

p. 377.) The Board, by upholding the Commission's ruling,

in effect adopted these findings. (Ic(. at pp. 376-377; C7irmel

Vnller Vier. sr{pr~r. ;K (_'al.:lpp.3d at p. 823.) Petitioners'

argument is without merit

II. The Substanlial Evidence Issue

A. Substantial Evidence Standard of Review

The parties agree that because the right at stake is not a

fundamental right, we apply a substantial evidence standard

of review (Strumski~ - r. Saga Diego Cou~aty F_mploree.c

Reiire~~tent Asset. (1970 I 1 C'al3d, ZS, a<L-~i), doing so to

review the Board's decision, not the teal court's. (Auburn

tVoods 1 Hnmenisvters Assn. r. ht~ir F_~ntplo}~nzent ~ Housifrg

Com. (200-~) 1?1 Ca(.:1pp.-}th 1~7H; 1183 (Aubun: ).) In

reviewing the validity of the Board's decision, ('ucle ol~ Cis it

Praceclure. sect+an 1 94. requires we inquire into whether

the Board " ̀acted in excess of its jurisdiction and whether

there was any prejudicial abuse of discretion.' " (Auburn, at p.

1583.) Abuse of discretion is established if the Board" ̀failed

to proceed in the manner required by law or its finding ... is

not supported by substantial evidence in light of the whole

record.' " (Ibid.)

We exercise the same function as the teal court and must

decide if the Board's findings were based on substantial

evidence. (Arrhru-n, sc~~~rcr. 1 ^_ 1 ('al..~pp.1th at 1 X83.) We do

not reweigh the evidence, and must view the evidence in

die light most favorable to the Board's Endings and indulge

in all reasonable inferences in support thereof. (Ibid.) " ̀

"We may not isolate only the evidence which supports the

administrative finding and disregard other relevant evidence

in the record. [Citations.] On the other hand, needier we nor

the trial court may disregard or overturn the [Board's] Finding

 ̀"for the reason that it is considered that a contrary finding

~~~ould have been equally or more reasonable" ̀  " ̀ " (Ibid.)

We must uphold the Board's decision " ̀unless the review

of the entire record shows it is so lacking in evidentiary

support as to render the decision unreasonable.' " (Ibid.) "

`Substantial evidence is defined as: " ̀relevant evidence that

a reasonable mind might accept as adequate to support a

conclusion, ...' " [Citation] or evidence of " ̀ "ponderable

legal significance ... reasonable in naWre, credible, and of

solid value." . " ̀ " (Ard.~~~r~t, supra, 121 Cal..~pp.~th at I X83. )

*4 Moreover, if the Board committed errors of law, we

are not bound by its legal conclusions. (At~b«rri, sitprrc, 121

('al._-app.-nth at 1183.)

B. The Scope of A dministrative Review

San Francisco administrative authorities exercise discretion

in the review of permit applications pursuant to San

Francisco Business and Tax Regulations Code, article I,

section 26, subdivision (b), which provides: "(I]n the granting

or denying of any permit ... the granting ... power may take

into consideration the effect of the proposed business or

calling upon surrounding property and upon its residents, and

inhabitants thereof; and in granting or denying said permit ...

may exercise its sound discretion as to whether said pern►it
should be granted ... denied or revoked."

Article I, section 26 of the San Francisco Business and
Tai Regulations is "comprehensive language affecting the
issuance of all permits sought under the authority of tl~e
relevant San Francisco Charter and ordinance provisions
[that] in plain terms vests the granting power with a `sound
discretion' generally_" (Lindell Co. r. Board cf~ l'ernrit
Appeals (19~~) ?3 CaL^d X03, 31 1: see also Guin~uure }~. San
Francisco City Plamiirag Cone. (19b9j ''09 Cal.:App.3d 732.
738, fn. -4 (Guinnane ); llnrtirt 1'. CL~ [LI1CI CO11I11} o/ San
Francisco (''C?(15) 13~ C al.:\gip.-lth ,9'', BOG--~07 (Martin ).)

Furthermore, "[s]ection 26 ... vest[s] administrative
authorities with very broad discretion to decide whether
and on what conditions an applicant will be granted a
permit And if the application is for a building perniit,
the fact that the applicant's project complies with zoning
ordinance and building codes does not restrict the scope
of that discretion" (11~trdn, srtpra. 13~ Cal . :\pp.-4th at p.
T00; accord, Gt~i~uta~re; supra. 309 Cal.<1pr.3d at p. 73G
["compliance with the zoning laws and building codes did
not entitle [the applicant] to a building permit as a matter of
course"].) Thus, the Commission has the discretion to reject
a peRnit simply because a proposed residential development
is "unsuitable for the indicated location." (Gr~ir~nane, .rrtprn.
309 Cal._1pP. ~d ~t p. 736.) As Division Four of this District
recently stated:

"[I]t is well established that section 26 administrative
discretion is not cabined by specific criteria that may
be set forth in city codes or ordinances. Instead, that
discretion is informed by public interest, encompassing
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anything impacting the public health, safety or general

welfare." (:1~1t~rtin. sreprcz, 13~ C: a1..1pp.~}th at p. ~~}7.~

Under the City's Charter, the Board of Appeals has broad

discretionary review powers. Section 4.106 of the Charter

of the City and Conuty of San Francisco (Charter section

4.106) authorizes the Board of Appeals to hear and determine

appeals arising from the grant or denial of a permit, and to

take the public interest into account in doing so. It states in

relevant part:

"The Board shall hear and determine appeals with respect to

any person who has been denied a permit ... or who believes

that his or her interest or the public interest will be adversely

affected by the grant [or] denial ... of a _.. permit" (Charter,

§ 4.106, subd. (b).)

*5 Charter section 4.106, subdivision (d) states:

"After hearing and necessary investigation, the Board ma}~
concur in the action of the department involved, or by the

afC~mative vote of four members (or if a vacancy exists, by a

vate of three members) overrule the action of the Department

"Vt~here the Board exercises its authority to modify or

overrule the action of the department, the board shall state in

summary its reasons in writing."

Thus, "both the planning commission (under § 26) and the

board of permit appeals (under § 3.651 of the city charter)

are authorized to exercise independent discretionary review

of a building permit application, the final authority being

reposed in the board. Further ... such review is not confined

to a determination whether the applicant has complied with

the city's zoning ordinances and building codes." (Giii~uin~~ie,
cr~j~ra, ~OJ CrtL~~p~~.:~ci at ~. 7~0, fn. added.) "The board

generally enjoys ̀  "complete power to hev and determine

the entire controversy, [is] free to draw its own conclusions

from the conflicting evidence before it and, in the exercise of

its independent judgment in the matter, affirm or overrule...."

 ̀[Citations.] However, that power must be exercised within

Use bounds of~ all applicable city charter, ordinance and code

sections, and any action on its part that exceeds these bounds

is void." (City and Coitntp of San Francisco r. F3oarrl of

T'enniE A~~~aecr~ls (1X89) 2Q? Cal. App.3d 1099, 11(1 - I ltli. )

C The Board's Ruling

Petitioners contend no substantial evidence supported the
Board's finding that their project was a demolition or would
result in the loss of "affordable" housing, either to Morales or
the City at large. This is incorrect.

1. "De Facto Demolitit~n "

The Commission's findings referred to the project as resulting
in a "de facto demolition." It is not completely clear whether
the Commission's use of this phrase was intended to find that
the project constituted a "demolition" as that term is defined

under municipal law, rather than an "alteration."' However,
the record indicates that the Board reviewed the appeal with
this in mind, as the Board's Vice President Sugaya stated at the
November 2004 rehearing, "I still believe that this is an illegal
dernolitior: and thaNs what we're voting on." (Italics added.)
Accordingly, we review the record to determine whether
substantial evidence was presented to support the finding
that the project vas a "demolition" as that term is defined
under municipal law. We conclude that such evidence was
presented.

The City's Building Code defines "demolition" for the
purpose of determining whether an unlawful residential
demolition has occurred. It is defined as "the total tearing
down or destruction of a building containing one or
more residential units, or any alteration which destroys
or removes ... principal portions of an existing structure
containing one or more residential emits." (S.F. Building

Code, § 1033.?. ~' )

*6 The teen "principal portion" is defined as "that
construc4on which determines the shape and size of the

building envelope (such as the exterior walls, roof and
interior bearinD elements), or that construction which alters
two-thirds or more of the interior elements (such as walls,

partitions, Floors or ceilings)." (S.F. Building Code, §

1033.2.)

Thus, under the City Building Code, a "demolition" includes
an alteration which destroys or removes principal portions of
an existing strucnlre containing one or more residential twits,
which "principal portions" include "a construction which
determines the shape and size of the building envelope,"
including, but not limited to, exterior walls, roof, and interior
bearing elements. Petitioners' proposed project meets this
deCnition of "demolition ." Petitioners' plans, rather than

being "fairly modest" as petitioners claim, indicated that the

project would, among other things, replace the existing brick
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foundation, convert the first floor 750 square foot residential

unit into an expanded two-car garage, renovate and expand

the second floor rental unit occupied by Morales from 750 to

1,050 square feet, and add an entirely new third floor on top

of the building, whew a 1,050 square foot modern residential

unit would be constn►cted. It can be reasonably concluded
from these plans that both the shape and size of the building
envelope would be significantly altered, and that "principal
portions" of the building would be removed or destroyed
(such as the second floor roof, a significant portion of the
building "envelope" for the horizontal expansion of the first
and second floors, die first floorresidential unit, some portion
of the first floor exterior for cars to enter the ne~v garage, and
the existing foundation).

Furthermore, there was substantial evidence thattwo-thirds or
more of the interior gravity bearing walls would be removed
by die project. A letter by Stuart Stoller, a senior associate
at SGPA, an architecture and planning firm, was submitted

to the Board, ~ in which Stoller disagreed with the estimate
by Tehlirian's own architect, Charles Ng, that "less than
57% of the existing bearing walls" would be removed in the
proposed construction. Stoller opined, based on his review
of petitioners' "existing wall diagram," that the diagram did
not take into consideration certain specified aspects of the
premises or address certain "potential" requirements which,
if considered, "could likely indicate that 33% or less of the
existing wall structure will be retained." Stoller's letter called
into question whether or not two-thirds of the interior gravity
load bearing walls would be removed in the course of the
project.

A letter by licensed contractor Alan Klonsky was also
submitted to the Board. Klonsky reviewed Mr. Morales's
rental unit and certain unspecified project plans. He stated:

"Although the project drawings are labeled as vertical and
horizontal additions, in reality, the scope of work constitutes a
demolition and the construction of a new building. At ground
level, now occupied by the second unit, a garage is proposed
along with the foundation and structural upgrades required
by the construction of a 3-story building. Over the garage 2
floors of new construction will be built with an increase in
the footprint of the building ro current allowable lot coverage.
The 2 new units will be significantly larger tlian the existing
apartments. [1J] ... [f~J This project will require the existing11
building to disappear as a new building takes its place. Any
remnant of the original construction will be symbolic at best

It appears to me that proposed scope of [sic ]far exceeds the
de6niUon of a remodel."

*'1 Based on this substantial evidence, the Board could
reasonably conclude that the project, rather than calling for
"alterations" as claimed by petitioners, was in fact ("de
facto") a "demolition" as that term is deCned by the City's
Building Code. The plans called for significant changes to the
shape and size of die building, by the destruction or removal
of significant principle portions of it Iilonsky's views, while
not discussing the City's definition of demolition, confirmed
these dramatic changes. The Board also could reasonably rely
on Stoller's letter to conclude that the project more likely
than not would destroy two-thirds or more of the linear feet
of gravity load bearing walls, which would also constitute a
"demolition" as deFined in the City's Building Code.

Petitioners argue that we should disregard Stoller's letter as
"soundly defective;' amounting to "merely speculation and
unsubstantiated opinion," because Stoller's qualifications are
unclear, he examined only an "ex}sting wall diagram" without
showing how he could rely on it for his conclusions, and
stated his conclusions in an unacceptably equivocal fashion
(using such terms as "could" and "likely"}.

Petitioners' arguments lack merit. The Board could
reasonably infer that a senior associate of an architecture
and planning firm has the expertise to evaluate the materials
Stoller reviewed and opine about them. Indeed, Ng's
own qualifications appear to be less than what petitioners

represent, i.e., a "licensed architect."" The evidence also
strongly suggests that Stoller and Ng relied on the same
or a very similar document in stating their views of the
proposed project, since Stoller refers to "the `Existing Wall
Diagram' submitted by the project sponsor" and Ng refers to
an "existing walls diagram." Neither explains how he could
rely on such a document for his conclusions.

As for the quality of Stoller's opinion, his statements were
not conclusory, and are a far cry from those discussed in the
cases petitioners cite. (See Geiru_y r. City o% .1lru•rietu 1~~9i)
36 Cal. ~~pp.-~U7 139, I-131-1 32 [expert found no effect on
groundwater except fora "possible exception," and relied on
unspecified information]; Drorcet ti•. .Snperinr Cnxrt (2003)
:; t Cal.-lth X83, X98 [refemng to a "snippet' of a Senate
Committee analysis in discussing a statute's interpretation,
merely identified as "sufficiently tentative and equivocal to
caution us against relying too heavily on [it]"]; Crli;~rn Ac~riou
o Ser•i~e All Sttrderits ~~. %Yiornle~~ (] y90~ 2?2 C~iL~~pp.3~i 7~,
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.'

7i< [refemng to a "conclusory" comment regarding what

"might" occur as speculative and not substantive evidence];

lieetarz r. tt'nrk~rs' Comp. ~AppecaLc~ Rtl . (19?t~) 9~ CaL -1pp.3d

3~7, 313, fn. 2 [merely referring to a "conclusory" doctor's

report].) Stoller identified specific areas of the sWcture and

potential requirements that factor into his views, and listed

five specific items of concern. He used the phrase "could ...

indicate" because he reached different conclusions depending

on which of his stated items of concern are considered. ~ His

use oC terms such as "likely" or "potential requirements" to

qualify Ills conclusions is hardly fatal in an expert opinion.

They may go to the weight afforded to his opinion, but do not

eliminate their merit altogether.

*8 Petitioners also argue that Klonsky's statement is an

"unsupported conclusion, especially because it is contrary to

the Planning Departments informed determination. Nothing

in his conclusion attempted to apply relevant building code

standards governing remodel versus demolition." Petitioners

miss the relevance of Klonsky's statement, which is to

support the conclusion that, practicall}r speaking, the project

"demolishes" the old building and places a new, significantly

different one in its place, regardless of the Building Code

definitions.

Petitioners also argue that we should rely on the Planning

Department, which petitioners contend "repeatedly found .._

the project not a demolition." The record does not support

petitioners' contention. The Planning Department stated in

recammendins that the Commission not take discretionary

review: "The Departrnent of Building Inspection has made

tl~e dete►mination that this project is an alteragon, not a
demolition Therefore, the Planning Department has received
the application as an alteration."

Regardless, we will not reweigh the evidence. The Boazd was
entitled to rely on the substantial evidence thae the Tehlirian
project was a "de facto" demolition, even in the face of
contrary evidence.

In d~eir reply brief, petitioners also distinguish the City's and
Iviorales's reference to a "de facto demolition" from a "de
jure demolition," arguing that it constitutes an "admission"
that there is no evidence of the latter, and that the Boazd
acted without authority to reject a permit application for a
mere "de facto demolition." To the contrary, the City argues
that "the Project rose to the level of a demolition," and 
-lorales, as he argued before the Board, contends that the

"de facto demolition" constituted a "demolition" as the term

is deFned by the City's Building Code. As we have already
stated, Board Vice President Sugaya stated that the Board
was considering ~~vhether this was an "illegal demolition."
In any event, there was substantial evidence that the project
called fora "demolition' as that term is defined by the City's
Building Code.

2. Affordable Housing
The Board did not abuse its discretion in finding that
petitioners' project would eliminate affordable housing from
the rental market

Pursuant to state and municipal law, the Board may consider
the need to retain affordable hoaxing in deciding whether
to grant or deny permits. "[C]reating affordable housing for
low and moderate income families" is a "legitimate state
interest" (I-lorize Builders A,ss~t. ~>. City n~'R~crj~n !"?(xO11 ~~tl
Cal. app.-nth 185, 1.9i.) "The assistance of moderate-income
households with their housing needs is recognized in this state
as a legitimate government purpose. (See, e.g., C~~~~ .C'ude,
d C~?&~, ;i~b~i. is-~i2~ [local communities must set forth
in housing elements of their general plan a program that
will ̀ assist in the development oC adequate housing to meet
the needs of low-and moderate-income households' (italics
added) ].)" (S'ai~~a ;19otriccc Beuck, I_tcl. r. Superior Cuaara
(1390) 1~~ Cal .~tli 9j~, 970'71. t

*9 Municipal law requires the Board to consider the
City's supply of affordable housing in making its decisions.
The City's Planning Code section 101.1, subdivision (b)
(3), states as a "priority policy" "[t]hat the City's supply
of affordable housing be preserved and enhanced," and the
City's departments must comply with the Planning Code's
provisions in issuing permits. (S.F. Planning Code, § 175,
subds. (a), (b).)

Furthermore, the Housing F~ement of the City's General Plan
emphasizes the imporGv~ce of retaining affordable housing.
Objective 2 of the Housing Element states:

"The existing housing stock is the City's major source of
relatively affordable housing. It is very difficult to replace
given the cost of new construction and the size of public
budgets to support housing construction. Priority should be
given to the retention of existing units as a primary means
to provide affordable housing." (S.F. General P(an, Housing
Element (adopted May i3, 2004) p. 145_)
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Consistent with this emphasis on retaining affordable

housing, Policy 2.1 of the Housing Element discourages the

"demolition" of sound existing housing. It states:

"Demolition of existing housing often results in the loss of

lower-cost rental housing units. Even if the existing housing is

replaced, the new units are generally more costly. Demolition

often results in displacement of residents, causing personal

hardship and relocation problems. [~] ... The City should

continue to discourage the demol i tion of exi sti ng housing that

is sound or can be rehabilitated, particularly where those units

provide an affordable housing resource." (S.F. General Plan,

Housing Element (adopted May 13, 2004) pp. 145-146.)

Board, ~~' Ara Tehlirian acknowledged to the Board during

the February 2004 hearing that he was encouraging Morales

to apply for government housing assistance and to consider
taking on a roommate to pay for rent increases. Among other
things, Tehliria~~ stated:

"[IJ'd be taking a hit on the eJtisring costs, but I'll take on

that extra burden for a period of time, a reasonable period

of time, until such time that the tenant can perhaps get in a

roommate that can pay him several hundred dollars a month,

or assistance where the government will try to assist him and

by being able to get that assistance that will take some of the

burden off of me."

Also consistent with this emphasis, Implementation 2.1 of the

Housing Element states, among other things, "[t]he Feasibility

of expanding the demolition definition will continue to be

evaluated in order to prevent the loss of housing classified

as `alterations.' (S.F. General Plan, Housing Element,

(adopted May 13, 2004) pp. 145-146.)

The Board's decision to uphold the denial of petitioners'

permit application took into account the impact of the project

on the City's stock of affordable housing. This was evidenced

not only by its implicit adoption of the Commission's

findings, but also by Board member Knox's statement at the

November 200=1 rehearing:

A

"I'm sensitive to the fact that Mr. Morales would be displaced

and ultimately what we are looking at is the denial of the

permit, not the fairness of people being able to buy property

and make changes. (~] Or frankly, I don't think we are

going to be able to address the lack of affordable housing

in San I'rancisco in this Board, with this Board in any

case, including this case. [1Jj As long as there is the private

ownership of property in a limited geographical area, housing

is going to be really expensive in this town. [1J] But I am not

inclined to grant the appeal and overturn the denial of the

permit."

*10 There was substantial evidence that the enlarged,

renovated second (7oor rental unit would become

unaffordable to persons in Morales's modest circumstances.

Morales stated to the Board at the February 2004 hearing

that he already was spending "more than 30 percent' of his

income in rent, which was approximately $873 a month as

of July 2005. Although petitioners eventually made certain

promises to accommodate Morales's income limitations and

displacement concerns as a part of their appeal to the

Thus, whether or not petitioners accommodated Morales's

concerns and limitations for a time, this testimony suggested

that the new unit would no longer be affordable to a person
in Morales's circumstances.

There was also substantial evidence that the project would

remove the existing first floor, 750 square foot residential unit

from the housing market as well, and that it, too, was of a

more affordable nature than its "replacement." Although it

was apparently vacant throughout this dispute, its conversion

into a parking garage would obviously eliminate it from use.

Petitioners' construction of a new third floor for the building,

consisting of a modernized, 1,050 square foot residenrial

unit, does not necessarily require its destruction. It is also

reasonable to concl ude that the modernized and enlarDed third

floor unit would be significantly more expensive if offered on

the rental market.

Petitioners argue that the Board's affordable housing

deteRnination was improper for a number of reasons. First,

they contend that there was no substantial evidence that

affordable housing would be lost to Morales or the City at

large. They point to their offer to limit capital improvement

pass-throughs to Morales to $43 per month, and to the lack of

evidence that the project would result in "luxury" amenities.

We think these arguments avoid the obvious. The Board could

reasonably conclude based on substantial evidence that the

project would eliminate two residential rental units that are

affordable to persons of modest circumstances, as we have

discussed herein.

Petitioners also assert that Morales's unit in its present state

is "perhaps dangerous," and suggest that it may violate

the implied warranty of habitability, and contain "defects."

Petitioners do not point to anything in the record so indicating,
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and there was substantial evidence to the contrary. Klonsky,

Q~e licensed contractor, reviewed Morales's living conditions

and found he lived "in a small Victorian building that

appeared to suffer from deferred maintenance but was far

from uninhabitable."

*11 Petitioners argue further that neither the Board

nor the Commission are qualified to determine what is

affordable housing, and neither body has "authority to prevent

property owners from making moderate improvements to

their property because doing so would affect the supply

of affordable housing." They also insist that there were

no standards or evidence of what constituted "affordable

housing," or that the project once it completed would not

be affordable. These arguments presuppose that petitioners

were entitled to approval of their permit application absent

some definitive proof [o the contrary. As we have already

discussed, the Board has broad discretion in granting or

denying permits. We see no reason under the circumstances

of this case to question the Board's decision that the project

would eliminate affordable housing because the term was not

precisely defined.

In short, given our deferential standard of review, the

City's stated priority of retaining affordable housing and

discouraging its "demolition," and the substantial evidence

reviewed herei n, r i we cannot conclude that the Board abused

its discretion when it denied petitioners' appeal because, as

stated in the Commission's findings, the "project would result

in the de Facto loss of affordable housing by improving and

expanding the existing units that are currently accessible to

lower-income tenants because of their size and relative lack

of amenities."

D. The Board Did Not Improperly Consider Tena~:cy-

Related Issues

Petitioners argue that the Board's consideration of the impact

of the project on the Cily's stock of affordable housing was

somehow precluded by the Board of Supervisors' creation of

the Rent Stabilization and Arbitration Board (Rent Board)

and enactrnent of related taws establishing certain rights and

obligations between landlords and tenants (Rent Orclinance),

and was beyond the Board's authority under Sau Frai►cisco
Business and Tai Regulations Cade, article I, section 26.
Peritioners contend that the Board improperly considered
"tenancy-related issues," and that allowing the Board to base
itS decision on considerations regarding affordable housing
"would undermine the creation of the Rent Ordinance and

usu►p the jurisdiction of the Rent Board." This argument also
lacks meriC

As we have already discussed, the Board may, pursuant to
Charter section 4.106, subdivision (b) of the Charter consider
the "public interest" in its review of a permit. Pursuant to
San Francisco Business and Tax Regulalions Code, article
I, section 26, it may review permits with regard to "public
health, safety, and general welfare." (:i lcrrtin, supra, 135
Ca1.:1rp.=nth al p. 407.1 Given these provisions and the City's
stated priorities regarding affordable housing, the Board
was entitled to consider the project's impact on the City's
affordable housing stock in its deliberations.

Petitioners argue that the Board acted similarly to the Board
in Cite sand County n~' San Francisco r. Pt;cif-r( u~ I'ernzit
A~pealr. s~rpr~r, 207 CaL -1F~p.3d 1C1~9, an opinion issued by
this coud. We disagree. In that case, the court held that the
board acted in excess of its jurisdiction when it authorized a
third unit For a property zoned for single family use. (~r(. at
p. 110'. i The court concluded that the board had effectively
rezoned the property, a legislative act exclusively within the
power of the board of supervisors. ild. at p. t 110.) No such
"legislating" occurred here. As we have discussed, the Board
acted within its authority to review pernuts, and to consider
such things as the public health, safety, and general welfare,
and the City's priorities regarding its affordable housing
stock, in doing so.

*12 Furthermore, the Board did not decide any issues
covered by the Rent Ordinance. The Board did consider the
possible impact of the project on Morales, and encouraged
negotiations between petitioner and Morales to mitigate that
impact. The municipal ordinances allow for the Board's
consideration of the projecNs impact on Morales. (Charter,
§ 4.106, subd. (b) ("The Board shall hear and determine
appeals with respect to any person who has been denied a
permit ... or who believes that his or her interest ... tivil] be
adversely affected by the grant [orJ denial ... of a ... permit"];
S.F. Bus. &Tax Regs.Code, art I, § 26 ["in the granting
or denying of any permit ... the granting ... power may take
into consideration the effect of the proposed business or
calling upon surrounding property and upon its residents, and
inhabitants thereof'].) The Board inevitably considered his
tenant circumstances in assessing the project's impact on him,
given his status as petitioners' tenant. However, the Board did
not decide any issues covered by the Rent Board or the Rent
Ordinance. For example, it made no determinations related to
Morales's displacement or temporary eviction, his relocation
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benefits, the amount of rent to be paid should the project

be completed, or the amount of capital improvement pass-

through that should be allowed. ~'

E. Petitioners' Ellis Act Notice

Petitioners represent that, while this appeal was pending,

they invoked their Ellis Act rights pursuant to Goy erni~~eat

C'o~tc section 7060 et seq. and the City's Rent Ordinance,

San Francisco Administrative Code section 37.9A, and gave

notice to terminate Morales's tenancy and withdraw his unit

from the rental market They contend that, as a result, "a

remand should result in a determination that the building

no longer contains any rental housing, thus precluding any

finding that this project will affect the City's affordable

housing stock," and "submit that a writ of administrative

mandate should issue compelling the [Board] to make legally

relevant findings, which if done, wil(lead ro permit issuance."

The courts review the Board's decision pursuant to c'c>d~~

:~i~ c'i~-il Proce~iui-e, sectio~i 109=~.~, based upon the record

before the Board at the time it made its decision, with limited

exceptions. (C'ode Citi~. Proc., § 109~1.~, su1x1. (c); T_~ure~n

Tec~cirei-'sAssn. r. Bonrcl gf~c~rac~tstinri (198$) 199 C'al._1pp.3d

3~3, 36G-367.) We see no reason to consider petitioners'

aclions and contentions regarding the F~lis Act, other than

to determine whether or not this appeal is moot in light of

them. ~Ve conclude that it is not, as the record indicates that

petitioners have extended the date of withdrawal of the unit

to April 18, 2007, as indicated by petitioners' May 17, 2006

letter, of which we have taken judicial notice at Morales's

request. (See I~~I.:~~iii•ca t~. Beckett {006) 137 Cal. app.~th

~1~, x-17, fn. -~ [determining the merits of a dispute after Ellis

Act notice had been given because the notice could still be

rescinded].)

*13 The City also argues that we should determine

that petitioners' Ellis Act notice cannot effect the Board's

decision because "[i]t does not necessarily alter the property's

character as `affordable housing' or change the proposed

Project from a demolition to an alteration." These issues also

were not before the Board and, therefore, we do not consider

diem.

F. Other Arguments by Petitioners

Petitioners make a number of addilional arguments, none

zif which are persuasive. Petitioners repeatedly allege

improprieties that have no support in the record, such as

that Morales "called in political favors," the Commission

and Board made findings that were "utterly pretextual" and

"unfettered whim," and petitioners were "singled ... out

solely for political reasons." We disregard these unsupported

contentions.

Petitioners also argue that the Board's action effectively

bans property owners from making any improvements to

their buildings, stating: "If the City's position really is to

keep housing affordable by encouraging dilapidation and

preventing improvements, this court should order the City to

cease issuing residential improvement permits of any kind to

anyone. In fact, it should order that all permits already issued

be rescinded and that all improvements ever made to an~r

property be removed. That will undoubtedly not only prevent

housing from becoming more expensive, it will ensure that it

becomes truly affordable."

This hyperbole cannot obscure the substantial evidence of

the dramatic overhaul called for in the petitioners' proposed

project. Nothing in the record indicates that the Board barred

petitioners from making any improvements ro their property.

We also disagree with petitioners' assertions in their reply

brief that the Board's action was "irrational" and "arbitrary"

and against the "sound discretion" standard of San rrancisco

Business and Tax Regulations Code, article I, section 26.

Petitioners' overbroad, scateershot arguments, such as their

claim that the Board's action was in conflict with statutory

provisions regarding the improvement and rehabilitation of

property, arni their contention that the City has "telegraphed"

that it will continue to "retaliate" against them and "never

approve any permit they seek," are unpersuasive. Petitioners

repeatedly ignore the substantial evidence discussed herein

that their project was a "demolition" and would eliminate

affordable housing from the rental market, and the Board's

broad discretion to act consistent with the City's interest in

discouraging such demolitions and preserving such housing.

DISPOSITION

The superior courNs denial of petitioners' petition for writ

of administrative mandate is affirmed. Respondent and real

party in interest are awarded costs.

We concur: l~ I.1 \1;, P.1.> and I I. \ I :I~I..I:> J.
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Footnotes

"j The record indicates that ABT, LLC became the owner of the subject real property in 2004. To avoid unnecessary

confusion, we refer to the actions of "petitioners" throughout without distinguishing between appellants.

"~' Ali governmental entities referred to herein are part of the Gift' and County of San Franciscm, unless otherwise indicated.

We also take judicial notice of the Ci~~'s Charter pursuant to Evic~er~ce Gode section 451, subdivision ;a), and of the

municipal laws discussed herein pursuant to E~+idence Code sections 452, subdi~lision (b) and 459.

Section 3.651 of the ~'s~y Charter dealt with the Board's authority prior to Charter section 4.106, and language from that

provision similar to that found in Charter section 4.106 was relied upon by the Guinnane court. (Cuinnane, supra, 209

CaI.A~~.3ci at p. 739.)

A zoning administrator summarizing the Commission's finding to the Board at its February 2004 hearing stated that "[tjhe

primary basis of the [Commission's] denial was that as a defacto demolition, this project resulted in the loss of affordable

housing, and the destruction of sound housing." He later stated: "i did want to talk a little bit about the defacto demolition.

While that's not an official term or part of the demolition policy, i believe the jCommission's] issue here was that by

eMending the building to the rear, removing the front fia~ade and extending the front wall forward, totally remodeling the

interior and removing most of the walls, it is not a technical demolition, but it was substantially the same effect from a

design point of view of being a demolition."

The parties refer to the ~iYy's Building Gode section 103.3 or 103.3.1 in their briefs for these same provisions. We refer

to section 103.32, as the relevant provisions are presently denominated.

The parties do not dispute that hearsay evidence may be considered in such a municipal administrative proceeding.

(See r'Vlohrlief v. Janovici (19J6) ~t Cal.,4~~.4iii 2~?, 294-295 [unsworn statements and letters in the case file may be

considered as evidence in municipal nuisance abatement proceedingsJ.}

~, While Ng states in his letter that as "project engineer and architect of record, in our professional opinion, the subject

building permit application is an alteration and not a demolition" (italics added), he merely identifies himself as a "P.E."

and principal of the "BEST Design &Construction Company" (the letterhead also identifies him as a "CLC"); another

individual, not a signatory to the letter, is identified as an architect on the letterhead.

♦, Stoller stated, "I believe that taking into consideration items 1 through 3 above, could indicate that only 38%of the existing

gravity load uvaA is being retained. Including items 4 & 5 into consideration, could likely indicate that 33% or less of the

existing wall structure wilt be retained."

(~ These were stated by petitioners' representative Bret Gladstone at the November 2044 rehearing.

'~ We find su~cient substantial evidence without needing to determine whether or not the Board was entitled to rely on

statements from the pubic or the Commission regarding the project's impact on affordable housing, a matter referred to

by the superior court and debated between the parties in their appellate papers.

The Commission's findings recognized that Rent Board issues were beyond its purview, stating, "Any conditions of

approval attached to the building permit relating to rental rates, relocation, tenant's right of return, and other arrangements

made between the landlord and tenant wrouid not be enforceable by the Planning Commission."

~r~ a t~oc~r-~en~ 'J ~~J18 Thti~ns~~n Reuters. No claim [c~ ~riyinal U.S. Gavern~nent 1%Jorks.
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ADDRESSES TO CONSIDER AS POTENTIAL
DEMOLITIONS SINCE JANUARY 2015 EMAILS

2149 Castro
2430 Castro
2025 Castro
4055 Cesar Chavez' ̂ L January 2015 Addresses in Emails to Commission
4068 Cesar Chavez L
4173 Cesar Chavez. L 2220 Castro
4326 Cesar Chavez. L 1612 Church
1559 Church" 1433 Diamond
41 Clipper 865 Duncan
33 Day 90 Jersey $
118 Day 168 Jersey. L
1188 Diamond 1375 Noe $
1608 Dolores " 50 Oakwood ̀  L
1156 Dolores
1408 Douglass
310 Duncan*^ 4218 24th Street
276 Duncan " L 4318 26th Street L
844 Duncan 4365 26th Street. L
725 Duncan L 525 28th Street
752 Duncan. L
55 Homestead
235 Jersey ~ .
290 Jersey ̂  ' L New Addresses Since April 2018 Joint BIC/Planning Meetina
481 Jersey L
143 Laidley $ L 1369 Sanchez
537 Laidley L 139 Grand View i..
130 Randal 4466 24th Street ~* $
548 Rhode Island !_ 4061 Cesar Chavez ** $ l_
1235 Sanchez 322 Chattanooga * L
1163 Shotwell ̀  ̂ 350 Jersey
1110 York's 245 Euclid
1161 York '^
171 Valley
3790 21st Street ' $ L
4028 25th Street $ L
4186 25th Street " L 1071 AIBbaRl3 ~ L (Planning Enforcement Action restored this Pioneer District house)
3855 26th Street L
709 27th Street
739 27th Street L
450 27th Street
255 28th Street L Key to Symbols
386 28th Street ^
556 28th Street L 'Originally pair of flats
159 7th Avenue ̀  ̂ !._ "' Added a second condo unit
138 8th Avenue ' ̂ ~; Extensive Excavation
1540 17th Avenue ^ Did not have vertical addition sold as single family (unit merger?)
2829 Baker ~ Permits issued under LLC ownership
2321 Bush " ̂ RED Addresses are December 2015 Noe Valley Five Project Sam kIe
150 Vicksburg*^ 40% are Demolitions ner Staff
376 San Carlos ̀  ̂ L
17 Temple

At least 48 are completed projects that were resold in a range > $3.5 to $5 million plus.
Others are on the market either for sale or pending. Others are not complete. At least
3 never appeared on the market. At least 1 had violations corrected with new permits.


