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Conditional Use Authorization Appeal 
203 Cotter Street 

 
DATE:   November 28, 2016 
TO:   Angela Calvillo, Clerk of the Board of Supervisors 
FROM:   John Rahaim, Planning Director – Planning Department (415) 558-6411 
   Nancy Tran, Case Planner – Planning Department (415) 575-9174 
RE:   File No. 161220, Planning Case No. 2015-003791CUA - Appeal of the approval of  
   Conditional Use Authorization for 203 Cotter Street   
HEARING DATE:  December 6, 2016 
ATTACHMENTS: 

A. Planning Commission Staff Report Documents from September 29, 2016 
hearing (including: Executive Summary; Exhibits, Final Motion No. 19751) 

B. Project Sponsor Submittal and Drawings as Approved at September 29, 2016 
hearing 

 
PROJECT SPONSOR:   Golden Bridges School, c/o Jessie Elliot, 3358 22nd St., San Francisco, CA 94110 
APPELLANT:   David Hooper, on behalf of New Mission Terrace Improvement Association, P.O. 

Box 12111, San Francisco, CA 94112 
 
INTRODUCTION 
This memorandum and the attached documents are a response to the letter of appeal to the Board of 
Supervisors (“Board”) regarding the San Francisco Planning Commission’s (“Commission”) approval of 
the application for Conditional Use Authorization under Planning Code Sections 303 (Conditional Use 
Authorization) and 209.1 (Institutional use), to construct a new kindergarten through 8th grade school 
(d.b.a. Golden Bridges School) on an undeveloped site, within an RH-1 (Residential House, One-Family) 
Zoning District and a 40-X Height and Bulk District (“the Project”). 
 
This response addresses the appeal (“Appeal Letter”) to the Board filed on October 27, 2016 by David 
Hooper, on behalf of New Mission Terrace Improvement Association. The Appeal Letter referenced the 
proposed project in Planning Department Case No. 2015-003791CUA. 
 
The decision before the Board is whether to uphold or overturn the Planning Commission’s approval of 
Conditional Use Authorization to allow the proposed school use and construction at 203 Cotter Street. 
 
SITE DESCRIPTION & PRESENT USE 
The Project is located on the south side of Cotter Street, between Cayuga and San Jose Avenues, Block 
6795A, Lot 029. The subject property is located within a RH-1 (Residential House, One-Family) District 
and the 40-X Height and Bulk District, within the Outer Mission neighborhood. The irregularly-shaped 
parcel (measuring 30,744 square feet) has approximately 63 feet of frontage on Cotter Street and an 
average lot depth of 472 feet. Based on review conducted by Planning Department staff, the proposed 
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Project is exempt from environmental review, pursuant to California Environmental Quality Act 
(“CEQA”) Guideline Section 15332 or Class 32 as it is an in-fill development project and would have no 
significant environmental effects. 
 
SURROUNDING PROPERTIES AND NEIGHBORHOOD 
The area surrounding the Project site consists of residential single-family dwellings with the nearest 
commercial and institutional uses located approximately 500 feet away. The subject property is located 
between the Excelsior Outer Mission Street Neighborhood Commercial (NCD) and Neighborhood 
Commercial (NC-1) Districts. Buildings in the vicinity typically range from two to three-story in height. 
The subject site is in an area well served by public transit which includes BART (Glen Park Station) as 
well as MUNI line stops J, 14, 23, 36, 44, 49 and 52 – all of which are within a ½ mile of the property 
near/on San Jose Avenue and Mission Street. In addition, the subject property is within one mile of the 
Balboa Park BART station and ½ mile of two bicycle routes (#45 and #70). 
 
PROJECT DESCRIPTION 
The proposal is to construct a new kindergarten through 8th grade school (d.b.a. Golden Bridges School) 
at 203 Cotter Street, an undeveloped site currently used as neighborhood agricultural. The proposed 
institution includes an approximately 15,400 gross square foot two-story building (24 feet – 8 inches) 
divided into two sections by an open air central corridor, six internal courtyard spaces, 41 bicycle parking 
spaces (33 Class 1 and eight Class 2) and a U-shaped drive that can accommodate up to five cars on-site 
for passenger loading/unloading. Approximately 31,300 square feet of permeable space will be provided 
through living roofs, living walls, pervious pavers, bioretention measures and rear open space. The new 
school proposes to accommodate a student enrollment of up to 200 with 30 full and part-time staff. 
 
BACKGROUND 
On March 25, 2015 an Environmental Evaluation application was filed with the Planning Department 
(hereinafter “Department”). The project required Conditional Use Authorization for change of use from 
neighborhood agricultural to school. 
 
On July 14, 2015, Golden Bridges School, filed Application No. 2015-003791CUA (hereinafter 
“Application”) with the Department seeking Conditional Use for change of use from neighborhood 
agricultural to school. This initial CUA application had proposed a different school design than what was 
eventually approved by the Commission. The original plans proposed four buildings, a greenhouse and 
two parking spaces totaling approximately 12,250 square feet. The revised proposal consolidated the 
buildings, reduced the height by ten feet, removed off-street parking, provides a U-shaped drive to 
accommodate up to five cars for passenger loading/unloading and 41 bicycle parking spaces on-site. 
These changes were made following staff design review to help the project be more desirable and 
compatible with the neighborhood and City. 
 
On April 12, 2016, Golden Bridges School (hereinafter “Project Sponsor”), filed Building Permit 
Application Number 2016.04.12.4524 for change of use and new building construction at 203 Cotter 
Street.  
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On September 29, 2016, the Commissionconducted a duly noticed public hearing at a regularly scheduled 
meeting on the Conditional Use Authorization.  
  
The Commission acknowledged that the existing neighborhood agriculture was a good use for the 
undeveloped property, however, also made a point to clarify that Zoning Controls do not outright 
prohibit school use and other potential development on the site. The Commission recognized that this is a 
Code-complying project that has been designed sensitively within the constraints of the uniquely shaped 
lot and adjacent properties. After the Commission heard and considered the testimony presented on 
behalf of the applicant, Department staff, and other interested parties, the Commission approved (7-0) the 
Conditional Use Authorization under Motion No. 19751. 
 
CONDITIONAL USE AUTHORIZATION REQUIREMENTS 

Pursuant to Planning Code Section 209.1, a school is considered an institutional use and is permitted 
within an RH-1 District with Conditional Use Authorization. 

Planning Code Section 303 establishes criteria for the Commission to consider when reviewing all 
applications for Conditional Use approval. To approve the project, the Commission must find that these 
criteria have been met: 
 

1. That the proposed use or feature, at the size and intensity contemplated and at the proposed 
location, will provide a development that is necessary or desirable for, and compatible with, the 
neighborhood or the community; and  

2. That such use or feature as proposed will not be detrimental to the health, safety, convenience or 
general welfare of persons residing or working in the vicinity, or injurious to property, 
improvements or potential development in the vicinity, with respect to aspects including but not 
limited to the following:  

a. The nature of the proposed site, including its size and shape, and the proposed size, 
shape and arrangement of structures; 

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

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

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

3. That such use or feature as proposed will comply with the applicable provisions of this Code and 
will not adversely affect the General Plan. 

4. That such use or feature as proposed will provide development that is in conformity with the 
stated purpose of the applicable Use District. 
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APPELLANT ISSUES AND PLANNING DEPARTMENT RESPONSES 
The concerns raised in the Appeal Letter are cited in a summary below and are followed by the 
Department’s response: 
 
ISSUE 1:  The Appellant contends that the Project does not meet the Planning Code Requirements of 
Section 303. 

Issue 1a: The Appellant questioned whether the project was either ”necessary or desirable and 
compatible with the neighborhood” and asserted that the project was detrimental to its 
neighbors. 
Issue 1b: The Appellant questioned whether the project would be “detrimental to the health, 
safety, convenience or general welfare of persons residening or working in the vicinity.” 
Issue 1c: The Appellant asserted that the project would “adversely affect traffic patterns.” 

 
RESPONSE 1a-1c:  After careful review of the Section 303 criteria, the Planning Commission found 
that project meets the Conditional Use criteria and has been found to be both necessary and desirable 
and was found to be compatible with the neighborhood. As part of the Conditional Use deliberations, 
the Commission discussion acknowledged the benefits of the existing farm; and found that the 
proposed school would also provide community benefit in its programming and through the site 
design that will accommodate stormwater as monitored by the San Francisco Public Utilities 
Commission.  
 
The Conditional Use specific criteria are outlined below in italics, followed by summaries of the  findings in 
standard font. 

 
1. The proposed use or feature, at the size and intensity contemplated and at the proposed location, will 

provide a development that is necessary or desirable for, and compatible with, the neighborhood or the 
community. 

 
Commission Findings: The Commission found the proposed Project to be both necessary and 
desirable as it will provide a vital service for residents in the neighborhood as well as enhance the 
educational opportunity within the community.  The Project is also determined to be compatible 
because it proposes a height (two-story, 24 feet – 8 inches) comparable with the surrounding 
neighborhood and significant open of open space at the mid-block. The open space, included as 
part of the approximately 31,300 square feet of permeable space provided, also serves to increase 
on-site infiltration and provide stormwater management. The Commission acknowledged 
flooding in the immediate area to be an existing condition and recognized that the Project will be 
further evaluated by the San Francisco Public Utilities Commission for technical compliance with 
the Stormwater Management Ordinance and other departments to ensure required performance 
standards are met prior to permit approval. 
 
Staff Additional Findings: The Project will serve kindergarten through 8th grade students where 
no elementary or middle schools exist within 1,000 feet of subject site. This will not only improve 
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the variety schools based on student age group in the area; but also provide families with an 
educational alternative offering a unique ecological/farm-based curriculum.  
 

2. The use or feature as proposed will not be detrimental to the health, safety, convenience or general welfare 
of persons residing or working in the vicinity, or injurious to property, improvements, or potential 
development in the vicinity, with respect to aspects including, but not limited to the following: 

 
a. Nature of proposed site, including its size and shape, and the proposed size, shape and 

arrangement of structures;  
 

The subject property is an irregular, bowtie-shaped parcel measuring 30,744 square feet 
and immediately surrounded by residential dwellings. The Commission found the 
Project appropriate as its height is consistent with the prevailing neighborhood 
character and proposed scale provides for ample open space at the mid-block. To 
facilitate privacy, the Project proposes courtyard walls in addition to existing property 
line fencing and side setbacks relative to adjacent buildings/rear yards. A significant 
front setback will also be provided with pervious pavers and bioretention measures for 
stormwater management, to accommodate on-site vehicular drop-off/pick-up and to 
provide additional open space for community enjoyment during non-school hours. 

 
b. The accessibility and traffic patterns for persons and vehicles, the type and volume of such traffic, 

and the adequacy of proposed off-street parking and loading;  
 

The Commission acknowledged Planning staff’s thorough analysis of the transportation-
related effects and determination that the Project will not generate significant impacts to 
existing transportation and circulation system. The Commission determined that the 
Project meets the Objectives and Policies of the Transportation Element and General 
Plan. Specifically, the Project Sponsor would encourage the use of alternative means of 
transportation such as walking, bicycling, carpools and public transit. The Project also 
proposes 41 bicycle parking spaces and an on-site passenger loading area 
accommodating up to five vehicles to minimize on-street queueing. 
 
To address neighbor concerns regarding congestion, the Commission added a Condition 
of Approval for continued collaboration with Planning staff and the community on traffic 
issues. This is in addition to requiring implementation of a Traffic Management Plan 
(TMP) to further reduce the Project’s less than significant impacts to traffic, manage 
circulation, construction and parking. Strategies of the plan include staggered schedule 
pick-up/drop-off times, a walking school bus [a group of children walking to school with one 
or more adults. It can be as informal as two families taking turns walking their children to school 
or as formal as a well-planned walking route with meeting points, a timetable and a regularly 
rotated schedule of trained volunteers] and staff supervision for orderly flow of traffic to 
ensure no traffic disruptions. Monitoring and enforcement conditions were also adopted 
to ensure implementation of the traffic plan. 
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The subject site is also within proximity of two bicycle routes as well as in an area well 
served by public transit which includes BART and seven MUNI lines. 
 

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

 
The Project will not produce noxious or offensive emissions related to noise, glare, and 
dust. 

 
d. Treatment given, as appropriate, to such aspects as landscaping, screening, open spaces, parking 

and loading areas, service areas, lighting and signs;  
 

The Project proposes new bicycle parking, perimeter screening, landscaping as well as 
signicant open space for farming and educational activities. The Project does not include 
any off-street parking and is not required to provide freight loading spaces but does 
propose an on-site passenger pick-up/drop-off loading area. The proposal will not 
include atypical lighting or signage. 
 

Commission Discussion: The Appellant raises traffic and parking concerns that were thoroughly 
reviewed by environmental staff and acknowledged by the Commission to have less than significant 
impacts. Stormwater and flooding were also thoroughly reviewed. The approvals require that the Project 
would comply with the two-year 24-hour design storm and be further reviewed by the San Francisco 
Public Utilities Commission for Stormwater Management Ordinance compliance in a separate 
denial/approval process. Other issues such as Building Code and emergency access that are not under 
Planning Commission’s purview will be further vetted by the appropriate agencies for compliance with 
specific standards and requirements prior to building permit issuance. In response to the loss of existing 
neighborhood agriculture, the Commission recognized that one of the goals under the City’s Urban 
Agriculture Ordinance (2012) was “To develop…incentives for property owners to allow temporary Urban 
Agriculture projects, particularly on vacant and blighted property awaiting development.” [emphasis added] 
While this led to Planning Code amendments that included allowing neighborhood agriculture in all 
zoning districts as of right, the Commission clarified that there are a multitude of desirable uses and that 
while the Little City Gardens farm has been a good neighbor, urban agriculture as a land use  does not  
preclude alternative land uses or future development on the property. The Commission noted that if 
urban agriculture did prevent other future uses, property owners would be unlikely to establish urban 
agriculture. 
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ISSUE 2:  The Appellant contends that the Project does not meet the objectives of Planning Code 
Section 304 as required for modifications related to Planned Unit Developments. 
 
RESPONSE 2:  The Project did not seek modifications through Section 304 and is a fully Code 
Compliant project that could have, but did not, seek authorization as a Planned Unit Development.  
Properties of at least ½ acre in size may seek modifications to Planning Code provisions through Section 
304. Despite eligibility based on area, the Project has been designed to be fully Code compliant and does 
not need any modification from development standards as a Planned Unit Development. Therefore, the 
objectives, application and criteria set forth in Section 304 are not applicable to the Project. 
 
CONCLUSION 
For the reasons stated above, the Planning Department recommends that the Board uphold the Planning 
Commission’s decision in approving the Conditional Use authorization to establish a school, within an 
RH-1 (Residential House, Single-Family) Zoning District and a 40-X Height and Bulk District, at 203 
Cotter Street and deny the Appellant’s request for appeal. 
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Executive Summary 
Conditional Use 

HEARING DATE: SEPTEMBER 29, 2016 
 
Date: September 22, 2016 
Case No.: 2015-003791CUA 
Project Address: 203 Cotter Street 
Zoning: RH-1, Residential-House, One Family 
 40-X Height and Bulk District 
Block/Lot: 6795A/029 
Project Sponsor: Golden Bridges School 
 c/o Jessie Elliot 
 3358 22nd Street 
 San Francisco, CA 94110 
Staff Contact: Nancy Tran – (415) 575-9174 
 nancy.h.tran@sfgov.org 
Recommendation: Approval with Conditions 

 

PROJECT DESCRIPTION 
The Project Sponsor proposes to construct a new K-8 school (d.b.a. Golden Bridges School) at 203 Cotter 
Street, an undeveloped site currently used as neighborhood agricultural. The proposed institution 
includes an approximately 15,400 gross square foot two-story building (24 feet – 8 inches) divided into 
two sections by an open air central corridor, six internal courtyard spaces, 41 bicycle parking spaces (33 
Class 1 and eight Class 2) and a U-shaped drive that can accommodate up to five cars for on-site 
passenger loading/unloading. Approximately 16,000 square feet of open space will be retained at the 
property's rear for farming and educational activities. The Project also proposes living roofs/walls, 
pervious pavers and bioretention measures totaling over 17,000 square feet to increase on-site infiltration 
and address stormwater management. The new school proposes to accommodate a student enrollment of 
up to 200 with 30 full and part-time staff. 
 
The proposal requires a Conditional Use Authorization for change of use from neighborhood agricultural 
to school. Section 311 neighborhood notification was conducted in conjunction with the Conditional Use 
Authorization process. 
 

SITE DESCRIPTION AND PRESENT USE 
The project site is located on the south side of Cotter Street, between Cayuga and San Jose Avenues, Block 
6795A, Lot 029 and is within the RH-1 (Residential-House, One Family) zoning and the 40-X Height and 
Bulk Districts. The irregularly-shaped parcel (measuring 30,744 square feet) has approximately 63 feet of 
frontage on Cotter Street in the Outer Mission neighborhood (District 11) and an average lot depth of 472 
feet. The subject property is presently used as neighborhood agricultural and contains a greenhouse and 
two sheds. 

mailto:nancy.h.tran@sfgov.org
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SURROUNDING PROPERTIES AND NEIGHBORHOOD 
The area surrounding the project site consists of residential single-family dwellings with the nearest 
commercial and institutional uses located approximately 500 feet away. The subject property is located 
between the Excelsior Outer Mission Street Neighborhood Commercial (NCD) and Neighborhood 
Commercial (NC-1) Districts. Buildings in the vicinity typically range from two to three-story in height. 
 

ENVIRONMENTAL REVIEW  
The Department has determined that the proposed project is exempt from environmental review, 
pursuant to California Environmental Quality Act (“CEQA”) Guideline Section 15332 or Class 32 as it is 
an in-fill development project and would have no significant environmental effects. 
 

HEARING NOTIFICATION 

TYPE REQUIRED 
PERIOD 

REQUIRED 
NOTICE DATE 

ACTUAL 
NOTICE DATE 

ACTUAL 
PERIOD 

Classified News Ad 20 days September 9, 2016 September 9, 2016 20 days 

Posted Notice 20 days September 9, 2016 September 9, 2016 20 days 

Mailed Notice 20 days September 9, 2016 September 9, 2016 20 days 
 
 

PUBLIC COMMENT 
 As of September 19, the Department has received 829 signed communications/petitions in 

opposition to the proposal.  These individuals expressed concerns regarding: scale, use change, 
loss of open space/agriculture, loss of views, stormwater/flooding, traffic, parking, noise, air 
pollution and emergency access. The Department has also received 778) signed 
communications/petitions in support of the project. 

 A pre-application meeting and an additional outreach meeting were held to discuss plan/design 
revisions with neighbors. The Project Sponsor also attended New Mission Terrace Improvement 
Association (NMTIA) and Excelsior District Improvement Association meetings to discuss the 
Project, traffic, water and noise. The Project Sponsor and its supporters also extensively 
communicated with the neighborhood via letters and by knocking on doors to discuss concerns 
and answer questions. 

 

ISSUES AND OTHER CONSIDERATIONS 
 Conditional Use Authorization – The Project Sponsor seeks to establish school use on the privately-

owned parcel. The proposed change in use from existing neighborhood agricultural to school 
requires Conditional Use Authorization. 

 Enforcement Case – In 2010, the Planning Department opened an enforcement case for the subject 
property with the previous owner due to unpermitted horticulture use in a residential area. 
Following changes to the Administrative Code and Planning Code relating to Urban Agriculture, 
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neighborhood agriculture use was established and has been operating at 203 Cotter Street under 
Building Permit No. 2011.10.18.6997 since 2012. 

 Urban Agriculture Ordinance – One of the goals adopted by the City under the Urban Agriculture 
Ordinance (2012) was “To develop…incentives for property owners to allow temporary Urban 
Agriculture projects, particularly on vacant and blighted property awaiting development.” This 
led to Planning Code amendments that included creation of a new Urban Agriculture use 
(Section 102.35), establishment of physical and operational standards and principally permitting 
neighborhood agriculture use in every zoning district without requiring Planning Commission 
entitlement. Such changes to the Administrative and Planning Codes do not preclude future 
development or alternative uses other than agriculture from being established. 

 Private Land Use and Lease Agreements – The subject property was purchased by the Project 
Sponsor in February 2014 and a lease agreement was executed with the tenant, Little City 
Gardens (LCG). The signed terms specified a one-year lease (thereafter month-to-month) with an 
annual rent of $1.00 per year and $300 per month stipend from the Project Sponsor. The previous 
owner, Birch Tree Properties, executed a similar agreement in 2010 with LCG granting temporary 
use of the property after the New Mission Terrace Improvement Association (NMTIA) issued a 
letter supporting the proposed organic farming project until the property is sold or developed. 

 Planning Code Compliance – The Project is fully compliant with Planning Code and does not seek 
modifications from development standards pursuant to Section 304 as a Planned Unit 
Development. 

 Off-Street Parking and Loading – The Project requires one off-street parking space and no freight 
loading space. Pursuant to Planning Code Section 150(e), the Project Sponsor has substituted the 
required one off-street vehicle parking space with one Class 1 bicycle parking space. The Project 
also proposes a U-shaped drive that can accommodate up to five cars for on-site passenger 
loading/unloading. 

 Neighborhood Concerns – Comments regarding traffic, parking, noise and air pollution have been 
evaluated in the environmental review and determined to not have significant impacts. 
Additional community concerns related to stormwater, flooding and drainage were thoroughly 
reviewed by staff; It was determined that the Project would comply with the two-year 24-hour 
design storm and be further reviewed by the San Francisco Public Utilities Commission for 
compliance with the Stormwater Management Ordinance prior to building permit issuance. 
Other issues such as Building Code and emergency access that are not under Planning 
Department’s purview will be further vetted by the appropriate agencies for compliance with 
specific standards and requirements. With respect to loss of view – the General Plan, Planning 
Code and Residential Design Guidelines do not provide for protecting views from private 
property. The protection of views as referenced in the General Plan refers to public view 
corridors along public rights-of-way. While private views may be lost or obstructed, this is 
common and expected in an urban setting and not considered a significant impact. 
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 Development Impact Fees – Based on the Environmental Evaluation application submittal date, the 
Project is subject to Transportation Sustainability Fee Rules and Transit Impact Development Fee 
rates. The Project would be subject to the following development impact fee, which is estimated 
as follows: 

 
Fee Type Planning Code 

Section/Fee 
Amount 

15,400 411A (@ $ 15.32) $235,928 
 
As outlined in Planning Code Section 411A.3(b)(7), the Project and Project Sponsor may qualify 
for a charitable exemption from the Transportation Sustainability Fee upon receipt of appropriate 
documentation. 

REQUIRED COMMISSION ACTION 
In order for the project to proceed, the Commission must grant Conditional Use Authorization and  
pursuant to Planning Code Sections 303 and 209.1 to establish the institutional school use in an RH-1 
district. 
 

BASIS FOR RECOMMENDATION 
 The Project complies with the applicable requirements of the Planning Code and does not seek 

modifications from development standards. 
 The Project is consistent with the objectives and policies of the General Plan as it establishes an 

educational campus that is beneficial to the City, encourages alternative means of transportation, 
improves the pedestrian environment and provides a center for neighborhood activity. 

 The Project provides educational use, which is a use in support of families and children in San 
Francisco. 

 The Project is desirable because it promotes the operation of a neighborhood-serving school. 

RECOMMENDATION: Approval with Conditions 

Attachments: 
Draft Motion 
Parcel Map 
Sanborn Map 
Zoning Map 
Height & Bulk Map 
Aerial Photograph 
Context & Site Photographs 
Combined CUA/311 Notification 
Project Sponsor Submittal, including: 
 - Reduced Plans 
 - Application 
Environmental Determination (forthcoming) 
Public Correspondence 
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Attachment Checklist 
 

 

 Executive Summary   Project sponsor submittal 

 Draft Motion    Drawings: Existing Conditions  

 Parcel Map    Check for legibility 

 Sanborn Map   Drawings: Proposed Project    

  Zoning District Map    Check for legibility 

 Height & Bulk Map   3-D Renderings (new construction or 
significant addition) 

 Aerial Photo     Check for legibility 

 Context & Site Photographs   Wireless Telecommunications Materials 

 Environmental Determination     Health Dept. review of RF levels 

      RF Report 

      Community Meeting Notice 

    Housing Documents 

      Inclusionary Affordable Housing 
Program:  Affidavit for Compliance 

     
 

 

Exhibits above marked with an “X” are included in this packet _____NHT_______ 

 Planner's Initials 

 

 
NHT:  I:\Cases\2015\2015-003791CUA - Cotter St_203\203 Cotter St - ExecutiveSummary.doc 



Parcel Map 

Conditional Use Authorization 
Case Number 2016-003791CUA 
203 Cotter Street 

SUBJECT PROPERTY 



*The Sanborn Maps in San Francisco have not been updated since 1998, and  this map may not accurately reflect existing conditions. 
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Zoning Map 
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Height & Bulk Map 
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Aerial Photograph 
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Site Photographs 
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SAN FRANCISCO 
PLANNING DEPARTMENT 

Subject to: (Select only if applicable) 

D Affordable Housing (Sec. 415) D First Source Hiring (Admin. Code) 

D Child Care Requirement (Sec. 414) 

v' Other (TSFfflDF, Sec. 411A) 

D Jobs Housing Linkage Program (Sec. 413) 

D Downtown Park Fee (Sec. 412) 

Planning Commission Motion No. 19751 
HEARING DATE: SEPTEMBER 29, 2016 

Case No.: 
Project Address: 
Zoning: 

Block/Lot: 

Project Sponsor: 

Staff Contact: 

2015-003 791 CU A 
203 Cotter Street 
RH-1, Residential-House, One Family 
40-X Height and Bulk District 

6795A/029 
Golden Bridges School 

c/o Jessie Elliot 
3358 22nd Street 

San Francisco, CA 94110 

Nancy Tran - (415) 575-9174 
nancy.h.tran@sfgov.org 

ADOPTING FINDINGS RELATING TO THE APPROVAL OF CONDITIONAL USE 
AUTHORIZATION PURSUANT TO SECTIONS 303 and 209.1 OF THE PLANNING CODE TO 

ESTABLISH A NEW K-8 SCHOOL (d.b.a GOLDEN BRIDGES SCHOOL) WITHIN THE RH-1 
(RESIDENTIAL HOUSE, ONE-FAMILY) DISTRICT AND A 40-X HEIGHT AND BULK DISTRICT. 

PREAMBLE 

On July 14, 2015 Golden Bridges School (hereinafter "Project Sponsor") filed an application with the 
Planning Department (hereinafter "Department") for Conditional Use Authorization under Planning 
Code Sections 303 and 209.1 to construct a new K-8 school (d.b.a. Golden Bridges School), an 

undeveloped site currently used as neighborhood agricultural, within the RH-1 (Residential-House, 

Single Family) Zoning District, 40-X Height and Bulk District. 

On September 9, 2016, the San Francisco Planning Commission (hereinafter "Commission") conducted a 

duly noticed public hearing at a regularly scheduled meeting on Conditional Use Application No. 2015-
003791CUA. 

www.sfplanning.org 

l 650 Mission St. 
Suite 400 
San Francisco, 
CA 94103-2479 

Reception: 
415.558.6378 

Fax: 
415.558.6409 

Planning 
Information: 
415.558.6377 



Motion No. 19751 
September 29, 2016 

CASE NO. 2015-003791CUA 
203 Cotter Street 

The Department has determined that the proposed project is exempt from environmental review, 
pursuant to California Environmental Quality Act ("CEQA") Guideline Section 15332 or Class 32 as it is 
an in-fill development project and would'have no significant environmental effects. 

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

staff, and other interested parties. 

MOVED, that the Commission hereby authorizes the Conditional Use requested in Application No. 2015-
003791CUA, subject to the conditions contained in "EXHIBIT A" of this motion, based on the following 

findings: 

FINDINGS 

Having reviewed the materials identified in the preamble above, and having heard all testimony and 

arguments, this Commission finds, concludes, and determines as follows: 

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

2. Site Description and Present Use. The Project site is located on the south side of Cotter Street, 
between Cayuga and San Jose Avenues, Block 6795A, Lot 029 and is within the RH-1 
(Residential-House, One Family) zoning and the 40-X Height and Bulk Districts. The irregularly­

shaped parcel (measuring 30,744 square feet) has approximately 63 feet of frontage on Cotter 
Street in the Outer Mission neighborhood (District 11) and an average lot depth of 472 feet. The 

subject property is presently used as neighborhood agricultural and contains a greenhouse and 

two sheds. 

Surrounding Properties and Neighborhood. The area surrounding the Project site consists of 
residential single-family dwellings with the nearest commercial and institutional uses located 
approximately 500 feet away. The subject property is located between the Excelsior Outer 
Mission Street Neighborhood Commercial (NCD) and Neighborhood Commercial (NC-1) 

Districts. Buildings in the vicinity typically range from two to three-story in height. The subject 
site is in an area well served by public transit which includes BART (Glen Park Station) as well as 

MUNI lightrail/bus line stops J, 14, 23, 36, 44, 49 and 52 - all of which are within a 1h mile of the 
property near/on San Jose Avenue and Mission Street. In addition, the subject property is within 
one mile of the Balboa Park BART station and 1h mile of two bicycle routes (#45 and #70). 

3. Project Description. The Project Sponsor proposes to construct a new K-8 school (d.b.a. Golden 

Bridges School) at 203 Cotter Street, an undeveloped site currently used as neighborhood 
agricultural. The proposed institution includes an approximately 15,400 gross square foot two­
story building (24 feet - 8 inches) divided into two sections by an open air central corridor, six 
internal courtyard spaces, 41 bicycle parking spaces (33 Class 1 and eight Class 2) and a U-shaped 

drive that can accommodate up to five cars on-site for passenger loading/unloading. 
Approximately 31,300 square feet of permeable space will be provided through living roofs, 
living walls, pervious pavers, bioretention meausres and rear open space. The new school 

proposes to accommodate a student enrollment of up to 200 with 30 full and part-time staff. 

SAN FRANCISCO 
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Compost, garbage and recycling will be stored away from public view and rolled out for pick up 
T ) 

to the curb and then immediately brought back in to the rear yard. The cans are kept within an 
enclosure. 

Building Permit No. 2016.04.12.4524, was submitted on April 12, 2016 for change of use and for 
the proposed new building construction.The proposal requires a Conditional Use Authorization 
for change of use from neighborhood agricultural to school. Section 311 neighborhood 
notification was conducted in conjunction with the Conditional Use Authorization process. 

4. Public Comment. The Department has received 829 signed comments/petitions in opposition to 
the Project expressing concerns with respect to scale, use change, loss of open space/agriculture, 
loss of views, stormwater/flooding, traffic, parking, noise, air pollution and emergency access. 
The Department also received 778 comments/petitions in support of the proposed use and 
design. 

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

A. Height. Planning Code Section 260 requires that all structures be no taller than the height 
prescribed in the subject height and bulk district. The proposed project is located in a 40-X 
Height and Bulk District, with a 40-foot height limit. 

The proposed building will be 24 feet - 8 inches to the finished roof (excluding a 2 foot - 4 inch elevator 
overrun which exempt from height limits of up to 16 feet). 

B. Front Setback. Planning Code Section 132 requires, in RH-1 Districts, a front setback that 
complies to legislated setbacks (if any) or a front back based on the average of adjacent 
properties (in no case shall the required setback be greater than 15 feet). 

The property is not subject to prescribed legislated minimum or maximum front setbacks per Code. The 
Project proposes an approximately 61 foot - 5 inch front setback where a 3 foot - 8 inch setback is 
required based on the average of adjacent properties. The Project Sponsor will provide a setback greater 
than required to accommodate a U-shaped drive that can accommodate up to five cars on-site for 
passenger loading/unloading. 

C. Rear Yard. Planning Code Section 134 requires, in RH-1 Districts, a rear yard measuring 25 
percent of the total depth. 

The Project proposes an approximately 176 foot rear yard setback (to the convenience ramp) which is 
greater than the 25 percent setback required (118 feet). 

D. Side Yard. Planning Code Section 133 does not require side yard setbacks in in RH-1 
Districts. 

SAN FRANCISCO 
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While no side setbacks are required, the proposed building and its 12 foot tall courtyard fence/wall will 
be setback approximately 2 feet - 6 inches and 4 feet along its northerly and southerly boundaries, 
respectively. Existing property fencing will remain and atfditional property line structures (i.e. fence 
and walls) are compliant with Planning Code Section 136. 

E. Front Setback Landscaping and Permeability. Planning Code Section 132 requires that the 
required front setback be at least 20% unpaved and devoted to plant material and at least 
50% permeable to increase storm water infiltration. 

The Project complies with Section 132 as approximately 1,614 sq. ft. of landscaping in the front yard 
is proposed (46.4 sq. ft. required) and the entirety of the front yard which includes the front court and 
drive will be permeable (116 sq. ft. required) to increase storm water infiltration. 

F. Street Frontage, Parking and Loading Access Restrictions. Off-street parking and freight 
loading shall meet the standards set forth in Planning Code Section 155 with respect to 
location, ingress/egress, arrangement, dimensions, etc. 

The Project complies as there is no off-street parking proposed on site and freight loading is not 
required based on the proposed use and size. 

G. Floor Area Ratio. Planning Code Section 124 limits the basic floor area ratio for non­
residential uses in RH-1 districts to 1.8 to 1. 

The Project does not exceed the maximum ratio prescribed as it proposes a 0.5 to 1 FAR (15,400 sq. ft.: 
30,7 44 sq. ft.). 

H. Off-Street Parking. Planning Code Section 151 requires one parking space for every six 
elementary school classrooms. 

No off-street parking is proposed on site. Pursuant Planning Code Section 150(e), the Project Sponsor 
has elected to substitute the required one off-street vehicle parking space with one Class 1 bicycle 
parking space to comply with Planning Code Section 151. 

I. Bicycle Parking. For school uses, Planning Code Section 155.2 requires four Class 1 bicycle 
parking spaces for every classroom and one Class 2 bicycle parking space for every 
classroom. 

The Project includes eight classrooms for the K-8 school. Therefore, the Project is required to provide 
32 Class 1 bicycle parking spaces and 8 Class 2 bicycle parking spaces. A total of 33 Class 1 and 8 
Class 2 bicycle parking spaces will be provided. 

J. Showers & Lockers. For Institutional Uses, Planning Code Section 155.4 requires one shower 
and six clothes lockers where the occupied floor area exceeds 10,000 square feet but is no 
greater than 20,000 square feet. 

The Project complies with Section 155.4 as it will provide one shower and six clothes lockers. 

SAN FRANCISCO 
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K. Use - Institutional, Sc_hool. Pursuant to Planning Code Section 209.1, Conditi~nal Use 
Authorization is required school use within the RH-1 Zoning District. 

The Project is requesting Conditional Use Authorization from the Planning Commission to establish a 
K-8 school (d.b.a. Golden Bridges School). See Item 6. 

L. Transportation Sustainability Fee. Planning Code Section 411A is applicable to new non­
residential use over 800 gross square feet. 

As outlined in Planning Code Section 411A.3(b)(7), the Project and Project Sponsor may qualify for a 
charitable exemption from the Transportation Sustainability Fee upon receipt of appropriate 
documentation. 

6. Planning Code Section 303 establishes criteria for the Planning Commission to consider when 
reviewing applications for Conditional Use approval. On balance, the Project does comply with 

said criteria in that: 

A. The proposed new uses and building, at the size and intensity contemplated and at the 

proposed location, will provide a development that is necessary or desirable, and compatible 
with, the neighborhood or the community. 

The Project is necessary and desirable for, and compatible with, the neighborhood. It will be located 
on an undeveloped lot presently used as neighborhood agricultural. The new school construction is 
designed to be consistent with the prevailing neighborhood scale and will provide a significant 
amount of open space at the mid-block. 

The Project is desirable as it enhances the educational opportunity within the City. Golden Bridges 
School will retain a portion of the existing agricultural use for its ecologically-minded curriculum 
which is aimed at fostering sustainable practices, stewardship, and nurturing of the experience of 
nature in the City. Currently, the School offers sliding scale tuition based on need and ability to pay in 
order to provide affordable education for students from all backgrounds. 

B. The proposed project will not be detrimental to the health, safety, convenience or general 

welfare of persons residing or working in the vicinity. There are no features of the Project 
that could be detrimental to the health, safety or convenience of those residing or working 
the area, in that: 

SAN FRANCISCO 

i. Nature of proposed site, including its size and shape, and the proposed size, shape and 
arrangement of structures; 

Proposed on the irregular, bowtie-shaped parcel is a two-story building with a central open air 
corridor and inner courtyards. This configuration allows for ample open space and agricultural 
area at the mid-block and within the campus interior. The greater than required front setback 
offers landscaping, on-site vehicular drop-off/pick-up and additional open space for community 
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enjoyment during non-school hours. The Project's multipurpose space is located towards the front 
of the property and may facilitate use as community gathering space. 

The Project will make the project site and building accessible to visitors and students with 
disabilities by providing accessibility to all floors (including entries, classrooms; restrooms, and 
exterior spaces) of the building. In furtherance of the City's commitment to sustainability, the 
proposed project would promote energy efficient building systems and lighting, resource 
efficiency, indoor environmental quality, and other sustainable design strategies. The Project's 
proposed arrangement and size (less than maximum floor area ratio) do not pose any detriment to 
the health, safety, and convenience of persons residing or working in the vicinity of the Property. 

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

As an elementary and middle school, there is a greater need for open space for educational and 
recreational functions than for parking. As such, the Project proposes no car parking spaces, a 
total of 41 bicycle parking spaces and an on-site passenger loading area to accommodate up to five 
cars. Faculty, staff and parents would be advised in writing about the school's pick-up and drop­
off policies in order to encourage use of public transportation or carpooling. The Project Sponsor 
has also agreed to implement a Transportation Management Plan that includes staggered schedule 
pick-up/drop-off times and a walking school bus. These measures will be monitored/managed by 
staff to ensure no traffic disruptions and promote the orderly flow of traffic. A Transportation 
Technical Memorandum (dated 512012016) was prepared by CHS Consulting Group as part of the 
environmental evaluation for this project. It reviewed both traffic generation and the ability of the 
site to handle additional vehicle trips, concluding that the Project would not result in a 
significant impact on transportation and circulation system or result in a considerable 
contribution to cumulative transportation impacts. 

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

An Acoustical Study was conducted for the proposed project and evaluated by the Planning 
Department during its environmental review. It was determined that outdoor student play and 
mechanical noise from the Project will result in an increase in noise level, however, was found to 
be less than significant and will comply with Title 24 standards for noise insulation. Construction 
noise impacts would also be less than significant because all construction activities would be 
conducted in compliance with the San Francisco Noise Ordinance (Article 29 of the San Francisco 
Police Code, as amended November 2008). The proposed project would include new lighting 
(subject to standard conditions), but the lighting would not result in significant impact on 
aesthetics. The SF Board of Supervisors approved the Construction Dust Control Ordinance 
(Ordinance 176-08, effective July 30, 2008) with the intent of reducing the quantity of dust 
generated during site preparation, demolition and construction work in order to protect the health 
of the general public and of on-site workers, minimize public nuisance complaints, and to avoid 
orders to stop work by the Department of Building Inspection. Therefore, the Project would be 
required to follow specified practices to control construction dust and to comply with this 
ordinance. Overall, the Project would not result in individually or cumulatively significant noise, 
glare, dust or odor impacts. 
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iv. Treatment given, as appropriate, to such aspects as landscaping, screening, open spaces, 
' parking and loading areas, service areas, lighting and signs; 

The Project proposes new bicycle parking spaces, perimeter screening and landscaping. The 
Project does not include any off-street parking and is not required to provide freight loading 
spaces but does propose a temporary passenger pick-up/drop-off loading on-site. 

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

The Project complies with all relevant requirements and standards of the Planning Code and is 
consistent with objectives and policies of the General Plan as detailed below. Any new signage would 
be in compliance with the sign controls. 

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

GENERAL PLAN - COMMERCE & INDUSTRY ELEMENT 

OBJECTIVE 1: 
MANAGE ECONOMIC GROWTH AND CHANGE TO ENSURE ENHANCEMENT OF THE 
TOTAL CITY LIVING AND WORKING ENVIRONMENT. 

Policy 1.1: 
Encourage development which provides substantial net benefits and mmnruzes undesirable 
consequences. Discourage development which has substantial undesirable consequences that 
cannot be mitigated. 

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

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

Policy 7.3 
Promote the provision of adequate health and educational services to all geographical districts and 
cultural groups in the city. 

The Project would enhance the currently undeveloped site by establishing a campus for educational 
activities which is beneficial for the City as a whole. The potential for increased traffic due to the school 
activity will be minimized through a monitored traffic management plan for drop-off and pick-up of 
students. 

SAN FRANCISCO 
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USE THE TRANSPORTATION SYSTEM AS A MEANS FOR GUIDING DEVELOPMENT AND 
IMPROVING THE ENVIRONMENT. 

Policy 2.5: 
Provide incentives for the use of transit, carpools, vanpools, walking and bicycling and reduce the 
need for new or expanded automobile and automobile parking facilities. 

Golden Bridges School would encourage use of alternative means of transportation, including bicycling, 
public transit and carpools. 33 Class 1 bicycle parking spaces and eight Class 2 bicycle parking spaces will 
be provided as part of the proposed project. 

URBAN DESIGN ELEMENT 

OBJECTIVE 4: 
IMPROVEMENT OF THE NEIGHBORHOOD ENVIRONMENT TO INCREASE PERSONAL 

SAFETY, COMFORT, PRIDE AND OPPORTUNITY. 

Policy 4.5: 
Design walkways and parking facilities to minimize danger to pedestrians. 

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

The Project does not possess any off-street parking or nor is required to provide freight loading spaces. 
Passenger pick-up and drop-off will be located on-site or at a designated off-site location (Balboa Park 
playground/swimming pool). Extensive landscaping (18 new tree on-site and up to three street trees) will 
be provided to improve the pedestrian experience. 

GENERAL PLAN - COMMUNITY FACILITIES ELEMENT 

OBJECTIVE 8: 
ASSURE THAT NEIGHBORHOOD RESIDENTS HA VE ACCESS TO NEEDED SERVICES AND 
A FOCUS FOR NEIGHBORHOOD ACTIVITIES. 

Policy 3.2 
Assure that neighborhood centers complement and do not duplicate existing public and private 
facilities. 

Policy 3.3 
Develop centers to serve an identifiable neighborhood. 

Policy 3.4 
Locate neighborhood centers so they are easily accessible and near the natural center of activity. 

SAN FRANCISCO 
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Policy3.5 
Develop neighborhood centers that are multipurpose in character, attractive in design, secure and 
comfortable, and inherently flexible in meeting the current and changing needs of the 
neighborhood served. 

Policy3.8 
Provide neighborhood centers with a network of links to other neighborhood and citywide 
services. 

The Project is desirable as it enhances the educational opportunity within the City, provides an open front 
court for community enjoyment during non-school hours and possesses a multipurpose space that may be 
used as a gathering space to facilitate neighborhood activities. 

8. Planning Code Section 101.l(b) establishes eight priority-planning policies and requires review 
of permits for consistency with said policies. On balance, the Project does comply with said 
policies in that: 

A. That existing neighborhood-serving retail uses be preserved and enhanced and future 
opportunities for resident employment in and ownership of such businesses be enhanced. 

No neighborhood-serving retail uses exist on the site. In addition, the Project would not directly 
affect any nearby neighbor-serving retail uses. 

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

The new school building has been designed to be sensitive to the surrounding neighborhood character. 
Overall, the school use is beneficial and supports children and families in the City. 

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

No designated affordable housing is created or removed as part of this Project; therefore, the Project 
will not affect the City's supply of affordable housing. 

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

neighborhood parking. 

SAN FRANCISCO 

The Project proposes an on-site passenger loading area that will accommodate up to five vehicles. The 
school will manage and supervise traffic and parking adjacent to the school during pick-up and drop­
off hours, in order to discourage double parking and promote an orderly flow of traffic. Although the 
increase in students and staff may result in increased MUNI ridership, the Project is not expected to 
materially impair or affect MUNI service or traffic in the neighborhood. 
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E. That a diverse economic base be maintained by protecting our industrial and service sectors 
from displacement due to commercial office development, and that future opportunities for 
resident employment and ownership in these sectors be enhanced. 

The Project does not include commercial office development, and the Project site does not possess any 
industrial or service sector businesses. Rather, the Project is expected to create new job opportunities 
for faculty/staff, thus providing future opportunity for resident employment. 

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

The Project is designed and will be constructed to conform to the structural and seismic safety 
requirements of the City Building Code. This proposal will not impact the property's ability to 
withstand an earthquake. 

G. That landmarks and historic buildings be preserved. 

A landmark or historic building does not occupy the Project site. 

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

The Project will have no negative impact on existing parks and open spaces. 

9. The Project is consistent with and would promote the general and specific purposes of the Code 
provided under Section 101.l(b) in that, as designed, the Project would contribute to the character 
and stability of the neighborhood and would constitute a beneficial development. 

10. The Commission hereby finds that approval of the Conditional Use authorization would promote 
the health, safety and welfare of the City. 
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That based upon the Record, the submissions by th~ Applicant, the staff of the Department and other 
interested parties, the oral testimony presented to this Commission at the public hearings, and all other 
written materials submitted by all parties, the Commission hereby APPROVES Conditional Use 
Application No. 2015-003791CUA subject to the following conditions attached hereto as "EXHIBIT A" in 
general conformance with plans on file, dated August 5, 2016, and stamped "EXHIBIT B", which is 

incorporated herein by reference as though fully set forth. 

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Conditional 
Use Authorization to the Board of Supervisors within thirty (30) days after the date of this Motion No. 
19751. The effective date of this Motion shall be the date of this Motion if not appealed (After the 30-
day period has expired) OR the date of the decision of the Board of Supervisors if appealed to the 
Board of Supervisors. For further information, please contact the Board of Supervisors at (415) 554-
5184, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San Francisco, CA 94102. 

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

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

I hereb certi£ that the Planning Commission ADOPTED the foregoing Motion on September 29, 2016. 

Jonas P. Ionin 
Commission Secretary 

AYES: Fong, Richards, Hillis, Johnson, Koppel, Melgar, Moore 

NAYS: None 

ABSENT: None 

ADOPTED: September 29, 2016 
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This authorization is for a conditional use to allow an institutional school use for grades K-8 (d.b.a. 
Golden Bridges School) located at 203 Cotter Street, Block 6795A, Lot 029 pursuant to Planning Code 
Sections 303 and 209.1 within the RH-1 (Residential-House, One Family) District and a 40-X Height and 
Bulk District; in general conformance with plans, dated August 5, 2016, and stamped "EXHIBIT B" 
included in the docket for Case No. 2015-003791CUA and subject to conditions of approval reviewed and 
approved by the Commission on September 29, 2016 under Motion No. 19751. This authorization and 
the conditions contained herein run with the property and not with a particular Project Sponsor, 
business, or operator. 

RECORDATION OF CONDITIONS OF APPROVAL 

Prior to the issuance of the building permit or commencement of use for the Project the Zoning 
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder 
of the City and County of San Francisco for the subject property. This Notice shall state that the project is 
subject to the conditions of approval contained herein and reviewed and approved by the Planning 
Commission on September 29, 2016 under Motion No. 19751. 

PRINTING OF CONDITIONS OF APPROVAL ON PLANS 

The conditions of approval under the 'Exhibit A' of this Planning Commission Motion No. 19751 shall be 
reproduced on the Index Sheet of construction plans submitted with the Site or Building permit 
application for the Project. The Index Sheet of the construction plans shall reference to the Conditional 
Use authorization and any subsequent amendments or modifications. 

SEVERABILITY 

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

CHANGES AND MODIFICATIONS 

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

SAN FRANCISCO 
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Conditions of Approval, Compliance, Monitoring, and Reporting 
PERFORMANCE , 

1. Validity. The authorization and right vested by virtue of this action is valid for three (3) years 
from the effective date of the Motion. The Department of Building Inspection shall have issued a 
Building Permit or Site Permit to construct the project and/or commence the approved use within 
this three-year period. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

2. Expiration and Renewal. Should a Building or Site Permit be sought after the three (3) year 
period has lapsed, the project sponsor must seek a renewal of this Authorization by filing an 
application for an amendment to the original Authorization or a new application for 
Authorization. Should the project sponsor decline to so file, and decline to withdraw the permit 
application, the Commission shall conduct a public hearing in order to consider the revocation of 
the Authorization. Should the Commission not revoke the Authorization following the closure of 
the public hearing, the Commission shall determine the extension of time for the continued 
validity of the Authorization. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf--plmming.org 

3. Diligent pursuit. Once a site or Building Permit has been issued, construction must commence 
within the timeframe required by the Department of Building Inspection and be continued 
diligently to completion. Failure to do so shall be grounds for the Commission to consider 
revoking the approval if more than three (3) years have passed since this Authorization was 
approved. 
For information about compliance, contact Code Enforcement, Planning Depart.ment at 415--575--6863, 
www.sf--planning.org 

4. Extension. All time limits in the preceding three paragraphs may be extended at the discretion of 
the Zoning Administrator where implementation of the project is delayed by a public agency, an 
appeal or a legal challenge and only by the length of time for which such public agency, appeal or 
challenge has caused delay. 
For information about compliance, contact Code Enforcement, Planning Department at 415--575--6863, 
www.sf-planning.org 

5. Conformity with Current Law. No application for Building Permit, Site Permit, or other 
entitlement shall be approved unless it complies with all applicable provisions of City Codes in 
effect at the time of such approval. 
For information about compliance, contact Code Enforcement, Planning Department at 415--575--6863, 
www.sf--planning.org 
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6. Garbage, composting and recycling storage. Space for the colle,ction and storage of garbage, 
composting, and recycling shall be provided within enclosed areas on the property and clearly 
labeled and illustrated on the architectural addenda. Space for the collection and storage of 
recyclable and compostable materials that meets the size, location, accessibility and other 
standards specified by the San Francisco Recycling Program shall be provided at the ground level 

of the buildings. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 

www.sf-planning.org. 

7. Transformer Vault. The location of individual project PG&E Transformer Vault installations has 
significant effects to San Francisco streetscapes when improperly located. However, they may 
not have any impact if they are installed in preferred locations. Therefore, the Planning 
Department recommends the following preference schedule in locating new transformer vaults, 
in order of most to least desirable: 
a. On-site, in a basement area accessed via a garage or other access point without use of 

separate doors on a ground floor fai;ade facing a public right-of-way; 
b. On-site, in a driveway, underground; 
c. On-site, above ground, screened from view, other than a ground floor fai;ade facing a public 

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

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

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

guidelines; 
g. On-site, in a ground floor fai;ade (the least desirable location). 

Unless otherwise specified by the Planning Department, Department of Public Work's Bureau of 
Street Use and Mapping (DPW BSM) should use this preference schedule for all new transformer 

vault installation requests. 
For information about compliance, contact Bureau of Street Use and Mapping, Department of Public 

Works at 415-554-5810, http://sfdpw.org 

8. Noise. Plans submitted with the building permit application for the approved project shall 
incorporate acoustical insulation and other sound proofing measures to control noise. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 

www.sf-planning.org 

9. Collaboration. The Planning Commission directs staff to continue working with the Project 
Sponsor and community on traffic, open space and other fine grain issues. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 

www.sfplanning.org 
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PARKING AND TRAFFIC 

10. Bicycle Parking. Pursuant to Planning Code Sections 155.1 and 155.4., the Project shall provide. 
no fewer than 33 Class 1 and eight (8) Class 2 bicycle parking spaces. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sfplanning.org 

11. Showers and Clothes Lockers. Pursuant to Planning Code Section 155.3, the Project shall 
provide no fewer than one (1) shower and six (6) clothes lockers. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sfplanning.org . 

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

13. Traffic Management Plan (TMP). The Project Sponsor shall implement a comprehensive suite 
of circulation and transportation demand management strategies to help manage vehicle 
circulation immediately surrounding the school site, especially during the student drop-off and 
pick-up periods. The following improvement measures would aid in further reducing less-than­
significant impacts to traffic/circulation, construction and parking. 

a. Improvement Measure I-TR-1: Develop Transportation Management Plan (TMP) 

SAN FRANCISCO 

Project Sponsor should develop a comprehensive Transportation Management Plan (TMP) 
for the proposed site. The overall purpose of the TMP is to provide guidelines for student 
drop-off and pick-up procedures. The following elements of the conceptual TMP are outlined 
below: 
• Golden Bridges School should develop assigned drop-off/pick-up periods for each 

student depending upon grade and would enforce these drop-off/pick-up times by not 
allowing vehicles to occupy the proposed loading zone before or after their designated 
drop-off/pick-up time; 

• Under the on-site passenger loading zone design alternative, a staff member would 
locate at the entrance of the on-site loading zone to facilitate vehicle flow into the on-site 
loading zones, while another staff member would locate at the exit to facilitate vehicle 
flow out of the on-site loading zones and back onto Cotter Street. A third staff member 
would locate in the middle of the on-site roundabout to coordinate vehicle movement 
into and through the on-site loading zones. One staff member would locate at the on­
street passenger loading zone adjacent the on-site loading zone space to coordinate traffic 
into and out of the space and facilitate student drop-off/pick-up from and to vehicles in 
the loading space. In the event these spaces are occupied, staff members shall direct 
vehicles to alternative on-street parking or to prospective, alternative parking locations 
nearby private lots. Staff members would help students safely exit vehicles and walk the 
students into the school; 
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• Under the on-street passenger loading zone design alternative, no less than three staff 
members would locate at the curbside adjacent to the loading zone to coordinate vehicle 
entries and exits into ahd out of the loading spaces and facilitate students exitirtg or 
entering vehicles on the vehicle curbside during drop-off/pick-up activities; 

• Notify parents/guardians about pick-up and drop-off procedures in writing and 
orientations; 

• Discourage parents/guardians from parking in the school loading space for longer than 
one (1) minute; 

• Golden Bridges School should maintain a log (inventory) of complaints from neighbors 
and would work with these neighbors to mitigate unforeseen problems with student 
drop-off/pick-up activities, and to maintain an ongoing, constructive relationship with 
the neighboring residents and businesses; and 

• Golden Bridges School should establish a monitoring program for the first year of school 
operation at 203 Cotter Street to conduct observations and circulation along Cotter Street 
and surrounding streets during student drop-off and pick-up activities. The monitoring 
reports shall be distributed to staff and parents/guardians up to three times during the 
academic school year (between September and June). Potential improvements and 
adjustments to the student drop-off and pick-up procedures and other related school 
operations shall be conducted based on the monitoring reports. 

• Post the TMP on the Golden Bridges School website for public access to the document; 
• Provide parents/guardians with the TMP as part of the enrollment application, 

orientation manual, and/or related information packet; 
• Provide a detailed map of student drop-off and pick-up zones along Cotter Street, 

including the loading zones on-site and adjacent to the proposed site and potential 
secondary off-street parking spaces at nearby private lots; 

• Provide a suggested vehicle routing map to the Golden Bridges School to minimize 
traffic impacts on local residential streets (e.g., Capistrano A venue, Theresa Street, 
Tingley Street) 

• Encourage parent/guardians to utilize on-street parking or potential secondary off-street 
parking spaces for long-term parking (e.g., parking more than two [2] minutes); 

• Enforce parents/guardians to not exit their vehicles and enter the school while 
stopped/parked at the loading zone; 

b. Improvement Measure I-TR-2: Develop Multimodal Strategies for Parents 

SAN FRANCISCO 

In order to improve the student drop-off and pick up operations and encourage the use of 
carpooling and alternative modes of transportation to reduce vehicle and parking demand, 
CHS proposes implementing the following measures for future consideration for the Golden 
Bridges School: 
• Provide parents/guardians with Multimodal Access Guide to describe how to reach the 

school by walking, bicycling, and transit. The guide may include: 
o A detailed map of nearby transit facilities (stops and routes) in vicinity of the school 

site; 
o A detailed map of bicycle routes in the vicinity of the school site; and 
o Provide online links and phone numbers to transit providers that serve the school 

site. 
• Develop a volunteer carpooling program for parents/guardians; and 
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• Appoint a TDM coordinator who is in charge of overseeing the implementation of 
various multi-modal strategies and programs and promoting them . 

• o TDM coordinator would establish model split goals for Golden Bridges School staff 
members and students, and monitor progress each year; and 

o TDM coordinator would periodically survey parents/guardians and faculty/staff to 
determine travel patterns, reasons for travel choices, barriers and potential 
opportunities for change. 

c. Improvement ·Measure I-TR-3: Establish a Walking School Bus 
To reduce the number of vehicles on Cotter Street and other surrounding streets during the 
morning drop- off period, CHS proposes that the Project Sponsor should establish a 
volunteer program modeled after the Safe Routes to School Program similar to the San 
Francisco Unified School District Program, and arrange a "walking school bus" for students 
enrolled in older middle school students (i.e., Grades 5 to 8). The "walking school bus" 
would have a drop-off point at the Balboa Park playground/swimming pool (San Jose 
A venue and Havelock Street), approximately a half mile from the school site. From this drop­
off point, the "walking school bus" will proceed up the west side of San Jose Avenue to the 
closest stop light, located at Santa Rosa Avenue. At the intersection of San Jose Avenue and 
Santa Rosa A venue, the walking school bus would proceed to cross from the west side of San 
Jose Avenue to the east side. The walking school bus would then continue up San Jose 
Avenue, turning right onto Cotter Street. This is the safest and most direct route, and will 
lessen the disturbance to the neighborhood. Parents/guardians would have the option to park 
their vehicles at the parking lot of the park and walk with their children to school, or drop 
their child off to walk as part of the walking school bus, which would be led by volunteers 
and/or faculty/staff members. It is noted that the walking school bus would occur prior to 
school hours for students above Grade 5. The walking school bus would be conducted by 
staff and parent volunteers, with a ratio of 1 volunteer to every 12 students. 

d. Improvement Measure I-TR-4: Improve the Pedestrian Realm and Street Safety: 

SAN FRANCISCO 

In order to establish a more pedestrian-friendly environment and improve pedestrian and 
bicycle safety along Cotter Street and at the intersection of Cotter Street and Cayuga Street, 
CHS proposes the following streetscape and traffic calming improvements: 
• Install appropriate signage along Cayuga and Cotter Streets which may include, but is 

not limited to, "School Zone" and appropriate speed limit signs, particularly at the 
intersection of San Jose Avenue and Cotter Street; 

• Install speed humps along Cotter Street in order to increase pedestrian safety by 
reducing vehicular travel speeds adjacent to the project site; 

• Provide high-visibility yellow school crosswalk crossing Cotter Street at San Jose 
Avenue. This is intended to identify the potential crossing and alert drivers to pay 
attention to a pedestrian area. However, it shall be the school policy to discourage the use 
of this crossing and instead encourage crossing at Cayuga Street where there is greater 
visibility; 

• Install painted, high-visibility (e.g., yellow-striped, continental design) crosswalks at all 
four approaches at the Cotter Street/Cayuga Street intersection and upgrade existing curb 
ramps including the reduction of curb radii to promote lower vehicle turning speeds and 
reduce crossing distance to improve pedestrian and school children safety; 
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e. Improvement Measure I-TR-5: Queue Abatement 
• As an improvement measure to further minimize vehicle queues and conflicts with other 

modes at the Proposed Project's driveway into the public right-of-way, Golden Bridges 
School would monitor loading activities and would employ additional queue abatement 
methods as needed. 

f. Improvement Measure I-TR-6: Construction Management Plan 

SAN FRANCISCO 

The construction contractor(s) should develop a detailed Construction Management Plan. The 
Construction Management Plan would, at a minimum, include the following provisions: 
• Circulation routes should be developed to minimize impacts on local street circulation, as 

appropriate. In the event of parking and/or travel lane closures, flaggers or signs or both 
should be used to guide vehicles through or around the construction zone. Roadside 
construction safety protocols shall be implemented. 

• Truck routes should be identified. Haul routes that minimize truck traffic on local 
roadways and residential streets should be used to the extent possible. 

• Sufficient staging areas should be developed for truckS accessing construction zones so as 
to minimize disruption of access to adjacent land uses, particularly at entries to the 
project site. 

• Construction vehicle movement should be controlled and monitored by on-site 
inspectors enforcing standard construction specifications. 

• Truck trips should be scheduled outside the peak morning and evening commute hours, 
to the extent possible. 

• All equipment and materials should be stored in designated contractor staging areas on 
or next to the worksite, such that vehicle, pedestrian, and bicycle traffic obstruction is 
minimized. 

• Shuttle service should be established for off-site construction worker parking 
• Construction should be coordinated with facility owners or administrators of police and 

fire stations (including all fire protection agencies) and transit stations or stops. 
Emergency service vehicles shall be given priority for access. 

• The contractor should 1 be encouraged to reduce the number of construction workers' 
vehicle trips by facilitating the use of public transportation and minimizing construction 
worker parking availability. 

• The contractor should coordinate with other contractor(s) for projects in the vicinity and 
share information regarding schedule, duration of activities, vehicle routing and 
detouring (if applicable), staging of vehicles, etc. 

• The contractor should provide regularly-updated information (typically in the form of 
website, news articles, on-site posting, etc.) regarding project construction and schedule, 
as well as contact information for specific construction inquiries or concerns. 

It is noted that the construction management plan should be reviewed by the TASC to 
adequately address issues of circulation (traffic, pedestrians, and bicycle), safety, parking and 
other project construction in the area. 
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g. Improvement Measure I-TR-7: Develop Extracurricular Event Traffic & Parking 
Management Plan 

t ~ 

The project sponsor should develop a detailed Extracurricular Traffic and Parking Management 
Plan in order to provide transportation and parking guidelines for extracurricular events 
occurring on weekday evenings and weekends. The Extracurricular Traffic and Parking 
Management Plan would, at a minimum, include the following provisions: 
• Include a section in the Multimodal Access Guide to describe how to reach the school by 

transit on weekday evenings and weekends; 
• Maintain the volunteer carpooling program for parents/guardians for extracurricular 

events; 
• Ensure that the TOM coordinator promotes multimodal strategies for reducing project 

generated traffic and parking demand for extracurricular events; 
• Utilize TOM coordinator, staff, and parents to manage events and discourage parking 

and queuing on Cotter Street; 
• Consider utilizing a shuttle service for extracurricular events. The shuttle service would 

be provided by the project sponsor, and would provide transportation for event 
attendees from/to the Glen Park and Balboa Park BART Stations, as well as from/to 
potential offsite parking spaces located at the Community Assembly of God Church and 
the Corpus Christi Church parking lots; And 

• Continue to pursue negotiations with nearby private lot operators to secure access to 
offsite parking spaces to accommodate extracurricular events. 

PROVISIONS 

14. Transportation Sustainability Fee. The Project is subject to the Transportation Sustainability Fee 
(TSF), as applicable, pursuant to Planning Code Section 411A. 
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
'UJWW.sf-planning.org 

MONITORING 

15. Enforcement. Violation of any of the Planning Department conditions of approval contained in 
this Motion or of any other provisions of Planning Code applicable to this Project shall be subject 
to the enforcement procedures and administrative penalties set forth under Planning Code 
Section 176 or Section 176.1. The Planning Department may also refer the violation complaints to 
other city departments and agencies for appropriate enforcement action under their jurisdiction. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
w·ww.sfplanning.org 

16. Monitoring. The Project requires monitoring of the conditions of approval in this Motion. The 
Project Sponsor or the subsequent responsible parties for the Project shall pay fees as established 
under Planning Code Section 35l(e) (1) and work with the Planning Department for information 
about compliance. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 
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17. Garbage, Recycling, an,d Composting Receptacles. Garbage, recycling, and compo;>t containers 
shall be kept within the premises and hidden from public view, and placed outside only when 
being serviced by the disposal company. Trash shall be contained and disposed of pursuant to 
garbage and recycling receptacles guidelines set forth by the Department of Public Works. 
For information about compliance, contact Bureau of Street Use and Mapping, Department of Public 
Works at 415-554-.5810, http://~fdpw.org 

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

19. Noise Control. The premises shall be adequately soundproofed or insulated for noise and 
operated so that incidental noise shall not be audible beyond the premises or in other sections of 
the building and fixed-source equipment noise shall not exceed the decibel levels specified in the 
San Francisco Noise Control Ordinance. 
For information about compliance with the fixed mechanical objects such as rooftop air conditioning, 
restaurant ventilation systems, and motors and compressors with acceptable noise levels, contact the 
Environmental Health Section, Department of Public Health at (415) 252-3800, www.~fdph.org 
For information about compliance with the construction noise, contact the Department of Building 
Inspection, 415-558-6570, www.sfdbi.org 
For information about compliance with the amplified sound including music and television contact the 
Police Department at 415-553-0123, www.sf-police.org 

20. Community Liaison. Prior to issuance of a building permit to construct the project and 
implement the approved use, the Project Sponsor shall appoint a community liaison officer to 
deal with the issues of concern to owners and occupants of nearby properties. The Project 
Sponsor shall provide the Zoning Administrator with written notice of the name, business 
address, and telephone number of the community liaison. Should the contact information 
change, the Zoning Administrator shall be made aware of such change. The community liaison 
shall report to the Zoning Administrator what issues, if any, are of concern to the comrp.unity and 
what issues have not been resolved by the Project Sponsor. 
For information about compliance, conta~t Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

21. Lighting. All Project lighting shall be directed onto the Project site and immediately surrounding 
sidewalk area only, and designed and managed so as not to be a nuisance to adjacent residents. 
Nighttime lighting shall be the minimum necessary to ensure safety, but shall in no case be 
directed so as to constitute a nuisance to any surrounding property. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 
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