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Conditional Use Authorization Appeal 
3832 18th Street 


 
DATE:   November 30, 2021 
TO:   Angela Calvillo, Clerk of the Board of Supervisors 
FROM:   Rich Hillis, Planning Director – Planning Department (628) 652-7411 
   Sylvia Jimenez, Principal Planner – Planning Department (628) 652-7384 


Jeff Horn, Case Planner – Planning Department (628) 652-7633 
RE:   Board File No. 211187, Planning Case No. 2020-001610CUA 


Appeal of Conditional Use Authorization for 3832 18th Street 
HEARING DATE:  December 7, 2021 
PROJECT SPONSOR: Mark Loper, Reuben, Junius & Rose LLP 
 One Bush Street #600, San Francisco, CA 94104 
APPELLANTS: Athanassios Diacakis, 3830 18th Street. San Francisco, CA 94114   
 
 
INTRODUCTION 
This memorandum and the attached documents are a response to the letters of appeal to the Board of 
Supervisors (“Board”) regarding the Planning Commission’s (“Commission”) approval of the application 
for Conditional Use Authorization under Planning Department Case Number 2020-001610CUA pursuant 
to Planning Code Sections 209.31, 253, 303 (Conditional Use Authorization) and 317, and pursuant to 
Planning Code Section 206.6 as an Individually-Requested State Density Bonus.  
 
This memorandum addresses the appeal to the Board, filed on November 12, 2021, by the adjacent 
neighbor, Athanassios Diacakis. 
 
The decision before the Board is whether to uphold, overturn, or amend the Planning Commission’s 
approval of an application for Conditional Use Authorization to allow the proposed Project at the subject 
property. 
 
PROJECT DESCRIPTION 
The proposed project proposes the demolition of the existing 25-foot-tall, two-story, single-family residence 
and the construction of a 50’-4”tall (58’-4”tall with mechanical room), five-story, residential building 
containing 19 group housing units. The proposed building would be approximately 10,023 gross square 
feet in size and would provide 890 square feet of common open space at the ground floor. The project 
would not provide off-street vehicular parking. 
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SITE DESCRIPTION & PRESENT USE 
 


The Project site is located midblock on the on the north side of 18th Street, between Dolores and Sanchez 
Streets; Lot 018 in Assessor's Block 3580 and is located within the RM-1 (Residential-Mixed, Low Density) 
Zoning District and a 40-X Height and Bulk District.  The Project site is a relatively flat lot with an area of 
approximately 3,868 square feet, frontage of 27 feet, 6 inches on 18th Street, and an average depth of 
approximately 141 feet, 10 inches. The site is currently developed with an existing 1,210 square foot, two-
bedroom, one-story-over-garage, single-family dwelling constructed circa 1900.  
 
SURROUNDING PROPERTIES AND NEIGHBORHOOD 
 


The subject property is located on the southeast side of the Castro/Upper Market Neighborhood within 
Supervisorial District 8.  The surrounding properties are located in the RM-1, RH-3, RM-3, and Public (P) 
Zoning Districts and are developed with a variety of residential, institutional and mixed-use buildings 
ranging in height from one to five stories. Ground floor commercial uses are generally provided at the 
street corners and the block includes a range of residential uses ranging from single family homes to multi-
unit apartment building. The adjacent property to the east (3826, 3828, 3830a 18th St) is developed with a 
3-story-attic (within the gabled roof) at the front and a one-story-attic (within the gabled roof) dwelling 
unit/cottage located at the rear of the property.  The adjacent property to the west (3838 18th St) contains a 
two-story two-family dwelling. One lot further to the west contains the Mission Terrace Senior Housing 
site, a 5-story, 107 apartment development that extends through the block to Dorland Street. Across from 
the Project Site, on the south side of 18th Street, lots are within RH-3 and 40-X Districts and developed with 
3 and 4-story multi-family dwellings. Mission High School and Mission Dolores Park are located one block 
directly east along 18th Street. There is a J-Church MUNI stop platform near the corner of 18th Street and 
Church Street which runs along the western edge of Mission Dolores Park and Mission High School. 
 
BACKGROUND 
 


• On July 30, 2020, the Project Sponsor filed the Application with the Planning Department 
(hereinafter “Department”). 


• On July 15, 2021, the Commission considered the proposed application.  After public comment 
and discussion, the Commission continued the item to October 14, 2021. Prior to continuing the 
item, the Commission provided feedback on the proposed design and recommended the removal 
of the top floor to reduce the height of the building. The item was continued allow the sponsor 
time to develop and incorporate design changes. 


•  On October 14 , 2021, the Commission reviewed the revise design, which was prepared by the 
Planning Department and not the project sponsor.   The alternate design addressed the intent of 
the Commission’s comments by removing the sixth floor, including the two penthouse units, 
stairs and elevator and roof decks, and the relocation of the two units to ground level at rear. The 
Department recommended approval of the Project as originally proposed with six floors. The 
Commission discussed the Department’s design alternative and made a Motion to Approve the 
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Project with two additional conditions, which included:  


o The Project Sponsor shall provide a building consistent with the alternative design of a 
project that is five (5) stories in height and contains 19 bedrooms of Group Housing; and 


o  Planning Staff will provide a report back memo to the Commission on the project’s 
revised design. 


 
CONDITIONAL USE AUTHORIZATION REQUIREMENTS 
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. 


 
In addition, Planning Code Section 317 sets forth the following the following additional criteria that the 
Planning Commission shall consider in the removal of a dwelling unit: 
 


1. Whether the property is free of a history of serious, continuing code violations;  
2. Whether the housing has been maintained in a decent, safe, and sanitary condition;  
3. Whether the property is an “historic resource” under CEQA;  
4. Whether the removal of the resource will have a substantial adverse impact under CEQA; 
5. Whether the Project converts rental housing to other forms of tenure or occupancy;  
6. Whether the Project removes rental units subject to the Rent Stabilization and Arbitration 


Ordinance;  
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7. Whether the Project conserves existing housing to preserve cultural and economic neighborhood 
diversity;  


8. Whether the Project conserves neighborhood character to preserve neighborhood cultural and 
economic diversity;  


9. Whether the Project protects the relative affordability of existing housing;  
10. Whether the Project increases the number of permanently affordable units as governed by Section 


415;  
11. Whether the Project locates in-fill housing on appropriate sites in established neighborhoods;  
12. Whether the Project increases the number of family-sized units on-site;  
13. Whether the Project creates new supportive housing;  
14. Whether the Project is of superb architectural and urban design, meeting all relevant design 


guidelines, to enhance existing neighborhood character;  
15. Whether the Project increases the number of on-site dwelling units;  
16. Whether the Project increases the number of on-site bedrooms;  
17. Whether or not the replacement project would maximize density on the subject lot; and;  
18. If replacing a building not subject to the Residential Rent Stabilization and Arbitration Ordinance, 


whether the new project replaces all of the existing units with new Dwelling Units of a similar size 
and with the same number of bedrooms.  


 
Pursuant to Planning Code Section 206.6(e), the Planning Commission shall make the following findings 
as applicable for any application for a Density Bonus, Incentive, Concession or Waiver for any Individually 
Requested Density Bonus Project: 
 


1. The Housing Project is eligible for the Individually Requested Density Bonus Program;  
2. The Housing Project has demonstrated that any Concessions or Incentives reduce actual housing 


costs, as defined in Section 50052.5 of the California Health and Safety Code, or for rents for the 
targeted units, based upon the financial analysis and documentation provided; 


3. If a waiver or modification is requested, a finding that the Development Standards for which the 
waiver is requested would have the effect of physically precluding the construction of the Housing 
Project with the Density Bonus or Concessions and Incentives permitted; 


4. If the Density Bonus is based all or in part on donation of land, a finding that all the requirements 
included in Government Code Section 65915(g) have been met;  


5. If the Density Bonus, Concession or Incentive is based all or in part on the inclusion of a Child Care 
Facility, a finding that all the requirements included in Government Code Section 65915(h) have 
been met; and 


6. If the Concession or Incentive includes mixed-use development, a finding that all the requirements 
included in Government Code Section 65915(k) have been met.  


 
 
APPELLANT ISSUES AND PLANNING DEPARTMENT RESPONSES 
 
ISSUE 1: The Project is not consistent with the required Conditional Use Authorization or Section 317 
Findings and is not Necessary or Desirable. 
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RESPONSE 1: The Project provides a Code compliant group housing State Density Bonus Project with 
on-site below market rate units within a building that is compatible with the character of the 
neighborhood.   
 
The size of the proposed five-story 19-bedroom group housing project is in keeping with other residential 
properties in the neighborhood. The proposed height of 50 feet is within the allowable height range 
available through the State Density Bonus Program. The property is designed appropriately to minimize 
light and privacy impacts to surrounding properties and the mid-block open space. The building’s rear 
yard is equal to the depth of the two adjacent properties.  Additionally, the building’s side property line is 
set back on the 2nd to 5th floors to allow southerly and northerly adjacent properties to maintain light and 
air.  
 
The 19-bedroom group housing project would replace an existing two-bedroom single-family home, 
resulting in a net increase of 17 bedrooms on the site.  Three of these rooms would be provided as below-
market rate units affordable to households earning 80% AMI. Historical review concluded that the existing 
structure is not considered a historic resource under CEQA and thus its demolition will not cause the loss 
of a historic property.   
 
The Project is consistent with the stated purpose of the RM-1 Zoning District, which is characterized by a 
mixture of the dwelling types found in Residential Districts.  In addition, this district also has a significant 
number of apartment buildings that broaden the range of unit sizes and the variety of structures. The 
Project maintains the pattern of 25-foot to 27.5-foot building widths, and a height of five-stories. The overall 
density of units remains low at a per bedroom basis and is consistent with the surrounding properties. 
Overall, the project’s design is complementary to the context of the district, while providing a new housing 
type to the neighborhood. For all these reasons, the Project is on balance, consistent with the Objectives and 
Policies of the General Plan and the Commission found the project to be necessary and desirable. 
 
ISSUE 2: The Project violates the City’s Objectives and Policies of the General Plan and has an adverse 
impact and discriminates against families and children. 
 
RESPONSE 2: On balance, the Project is consistent with the Objectives and Policies of the General Plan.  
 
When making General Plan Consistency the Planning Commission must often balance competing policies 
and come to a decision as to whether or not the proposed project is, on balance, consistent with the General 
Plan. In this case, the Commission found that, on balance, the proposed project was consistent with the 
General Plan. In addition, the Commission also found that the resulting project would help alleviate San 
Francisco’s severe housing crisis and provide housing within a transit rich neighborhood. Additionally, 
20% of the proposed Group Housing rooms (or 3 units) will be on-site below market rate units. While the 
project may not provide housing opportunities explicitly for families, the project would create a net 
addition of 17 bedrooms to the housing stock of the City, which is consistent with Objectives and Policies 
of the General Plan. 
 
ISSUE 3: The Project fails to comply with Department’s Residential Design Guidelines. 
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RESPONSE 3: With the reduction in building height included in the Planning Commission’s approval, 
the project is compliant with the Department’s Residential Design Guidelines. 
 
The size of the approved Project, a five-story building, is in keeping with other residential properties in the 
neighborhood. Further, at 50 feet the proposed height is within the allowable height range available 
through the State Density Bonus Program. In their review, the Commission discussed the appropriateness 
of the project’s proposed height. As a result, the Commission ultimately approved the project with a 
reduction in height to resolve this concern. 
 
Additionally, the building provides a front setback that is equal to the depths of the two adjacent neighbors. 
This area will be appropriately developed with landscaping and permeable surfaces. In addition to two 
common entrances at the front, the project includes direct accessed from the street to one of the rooms, 
consistent with the existing residential development on the block.  The project provides a rear building wall 
at a location the results in a rear yard equal to 25% of the lot’s depth. This provides  a rear yard that contains 
enough area for a code-complaint open space for the 19 units. Along the side property lines, the project 
proposes four lightwells, two on each side of the building; all are three feet deep and range in length from 
17 feet to 36 feet. These lightwells provide additional light and air to each neighboring property.  The Project 
results in a building size, shape, and height that is appropriate for the neighborhood context.  Overall, the 
project’s design is complementary to the context of the district, while providing a new housing type to the 
neighborhood.; therefore, the Commission found the modified project to be compliant with the San 
Francisco Planning Code and Residential Design Guidelines. 
 
ISSUE 4: The Developer did not comply with the direction of the Planning Commission to engage in 
neighborhood outreach and dialogue. 
 
RESPONSE 4: Although encouraged by the Department and the Planning Commission, public outreach 
is not required criteria for the Commission to grant Conditional Use Authorization. 
 
As a Department Policy, for projects of this size and scope a Pre-Application Meeting is required prior to 
an application being deemed complete. The Sponsor held the required Pre-Application Meet virtually on 
July 7, 2020, which adjacent neighbors and community groups were invited to attend. Throughout the 
processing of the project’s application, the Sponsor maintained dialogue with the adjacent property owners 
and other community stakeholders.  
 
 
SUMMARY RESPONSE 
 
The appellants contend that the Planning Commission’s approval of the Project was made mistakenly, and 
that the project is not compliant with the required Findings for Conditional Use Authorization or with the 
Objectives and Policies General Plan. On these issues, the Planning Commission found that the Project is, 
on balance, consistent with the Objectives and Policies of the General Plan. The Commission found that 
resulting project would provide 19 Group Housing rooms helping alleviate San Francisco’s severe housing 
crisis and provide housing within a transit rich neighborhood. Additionally, 20% of the proposed Group 
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Housing rooms (or 3 units) will be on-site below market rate units, and is therefore is necessary and 
desirable project. 


CONCLUSION 


For the reasons stated in this document, in the attached Resolution, and in the Planning Department case 
file, the Planning Department recommends that the Board uphold the Planning Commission’s decision in 
approving the Conditional Use authorization for the Project. 







Planning Commission Motion NO. 21016 
HEARING DATE: OCTOBER 14, 2021 


Case No.: 2020-001610CUA 
Project Address: 3832 18th Street 
Zoning: RM-1 (Residential- Mixed, Low Density) Zoning District 


40-X Height and Bulk District 
Block/Lots: 3580/018 
Project Sponsor: Mark Loper 


Reuben, Junius & Rose LLP 
One Bush Street #600  
San Francisco, CA 94104 


Property Owner: M-J SF Investments LLC 
2501 Mission Street 
San Francisco, CA 94110 


Staff Contact: Jeff Horn – (628) 652-7366 
Jeffrey.Horn@sfgov.org 


ADOPTING FINDINGS RELATING TO APPROVAL OF CONDITIONAL USE AUTHORIZATION PURSUANT TO PLANNING 
CODE SECTION 209.2, 253, 303, AND 317, TO ALLOW DEMOLITION OF A SINGLE-FAMILY RESIDENCE AND APPROVAL 
OF AN INDIVIDUALLY REQUESTED STATE DENSITY BONUS PROJECT PURSUANT TO PLANNING CODE SECTION 
206.6 (USING THE STATE DENSITY BONUS LAW (CALIFORNIA GOVERNMENT CODE SECTIONS 65915- 65918)) FOR 
THE PROJECT INVOKING WAIVERS FROM THE DEVELOPMENT STANDARDS FOR REAR YARD (SECTION 134), 
DWELLING UNIT EXPOSURE (SECTION 140) AND MAXIMUM HEIGHT LIMIT (SECTION 260) THAT WOULD 
CONSTRUCT A NEW FIVE-STORY, 50-FOOT TALL, RESIDENTIAL BUILDING (APPROXIMATELY 10,023 SQUARE FEET) 
WITH 19 GROUP HOUSING UNITS LOCATED AT 3832 18TH STREET, LOT 018 IN ASSESSOR’S BLOCK 3580, WITHIN 
THE RM-1 (RESIDENTIAL-MIXED, LOW DESNITY) ZONING DISTRICT AND A 40-X HEIGHT AND BULK DISTRICT, AND 
ADOPTING FINDINGS UNDER THE CALIFORNIA ENVIRONMENTAL QUALITY ACT. 


PREAMBLE 
On July 30, 2020, Sally Szeto of SIA Consulting filed Application No. 2020-001610PRJ (hereinafter “Application”) 
with the Planning Department (hereinafter “Department”) for Conditional Use Authorization and Individually-
Requested State Density Bonus Project to demolish an existing single-family home and construct a new 10,023 
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square foot, five-story, 50-foot tall, residential building with 19 Group Housing units (hereinafter “Project”) at 3832 
18th Street, Block 3580 Lot 018 (hereinafter “Project Site”). On June 17, 2021, Mark Loper of Rueben, Junius and 
Rose LLP (hereinafter “Project Sponsor”) filed revised Applications for the Project. 
 
The Project Sponsor seeks to proceed under the State Density Bonus Law, Government Code Section 65915 et seq 
(“the State Law”), as amended under AB-2345. Under the State Law, a housing development that includes 
affordable housing is entitled to additional density, concessions and incentives, and waivers from development 
standards that might otherwise preclude the construction of the project. The Project Sponsor is providing 20% of 
base project units of housing affordable to lower income households and is therefore eligible for a density bonus 
of 35% and waivers of the following development standards: 1) Height (Planning Code Sections 260); 2)Rear Yard 
(Planning Code Section 134); and 3) Dwelling Unit Exposure (Planning Code Section 140). 
 
On May 24, 2021, the Project was determined to be exempt from the California Environmental Quality Act (“CEQA”) 
as a Class 32 Categorical Exemption under CEQA as described in the determination contained in the Planning 
Department files for this Project;   
 
On July 15, 2021, the Commission conducted a duly noticed public hearing at a regularly scheduled meeting on 
Conditional Use Authorization Application No. 2020-001610CUA and after public comment and discussion, 
continued the item to October 14, 2021 and provided feedback on the design of the proposal with 
recommendations on possible changes, including the removal of a floor to reduce the height of the building. The 
item was continued to allow the sponsor time to develop and incorporate design changes. 
 
 On October 14 , 2021, the Commission conducted a duly noticed public hearing at a regularly scheduled meeting 
on case No. 2020-001610CUA. In the interest in fulfilling the intent of the Commission’s request to study an 
alternative design scheme that reduces the massing by a floor, the Department prepared a design alternative for 
a building that implemented the Commission’s suggested design improvements for the Project. The alternate 
design would address the intent of the Commission’s comments through the removal of the sixth floor, including 
the two penthouse units, stairs and elevator and roof decks, and the relocation of the two units to ground level at 
the rear. The Department recommended approval of the Proposed Project, but presented to the Commission the 
design alternatives intended to address their requests for a massing reduction to the project. The Commission 
discussed the Department’s design alternative and made a Motion to Approve the Project, on several conditions. 
First, the Project Sponsor shall provide a building consistent with Planning’s recommended alternative design of 
a project that is five (5) stories in height and contains 19 bedrooms of Group Housing. Second, Planning Staff will 
provide a report back memo to the Commission on the project’s revised design. 
 
The Planning Department Commission Secretary is the Custodian of Records; the File for Record No. 2020-
001610CUA is located at 49 South Van Ness Avenue, Suite 1400, San Francisco, California. 
 
The Commission has heard and considered the testimony presented to it at the public hearing and has further 
considered written materials and oral testimony presented on behalf of the applicant, Department staff, and other 
interested parties. 
 
MOVED, that the Commission hereby authorizes the Conditional Use Authorization as requested in Application No. 
2020-001610CUA, subject to the conditions contained in “EXHIBIT A” of this motion, based on the following 
findings: 
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FINDINGS 
Having reviewed the materials identified in the preamble above, and having heard all testimony and arguments, 
this Commission finds, concludes, and determines as follows: 
 


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


2. Project Description. The Approved Project includes demolition of the single-family home on the project 
site, and new construction of a five-story, 50-foot tall, residential building (approximately 10,023  gross 
square feet) with 19 group housing units, five Class 1 bicycle parking spaces, and two Class 2 bicycle 
parking spaces. The Project includes 890 square feet of common open space via a ground floor courtyard.  
The building’s rooftop stair and mechanical penthouses would add an additional eight feet of height 
above the roof, and the elevator shaft will rise six feet above the roof, these features are centrally located 
toward the middle of the roof plan. The project provides no automotive parking and would remove an 
existing curb cut. 


3. Site Description and Present Use. The Project site is located midblock on the on the north side of 18th 
Street, between Dolores and Sanchez Streets; Lot 018 in Assessor's Block 3580 and is located within the 
RM-1 (Residential-Mixed, Low Density) Zoning District and a 40-X Height and Bulk District.  The Project 
site is a relatively flat lot with an area of approximately 3,868 square feet, frontage of 27 feet, 6 inches on 
18th Street, and an average depth of approximately 141 feet, 10 inches. The site is currently developed 
with an existing 1,210 square foot, two-bedroom, one-story-over-garage, single-family dwelling 
constructed circa 1900.  


4. Surrounding Properties and Neighborhood. The subject property is located on the southeast side of 
the Castro/Upper Market Neighborhood within Supervisorial District 8.  The surrounding properties are 
located in the RM-1, RH-3, RM-3, and Public (P) Zoning Districts and are developed with a variety of 
residential, institutional, and mixed-use buildings ranging in height from one to five stories. Ground floor 
commercial uses are generally provided at the street corners and the block includes a range of residential 
uses ranging from single family homes to multi-unit apartment building. The adjacent property to the east 
(3826, 3828, 3830a 18th St) is developed with a 3-story-attic (within the gabled roof) at the front and a one-
story-attic (within the gabled roof) dwelling unit/cottage located at the rear of the property.  The adjacent 
property to the west (3838 18th St) contains a two-story two-family dwelling. One lot further to the west 
contains the Mission Terrace Senior Housing site, a 5-story, 107 apartment development that extends 
through the block to Dorland Street. Across from the Project Site, on the south side of 18th Street, lots are 
within RH-3 and 40-X Districts and developed with 3 and 4-story multi-family dwellings. Mission High 
School and Mission Dolores Park are located one block directly east along 18th Street. There is a J-Church 
MUNI stop platform near the corner of 18th Street and Church Street which runs along the western edge 
of Mission Dolores Park and Mission High School. 


5. Public Outreach and Comments. On July 7, 2020, the Project Sponsor held a virtual pre-application 
meeting as required by the Planning Department. Prior to the publishing of the case report, 30 public 
correspondences were received that included inquiries and concerns about the project’s construction 
noise, the building’s height and massing and resulting impacts to mid-block open space, and the 
increased density and the group housing use.  Nine correspondences were received in support of the 
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project’s proposed density and Group Housing residential use type. 


The Project Sponsor has twice met with a group of neighborhood representatives, which includes a 
meeting facilitated by District 8 Supervisor Mandelman’s office. In the second meeting and follow-up 
correspondence the members of the neighborhood recommended project modifications; including a 
reduction of floor-to-floor ceiling heights, a reduction in height and lengthening of the building, and a 
relocation of  the project’s communal area and bicycle parking into a basement level to allow for 
additional area to accommodate residential units. The Project Sponsor responded to those 
recommendation directly and within the Sponsor’s Brief dated July 6th, 2021. 


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


A. Use. Planning Code Section 209.3 principally permits Group Housing uses within the RM-1 Zoning 
Districts. Group Housing density is limited to one unit per 275 square feet of lot area. Per the State 
Density Bonus law, if 20% of the Base Density Units are provided at 80% AMI, then a Bonus Density of 
35% is permitted. 


The subject lot has an area of 3,868 square feet, allowing for a base density of 14 group housing units. 
The proposal includes 20% of the Base Density Units at 80% AMI, allowing for a bonus of five (35% of the 
Base project) units for a total of 19 Group Housing units.  


B. Front Yard. Planning Code Section 132 requires, in RM-1 Districts, a front yard the average of the two 
adjacent neighbors, but no greater than 15 feet. 


The subject property has a required front setback line of 11 feet, 6 inches based on the location and 
frontages of the structures on the two adjacent properties and the Project meets the Front Yard 
requirement. 


C. 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 and provides the required landscaping permeable area. 


D. Rear yard. Within the RM-1 Zoning District, Planning Code Section 134 establishes that the minimum 
rear yard depth shall be equal to 45% of the total lot depth on which the lot is situated but in no case 
less than 15 feet. 


The Project site has an average depth of 141 feet, 10 inches in depth and therefore requires a minimum 
rear yard of 63 feet, 4 inches or 45%. The Project proposes a rear yard depth of 31 feet, 2 inches, or 22% 
of lot depth. 


Strict enforcement of the Code would physically preclude the construction of the Project with the 
additional dwelling units as permitted under the Density Bonus Law. Per California Government Code 
Sections 65915-65918, the Project Sponsor has elected to use the State Density Bonus Law and proposes 
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a waiver for the reduction of site development standards for rear yard, which are defined in Planning 
Code 134. 


E. Usable Open Space. Within the RM-1 Zoning District, Planning Code Section 135 requires the Group 
Housing structures provide one third of the required area of usable open space per dwelling unit, or 
43.3 square feet of common usable open space per Group Housing unit and 33.3 square feet of private 
usable open space per Group Housing unit. 


The Planning Code requires a total of 822.7 square feet of common usable open space for 19 of the Group 
Housing units. The project proposes 860 square feet of usable open space at the rear courtyard, which 
meets the minimum commons area requirements. The Proposed Project included private open space 
for two units, a 149 square foot front deck and a 165 square foot rear deck, meeting area requirements 
and providing open space for two units. The Approved Project would provide all usable open space as 
common area located at the rear courtyard. Therefore, the Approved Project meets the Open Space 
requirement for all units.  


F. Dwelling Unit Exposure. Planning Code Section 140(b) requires that either each Group Housing 
bedroom or at least one interior common area that meets the 120 square-foot minimum superficial 
floor area shall include windows that face onto a public street, rear yard, or other open area that meets 
minimum requirements for area and horizontal dimensions.  


The Approved Project contains 10 units that face the rear yard area, which is non-complying and does 
not meet the minimum 25-foot dimension requirements per Planning Code Section 140(a)(1). The 
remaining nine units have exposure over 18th Street.  Therefore, the Project meets the requirements of 
Section 140 of the Planning Code for only the nine street facing units.   


Strict enforcement of the Code would physically preclude the construction of the Project with the 
additional dwelling units as permitted under the Density Bonus Law. Per California Government Code 
Sections 65915-65918, the Project Sponsor has elected to use the State Density Bonus Law and proposes 
a waiver for the reduction of site development standards for dwelling unit exposure, which are defined 
in Planning Code 140. 


G. Bicycle Parking. Planning Code Section 155.2 requires at least one Class 1 bicycle parking space for 
every four beds, or for buildings containing over 100 beds, 25 Class 1 spaces plus one Class 1 space 
for every five beds over 100. It additionally requires two Class 2 spaces for every 100 beds. 


The Approved Project, which includes 19 group housing beds, requires five Class 1 bicycle parking spaces 
and two Class 2 bicycle parking spaces. At the ground floor, the project will provide no fewer than five 
Class 1 bicycle parking spaces and two Class 2 spaces are proposed at the front of the property. The 
project meets the requirements of Planning Code Section 155. 


H. Transportation Demand Management (TDM) Plan. Pursuant to Planning Code Section 169 and the 
TDM Program Standards, the Project shall finalize a TDM Plan prior Planning Department approval of 
the first Building Permit or Site Permit. As currently proposed, the Project must achieve a target of 10 
points.  
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The Project submitted a completed Environmental Evaluation Application on July 30, 2020. Therefore, 
the Project must only achieve 100% of the point target established in the TDM Program Standards, 
resulting in a required target of 17 points. As currently proposed, the Project will achieve a total of 17 
points through the following TDM measures: 
• Bicycle Parking (Option A) 
• Delivery Supportive Amenities 
• On-Site Affordable Housing (Option D) 
• Parking Supply (Option K) 


 
I. Height and Bulk. Planning Code Section 260, and Article 2.5 of the Planning Code generally, require 


that the height of buildings not exceed the limits specified in the Zoning Map and defines rules for the 
measurement of height. The project is located in a 40-X Height and Bulk District, which allows for a 
maximum height of 40 feet.  Section 260(b) allows elevator, stair and mechanical penthouses to 
exceed the maximum height by an additional 10 feet, except that the elevator shaft may exceed the 
maximum height by 16 feet. Per Section 253 of the Planning Code, buildings within the RM zoning 
districts that exceed a height of 40 feet are subject to Conditional Use Authorization. 


The finished roof of the Approved Project would reach a maximum height of approximately 50 feet,4 
inches as measured from the center point of the frontage. Rooftop stair and mechanical penthouses 
would add an additional eight feet of height in those areas, while the elevator shaft will rise six feet above 
the roof; however, these features are exempt from height limits per Planning Code Section 260(b). As 
proposed, the height of the Approved Project exceeds the 40-foot height limit by 10 feet, thereby requiring 
Conditional Use Authorization before the Planning Commission. The specific findings related to the 
Conditional Use Authorization are analyzed in item 7 below. 


Per California Government Code Sections 65915-65918, the Project Sponsor has elected to use the State 
Density Bonus Law and requests a waiver from the 40-foot height limit, which the project exceeds by 20 
feet. This waiver in height limit is necessary to enable the construction of the project with the increased 
density provided by Government Code Section 65915(f)(2). 


J. Shadow. Planning Code Section 295 requires a shadow analysis for projects over 40 feet in height to 
ensure that new buildings would not cast new shadows on properties that are under the jurisdiction 
of the San Francisco Recreation and Park Department.  


A shadow analysis report, prepared by Prevision Design, was submitted on March 29, 2021, analyzing 
the potential shadow impacts of a 60-foot tall project to properties under the jurisdiction of the 
Recreation and Parks Department (Record No. 2020-001610SHD). The memorandum concluded that the 
Project would cast approximately 12,327 square-foot hours of new shadow on Mission Dolores Park, 
equal to approximately 0.001% of the TAAS on Mission Dolores Park, bringing the estimated total annual 
shading of the Park as a percentage of TAAS to 3.998% (previously at 3.997%). 


The Shadow Study found that a 60-foot tall project would result in new shadows falling on the park, 
adding approximately 12,327 annual net new square foot hours (sfh) of shadow and increasing shadow 
load by +0.001% above current levels, resulting in an increase in the total annual shading from 3.997% 
to 3.998% of Total Annual Available Sunlight (TAAS). The new shadow resulting from the project would 
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occur from April 20th to August 22nd and would be present for an average of 12.1 minutes, in the summer 
late afternoon (after 4pm). During these periods, the largest new shadow (based on area) would occur 
on June 21st at 7:36 pm covering an area of 860 sf, or 0.1% of the park. The maximum shadow coverage 
would contribute net new shadow to portions of the MUNI stop/platform, pedestrian pathway, and 
maintenance/utility area. 


On June 15, 2021, the full Recreation and Park Commission conducted a duly noticed public hearing at 
a regularly scheduled meeting and recommended that the Planning Commission find that the shadows 
cast by the a 60-foot tall project would not be adverse to the use of Mission Dolores Park. As such, the 50-
foot tall Approved Project would not be adverse to the use of Mission Dolores Park. 


K. Residential Demolition:  Pursuant to Planning Code Section 317, Conditional Use Authorization is 
required for applications proposing to remove one or more residential units.  This Code Section 
establishes a checklist of criteria that delineate the relevant General Plan Policies and Objectives.   


As the Project requires Conditional Use Authorization per the requirements of the Section 317, the 
additional criteria specified under Section 317 for residential demolition and merger have been 
incorporated as findings a part of this Motion.  See Below “Additional Findings pursuant to Section 317”. 


L. Transportation Sustainability Fee. Planning Code Section 411A is applicable to new development that 
results in more than twenty dwelling units or group housing facilities with more than 800 gross square 
feet. 


The Project will pay the appropriate Transportation Sustainability Fee upon issuance of a building 
permit application. 


M. Residential Child-Care Impact fee. Planning Code Section 414A is applicable to new development that 
results in at least one net new residential unit. 


The Project includes approximately 10,023 gross square feet of new residential use associated with the 
new construction of 19 Group Housing units. This square footage shall be subject to the Residential 
Child-Care Impact Fee, as outlined in Planning Code Section 414A.  


N. Inclusionary Affordable Housing Program. Planning Code Section 415 sets forth the requirements and 
procedures for the Inclusionary Affordable Housing Program. Under Planning Code Section 415.3, 
these requirements apply to projects that consist of 10 or more units. Pursuant to Planning Code 
Section 415.5 and 415.6, the Inclusionary Affordable Housing Program requirement for the On-site 
Affordable Housing Alternative is to provide 13.5% of the proposed dwelling units as affordable.  


The Project Sponsor has demonstrated that it is eligible for the On-Site Affordable Housing Alternative 
under Planning Code Section 415.5 and 415.6 and has submitted an ‘Affidavit of Compliance with the 
Inclusionary Affordable Housing Program: Planning Code Section 415,’ to satisfy the requirements of the 
Inclusionary Affordable Housing Program by providing the affordable housing on-site instead of through 
payment of the Affordable Housing Fee. In order for the Project Sponsor to be eligible for the On-Site 
Affordable Housing Alternative, the Project Sponsor must submit an ‘Affidavit of Compliance with the 
Inclusionary Affordable Housing Program: Planning Code Section 415,’ to the Planning Department 
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stating that any affordable units designated as on-site units shall be sold as ownership units and will 
remain as ownership units for the life of the project. The Project Sponsor submitted such Affidavit on 
June 15, 2021. The applicable percentage is dependent on the total number of units in the project, the 
zoning of the property, and the date that the project submitted a complete Project Application. A 
complete Project Application was submitted on July 30, 2020. Pursuant to Planning Code Section 415.3 
and 415.6, the on-site requirement is 13.5%, or two units.  


At least 20% of the units in the base project must be affordable to households earning 80% AMI to qualify 
for a 35% density bonus under the State Density Bonus Law. The Project Sponsor has elected to provide 
one additional affordable unit at 80% AMI in order to qualify for a 35% density bonus. Therefore, three 
units of the 19 total units provided will be affordable units.  


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


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


The Castro/Upper Market neighborhood contains a mix of predominantly two-, three, and four-story 
multi-family residential buildings, that also includes large development uses such as the Mission Terrace 
Senior Housing (five-stories tall) and Mission High School, with commercial  uses at the street level along 
the commercial corridors. The proposed residential building will be compatible with the existing 
neighborhood mix of uses and densities. The Project will demolish an existing, single-family home to 
construct a new residential building containing 19 Group Housing units, in which three of the proposed 
units will be provided as on-site affordable units.  


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


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


The Project’s proposed massing is generally consistent with the character and design of the 
neighborhood, and will not impede any development of surrounding properties. The proposed 
design is contemporary yet compatible, referencing character-defining features of the 
surrounding buildings on the subject block and is compatible with the district’s size, scale, 
composition, and details. The massing is compatible in terms of lot occupancy, solid-to-void 
ratio, and vertical articulation, including bays and windows designed to relate to the 
surrounding properties..  


 The building provides a front setback that is equal to the depths of the two adjacent neighbors 
and the area with  appropriately developed  landscaping and permeable surfaces. In addition 
to two common entrances, at the front of the ground floor the project includes a housing unit 
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that is directly accessed from the street, consistent with the existing residential development on 
the block.  The project provides a rear yard that contains enough area to provide code-
complaint open space for the Project’s 19 units. Along the side property lines, the building 
provides four lightwells starting at the second floor, two on each side of the building; all are 
three feet deep and range in length from 17 feet to 36 feet. These lightwells provide additional 
light and air to each neighboring property.  The Project results in a building size, shape, and 
height that is appropriate for the neighborhood context. 


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


The Planning Code does not require parking or loading within the RM-1 Zoning District, and 
none is proposed. The project includes five Class 1 bicycle parking spaces and is well-situated 
for easy access to numerous public transit modes including numerous MUNI lines. The Project 
is located along 33-Ashbury/18th bus line, a half-block from a J-Church Metro platform, and is 
within walking distance (¼ mile) of the BART Station at 16th and Mission Streets and the  22-
Fillmore bus route. The Project provides no off-street parking, but will remove a curb cut along 
the street and provide sufficient bicycle parking for residents and their guests. 


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


The Project is residential in nature, which is a use that typically is not considered to have the 
potential to produce noxious or offensive emissions. 


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


The Project’s front setback will be appropriately landscaped. The Project will add one new street 
tree where there are currently none, two new Class 2 bicycle parking spaces, and remove an 
existing curb cut on 18th Street.  


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. 


D. That use or feature as proposed will provide development that is in conformity with the stated 
purpose of the applicable Use District. 


The Project is consistent with the stated purpose of the RM-1 Zoning District, which is characterized 
by a mixture of the dwelling types found in RH Districts, but in addition have a significant number of 
apartment buildings that broaden the range of unit sizes and the variety of structures. The project 
maintains the pattern of 25-foot to 27.5-foot building widths, and a five-story tall structure.. The 
overall density of units remains low at a per bedroom basis. The project provides usable open space 
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within a ground floor yard that also contributes to the mid-block open space. 


8. Additional Findings pursuant to Section 317 establishes criteria for the Planning Commission to 
consider when reviewing applications to demolish or convert Residential Buildings. On balance, the 
Project does comply with said criteria in that: 


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


A review of the Department of Building Inspection and the Planning Department databases showed 
no open enforcement cases or notices of violation for the subject property. 


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


The structure appears to be in decent condition with an original construction date circa 1900. 


C. Whether the property is an “historic resource” under CEQA;  


The subject building and property are not identified as a historical resource. Pursuant to CEQA, a 
Historic Resource Evaluation (HRE) was prepared to evaluate the existing subject building, 
constructed in 1900, whether they would meet CEQA section 15064.5 criteria for listing on the 
California Register or in an adopted local historic register. The subject building and property were 
determined to not be eligible for listing in the California Register under any criteria, individually or 
as part of a historic district.  


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


The Project is not a historic resource and no substantial adverse impacts were identified as part of 
the Project’s review under CEQA. 


E. Whether the Project converts rental housing to other forms of tenure or occupancy;  


The Project does not convert rental housing to other forms of tenure. 


F. Whether the Project removes rental units subject to the Rent Stabilization and Arbitration 
Ordinance;  


Although rent control determinations are the purview of the Rent Board, any unit in San Francisco is 
subject to eviction controls as of January 2020. There is no evidence that the existing single-family 
home is subject to price controls since the home was owner occupied and there is no evidence of it 
being a rental property.   


G. Whether the Project conserves existing housing to preserve cultural and economic neighborhood 
diversity;  


Although the Project proposes the demolition of a two-bedroom single-family dwelling, there will be 
a net gain of 17 bedrooms at the project site.  The Project would be consistent with the density and 
development pattern as it would provide a five-story multi-family group housing project within  a 
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neighborhood that is a comprised of four-story multi-family dwellings, a five-story senior housing 
development (Mission Terrace Senior Housing) and two- and three-story one-family dwellings.  


H. Whether the Project conserves neighborhood character to preserve neighborhood cultural and 
economic diversity;  


The replacement building will conserve neighborhood character with appropriate scale, design, 
and materials, and improve cultural and economic diversity by appropriately increasing the number 
of bedrooms.  The project would maximize the number of units allowed on the site while increases 
the total number of bedrooms provided. 


I. Whether the Project protects the relative affordability of existing housing;  


The Project protects the relative affordability of existing housing through the development of Group 
Housing units.   


J. Whether the Project increases the number of permanently affordable units as governed by 
Section 415;  


The Project would establish three new permanently affordable units as governed by Section 415. 


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


The Castro/Upper Market neighborhood is an established transit-oriented residential neighborhood 
with mixed-uses along several commercial corridors. The Project has been designed to be in-
keeping with the scale and development pattern of the established neighborhood character. 


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


While not creating additional new family-sized housing units, the Project proposes increases the 
number of bedrooms, which is desirable for many families. 


M. Whether the Project creates new supportive housing;  


The Project does not create supportive housing. 


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


The Project’s proposed massing is generally consistent with the character and design of the 
neighborhood. The proposed design is contemporary yet compatible, referencing character-
defining features of the surrounding buildings on the subject block and is compatible with the 
district’s size, scale, composition, and details. The massing is compatible in terms of lot occupancy, 
solid-to-void ratio, and vertical articulation, including bays and windows designed to relate to the 
surrounding properties. 


 The building provides a front setback that is equal to the depths of the two adjacent neighbors and 
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the area will be appropriately developed with landscaping and permeable surfaces. In addition to 
two common entrances, at the front of the ground floor the project includes a housing unit that is 
directly accessed from the street, consistent with the existing residential development on the block.  
The project provides a rear yard that contains enough area to provide code-complaint open space 
for the 19 units. Along the side property lines, the building provides four lightwells starting at the 
second floor, two on each side of the building; all are three feet deep and range in length from 17 
feet to 36 feet. These lightwells provide additional light and air to each neighboring property.  The 
Project results in a building size, shape, and height that is appropriate for the neighborhood context. 


O. Whether the Project increases the number of on-site dwelling units;  


The Project proposes 19 bedrooms of Group Housing, which is a residential use, but is not a dwelling 
unit per the Section 102 definition. Therefore, although the project would increase the number of 
housing units on-site, the number of dwelling units would be reduced as a result of the demolition 
of the existing single-family home 


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


The Project proposes 19 bedrooms of Group Housing, which is an increase of 17 bedrooms more 
than the original building. 


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


The Project proposes to maximize the density on the subject lot as the proposal includes 19  Group 
Housing units on the subject lot with an area of 3,868 square feet, allowing for a base density of 14 
group housing units. The proposal includes 20% of the Base Density Units at 80% AMI, allowing for 
a bonus of five (35% of the Base project) units.  


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


The Project proposes to replace the existing two-bedroom single-family dwelling not subject to the 
Residential Rent Stabilization and Arbitration Ordinance. The Project proposes 19 bedrooms of 
Group Housing, a net increase of 17 additional bedroom above what previously existed. 


9. State Density Bonus Program Findings. Pursuant to Planning Code Section 206.6(e), the Planning 
Commission shall make the following findings as applicable for any application for a Density Bonus, 
Incentive, Concession or Waiver for any Individually Requested Density Bonus Project: 


A. The Housing Project is eligible for the Individually Requested Density Bonus Program.  


The Project consists of five or more group housing units on a site located in the Residential-Mixed, 
Low Density Zoning District that is currently developed as a single-family dwelling that is not subject 
to San Francisco Rent Stabilization and Arbitration Ordinance and is, therefore, eligible for the 
Individually Requested Density Bonus Program. 
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The Project provides at least 20% of the proposed ownership Group Housing units in the base project 
(three units) as affordable to lower income households, defined as those earning 80% of area 
median income, and is therefore entitled to a 35% density bonus under California Government Code 
Sections 65915-95918. 


B. The Housing Project has demonstrated that any Concessions or Incentives reduce actual housing 
costs, as defined in Section 50052.5 of the California Health and Safety Code, or for rents for the 
targeted units, based upon the financial analysis and documentation provided. 


The Project does not request any concessions or incentives under the Individually Requested Density 
Bonus Program. 


C. If a waiver or modification is requested, a finding that the Development Standards for which the 
waiver is requested would have the effect of physically precluding the construction of the Housing 
Project with the Density Bonus or Concessions and Incentives permitted. 


The Project requests the following waivers from the Planning Code Development Standards: 1) 
Height (Planning Code Section 260); 2) Rear Yard (Planning Code Section 134; and 3) Dwelling Unit 
Exposure (Planning Code Section 140).  


The Project provides a maximum density of 14 group housing units, plus the 35% density bonus of 
five additional Group Housing units afforded under the Individually State Density Bonus, for a total 
of 19 Group Housing units. The density is obtained by increasing the total height of the building and 
expanding the building horizontally into the required rear yard at all floors. Additionally, the 
expansion of the ground floor into the Rear Yard renders the  units which face onto the Rear Yard 
non-compliant with the Dwelling Unit Exposure requirement of Planning Code Section 140.  
Rendering the proposed building compliant with height, rear yard, or dwelling unit exposure would 
require reduction of building volume and/or reduction in the number of units proposed; thus, these 
requirements are eligible for Waiver under the density bonus request. 


D. If the Density Bonus is based all or in part on donation of land, a finding that all the requirements 
included in Government Code Section 65915(g) have been met.  


The Project does not include a donation of land, and this is not the basis for the Density Bonus.  


E. If the Density Bonus, Concession or Incentive is based all or in part on the inclusion of a Child Care 
Facility, a finding that all the requirements included in Government Code Section 65915(h) have 
been met. 


The Project does not include a Child Care Facility, and this is not the basis for the Density Bonus.  


F. If the Concession or Incentive includes mixed-use development, a finding that all the 
requirements included in Government Code Section 65915(k) have been met.  


The Project does not include concessions or incentives for a mixed-use development. The Project is 
entirely residential.  
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10. General Plan Compliance. The Project is, on balance, consistent with the following Objectives and
Policies of the General Plan:


HOUSING ELEMENT 


Objectives and Policies


OBJECTIVE 1
IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET THE CITYʼS
HOUSING NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING.


Policy 1.1
Plan for the full range of housing needs in the City and County of San Francisco, especially affordable
housing.


Policy 1.10
Support new housing projects, especially affordable housing, where households can easily rely on public 
transportation, walking and bicycling for the majority of daily trips.


OBJECTIVE 4
FOSTER A HOUSING STOCK THAT MEETS THE NEEDS OF ALL RESIDENTS ACROSS LIFECYCLES.


Policy 4.4
Encourage sufficient and suitable rental housing opportunities, emphasizing permanently affordable
rental units wherever possible.


Policy 4.5
Ensure that new permanently affordable housing is located in all of the City s̓ neighborhoods, and
encourage integrated neighborhoods, with a diversity of unit types provided at a range of income levels.


OBJECTIVE 11
SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN FRANCISCOʼS
NEIGHBORHOODS.


Policy 11.1
Promote the construction and rehabilitation of well-designed housing that emphasizes beauty, flexibility,
and innovative design, and respects existing neighborhood character.


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


Policy 11.3 
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Ensure growth is accommodated without substantially and adversely impacting existing residential 
neighborhood character. 
 
Policy 11.4 
Continue to utilize zoning districts which conform to a generalized residential land use and density plan 
and the General Plan. 
 
Policy 11.6 
Foster a sense of community through architectural design, using features that promote community 
interaction. 


 
OBJECTIVE 12 
BALANCE HOUSING GROWTH WITH ADEQUATE INFRASTRUCTURE THAT SERVES THE CITYʼS 
GROWING POPULATION. 
 
Policy 12.1 
Encourage new housing that relies on transit use and environmentally sustainable patterns of 
movement. 
 
Policy 12.2 
Consider the proximity of quality of life elements such as open space, childcare, and neighborhood 
services, when developing new housing units. 
 
Policy 12.3 
Ensure new housing is sustainably supported by the City s̓ public infrastructure systems. 
 
URBAN DESIGN ELEMENT 


Objectives and Policies 
 
OBJECTIVE 1 
EMPHASIS OF THE CHARACTERISTIC PATTERN WHICH GIVES TO THE CITY AND ITS 
NEIGHBORHOODS AN IMAGE, A SENSE OF PURPOSE, AND A MEANS OF ORIENTATION. 
 
Policy 1.3 
Recognize that buildings, when seen together, produce a total effect that characterizes the city and its 
districts. 
 
Policy 1.7 
Recognize the natural boundaries of districts and promote connections between districts. 
 
The Project’s proposed massing is generally consistent with the character and design of the neighborhood. 
The proposed design is contemporary yet compatible, referencing character-defining features of the 
surrounding buildings on the subject block and is compatible with the district’s size, scale, composition, and 
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details. The massing is compatible in terms of lot occupancy, solid-to-void ratio, and vertical articulation, 
including bays and windows designed to relate to the surrounding properties.  
 
The building provides a front setback that is equal to the depths of the two adjacent neighbors and the area 
will be appropriately developed with landscaping and permittable surfaces. In addition to two common 
entrances at the front of the ground floor, the project includes a housing unit that is directly accessed from 
the street, consistent with the existing residential development on the block.  The project provides a rear yard 
that contains enough area to provide code-complaint open space for 17 of the units. Along the side property 
lines, the building provides four lightwells starting at the second floor, two on each side of the building; all 
are three feet deep and range in length from 17 feet to 36 feet. These lightwells provide additional light and 
air to each neighboring property.  The Project results in a building size, shape, and height that is appropriate 
for the neighborhood context. 
 
The Project would provide additional density in a transit rich area of the City. The Project is located along 
33-Ashbury/18th bus line, a half-block from a J-Church Metro platform, and is within walking distance (¼ 
mile) of the BART Station at 16th and Mission Streets and the  22-Fillmore bus route. The Project provides no 
off-street parking, but will remove a curb cut along the street and provide sufficient bicycle parking for 
residents and their guests. 
 
The Project is consistent with the stated purpose of the RM-1 Zoning District, which is characterized by a 
mixture of the dwelling types found in Residential Districts, but in addition have a significant number of 
apartment buildings that broaden the range of unit sizes and the variety of structures. The Project maintains 
the pattern of 25-foot to 27.5-foot building widths, and a height of five-stories. The overall density of units 
remains low at a per bedroom basis. The project provides usable open space within a ground floor yard that 
also contributes to the mid-block open space. Overall, the project’s design is complementary to the context 
of the district, while providing a new housing type to the neighborhood. For all these reasons, the Project is 
on balance, consistent with the Objectives and Policies of the General Plan. 
 


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


A. That existing neighborhood-serving retail uses be preserved and enhanced and future 
opportunities for resident employment in and ownership of such businesses be enhanced.  
 
The project site does not possess any neighborhood-serving retail uses. The Project provides 19 new 
Group Housing units, which will enhance the nearby retail uses by providing new residents, who may 
patron and/or own these businesses. 


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


 


The replacement building has been designed to be compatible with the neighborhood’s mixed 
massing, width and height, and has been found to meet the Residential Design Guidelines.  While 
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the existing two-bedroom home is proposed to be demolished, the replacement building would 
provide 19 group housing units/bedrooms in a transit-rich neighborhood made up of mostly multi-
family dwellings of mixed architectural character. For these reasons, the Project would protect and 
preserve the cultural and economic diversity of the neighborhood. 


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


The Project Site does not currently possess any existing affordable housing. The Project will comply 
with the City’s Inclusionary Housing Program by providing three on-site below-market rate group 
housing units for ownership. Therefore, the Project will increase the stock of affordable housing units 
in the City. 


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


The Project Site is served by nearby public transportation options. The Project is located along a 
Muni bus line (33-Ashbury/18th Street), a half-block from a J-Church Muni Metro platform, and is 
within walking distance (¼ mile) of the BART Station at 16th and Mission Streets and the  22-Fillmore 
bus route. Future residents would be afforded proximity to a bus line. The Project provides no off-
street parking but will remove a curb cut along the street and provide sufficient bicycle parking for 
residents and their guests.  


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 is residential in nature and does not include commercial office development; therefore, 
the Project would not affect industrial or service sector uses or related employment opportunities. 
Ownership of industrial or service sector businesses would not be affected by the Project.  


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


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


G. That landmarks and historic buildings be preserved. 


Currently, the Project Site does not contain any City Landmarks or historic buildings. 


H. That our parks and open space and their access to sunlight and vistas be protected from 
development.  
 
The Project will create new shadow on one proposed park under jurisdiction of the Recreation and 
Park Department – Mission Dolores Park. The amount of additional shadow that would occur as a 
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result of the Project has not been found to be significant or adverse to the use of the park. 


12. First Source Hiring. The Project is subject to the requirements of the First Source Hiring Program as they 
apply to permits for residential development (Administrative Code Section 83.11), and the Project 
Sponsor shall comply with the requirements of this Program as to all construction work and on-going 
employment required for the Project. Prior to the issuance of any building permit to construct or a First 
Addendum to the Site Permit, the Project Sponsor shall have a First Source Hiring Construction and 
Employment Program approved by the First Source Hiring Administrator, and evidenced in writing. In the 
event that both the Director of Planning and the First Source Hiring Administrator agree, the approval of 
the Employment Program may be delayed as needed. 


The Project Sponsor submitted a First Source Hiring Affidavit and prior to issuance of a building permit will 
execute a First Source Hiring Memorandum of Understanding and a First Source Hiring Agreement with the 
City’s First Source Hiring Administration.  


13. The project sponsor is aware of the Procedures Manual requirements for ownership BMR units and that 
there must be a competitive lending environment for prospective BMR owners at time of initial purchase 
and resale. If the sponsor is not able to provide multiple conventional lending sources to BMR owners and 
as a result decides to switch to a rental project, the project will require any additional approvals required 
by law at the time 


14. The Project is consistent with and would promote the general and specific purposes of the Code provided 
under Section 101.1(b) in that, as designed, the Project would contribute to the character and stability of 
the neighborhood and would constitute a beneficial development.  


15. 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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DECISION 
That based upon the Record, the submissions by the Applicant, the staff of the Department and other interested 
parties, the oral testimony presented to this Commission at the public hearings, and all other written materials 
submitted by all parties, the Commission hereby APPROVES Conditional Use Authorization Application No. 
2020-001610CUA subject to the following conditions attached hereto as “EXHIBIT A” in general conformance with 
plans on file, dated October 4, 2021, and stamped “EXHIBIT B”, which is incorporated herein by reference as though 
fully set forth. 
 
APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Conditional Use Authorization 
to the Board of Supervisors within thirty (30) days after the date of this Motion. The effective date of this Motion 
shall be the date of this Motion if not appealed (after the 30-day period has expired) OR the date of the decision of 
the Board of Supervisors if appealed to the Board of Supervisors. For further information, please contact the Board 
of Supervisors at (415) 554-5184, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San Francisco, CA 94102. 
 
Protest of Fee or Exaction: You may protest any fee or exaction subject to Government Code Section 66000 that is 
imposed as a condition of approval by following the procedures set forth in Government Code Section 66020. The 
protest must satisfy the requirements of Government Code Section 66020(a) and must be filed within 90 days of 
the date of the first approval or conditional approval of the development referencing the challenged fee or 
exaction. For purposes of Government Code Section 66020, the date of imposition of the fee shall be the date of 
the earliest discretionary approval by the City of the subject development.  
 
If the City has not previously given Notice of an earlier discretionary approval of the project, the Planning 
Commission’s adoption of this Motion, Resolution, Discretionary Review Action, or the Zoning Administrator’s 
Variance Decision Letter constitutes the approval or conditional approval of the development and the City hereby 
gives NOTICE that the 90-day protest period under Government Code Section 66020 has begun. If the City has 
already given Notice that the 90-day approval period has begun for the subject development, then this document 
does not re-commence the 90-day approval period. 
 
I hereby certify that the Planning Commission ADOPTED the foregoing Motion on October 14, 2021. 
 
 
Jonas P. Ionin 
Commission Secretary 
 
 
AYES:   Tanner, Diamond, Fung, Koppel  


NAYS:  Imperial, Moore 


ABSENT: Chan 


ADOPTED: October 14, 2021 
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EXHIBIT A 
Authorization 


This authorization is for a conditional use to allow demolition of an existing single-family residence and new 
construction of a five-story, approximately 50-foot-tall, 10,023 gross square foot residential building containing 19 
group housing units, five Class 1 bicycle parking spaces, and two Class 2 bicycle parking spaces, located at 3832 
18th Street, Block 3580, Lot 018, pursuant to Planning Code Sections 209.2, 253, 303, and 317, and pursuant to 
Planning Code Section 206.6 as an Individually-Requested State Density Bonus Project, within the Residential-
Mixed, Low Density Zoning District and a 40-X Height and Bulk District; in general conformance with plans, dated 
October 4, 2021 , and stamped “EXHIBIT B” included in the docket for Record No. 2020-001610CUA and subject to 
conditions of approval reviewed and approved by the Commission on October 14, 2021 under Motion No. 21016. 
This authorization and the conditions contained herein run with the property and not with a particular Project 
Sponsor, business, or operator. 
 


Recordation of Conditions of Approval 


Prior to the issuance of the building permit or commencement of use for the Project the Zoning Administrator 
shall approve and order the recordation of a Notice in the Official Records of the Recorder of the City and County 
of San Francisco for the subject property. This Notice shall state that the project is subject to the conditions of 
approval contained herein and reviewed and approved by the Planning Commission on July 15, 2021 under 
Motion No. 21016. 
 


Printing of Conditions of Approval on Plans 


The conditions of approval under the 'Exhibit A' of this Planning Commission Motion No. 21016 shall be 
reproduced on the Index Sheet of construction plans submitted with the site or building permit application for the 
Project. The Index Sheet of the construction plans shall reference to the Conditional Use authorization and any 
subsequent amendments or modifications.  
 


Severability 


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


Changes and Modifications  


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


Performance 
1. Validity. The authorization and right vested by virtue of this action is valid for three (3) years from the effective 


date of the Motion. The Department of Building Inspection shall have issued a Building Permit or Site Permit 
to construct the project and/or commence the approved use within this three-year period. 


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


2. Expiration and Renewal. Should a Building or Site Permit be sought after the three (3) year period has lapsed, 
the project sponsor must seek a renewal of this Authorization by filing an application for an amendment to 
the original Authorization or a new application for Authorization. Should the project sponsor decline to 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 628.652.7463,  
www.sfplanning.org 


3. Diligent Pursuit. Once a site or Building Permit has been issued, construction must commence within the 
timeframe required by the Department of Building Inspection and be continued diligently to completion. 
Failure to do so shall be grounds for the Commission to consider revoking the approval if more than three (3) 
years have passed since this Authorization was approved. 


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


4. Extension. All time limits in the preceding three paragraphs may be extended at the discretion of the Zoning 
Administrator where implementation of the project is delayed by a public agency, an appeal or a legal 
challenge and only by the length of time for which such public agency, appeal or challenge has caused delay. 
 
For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463, 
www.sfplanning.org 


5. Conformity with Current Law. No application for Building Permit, Site Permit, or other entitlement shall be 
approved unless it complies with all applicable provisions of City Codes in effect at the time of such approval. 
 
For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463, 
www.sfplanning.org 
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6. Additional Project Authorization. The Project Sponsor must obtain a Shadow Determination under Section 
295 that the net new shadow cast by the Project on Dolores Park will be insignificant to the use of said park 
under the jurisdiction of the Recreation and Park Department and satisfy all the conditions thereof. The 
conditions set forth below are additional conditions required in connection with the Project. If these 
conditions overlap with any other requirement imposed on the Project, the more restrictive or protective 
condition or requirement, as determined by the Zoning Administrator, shall apply. 


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


7. Formal Report. Planning Staff will provide a report back memo to the Commission on the project’s revised 
design. 
 
For information about compliance, contact the Case Planner, Planning Department at 628.652.7366, 
www.sfplanning.org 


Design – Compliance at Plan Stage 
8. Final Materials. The Project Sponsor shall continue to work with Planning Department on the building design. 


Final materials, glazing, color, texture, landscaping, and detailing shall be subject to Department staff review 
and approval. The architectural addenda shall be reviewed and approved by the Planning Department prior 
to issuance.  


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


9. Garbage, Composting, and Recycling Storage. Space for the collection and storage of garbage, composting, 
and recycling shall be provided within enclosed areas on the property and clearly labeled and illustrated on 
the building permit plans. Space for the collection and storage of recyclable and compostable materials that 
meets the size, location, accessibility and other standards specified by the San Francisco Recycling Program 
shall be provided at the ground level of the buildings.  


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


10. Rooftop Mechanical Equipment. Pursuant to Planning Code 141, the Project Sponsor shall submit a roof 
plan to the Planning Department prior to Planning approval of the building permit application. Rooftop 
mechanical equipment, if any is proposed as part of the Project, is required to be screened so as not to be 
visible from any point at or below the roof level of the subject building. 


For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sfplanning.org  


11. Transformer Vault Location. 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 in consultation with 
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Public Works shall require the following location(s) for transformer vault(s) for this project: sidewalk. This 
location has the following design considerations: streetscape and building frontage detail issues. The above 
requirement shall adhere to the Memorandum of Understanding regarding Electrical Transformer Locations 
for Private Development Projects between Public Works and the Planning Department dated January 2, 2019.  


For information about compliance, contact Bureau of Street Use and Mapping, Department of Public Works at 
628.271.2000, www.sfpublicworks.org 


12. Landscaping. Pursuant to Planning Code Section 132, the Project Sponsor shall submit a site plan to the 
Planning Department prior to Planning approval of the building permit application indicating that 50% of the 
front setback areas shall be surfaced in permeable materials and further, that 20% of the front setback areas 
shall be landscaped with approved plant species. The size and specie of plant materials and the nature of the 
permeable surface shall be as approved by the Department of Public Works. 


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


13. Project Modifications. As conditioned by the Planning Commission, the Project Sponsor shall provide a 
building design that is consistent with Planning’s recommended alternative design of a project that is five (5) 
stories in height and contains 19 bedrooms of Group Housing. The Project Sponsor shall work with Planning 
Staff on further plan refinements.  


Parking and Traffic 
14. Transportation Demand Management (TDM) Program. Pursuant to Planning Code Section 169, the Project 


shall finalize a TDM Plan prior to the issuance of the first Building Permit or Site Permit to construct the project 
and/or commence the approved uses. The Property Owner, and all successors, shall ensure ongoing 
compliance with the TDM Program for the life of the Project, which may include providing a TDM Coordinator, 
providing access to City staff for site inspections, submitting appropriate documentation, paying application 
fees associated with required monitoring and reporting, and other actions. 


Prior to the issuance of the first Building Permit or Site Permit, 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 to document compliance with the TDM Program. This Notice shall provide the 
finalized TDM Plan for the Project, including the relevant details associated with each TDM measure included 
in the Plan, as well as associated monitoring, reporting, and compliance requirements. 


For information about compliance, contact the TDM Performance Manager at tdm@sfgov.org or 628.652.7340, 
www.sfplanning.org 


15. Bicycle Parking. The Project shall provide no fewer than five Class 1 bicycle parking spaces and two Class 2 
bicycle parking spaces as required by Planning Code Sections 155.1 and 155.2. 


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


16. Managing Traffic During Construction. The Project Sponsor and construction contractor(s) shall coordinate 
with the Traffic Engineering and Transit Divisions of the San Francisco Municipal Transportation Agency 
(SFMTA), the Police Department, the Fire Department, the Planning Department, and other construction 
contractor(s) for any concurrent nearby Projects to manage traffic congestion and pedestrian circulation 
effects during construction of the Project. 


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


Provisions 
17. Anti-Discriminatory Housing. The Project shall adhere to the requirements of the Anti-Discriminatory 


Housing policy, pursuant to Administrative Code Section 1.61. 


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


18. First Source Hiring. The Project shall adhere to the requirements of the First Source Hiring Construction and 
End-Use Employment Program approved by the First Source Hiring Administrator, pursuant to Section 83.4(m) 
of the Administrative Code. The Project Sponsor shall comply with the requirements of this Program regarding 
construction work and on-going employment required for the Project. 


For information about compliance, contact the First Source Hiring Manager at 415.581.2335, www.onestopSF.org 


19. 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  628.652.7366, 
www.sfplanning.org 


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


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


15. State Density Bonus Regulatory Agreement. Recipients of development bonuses under this 
Section 206.6 shall enter into a Regulatory Agreement with the City, as follows. 


A. The terms of the agreement shall be acceptable in form and content to the Planning Director, the 
Director of MOHCD, and the City Attorney. The Planning Director shall have the authority to execute 
such agreements. 
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B. Following execution of the agreement by all parties, the completed Regulatory Agreement, or 
memorandum thereof, shall be recorded and the conditions filed and recorded on the Housing 
Project. 


C. The approval and recordation of the Regulatory Agreement shall take place prior to the issuance of 
the First Construction Document. The Regulatory Agreement shall be binding to all future owners and 
successors in interest. 


D. The Regulatory Agreement shall be consistent with the guidelines of the City’s Inclusionary Housing 
Program and shall include at a minimum the following: 


i. The total number of dwelling units approved for the Housing Project, including the number of 
restricted affordable units; 


ii. A description of the household income group to be accommodated by the HOME-SF Units, and 
the standards for determining the corresponding Affordable Rent or Affordable Sales Price. If 
required by the Procedures Manual, the project sponsor must commit to completing a market 
survey of the area before marketing restricted affordable units; 


iii. The location, dwelling unit sizes (in square feet), and number of bedrooms of the restricted 
affordable units; 


iv. Term of use restrictions for the life of the project; 


v. A schedule for completion and occupancy of restricted affordable units; 


vi. A description of any Concession, Incentive, waiver, or modification, if any, being provided by the 
City; 


vii. A description of remedies for breach of the agreement (the City may identify tenants or qualified 
purchasers as third-party beneficiaries under the agreement); and 


viii. Other provisions to ensure implementation and compliance with Section 206.6. 


For information about compliance, contact the Case Planner, Planning Department at 415-575-9087, www.sf-
planning.org or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
www.sfmohcd.org. 
 


16. Number of Required Units. Pursuant to Planning Code Section 415.6, the Project is required to provide 13.5% 
of the proposed dwelling units as affordable to qualifying households. In addition, the project sponsor has 
provided one additional unit, or 20% of the base project, to qualify for a 35% density bonus under the State 
Density Bonus Law. The Project contains 19 units; therefore, three (3) affordable units are required. The Project 
Sponsor will fulfill this requirement by providing the three affordable units on-site. If the number of market-
rate units change, the number of required affordable units shall be modified accordingly with written approval 
from Planning Department staff in consultation with the Mayor's Office of Housing and Community 
Development (“MOHCD”). 


For information about compliance, contact the Case Planner, Planning Department at (628) 652-7600, 
www.sfplanning.org or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
www.sfmohcd.org. 
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17. Income Levels for Affordable Units. Pursuant to Planning Code Section 415.3, the Project is required to 
provide 13.5% of the proposed dwelling units as affordable to qualifying households at a rental rate of 80% of 
Area Median Income as defined in the Inclusionary Program. The State Density Bonus Law requires that the 
project provide 20% of the units in the base project to lower income households as defined in the State Law. 
The affordable units that satisfy both the Density Bonus Law and the Inclusionary Affordable Housing Program 
shall be sold to lower income households, defined as households earning 80% of AMI in the California Health 
and Safety Code Section 50105 and/or California Government Code Sections 65915-65918, the State Density 
Bonus Law. The income table used to determine the rent and income levels for the Density Bonus units shall 
be the table required by the State Density Bonus Law. If the resultant price or income levels at 80% of AMI 
under the table required by the State Density Bonus Law are higher than the price and income levels at 80% 
of AMI under the Inclusionary Affordable Housing Program, the rent and incomes levels shall default to the 
maximum allowable rent and income levels for affordable units under the Inclusionary Affordable Housing 
Program. If the number of market-rate units change, the number of required affordable units shall be modified 
accordingly with written approval from Planning Department staff in consultation with the Mayor's Office of 
Housing and Community Development (“MOHCD”). 
 
For information about compliance, contact the Case Planner, Planning Department at (628) 652-7600, 
www.sfplanning.org or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
www.sfmohcd.org. 
 


18. Minimum Unit Sizes. Pursuant to Planning Code Section 415.6, the affordable units shall meet the minimum 
unit sizes standards established by the California Tax Credit Allocation Committee (TCAC) as of May 16, 2017. 
One-bedroom units must be at least 450 square feet, two-bedroom units must be at least 700 square feet, and 
three-bedroom units must be at least 900 square feet. Studio units must be at least 300 square feet pursuant 
to Planning Code Section 415.6(f)(2). The total residential floor area devoted to the affordable units shall not 
be less than the applicable percentage applied to the total residential floor area of the principal project, 
provided that a 10% variation in floor area is permitted. 
 
For information about compliance, contact the Case Planner, Planning Department at (628) 652-7600, 
www.sfplanning.org  or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
www.sfmohcd.org. 


 


19. Notice of Special Restrictions. The affordable units shall be designated on a reduced set of plans recorded 
as a Notice of Special Restrictions on the property prior to the issuance of the first construction permit. 


 For information about compliance, contact the Case Planner, Planning Department at (628) 652-7600, 
www.sfplanning.org or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
www.sfmohcd.org. 


 
20. Duration. Under Planning Code Section 415.8, all units constructed pursuant to Section 415.6, must remain 


affordable to qualifying households for the life of the project. 


For information about compliance, contact the Case Planner, Planning Department at (628) 652-7600, 
www.sfplanning.org or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
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www.sfmohcd.org.  


21. Expiration of the Inclusionary Rate. Pursuant to Planning Code Section 415.6(a)(10), if the Project has not 
obtained a site or building permit within 30 months of Planning Commission Approval of this Motion No. 
21016, then it is subject to the Inclusionary Affordable Housing Requirements in effect at the time of site or 
building permit issuance. 
 


22. Reduction of On-Site Units after Project Approval. Pursuant to Planning Code Section 415.5(g)(3), any 
changes by the project sponsor which result in the reduction of the number of on-site affordable units shall 
require public notice for hearing and approval from the Planning Commission. 


 
23. 20% Below Market Sales Prices. Pursuant to PC Section 415.6, the maximum affordable sales price shall be 


no higher than 20% below market sales prices for the neighborhood within which the project is located, which 
shall be defined in accordance with the American Community Survey Neighborhood Profile Boundaries Map. 
MOHCD shall adjust the allowable rents and sales prices, and the eligible households for such units, 
accordingly, and such potential readjustment shall be a condition of approval upon project entitlement. The 
City shall review the updated data on neighborhood sales prices on an annual basis. 
 


24. Other Conditions. The Project is subject to the requirements of the Inclusionary Affordable Housing Program 
under Section 415 et seq. of the Planning Code and City and County of San Francisco Inclusionary Affordable 
Housing Program Monitoring and Procedures Manual ("Procedures Manual"). The Procedures Manual, as 
amended from time to time, is incorporated herein by reference, as published and adopted by the Planning 
Commission, and as required by Planning Code Section 415. Terms used in these conditions of approval and 
not otherwise defined shall have the meanings set forth in the Procedures Manual. A copy of the Procedures 
Manual can be obtained at the MOHCD at 1 South Van Ness Avenue or on the Planning Department or MOHCD 
websites, including on the internet at:  
 
http://sf-planning.org/Modules/ShowDocument.aspx?documentid=4451.  
 
As provided in the Inclusionary Affordable Housing Program, the applicable Procedures Manual is the manual 
in effect at the time the subject units are made available for sale. 
 
For information about compliance, contact the Case Planner, Planning Department at (628) 652-7600, 
www.sfplanning.org or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
www.sfmohcd.org. 


 
a. The affordable unit(s) shall be designated on the building plans prior to the issuance of the first 


construction permit by the Department of Building Inspection (“DBI”). The affordable unit(s) shall (1) 
be constructed, completed, ready for occupancy and marketed no later than the market rate units, 
and (2) be evenly distributed throughout the building floor plates; and (3) be of comparable overall 
quality, construction and exterior appearance as the market rate units in the principal project. The 
interior features in affordable units should be generally the same as those of the market units in the 
principal project, but need not be the same make, model or type of such item as long they are of good 
and new quality and are consistent with then-current standards for new housing. Other specific 
standards for on-site units are outlined in the Planning Code and Procedures Manual. 
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b. The affordable units that satisfy both the Density Bonus Law and the Inclusionary Affordable Housing 
Program shall be sold to lower income households, defined as households earning 80% of AMI in the 
California Health and Safety Code Section 50105 and/or California Government Code Sections 65915-
65918, the State Density Bonus Law. The income table used to determine the rent and income levels 
for the Density Bonus units shall be the table required by the State Density Bonus Law. If the resultant 
price or income levels at 80% of AMI under the table required by the State Density Bonus Law are 
higher than the price and income levels at 80% of AMI under the Inclusionary Affordable Housing 
Program, the rent and incomes levels shall default to the maximum allowable rent and income levels 
for affordable units under the Inclusionary Affordable Housing Program. If the units in the building are 
offered for sale, the affordable unit(s) shall be sold to first time home buyer households, as defined in 
the Procedures Manual. The affordable unit shall be affordable to low-income households, as defined 
in the Planning Code and Procedures Manual. The initial sales price of such units shall be calculated 
according to the Procedures Manual. Limitations on (i) reselling; (ii) renting; (iii) recouping capital 
improvements; (iv) refinancing; and (v) procedures for inheritance apply and are set forth in the 
Inclusionary Affordable Housing Program and the Procedures Manual.  


 
c. The Project Sponsor is responsible for following the marketing, reporting, and monitoring 


requirements and procedures as set forth in the Procedures Manual. MOHCD shall be responsible for 
overseeing and monitoring the marketing of affordable units. The Project Sponsor must contact 
MOHCD at least six months prior to the beginning of marketing for any unit in the building. 


 
d. Required parking spaces shall be made available to initial buyers or renters of affordable units 


according to the Procedures Manual.  
 


e. Prior to the issuance of the first construction permit by DBI for the Project, the Project Sponsor shall 
record a Notice of Special Restriction on the property that contains these conditions of approval and 
a reduced set of plans that identify the affordable units satisfying the requirements of this approval. 
The Project Sponsor shall promptly provide a copy of the recorded Notice of Special Restriction to the 
Department and to MOHCD or its successor. 


 
f. The Project Sponsor has demonstrated that it is eligible for the On-site Affordable Housing Alternative 


under Planning Code Section 415.6 instead of payment of the Affordable Housing Fee, and has 
submitted the Affidavit of Compliance with the Inclusionary Affordable Housing Program: Planning 
Code Section 415 to the Planning Department stating that any affordable units designated as on-site 
units shall be sold as ownership units and will remain as ownership units for the life of the Project. 


 
g. If the Project Sponsor fails to comply with the Inclusionary Affordable Housing Program requirement, 


the Director of DBI shall deny any and all site or building permits or certificates of occupancy for the 
development project until the Planning Department notifies the Director of compliance. A Project’s 
failure to comply with the requirements of Planning Code Section 415 et seq. shall constitute cause 
for the City to record a lien against the development project and to pursue any and all available 
remedies at law, including penalties and interest, if applicable.  
 


21. Fee Requirement. Pursuant to Planning Code Section 415.5, the Project Sponsor must pay an Affordable 
Housing Fee at a rate equivalent to the applicable percentage of the number of units in an off-site project 
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needed to satisfy the Inclusionary Affordable Housing Program Requirement for the principal project. The 
applicable percentage for this project is twenty percent (20%) because it is a project with fewer than 25 total 
units. The Project Sponsor shall pay the applicable Affordable Housing Fee at the issuance of the first 
construction document. The Project Sponsor has elected to provide 67% of their Inclusionary requirement by 
providing on-site units, consistent with the “Combination” alternative included in Section 415.5(g)(1)(D). 
Therefore, the Project Sponsor is required to satisfy the remaining 33% of the Inclusionary requirement 
through payment of the Inclusionary Affordable Housing Fee.  


For information about compliance, contact the Case Planner, Planning Department at (628) 652-7600, 
www.sfplanning.org or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
www.sfmohcd.org. 


Monitoring - After Entitlement 
22. Enforcement. Violation of any of the Planning Department conditions of approval contained in this Motion or 


of any other provisions of Planning Code applicable to this Project shall be subject to the enforcement 
procedures and administrative penalties set forth under Planning Code Section 176 or Section 176.1. The 
Planning Department may also refer the violation complaints to other city departments and agencies for 
appropriate enforcement action under their jurisdiction. 


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


23. Revocation due to Violation of Conditions. Should implementation of this Project result in complaints from 
interested property owners, residents, or commercial lessees which are not resolved by the Project Sponsor 
and found to be in violation of the Planning Code and/or the specific conditions of approval for the Project as 
set forth in Exhibit A of this Motion, the Zoning Administrator shall refer such complaints to the Commission, 
after which it may hold a public hearing on the matter to consider revocation of this authorization. 


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


Operation 
24. Sidewalk Maintenance. The Project Sponsor shall maintain the main entrance to the building and all 


sidewalks abutting the subject property in a clean and sanitary condition in compliance with the Department 
of Public Works Streets and Sidewalk Maintenance Standards. 


For information about compliance, contact Bureau of Street Use and Mapping, Department of Public Works, 
628.271.2000, www.sfpublicworks.org 


25. Community Liaison. Prior to issuance of a building permit to construct the project and implement the 
approved use, the Project Sponsor shall appoint a community liaison officer to deal with the issues of concern 
to owners and occupants of nearby properties. The Project Sponsor shall provide the Zoning Administrator 
and all registered neighborhood groups for the area with written notice of the name, business address, and 
telephone number of the community liaison. Should the contact information change, the Zoning 
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Administrator and registered neighborhood groups shall be made aware of such change. The community 
liaison shall report to the Zoning Administrator what issues, if any, are of concern to the community and what 
issues have not been resolved by the Project Sponsor. 


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


26. Group Housing Cooking Facilities. Pursuant to ZA Interpretation of 209.2(a), effective October 2005, are 
allowed to have limited kitchen facilities with the following specifications: a small counter space, a small 
under-counter refrigerator, a small sink, a microwave, and a small two-ring burner. Such limited kitchen facility 
shall not include any other type of oven, as that would constitute a full kitchen. 


For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463, 
www.sfplanning.org 
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AKN>>A�NRRMR


������� 
������O������
klmnopqrst�rqp
ypxrst�rxrup
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Ç Ç Ç Ç Ç Ç Ç Ç Ç


�
�
3
3
1
�
��
	
�


�
�
�
Ü
�
	
�
��
	


��
��������
�
���
������


Ù³á¹µ̧pâ²�ã́po²·�pp
É�Êrqrwṕ�̧rsqÞ
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É�Êrqrwṕ�̧rsq�pp [̀fib~_]e]dfg{à}dabfg]{ba_]¿af̀��ea_̀][fjj}abfg][̀_i_gabfg][jeg]eg~]b��j_�_ga]¿À[�̂ ]Ä_{a]©ege�_�_ga][̀edabd_{�]�MM�ÑÑÑIAJÑNKM@I?@L�J?@�RMKNW>AI


b�]~b{a}̀�bg�]
Ë�¢���]{|��a� Ç


b�]~b{a}̀�bg�]
Ë�¢���]{|��a�


b�]~b{a}̀�bg�]
Ë�¢���]{|��a�


b�]�̀fz_da]_�a_g~{�
f}a{b~_]_gi_jf�_


b�]�̀fz_da]_�a_g~{�
f}a{b~_]_gi_jf�_


b�]�̀fz_da]_�a_g~{�
f}a{b~_]_gi_jf�_


b�]�̀fz_da]_�a_g~{�
f}a{b~_]_gi_jf�_


b�]�̀fz_da]_�a_g~{�
f}a{b~_]_gi_jf�_


�	
5
�
�
�
�


�
	
Ü
��
�
	
9
�
	
�
2
3
�


ä
1
2
3
��
Ó


��
���������
���
�
o��m����pxrxtÞrqrs�uv
klpn³µ¹·µ�¶po²·�pp
�̧́rswtÞ
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Conditional Use Authorization Appeal 
3832 18th Street 

 
DATE:   November 30, 2021 
TO:   Angela Calvillo, Clerk of the Board of Supervisors 
FROM:   Rich Hillis, Planning Director – Planning Department (628) 652-7411 
   Sylvia Jimenez, Principal Planner – Planning Department (628) 652-7384 

Jeff Horn, Case Planner – Planning Department (628) 652-7633 
RE:   Board File No. 211187, Planning Case No. 2020-001610CUA 

Appeal of Conditional Use Authorization for 3832 18th Street 
HEARING DATE:  December 7, 2021 
PROJECT SPONSOR: Mark Loper, Reuben, Junius & Rose LLP 
 One Bush Street #600, San Francisco, CA 94104 
APPELLANTS: Athanassios Diacakis, 3830 18th Street. San Francisco, CA 94114   
 
 
INTRODUCTION 
This memorandum and the attached documents are a response to the letters of appeal to the Board of 
Supervisors (“Board”) regarding the Planning Commission’s (“Commission”) approval of the application 
for Conditional Use Authorization under Planning Department Case Number 2020-001610CUA pursuant 
to Planning Code Sections 209.31, 253, 303 (Conditional Use Authorization) and 317, and pursuant to 
Planning Code Section 206.6 as an Individually-Requested State Density Bonus.  
 
This memorandum addresses the appeal to the Board, filed on November 12, 2021, by the adjacent 
neighbor, Athanassios Diacakis. 
 
The decision before the Board is whether to uphold, overturn, or amend the Planning Commission’s 
approval of an application for Conditional Use Authorization to allow the proposed Project at the subject 
property. 
 
PROJECT DESCRIPTION 
The proposed project proposes the demolition of the existing 25-foot-tall, two-story, single-family residence 
and the construction of a 50’-4”tall (58’-4”tall with mechanical room), five-story, residential building 
containing 19 group housing units. The proposed building would be approximately 10,023 gross square 
feet in size and would provide 890 square feet of common open space at the ground floor. The project 
would not provide off-street vehicular parking. 
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SITE DESCRIPTION & PRESENT USE 
 

The Project site is located midblock on the on the north side of 18th Street, between Dolores and Sanchez 
Streets; Lot 018 in Assessor's Block 3580 and is located within the RM-1 (Residential-Mixed, Low Density) 
Zoning District and a 40-X Height and Bulk District.  The Project site is a relatively flat lot with an area of 
approximately 3,868 square feet, frontage of 27 feet, 6 inches on 18th Street, and an average depth of 
approximately 141 feet, 10 inches. The site is currently developed with an existing 1,210 square foot, two-
bedroom, one-story-over-garage, single-family dwelling constructed circa 1900.  
 
SURROUNDING PROPERTIES AND NEIGHBORHOOD 
 

The subject property is located on the southeast side of the Castro/Upper Market Neighborhood within 
Supervisorial District 8.  The surrounding properties are located in the RM-1, RH-3, RM-3, and Public (P) 
Zoning Districts and are developed with a variety of residential, institutional and mixed-use buildings 
ranging in height from one to five stories. Ground floor commercial uses are generally provided at the 
street corners and the block includes a range of residential uses ranging from single family homes to multi-
unit apartment building. The adjacent property to the east (3826, 3828, 3830a 18th St) is developed with a 
3-story-attic (within the gabled roof) at the front and a one-story-attic (within the gabled roof) dwelling 
unit/cottage located at the rear of the property.  The adjacent property to the west (3838 18th St) contains a 
two-story two-family dwelling. One lot further to the west contains the Mission Terrace Senior Housing 
site, a 5-story, 107 apartment development that extends through the block to Dorland Street. Across from 
the Project Site, on the south side of 18th Street, lots are within RH-3 and 40-X Districts and developed with 
3 and 4-story multi-family dwellings. Mission High School and Mission Dolores Park are located one block 
directly east along 18th Street. There is a J-Church MUNI stop platform near the corner of 18th Street and 
Church Street which runs along the western edge of Mission Dolores Park and Mission High School. 
 
BACKGROUND 
 

• On July 30, 2020, the Project Sponsor filed the Application with the Planning Department 
(hereinafter “Department”). 

• On July 15, 2021, the Commission considered the proposed application.  After public comment 
and discussion, the Commission continued the item to October 14, 2021. Prior to continuing the 
item, the Commission provided feedback on the proposed design and recommended the removal 
of the top floor to reduce the height of the building. The item was continued allow the sponsor 
time to develop and incorporate design changes. 

•  On October 14 , 2021, the Commission reviewed the revise design, which was prepared by the 
Planning Department and not the project sponsor.   The alternate design addressed the intent of 
the Commission’s comments by removing the sixth floor, including the two penthouse units, 
stairs and elevator and roof decks, and the relocation of the two units to ground level at rear. The 
Department recommended approval of the Project as originally proposed with six floors. The 
Commission discussed the Department’s design alternative and made a Motion to Approve the 
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Project with two additional conditions, which included:  

o The Project Sponsor shall provide a building consistent with the alternative design of a 
project that is five (5) stories in height and contains 19 bedrooms of Group Housing; and 

o  Planning Staff will provide a report back memo to the Commission on the project’s 
revised design. 

 
CONDITIONAL USE AUTHORIZATION REQUIREMENTS 
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. 

 
In addition, Planning Code Section 317 sets forth the following the following additional criteria that the 
Planning Commission shall consider in the removal of a dwelling unit: 
 

1. Whether the property is free of a history of serious, continuing code violations;  
2. Whether the housing has been maintained in a decent, safe, and sanitary condition;  
3. Whether the property is an “historic resource” under CEQA;  
4. Whether the removal of the resource will have a substantial adverse impact under CEQA; 
5. Whether the Project converts rental housing to other forms of tenure or occupancy;  
6. Whether the Project removes rental units subject to the Rent Stabilization and Arbitration 

Ordinance;  
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7. Whether the Project conserves existing housing to preserve cultural and economic neighborhood 
diversity;  

8. Whether the Project conserves neighborhood character to preserve neighborhood cultural and 
economic diversity;  

9. Whether the Project protects the relative affordability of existing housing;  
10. Whether the Project increases the number of permanently affordable units as governed by Section 

415;  
11. Whether the Project locates in-fill housing on appropriate sites in established neighborhoods;  
12. Whether the Project increases the number of family-sized units on-site;  
13. Whether the Project creates new supportive housing;  
14. Whether the Project is of superb architectural and urban design, meeting all relevant design 

guidelines, to enhance existing neighborhood character;  
15. Whether the Project increases the number of on-site dwelling units;  
16. Whether the Project increases the number of on-site bedrooms;  
17. Whether or not the replacement project would maximize density on the subject lot; and;  
18. If replacing a building not subject to the Residential Rent Stabilization and Arbitration Ordinance, 

whether the new project replaces all of the existing units with new Dwelling Units of a similar size 
and with the same number of bedrooms.  

 
Pursuant to Planning Code Section 206.6(e), the Planning Commission shall make the following findings 
as applicable for any application for a Density Bonus, Incentive, Concession or Waiver for any Individually 
Requested Density Bonus Project: 
 

1. The Housing Project is eligible for the Individually Requested Density Bonus Program;  
2. The Housing Project has demonstrated that any Concessions or Incentives reduce actual housing 

costs, as defined in Section 50052.5 of the California Health and Safety Code, or for rents for the 
targeted units, based upon the financial analysis and documentation provided; 

3. If a waiver or modification is requested, a finding that the Development Standards for which the 
waiver is requested would have the effect of physically precluding the construction of the Housing 
Project with the Density Bonus or Concessions and Incentives permitted; 

4. If the Density Bonus is based all or in part on donation of land, a finding that all the requirements 
included in Government Code Section 65915(g) have been met;  

5. If the Density Bonus, Concession or Incentive is based all or in part on the inclusion of a Child Care 
Facility, a finding that all the requirements included in Government Code Section 65915(h) have 
been met; and 

6. If the Concession or Incentive includes mixed-use development, a finding that all the requirements 
included in Government Code Section 65915(k) have been met.  

 
 
APPELLANT ISSUES AND PLANNING DEPARTMENT RESPONSES 
 
ISSUE 1: The Project is not consistent with the required Conditional Use Authorization or Section 317 
Findings and is not Necessary or Desirable. 
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RESPONSE 1: The Project provides a Code compliant group housing State Density Bonus Project with 
on-site below market rate units within a building that is compatible with the character of the 
neighborhood.   
 
The size of the proposed five-story 19-bedroom group housing project is in keeping with other residential 
properties in the neighborhood. The proposed height of 50 feet is within the allowable height range 
available through the State Density Bonus Program. The property is designed appropriately to minimize 
light and privacy impacts to surrounding properties and the mid-block open space. The building’s rear 
yard is equal to the depth of the two adjacent properties.  Additionally, the building’s side property line is 
set back on the 2nd to 5th floors to allow southerly and northerly adjacent properties to maintain light and 
air.  
 
The 19-bedroom group housing project would replace an existing two-bedroom single-family home, 
resulting in a net increase of 17 bedrooms on the site.  Three of these rooms would be provided as below-
market rate units affordable to households earning 80% AMI. Historical review concluded that the existing 
structure is not considered a historic resource under CEQA and thus its demolition will not cause the loss 
of a historic property.   
 
The Project is consistent with the stated purpose of the RM-1 Zoning District, which is characterized by a 
mixture of the dwelling types found in Residential Districts.  In addition, this district also has a significant 
number of apartment buildings that broaden the range of unit sizes and the variety of structures. The 
Project maintains the pattern of 25-foot to 27.5-foot building widths, and a height of five-stories. The overall 
density of units remains low at a per bedroom basis and is consistent with the surrounding properties. 
Overall, the project’s design is complementary to the context of the district, while providing a new housing 
type to the neighborhood. For all these reasons, the Project is on balance, consistent with the Objectives and 
Policies of the General Plan and the Commission found the project to be necessary and desirable. 
 
ISSUE 2: The Project violates the City’s Objectives and Policies of the General Plan and has an adverse 
impact and discriminates against families and children. 
 
RESPONSE 2: On balance, the Project is consistent with the Objectives and Policies of the General Plan.  
 
When making General Plan Consistency the Planning Commission must often balance competing policies 
and come to a decision as to whether or not the proposed project is, on balance, consistent with the General 
Plan. In this case, the Commission found that, on balance, the proposed project was consistent with the 
General Plan. In addition, the Commission also found that the resulting project would help alleviate San 
Francisco’s severe housing crisis and provide housing within a transit rich neighborhood. Additionally, 
20% of the proposed Group Housing rooms (or 3 units) will be on-site below market rate units. While the 
project may not provide housing opportunities explicitly for families, the project would create a net 
addition of 17 bedrooms to the housing stock of the City, which is consistent with Objectives and Policies 
of the General Plan. 
 
ISSUE 3: The Project fails to comply with Department’s Residential Design Guidelines. 
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RESPONSE 3: With the reduction in building height included in the Planning Commission’s approval, 
the project is compliant with the Department’s Residential Design Guidelines. 
 
The size of the approved Project, a five-story building, is in keeping with other residential properties in the 
neighborhood. Further, at 50 feet the proposed height is within the allowable height range available 
through the State Density Bonus Program. In their review, the Commission discussed the appropriateness 
of the project’s proposed height. As a result, the Commission ultimately approved the project with a 
reduction in height to resolve this concern. 
 
Additionally, the building provides a front setback that is equal to the depths of the two adjacent neighbors. 
This area will be appropriately developed with landscaping and permeable surfaces. In addition to two 
common entrances at the front, the project includes direct accessed from the street to one of the rooms, 
consistent with the existing residential development on the block.  The project provides a rear building wall 
at a location the results in a rear yard equal to 25% of the lot’s depth. This provides  a rear yard that contains 
enough area for a code-complaint open space for the 19 units. Along the side property lines, the project 
proposes four lightwells, two on each side of the building; all are three feet deep and range in length from 
17 feet to 36 feet. These lightwells provide additional light and air to each neighboring property.  The Project 
results in a building size, shape, and height that is appropriate for the neighborhood context.  Overall, the 
project’s design is complementary to the context of the district, while providing a new housing type to the 
neighborhood.; therefore, the Commission found the modified project to be compliant with the San 
Francisco Planning Code and Residential Design Guidelines. 
 
ISSUE 4: The Developer did not comply with the direction of the Planning Commission to engage in 
neighborhood outreach and dialogue. 
 
RESPONSE 4: Although encouraged by the Department and the Planning Commission, public outreach 
is not required criteria for the Commission to grant Conditional Use Authorization. 
 
As a Department Policy, for projects of this size and scope a Pre-Application Meeting is required prior to 
an application being deemed complete. The Sponsor held the required Pre-Application Meet virtually on 
July 7, 2020, which adjacent neighbors and community groups were invited to attend. Throughout the 
processing of the project’s application, the Sponsor maintained dialogue with the adjacent property owners 
and other community stakeholders.  
 
 
SUMMARY RESPONSE 
 
The appellants contend that the Planning Commission’s approval of the Project was made mistakenly, and 
that the project is not compliant with the required Findings for Conditional Use Authorization or with the 
Objectives and Policies General Plan. On these issues, the Planning Commission found that the Project is, 
on balance, consistent with the Objectives and Policies of the General Plan. The Commission found that 
resulting project would provide 19 Group Housing rooms helping alleviate San Francisco’s severe housing 
crisis and provide housing within a transit rich neighborhood. Additionally, 20% of the proposed Group 
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Housing rooms (or 3 units) will be on-site below market rate units, and is therefore is necessary and 
desirable project. 

CONCLUSION 

For the reasons stated in this document, in the attached Resolution, and in the Planning Department case 
file, the Planning Department recommends that the Board uphold the Planning Commission’s decision in 
approving the Conditional Use authorization for the Project. 



Planning Commission Motion NO. 21016 
HEARING DATE: OCTOBER 14, 2021 

Case No.: 2020-001610CUA 
Project Address: 3832 18th Street 
Zoning: RM-1 (Residential- Mixed, Low Density) Zoning District 

40-X Height and Bulk District 
Block/Lots: 3580/018 
Project Sponsor: Mark Loper 

Reuben, Junius & Rose LLP 
One Bush Street #600  
San Francisco, CA 94104 

Property Owner: M-J SF Investments LLC 
2501 Mission Street 
San Francisco, CA 94110 

Staff Contact: Jeff Horn – (628) 652-7366 
Jeffrey.Horn@sfgov.org 

ADOPTING FINDINGS RELATING TO APPROVAL OF CONDITIONAL USE AUTHORIZATION PURSUANT TO PLANNING 
CODE SECTION 209.2, 253, 303, AND 317, TO ALLOW DEMOLITION OF A SINGLE-FAMILY RESIDENCE AND APPROVAL 
OF AN INDIVIDUALLY REQUESTED STATE DENSITY BONUS PROJECT PURSUANT TO PLANNING CODE SECTION 
206.6 (USING THE STATE DENSITY BONUS LAW (CALIFORNIA GOVERNMENT CODE SECTIONS 65915- 65918)) FOR 
THE PROJECT INVOKING WAIVERS FROM THE DEVELOPMENT STANDARDS FOR REAR YARD (SECTION 134), 
DWELLING UNIT EXPOSURE (SECTION 140) AND MAXIMUM HEIGHT LIMIT (SECTION 260) THAT WOULD 
CONSTRUCT A NEW FIVE-STORY, 50-FOOT TALL, RESIDENTIAL BUILDING (APPROXIMATELY 10,023 SQUARE FEET) 
WITH 19 GROUP HOUSING UNITS LOCATED AT 3832 18TH STREET, LOT 018 IN ASSESSOR’S BLOCK 3580, WITHIN 
THE RM-1 (RESIDENTIAL-MIXED, LOW DESNITY) ZONING DISTRICT AND A 40-X HEIGHT AND BULK DISTRICT, AND 
ADOPTING FINDINGS UNDER THE CALIFORNIA ENVIRONMENTAL QUALITY ACT. 

PREAMBLE 
On July 30, 2020, Sally Szeto of SIA Consulting filed Application No. 2020-001610PRJ (hereinafter “Application”) 
with the Planning Department (hereinafter “Department”) for Conditional Use Authorization and Individually-
Requested State Density Bonus Project to demolish an existing single-family home and construct a new 10,023 
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square foot, five-story, 50-foot tall, residential building with 19 Group Housing units (hereinafter “Project”) at 3832 
18th Street, Block 3580 Lot 018 (hereinafter “Project Site”). On June 17, 2021, Mark Loper of Rueben, Junius and 
Rose LLP (hereinafter “Project Sponsor”) filed revised Applications for the Project. 
 
The Project Sponsor seeks to proceed under the State Density Bonus Law, Government Code Section 65915 et seq 
(“the State Law”), as amended under AB-2345. Under the State Law, a housing development that includes 
affordable housing is entitled to additional density, concessions and incentives, and waivers from development 
standards that might otherwise preclude the construction of the project. The Project Sponsor is providing 20% of 
base project units of housing affordable to lower income households and is therefore eligible for a density bonus 
of 35% and waivers of the following development standards: 1) Height (Planning Code Sections 260); 2)Rear Yard 
(Planning Code Section 134); and 3) Dwelling Unit Exposure (Planning Code Section 140). 
 
On May 24, 2021, the Project was determined to be exempt from the California Environmental Quality Act (“CEQA”) 
as a Class 32 Categorical Exemption under CEQA as described in the determination contained in the Planning 
Department files for this Project;   
 
On July 15, 2021, the Commission conducted a duly noticed public hearing at a regularly scheduled meeting on 
Conditional Use Authorization Application No. 2020-001610CUA and after public comment and discussion, 
continued the item to October 14, 2021 and provided feedback on the design of the proposal with 
recommendations on possible changes, including the removal of a floor to reduce the height of the building. The 
item was continued to allow the sponsor time to develop and incorporate design changes. 
 
 On October 14 , 2021, the Commission conducted a duly noticed public hearing at a regularly scheduled meeting 
on case No. 2020-001610CUA. In the interest in fulfilling the intent of the Commission’s request to study an 
alternative design scheme that reduces the massing by a floor, the Department prepared a design alternative for 
a building that implemented the Commission’s suggested design improvements for the Project. The alternate 
design would address the intent of the Commission’s comments through the removal of the sixth floor, including 
the two penthouse units, stairs and elevator and roof decks, and the relocation of the two units to ground level at 
the rear. The Department recommended approval of the Proposed Project, but presented to the Commission the 
design alternatives intended to address their requests for a massing reduction to the project. The Commission 
discussed the Department’s design alternative and made a Motion to Approve the Project, on several conditions. 
First, the Project Sponsor shall provide a building consistent with Planning’s recommended alternative design of 
a project that is five (5) stories in height and contains 19 bedrooms of Group Housing. Second, Planning Staff will 
provide a report back memo to the Commission on the project’s revised design. 
 
The Planning Department Commission Secretary is the Custodian of Records; the File for Record No. 2020-
001610CUA is located at 49 South Van Ness Avenue, Suite 1400, San Francisco, California. 
 
The Commission has heard and considered the testimony presented to it at the public hearing and has further 
considered written materials and oral testimony presented on behalf of the applicant, Department staff, and other 
interested parties. 
 
MOVED, that the Commission hereby authorizes the Conditional Use Authorization as requested in Application No. 
2020-001610CUA, subject to the conditions contained in “EXHIBIT A” of this motion, based on the following 
findings: 

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


Motion No. 21016  RECORD NO. 2020-001610CUA 
October 14, 2021  3832 18th Street 
 

  3  

  

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


Motion No. 21016  RECORD NO. 2020-001610CUA 
October 14, 2021  3832 18th Street 
 

  4  

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. Project Description. The Approved Project includes demolition of the single-family home on the project 
site, and new construction of a five-story, 50-foot tall, residential building (approximately 10,023  gross 
square feet) with 19 group housing units, five Class 1 bicycle parking spaces, and two Class 2 bicycle 
parking spaces. The Project includes 890 square feet of common open space via a ground floor courtyard.  
The building’s rooftop stair and mechanical penthouses would add an additional eight feet of height 
above the roof, and the elevator shaft will rise six feet above the roof, these features are centrally located 
toward the middle of the roof plan. The project provides no automotive parking and would remove an 
existing curb cut. 

3. Site Description and Present Use. The Project site is located midblock on the on the north side of 18th 
Street, between Dolores and Sanchez Streets; Lot 018 in Assessor's Block 3580 and is located within the 
RM-1 (Residential-Mixed, Low Density) Zoning District and a 40-X Height and Bulk District.  The Project 
site is a relatively flat lot with an area of approximately 3,868 square feet, frontage of 27 feet, 6 inches on 
18th Street, and an average depth of approximately 141 feet, 10 inches. The site is currently developed 
with an existing 1,210 square foot, two-bedroom, one-story-over-garage, single-family dwelling 
constructed circa 1900.  

4. Surrounding Properties and Neighborhood. The subject property is located on the southeast side of 
the Castro/Upper Market Neighborhood within Supervisorial District 8.  The surrounding properties are 
located in the RM-1, RH-3, RM-3, and Public (P) Zoning Districts and are developed with a variety of 
residential, institutional, and mixed-use buildings ranging in height from one to five stories. Ground floor 
commercial uses are generally provided at the street corners and the block includes a range of residential 
uses ranging from single family homes to multi-unit apartment building. The adjacent property to the east 
(3826, 3828, 3830a 18th St) is developed with a 3-story-attic (within the gabled roof) at the front and a one-
story-attic (within the gabled roof) dwelling unit/cottage located at the rear of the property.  The adjacent 
property to the west (3838 18th St) contains a two-story two-family dwelling. One lot further to the west 
contains the Mission Terrace Senior Housing site, a 5-story, 107 apartment development that extends 
through the block to Dorland Street. Across from the Project Site, on the south side of 18th Street, lots are 
within RH-3 and 40-X Districts and developed with 3 and 4-story multi-family dwellings. Mission High 
School and Mission Dolores Park are located one block directly east along 18th Street. There is a J-Church 
MUNI stop platform near the corner of 18th Street and Church Street which runs along the western edge 
of Mission Dolores Park and Mission High School. 

5. Public Outreach and Comments. On July 7, 2020, the Project Sponsor held a virtual pre-application 
meeting as required by the Planning Department. Prior to the publishing of the case report, 30 public 
correspondences were received that included inquiries and concerns about the project’s construction 
noise, the building’s height and massing and resulting impacts to mid-block open space, and the 
increased density and the group housing use.  Nine correspondences were received in support of the 
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project’s proposed density and Group Housing residential use type. 

The Project Sponsor has twice met with a group of neighborhood representatives, which includes a 
meeting facilitated by District 8 Supervisor Mandelman’s office. In the second meeting and follow-up 
correspondence the members of the neighborhood recommended project modifications; including a 
reduction of floor-to-floor ceiling heights, a reduction in height and lengthening of the building, and a 
relocation of  the project’s communal area and bicycle parking into a basement level to allow for 
additional area to accommodate residential units. The Project Sponsor responded to those 
recommendation directly and within the Sponsor’s Brief dated July 6th, 2021. 

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

A. Use. Planning Code Section 209.3 principally permits Group Housing uses within the RM-1 Zoning 
Districts. Group Housing density is limited to one unit per 275 square feet of lot area. Per the State 
Density Bonus law, if 20% of the Base Density Units are provided at 80% AMI, then a Bonus Density of 
35% is permitted. 

The subject lot has an area of 3,868 square feet, allowing for a base density of 14 group housing units. 
The proposal includes 20% of the Base Density Units at 80% AMI, allowing for a bonus of five (35% of the 
Base project) units for a total of 19 Group Housing units.  

B. Front Yard. Planning Code Section 132 requires, in RM-1 Districts, a front yard the average of the two 
adjacent neighbors, but no greater than 15 feet. 

The subject property has a required front setback line of 11 feet, 6 inches based on the location and 
frontages of the structures on the two adjacent properties and the Project meets the Front Yard 
requirement. 

C. 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 and provides the required landscaping permeable area. 

D. Rear yard. Within the RM-1 Zoning District, Planning Code Section 134 establishes that the minimum 
rear yard depth shall be equal to 45% of the total lot depth on which the lot is situated but in no case 
less than 15 feet. 

The Project site has an average depth of 141 feet, 10 inches in depth and therefore requires a minimum 
rear yard of 63 feet, 4 inches or 45%. The Project proposes a rear yard depth of 31 feet, 2 inches, or 22% 
of lot depth. 

Strict enforcement of the Code would physically preclude the construction of the Project with the 
additional dwelling units as permitted under the Density Bonus Law. Per California Government Code 
Sections 65915-65918, the Project Sponsor has elected to use the State Density Bonus Law and proposes 

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


Motion No. 21016  RECORD NO. 2020-001610CUA 
October 14, 2021  3832 18th Street 
 

  6  

a waiver for the reduction of site development standards for rear yard, which are defined in Planning 
Code 134. 

E. Usable Open Space. Within the RM-1 Zoning District, Planning Code Section 135 requires the Group 
Housing structures provide one third of the required area of usable open space per dwelling unit, or 
43.3 square feet of common usable open space per Group Housing unit and 33.3 square feet of private 
usable open space per Group Housing unit. 

The Planning Code requires a total of 822.7 square feet of common usable open space for 19 of the Group 
Housing units. The project proposes 860 square feet of usable open space at the rear courtyard, which 
meets the minimum commons area requirements. The Proposed Project included private open space 
for two units, a 149 square foot front deck and a 165 square foot rear deck, meeting area requirements 
and providing open space for two units. The Approved Project would provide all usable open space as 
common area located at the rear courtyard. Therefore, the Approved Project meets the Open Space 
requirement for all units.  

F. Dwelling Unit Exposure. Planning Code Section 140(b) requires that either each Group Housing 
bedroom or at least one interior common area that meets the 120 square-foot minimum superficial 
floor area shall include windows that face onto a public street, rear yard, or other open area that meets 
minimum requirements for area and horizontal dimensions.  

The Approved Project contains 10 units that face the rear yard area, which is non-complying and does 
not meet the minimum 25-foot dimension requirements per Planning Code Section 140(a)(1). The 
remaining nine units have exposure over 18th Street.  Therefore, the Project meets the requirements of 
Section 140 of the Planning Code for only the nine street facing units.   

Strict enforcement of the Code would physically preclude the construction of the Project with the 
additional dwelling units as permitted under the Density Bonus Law. Per California Government Code 
Sections 65915-65918, the Project Sponsor has elected to use the State Density Bonus Law and proposes 
a waiver for the reduction of site development standards for dwelling unit exposure, which are defined 
in Planning Code 140. 

G. Bicycle Parking. Planning Code Section 155.2 requires at least one Class 1 bicycle parking space for 
every four beds, or for buildings containing over 100 beds, 25 Class 1 spaces plus one Class 1 space 
for every five beds over 100. It additionally requires two Class 2 spaces for every 100 beds. 

The Approved Project, which includes 19 group housing beds, requires five Class 1 bicycle parking spaces 
and two Class 2 bicycle parking spaces. At the ground floor, the project will provide no fewer than five 
Class 1 bicycle parking spaces and two Class 2 spaces are proposed at the front of the property. The 
project meets the requirements of Planning Code Section 155. 

H. Transportation Demand Management (TDM) Plan. Pursuant to Planning Code Section 169 and the 
TDM Program Standards, the Project shall finalize a TDM Plan prior Planning Department approval of 
the first Building Permit or Site Permit. As currently proposed, the Project must achieve a target of 10 
points.  

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


Motion No. 21016  RECORD NO. 2020-001610CUA 
October 14, 2021  3832 18th Street 
 

  7  

The Project submitted a completed Environmental Evaluation Application on July 30, 2020. Therefore, 
the Project must only achieve 100% of the point target established in the TDM Program Standards, 
resulting in a required target of 17 points. As currently proposed, the Project will achieve a total of 17 
points through the following TDM measures: 
• Bicycle Parking (Option A) 
• Delivery Supportive Amenities 
• On-Site Affordable Housing (Option D) 
• Parking Supply (Option K) 

 
I. Height and Bulk. Planning Code Section 260, and Article 2.5 of the Planning Code generally, require 

that the height of buildings not exceed the limits specified in the Zoning Map and defines rules for the 
measurement of height. The project is located in a 40-X Height and Bulk District, which allows for a 
maximum height of 40 feet.  Section 260(b) allows elevator, stair and mechanical penthouses to 
exceed the maximum height by an additional 10 feet, except that the elevator shaft may exceed the 
maximum height by 16 feet. Per Section 253 of the Planning Code, buildings within the RM zoning 
districts that exceed a height of 40 feet are subject to Conditional Use Authorization. 

The finished roof of the Approved Project would reach a maximum height of approximately 50 feet,4 
inches as measured from the center point of the frontage. Rooftop stair and mechanical penthouses 
would add an additional eight feet of height in those areas, while the elevator shaft will rise six feet above 
the roof; however, these features are exempt from height limits per Planning Code Section 260(b). As 
proposed, the height of the Approved Project exceeds the 40-foot height limit by 10 feet, thereby requiring 
Conditional Use Authorization before the Planning Commission. The specific findings related to the 
Conditional Use Authorization are analyzed in item 7 below. 

Per California Government Code Sections 65915-65918, the Project Sponsor has elected to use the State 
Density Bonus Law and requests a waiver from the 40-foot height limit, which the project exceeds by 20 
feet. This waiver in height limit is necessary to enable the construction of the project with the increased 
density provided by Government Code Section 65915(f)(2). 

J. Shadow. Planning Code Section 295 requires a shadow analysis for projects over 40 feet in height to 
ensure that new buildings would not cast new shadows on properties that are under the jurisdiction 
of the San Francisco Recreation and Park Department.  

A shadow analysis report, prepared by Prevision Design, was submitted on March 29, 2021, analyzing 
the potential shadow impacts of a 60-foot tall project to properties under the jurisdiction of the 
Recreation and Parks Department (Record No. 2020-001610SHD). The memorandum concluded that the 
Project would cast approximately 12,327 square-foot hours of new shadow on Mission Dolores Park, 
equal to approximately 0.001% of the TAAS on Mission Dolores Park, bringing the estimated total annual 
shading of the Park as a percentage of TAAS to 3.998% (previously at 3.997%). 

The Shadow Study found that a 60-foot tall project would result in new shadows falling on the park, 
adding approximately 12,327 annual net new square foot hours (sfh) of shadow and increasing shadow 
load by +0.001% above current levels, resulting in an increase in the total annual shading from 3.997% 
to 3.998% of Total Annual Available Sunlight (TAAS). The new shadow resulting from the project would 
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occur from April 20th to August 22nd and would be present for an average of 12.1 minutes, in the summer 
late afternoon (after 4pm). During these periods, the largest new shadow (based on area) would occur 
on June 21st at 7:36 pm covering an area of 860 sf, or 0.1% of the park. The maximum shadow coverage 
would contribute net new shadow to portions of the MUNI stop/platform, pedestrian pathway, and 
maintenance/utility area. 

On June 15, 2021, the full Recreation and Park Commission conducted a duly noticed public hearing at 
a regularly scheduled meeting and recommended that the Planning Commission find that the shadows 
cast by the a 60-foot tall project would not be adverse to the use of Mission Dolores Park. As such, the 50-
foot tall Approved Project would not be adverse to the use of Mission Dolores Park. 

K. Residential Demolition:  Pursuant to Planning Code Section 317, Conditional Use Authorization is 
required for applications proposing to remove one or more residential units.  This Code Section 
establishes a checklist of criteria that delineate the relevant General Plan Policies and Objectives.   

As the Project requires Conditional Use Authorization per the requirements of the Section 317, the 
additional criteria specified under Section 317 for residential demolition and merger have been 
incorporated as findings a part of this Motion.  See Below “Additional Findings pursuant to Section 317”. 

L. Transportation Sustainability Fee. Planning Code Section 411A is applicable to new development that 
results in more than twenty dwelling units or group housing facilities with more than 800 gross square 
feet. 

The Project will pay the appropriate Transportation Sustainability Fee upon issuance of a building 
permit application. 

M. Residential Child-Care Impact fee. Planning Code Section 414A is applicable to new development that 
results in at least one net new residential unit. 

The Project includes approximately 10,023 gross square feet of new residential use associated with the 
new construction of 19 Group Housing units. This square footage shall be subject to the Residential 
Child-Care Impact Fee, as outlined in Planning Code Section 414A.  

N. Inclusionary Affordable Housing Program. Planning Code Section 415 sets forth the requirements and 
procedures for the Inclusionary Affordable Housing Program. Under Planning Code Section 415.3, 
these requirements apply to projects that consist of 10 or more units. Pursuant to Planning Code 
Section 415.5 and 415.6, the Inclusionary Affordable Housing Program requirement for the On-site 
Affordable Housing Alternative is to provide 13.5% of the proposed dwelling units as affordable.  

The Project Sponsor has demonstrated that it is eligible for the On-Site Affordable Housing Alternative 
under Planning Code Section 415.5 and 415.6 and has submitted an ‘Affidavit of Compliance with the 
Inclusionary Affordable Housing Program: Planning Code Section 415,’ to satisfy the requirements of the 
Inclusionary Affordable Housing Program by providing the affordable housing on-site instead of through 
payment of the Affordable Housing Fee. In order for the Project Sponsor to be eligible for the On-Site 
Affordable Housing Alternative, the Project Sponsor must submit an ‘Affidavit of Compliance with the 
Inclusionary Affordable Housing Program: Planning Code Section 415,’ to the Planning Department 
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stating that any affordable units designated as on-site units shall be sold as ownership units and will 
remain as ownership units for the life of the project. The Project Sponsor submitted such Affidavit on 
June 15, 2021. The applicable percentage is dependent on the total number of units in the project, the 
zoning of the property, and the date that the project submitted a complete Project Application. A 
complete Project Application was submitted on July 30, 2020. Pursuant to Planning Code Section 415.3 
and 415.6, the on-site requirement is 13.5%, or two units.  

At least 20% of the units in the base project must be affordable to households earning 80% AMI to qualify 
for a 35% density bonus under the State Density Bonus Law. The Project Sponsor has elected to provide 
one additional affordable unit at 80% AMI in order to qualify for a 35% density bonus. Therefore, three 
units of the 19 total units provided will be affordable units.  

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

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

The Castro/Upper Market neighborhood contains a mix of predominantly two-, three, and four-story 
multi-family residential buildings, that also includes large development uses such as the Mission Terrace 
Senior Housing (five-stories tall) and Mission High School, with commercial  uses at the street level along 
the commercial corridors. The proposed residential building will be compatible with the existing 
neighborhood mix of uses and densities. The Project will demolish an existing, single-family home to 
construct a new residential building containing 19 Group Housing units, in which three of the proposed 
units will be provided as on-site affordable units.  

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

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

The Project’s proposed massing is generally consistent with the character and design of the 
neighborhood, and will not impede any development of surrounding properties. The proposed 
design is contemporary yet compatible, referencing character-defining features of the 
surrounding buildings on the subject block and is compatible with the district’s size, scale, 
composition, and details. The massing is compatible in terms of lot occupancy, solid-to-void 
ratio, and vertical articulation, including bays and windows designed to relate to the 
surrounding properties..  

 The building provides a front setback that is equal to the depths of the two adjacent neighbors 
and the area with  appropriately developed  landscaping and permeable surfaces. In addition 
to two common entrances, at the front of the ground floor the project includes a housing unit 
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that is directly accessed from the street, consistent with the existing residential development on 
the block.  The project provides a rear yard that contains enough area to provide code-
complaint open space for the Project’s 19 units. Along the side property lines, the building 
provides four lightwells starting at the second floor, two on each side of the building; all are 
three feet deep and range in length from 17 feet to 36 feet. These lightwells provide additional 
light and air to each neighboring property.  The Project results in a building size, shape, and 
height that is appropriate for the neighborhood context. 

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

The Planning Code does not require parking or loading within the RM-1 Zoning District, and 
none is proposed. The project includes five Class 1 bicycle parking spaces and is well-situated 
for easy access to numerous public transit modes including numerous MUNI lines. The Project 
is located along 33-Ashbury/18th bus line, a half-block from a J-Church Metro platform, and is 
within walking distance (¼ mile) of the BART Station at 16th and Mission Streets and the  22-
Fillmore bus route. The Project provides no off-street parking, but will remove a curb cut along 
the street and provide sufficient bicycle parking for residents and their guests. 

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

The Project is residential in nature, which is a use that typically is not considered to have the 
potential to produce noxious or offensive emissions. 

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

The Project’s front setback will be appropriately landscaped. The Project will add one new street 
tree where there are currently none, two new Class 2 bicycle parking spaces, and remove an 
existing curb cut on 18th Street.  

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. 

D. That use or feature as proposed will provide development that is in conformity with the stated 
purpose of the applicable Use District. 

The Project is consistent with the stated purpose of the RM-1 Zoning District, which is characterized 
by a mixture of the dwelling types found in RH Districts, but in addition have a significant number of 
apartment buildings that broaden the range of unit sizes and the variety of structures. The project 
maintains the pattern of 25-foot to 27.5-foot building widths, and a five-story tall structure.. The 
overall density of units remains low at a per bedroom basis. The project provides usable open space 
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within a ground floor yard that also contributes to the mid-block open space. 

8. Additional Findings pursuant to Section 317 establishes criteria for the Planning Commission to 
consider when reviewing applications to demolish or convert Residential Buildings. On balance, the 
Project does comply with said criteria in that: 

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

A review of the Department of Building Inspection and the Planning Department databases showed 
no open enforcement cases or notices of violation for the subject property. 

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

The structure appears to be in decent condition with an original construction date circa 1900. 

C. Whether the property is an “historic resource” under CEQA;  

The subject building and property are not identified as a historical resource. Pursuant to CEQA, a 
Historic Resource Evaluation (HRE) was prepared to evaluate the existing subject building, 
constructed in 1900, whether they would meet CEQA section 15064.5 criteria for listing on the 
California Register or in an adopted local historic register. The subject building and property were 
determined to not be eligible for listing in the California Register under any criteria, individually or 
as part of a historic district.  

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

The Project is not a historic resource and no substantial adverse impacts were identified as part of 
the Project’s review under CEQA. 

E. Whether the Project converts rental housing to other forms of tenure or occupancy;  

The Project does not convert rental housing to other forms of tenure. 

F. Whether the Project removes rental units subject to the Rent Stabilization and Arbitration 
Ordinance;  

Although rent control determinations are the purview of the Rent Board, any unit in San Francisco is 
subject to eviction controls as of January 2020. There is no evidence that the existing single-family 
home is subject to price controls since the home was owner occupied and there is no evidence of it 
being a rental property.   

G. Whether the Project conserves existing housing to preserve cultural and economic neighborhood 
diversity;  

Although the Project proposes the demolition of a two-bedroom single-family dwelling, there will be 
a net gain of 17 bedrooms at the project site.  The Project would be consistent with the density and 
development pattern as it would provide a five-story multi-family group housing project within  a 
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neighborhood that is a comprised of four-story multi-family dwellings, a five-story senior housing 
development (Mission Terrace Senior Housing) and two- and three-story one-family dwellings.  

H. Whether the Project conserves neighborhood character to preserve neighborhood cultural and 
economic diversity;  

The replacement building will conserve neighborhood character with appropriate scale, design, 
and materials, and improve cultural and economic diversity by appropriately increasing the number 
of bedrooms.  The project would maximize the number of units allowed on the site while increases 
the total number of bedrooms provided. 

I. Whether the Project protects the relative affordability of existing housing;  

The Project protects the relative affordability of existing housing through the development of Group 
Housing units.   

J. Whether the Project increases the number of permanently affordable units as governed by 
Section 415;  

The Project would establish three new permanently affordable units as governed by Section 415. 

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

The Castro/Upper Market neighborhood is an established transit-oriented residential neighborhood 
with mixed-uses along several commercial corridors. The Project has been designed to be in-
keeping with the scale and development pattern of the established neighborhood character. 

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

While not creating additional new family-sized housing units, the Project proposes increases the 
number of bedrooms, which is desirable for many families. 

M. Whether the Project creates new supportive housing;  

The Project does not create supportive housing. 

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

The Project’s proposed massing is generally consistent with the character and design of the 
neighborhood. The proposed design is contemporary yet compatible, referencing character-
defining features of the surrounding buildings on the subject block and is compatible with the 
district’s size, scale, composition, and details. The massing is compatible in terms of lot occupancy, 
solid-to-void ratio, and vertical articulation, including bays and windows designed to relate to the 
surrounding properties. 

 The building provides a front setback that is equal to the depths of the two adjacent neighbors and 
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the area will be appropriately developed with landscaping and permeable surfaces. In addition to 
two common entrances, at the front of the ground floor the project includes a housing unit that is 
directly accessed from the street, consistent with the existing residential development on the block.  
The project provides a rear yard that contains enough area to provide code-complaint open space 
for the 19 units. Along the side property lines, the building provides four lightwells starting at the 
second floor, two on each side of the building; all are three feet deep and range in length from 17 
feet to 36 feet. These lightwells provide additional light and air to each neighboring property.  The 
Project results in a building size, shape, and height that is appropriate for the neighborhood context. 

O. Whether the Project increases the number of on-site dwelling units;  

The Project proposes 19 bedrooms of Group Housing, which is a residential use, but is not a dwelling 
unit per the Section 102 definition. Therefore, although the project would increase the number of 
housing units on-site, the number of dwelling units would be reduced as a result of the demolition 
of the existing single-family home 

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

The Project proposes 19 bedrooms of Group Housing, which is an increase of 17 bedrooms more 
than the original building. 

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

The Project proposes to maximize the density on the subject lot as the proposal includes 19  Group 
Housing units on the subject lot with an area of 3,868 square feet, allowing for a base density of 14 
group housing units. The proposal includes 20% of the Base Density Units at 80% AMI, allowing for 
a bonus of five (35% of the Base project) units.  

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

The Project proposes to replace the existing two-bedroom single-family dwelling not subject to the 
Residential Rent Stabilization and Arbitration Ordinance. The Project proposes 19 bedrooms of 
Group Housing, a net increase of 17 additional bedroom above what previously existed. 

9. State Density Bonus Program Findings. Pursuant to Planning Code Section 206.6(e), the Planning 
Commission shall make the following findings as applicable for any application for a Density Bonus, 
Incentive, Concession or Waiver for any Individually Requested Density Bonus Project: 

A. The Housing Project is eligible for the Individually Requested Density Bonus Program.  

The Project consists of five or more group housing units on a site located in the Residential-Mixed, 
Low Density Zoning District that is currently developed as a single-family dwelling that is not subject 
to San Francisco Rent Stabilization and Arbitration Ordinance and is, therefore, eligible for the 
Individually Requested Density Bonus Program. 
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The Project provides at least 20% of the proposed ownership Group Housing units in the base project 
(three units) as affordable to lower income households, defined as those earning 80% of area 
median income, and is therefore entitled to a 35% density bonus under California Government Code 
Sections 65915-95918. 

B. The Housing Project has demonstrated that any Concessions or Incentives reduce actual housing 
costs, as defined in Section 50052.5 of the California Health and Safety Code, or for rents for the 
targeted units, based upon the financial analysis and documentation provided. 

The Project does not request any concessions or incentives under the Individually Requested Density 
Bonus Program. 

C. If a waiver or modification is requested, a finding that the Development Standards for which the 
waiver is requested would have the effect of physically precluding the construction of the Housing 
Project with the Density Bonus or Concessions and Incentives permitted. 

The Project requests the following waivers from the Planning Code Development Standards: 1) 
Height (Planning Code Section 260); 2) Rear Yard (Planning Code Section 134; and 3) Dwelling Unit 
Exposure (Planning Code Section 140).  

The Project provides a maximum density of 14 group housing units, plus the 35% density bonus of 
five additional Group Housing units afforded under the Individually State Density Bonus, for a total 
of 19 Group Housing units. The density is obtained by increasing the total height of the building and 
expanding the building horizontally into the required rear yard at all floors. Additionally, the 
expansion of the ground floor into the Rear Yard renders the  units which face onto the Rear Yard 
non-compliant with the Dwelling Unit Exposure requirement of Planning Code Section 140.  
Rendering the proposed building compliant with height, rear yard, or dwelling unit exposure would 
require reduction of building volume and/or reduction in the number of units proposed; thus, these 
requirements are eligible for Waiver under the density bonus request. 

D. If the Density Bonus is based all or in part on donation of land, a finding that all the requirements 
included in Government Code Section 65915(g) have been met.  

The Project does not include a donation of land, and this is not the basis for the Density Bonus.  

E. If the Density Bonus, Concession or Incentive is based all or in part on the inclusion of a Child Care 
Facility, a finding that all the requirements included in Government Code Section 65915(h) have 
been met. 

The Project does not include a Child Care Facility, and this is not the basis for the Density Bonus.  

F. If the Concession or Incentive includes mixed-use development, a finding that all the 
requirements included in Government Code Section 65915(k) have been met.  

The Project does not include concessions or incentives for a mixed-use development. The Project is 
entirely residential.  
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10. General Plan Compliance. The Project is, on balance, consistent with the following Objectives and
Policies of the General Plan:

HOUSING ELEMENT 

Objectives and Policies

OBJECTIVE 1
IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET THE CITYʼS
HOUSING NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING.

Policy 1.1
Plan for the full range of housing needs in the City and County of San Francisco, especially affordable
housing.

Policy 1.10
Support new housing projects, especially affordable housing, where households can easily rely on public 
transportation, walking and bicycling for the majority of daily trips.

OBJECTIVE 4
FOSTER A HOUSING STOCK THAT MEETS THE NEEDS OF ALL RESIDENTS ACROSS LIFECYCLES.

Policy 4.4
Encourage sufficient and suitable rental housing opportunities, emphasizing permanently affordable
rental units wherever possible.

Policy 4.5
Ensure that new permanently affordable housing is located in all of the City s̓ neighborhoods, and
encourage integrated neighborhoods, with a diversity of unit types provided at a range of income levels.

OBJECTIVE 11
SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN FRANCISCOʼS
NEIGHBORHOODS.

Policy 11.1
Promote the construction and rehabilitation of well-designed housing that emphasizes beauty, flexibility,
and innovative design, and respects existing neighborhood character.

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

Policy 11.3 
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Ensure growth is accommodated without substantially and adversely impacting existing residential 
neighborhood character. 
 
Policy 11.4 
Continue to utilize zoning districts which conform to a generalized residential land use and density plan 
and the General Plan. 
 
Policy 11.6 
Foster a sense of community through architectural design, using features that promote community 
interaction. 

 
OBJECTIVE 12 
BALANCE HOUSING GROWTH WITH ADEQUATE INFRASTRUCTURE THAT SERVES THE CITYʼS 
GROWING POPULATION. 
 
Policy 12.1 
Encourage new housing that relies on transit use and environmentally sustainable patterns of 
movement. 
 
Policy 12.2 
Consider the proximity of quality of life elements such as open space, childcare, and neighborhood 
services, when developing new housing units. 
 
Policy 12.3 
Ensure new housing is sustainably supported by the City s̓ public infrastructure systems. 
 
URBAN DESIGN ELEMENT 

Objectives and Policies 
 
OBJECTIVE 1 
EMPHASIS OF THE CHARACTERISTIC PATTERN WHICH GIVES TO THE CITY AND ITS 
NEIGHBORHOODS AN IMAGE, A SENSE OF PURPOSE, AND A MEANS OF ORIENTATION. 
 
Policy 1.3 
Recognize that buildings, when seen together, produce a total effect that characterizes the city and its 
districts. 
 
Policy 1.7 
Recognize the natural boundaries of districts and promote connections between districts. 
 
The Project’s proposed massing is generally consistent with the character and design of the neighborhood. 
The proposed design is contemporary yet compatible, referencing character-defining features of the 
surrounding buildings on the subject block and is compatible with the district’s size, scale, composition, and 
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details. The massing is compatible in terms of lot occupancy, solid-to-void ratio, and vertical articulation, 
including bays and windows designed to relate to the surrounding properties.  
 
The building provides a front setback that is equal to the depths of the two adjacent neighbors and the area 
will be appropriately developed with landscaping and permittable surfaces. In addition to two common 
entrances at the front of the ground floor, the project includes a housing unit that is directly accessed from 
the street, consistent with the existing residential development on the block.  The project provides a rear yard 
that contains enough area to provide code-complaint open space for 17 of the units. Along the side property 
lines, the building provides four lightwells starting at the second floor, two on each side of the building; all 
are three feet deep and range in length from 17 feet to 36 feet. These lightwells provide additional light and 
air to each neighboring property.  The Project results in a building size, shape, and height that is appropriate 
for the neighborhood context. 
 
The Project would provide additional density in a transit rich area of the City. The Project is located along 
33-Ashbury/18th bus line, a half-block from a J-Church Metro platform, and is within walking distance (¼ 
mile) of the BART Station at 16th and Mission Streets and the  22-Fillmore bus route. The Project provides no 
off-street parking, but will remove a curb cut along the street and provide sufficient bicycle parking for 
residents and their guests. 
 
The Project is consistent with the stated purpose of the RM-1 Zoning District, which is characterized by a 
mixture of the dwelling types found in Residential Districts, but in addition have a significant number of 
apartment buildings that broaden the range of unit sizes and the variety of structures. The Project maintains 
the pattern of 25-foot to 27.5-foot building widths, and a height of five-stories. The overall density of units 
remains low at a per bedroom basis. The project provides usable open space within a ground floor yard that 
also contributes to the mid-block open space. Overall, the project’s design is complementary to the context 
of the district, while providing a new housing type to the neighborhood. For all these reasons, the Project is 
on balance, consistent with the Objectives and Policies of the General Plan. 
 

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

A. That existing neighborhood-serving retail uses be preserved and enhanced and future 
opportunities for resident employment in and ownership of such businesses be enhanced.  
 
The project site does not possess any neighborhood-serving retail uses. The Project provides 19 new 
Group Housing units, which will enhance the nearby retail uses by providing new residents, who may 
patron and/or own these businesses. 

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

 

The replacement building has been designed to be compatible with the neighborhood’s mixed 
massing, width and height, and has been found to meet the Residential Design Guidelines.  While 
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the existing two-bedroom home is proposed to be demolished, the replacement building would 
provide 19 group housing units/bedrooms in a transit-rich neighborhood made up of mostly multi-
family dwellings of mixed architectural character. For these reasons, the Project would protect and 
preserve the cultural and economic diversity of the neighborhood. 

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

The Project Site does not currently possess any existing affordable housing. The Project will comply 
with the City’s Inclusionary Housing Program by providing three on-site below-market rate group 
housing units for ownership. Therefore, the Project will increase the stock of affordable housing units 
in the City. 

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

The Project Site is served by nearby public transportation options. The Project is located along a 
Muni bus line (33-Ashbury/18th Street), a half-block from a J-Church Muni Metro platform, and is 
within walking distance (¼ mile) of the BART Station at 16th and Mission Streets and the  22-Fillmore 
bus route. Future residents would be afforded proximity to a bus line. The Project provides no off-
street parking but will remove a curb cut along the street and provide sufficient bicycle parking for 
residents and their guests.  

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 is residential in nature and does not include commercial office development; therefore, 
the Project would not affect industrial or service sector uses or related employment opportunities. 
Ownership of industrial or service sector businesses would not be affected by the Project.  

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

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

G. That landmarks and historic buildings be preserved. 

Currently, the Project Site does not contain any City Landmarks or historic buildings. 

H. That our parks and open space and their access to sunlight and vistas be protected from 
development.  
 
The Project will create new shadow on one proposed park under jurisdiction of the Recreation and 
Park Department – Mission Dolores Park. The amount of additional shadow that would occur as a 
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result of the Project has not been found to be significant or adverse to the use of the park. 

12. First Source Hiring. The Project is subject to the requirements of the First Source Hiring Program as they 
apply to permits for residential development (Administrative Code Section 83.11), and the Project 
Sponsor shall comply with the requirements of this Program as to all construction work and on-going 
employment required for the Project. Prior to the issuance of any building permit to construct or a First 
Addendum to the Site Permit, the Project Sponsor shall have a First Source Hiring Construction and 
Employment Program approved by the First Source Hiring Administrator, and evidenced in writing. In the 
event that both the Director of Planning and the First Source Hiring Administrator agree, the approval of 
the Employment Program may be delayed as needed. 

The Project Sponsor submitted a First Source Hiring Affidavit and prior to issuance of a building permit will 
execute a First Source Hiring Memorandum of Understanding and a First Source Hiring Agreement with the 
City’s First Source Hiring Administration.  

13. The project sponsor is aware of the Procedures Manual requirements for ownership BMR units and that 
there must be a competitive lending environment for prospective BMR owners at time of initial purchase 
and resale. If the sponsor is not able to provide multiple conventional lending sources to BMR owners and 
as a result decides to switch to a rental project, the project will require any additional approvals required 
by law at the time 

14. The Project is consistent with and would promote the general and specific purposes of the Code provided 
under Section 101.1(b) in that, as designed, the Project would contribute to the character and stability of 
the neighborhood and would constitute a beneficial development.  

15. The Commission hereby finds that approval of the Conditional Use Authorization would promote the 
health, safety, and welfare of the City. 

 
  

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


Motion No. 21016  RECORD NO. 2020-001610CUA 
October 14, 2021  3832 18th Street 
 

  20  

DECISION 
That based upon the Record, the submissions by the Applicant, the staff of the Department and other interested 
parties, the oral testimony presented to this Commission at the public hearings, and all other written materials 
submitted by all parties, the Commission hereby APPROVES Conditional Use Authorization Application No. 
2020-001610CUA subject to the following conditions attached hereto as “EXHIBIT A” in general conformance with 
plans on file, dated October 4, 2021, and stamped “EXHIBIT B”, which is incorporated herein by reference as though 
fully set forth. 
 
APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Conditional Use Authorization 
to the Board of Supervisors within thirty (30) days after the date of this Motion. The effective date of this Motion 
shall be the date of this Motion if not appealed (after the 30-day period has expired) OR the date of the decision of 
the Board of Supervisors if appealed to the Board of Supervisors. For further information, please contact the Board 
of Supervisors at (415) 554-5184, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San Francisco, CA 94102. 
 
Protest of Fee or Exaction: You may protest any fee or exaction subject to Government Code Section 66000 that is 
imposed as a condition of approval by following the procedures set forth in Government Code Section 66020. The 
protest must satisfy the requirements of Government Code Section 66020(a) and must be filed within 90 days of 
the date of the first approval or conditional approval of the development referencing the challenged fee or 
exaction. For purposes of Government Code Section 66020, the date of imposition of the fee shall be the date of 
the earliest discretionary approval by the City of the subject development.  
 
If the City has not previously given Notice of an earlier discretionary approval of the project, the Planning 
Commission’s adoption of this Motion, Resolution, Discretionary Review Action, or the Zoning Administrator’s 
Variance Decision Letter constitutes the approval or conditional approval of the development and the City hereby 
gives NOTICE that the 90-day protest period under Government Code Section 66020 has begun. If the City has 
already given Notice that the 90-day approval period has begun for the subject development, then this document 
does not re-commence the 90-day approval period. 
 
I hereby certify that the Planning Commission ADOPTED the foregoing Motion on October 14, 2021. 
 
 
Jonas P. Ionin 
Commission Secretary 
 
 
AYES:   Tanner, Diamond, Fung, Koppel  

NAYS:  Imperial, Moore 

ABSENT: Chan 

ADOPTED: October 14, 2021 
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EXHIBIT A 
Authorization 

This authorization is for a conditional use to allow demolition of an existing single-family residence and new 
construction of a five-story, approximately 50-foot-tall, 10,023 gross square foot residential building containing 19 
group housing units, five Class 1 bicycle parking spaces, and two Class 2 bicycle parking spaces, located at 3832 
18th Street, Block 3580, Lot 018, pursuant to Planning Code Sections 209.2, 253, 303, and 317, and pursuant to 
Planning Code Section 206.6 as an Individually-Requested State Density Bonus Project, within the Residential-
Mixed, Low Density Zoning District and a 40-X Height and Bulk District; in general conformance with plans, dated 
October 4, 2021 , and stamped “EXHIBIT B” included in the docket for Record No. 2020-001610CUA and subject to 
conditions of approval reviewed and approved by the Commission on October 14, 2021 under Motion No. 21016. 
This authorization and the conditions contained herein run with the property and not with a particular Project 
Sponsor, business, or operator. 
 

Recordation of Conditions of Approval 

Prior to the issuance of the building permit or commencement of use for the Project the Zoning Administrator 
shall approve and order the recordation of a Notice in the Official Records of the Recorder of the City and County 
of San Francisco for the subject property. This Notice shall state that the project is subject to the conditions of 
approval contained herein and reviewed and approved by the Planning Commission on July 15, 2021 under 
Motion No. 21016. 
 

Printing of Conditions of Approval on Plans 

The conditions of approval under the 'Exhibit A' of this Planning Commission Motion No. 21016 shall be 
reproduced on the Index Sheet of construction plans submitted with the site or building permit application for the 
Project. The Index Sheet of the construction plans shall reference to the Conditional Use authorization and any 
subsequent amendments or modifications.  
 

Severability 

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

Changes and Modifications  

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

Performance 
1. Validity. The authorization and right vested by virtue of this action is valid for three (3) years from the effective 

date of the Motion. The Department of Building Inspection shall have issued a Building Permit or Site Permit 
to construct the project and/or commence the approved use within this three-year period. 

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

2. Expiration and Renewal. Should a Building or Site Permit be sought after the three (3) year period has lapsed, 
the project sponsor must seek a renewal of this Authorization by filing an application for an amendment to 
the original Authorization or a new application for Authorization. Should the project sponsor decline to 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 628.652.7463,  
www.sfplanning.org 

3. Diligent Pursuit. Once a site or Building Permit has been issued, construction must commence within the 
timeframe required by the Department of Building Inspection and be continued diligently to completion. 
Failure to do so shall be grounds for the Commission to consider revoking the approval if more than three (3) 
years have passed since this Authorization was approved. 

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

4. Extension. All time limits in the preceding three paragraphs may be extended at the discretion of the Zoning 
Administrator where implementation of the project is delayed by a public agency, an appeal or a legal 
challenge and only by the length of time for which such public agency, appeal or challenge has caused delay. 
 
For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463, 
www.sfplanning.org 

5. Conformity with Current Law. No application for Building Permit, Site Permit, or other entitlement shall be 
approved unless it complies with all applicable provisions of City Codes in effect at the time of such approval. 
 
For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463, 
www.sfplanning.org 
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6. Additional Project Authorization. The Project Sponsor must obtain a Shadow Determination under Section 
295 that the net new shadow cast by the Project on Dolores Park will be insignificant to the use of said park 
under the jurisdiction of the Recreation and Park Department and satisfy all the conditions thereof. The 
conditions set forth below are additional conditions required in connection with the Project. If these 
conditions overlap with any other requirement imposed on the Project, the more restrictive or protective 
condition or requirement, as determined by the Zoning Administrator, shall apply. 

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

7. Formal Report. Planning Staff will provide a report back memo to the Commission on the project’s revised 
design. 
 
For information about compliance, contact the Case Planner, Planning Department at 628.652.7366, 
www.sfplanning.org 

Design – Compliance at Plan Stage 
8. Final Materials. The Project Sponsor shall continue to work with Planning Department on the building design. 

Final materials, glazing, color, texture, landscaping, and detailing shall be subject to Department staff review 
and approval. The architectural addenda shall be reviewed and approved by the Planning Department prior 
to issuance.  

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

9. Garbage, Composting, and Recycling Storage. Space for the collection and storage of garbage, composting, 
and recycling shall be provided within enclosed areas on the property and clearly labeled and illustrated on 
the building permit plans. Space for the collection and storage of recyclable and compostable materials that 
meets the size, location, accessibility and other standards specified by the San Francisco Recycling Program 
shall be provided at the ground level of the buildings.  

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

10. Rooftop Mechanical Equipment. Pursuant to Planning Code 141, the Project Sponsor shall submit a roof 
plan to the Planning Department prior to Planning approval of the building permit application. Rooftop 
mechanical equipment, if any is proposed as part of the Project, is required to be screened so as not to be 
visible from any point at or below the roof level of the subject building. 

For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sfplanning.org  

11. Transformer Vault Location. 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 in consultation with 
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Public Works shall require the following location(s) for transformer vault(s) for this project: sidewalk. This 
location has the following design considerations: streetscape and building frontage detail issues. The above 
requirement shall adhere to the Memorandum of Understanding regarding Electrical Transformer Locations 
for Private Development Projects between Public Works and the Planning Department dated January 2, 2019.  

For information about compliance, contact Bureau of Street Use and Mapping, Department of Public Works at 
628.271.2000, www.sfpublicworks.org 

12. Landscaping. Pursuant to Planning Code Section 132, the Project Sponsor shall submit a site plan to the 
Planning Department prior to Planning approval of the building permit application indicating that 50% of the 
front setback areas shall be surfaced in permeable materials and further, that 20% of the front setback areas 
shall be landscaped with approved plant species. The size and specie of plant materials and the nature of the 
permeable surface shall be as approved by the Department of Public Works. 

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

13. Project Modifications. As conditioned by the Planning Commission, the Project Sponsor shall provide a 
building design that is consistent with Planning’s recommended alternative design of a project that is five (5) 
stories in height and contains 19 bedrooms of Group Housing. The Project Sponsor shall work with Planning 
Staff on further plan refinements.  

Parking and Traffic 
14. Transportation Demand Management (TDM) Program. Pursuant to Planning Code Section 169, the Project 

shall finalize a TDM Plan prior to the issuance of the first Building Permit or Site Permit to construct the project 
and/or commence the approved uses. The Property Owner, and all successors, shall ensure ongoing 
compliance with the TDM Program for the life of the Project, which may include providing a TDM Coordinator, 
providing access to City staff for site inspections, submitting appropriate documentation, paying application 
fees associated with required monitoring and reporting, and other actions. 

Prior to the issuance of the first Building Permit or Site Permit, 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 to document compliance with the TDM Program. This Notice shall provide the 
finalized TDM Plan for the Project, including the relevant details associated with each TDM measure included 
in the Plan, as well as associated monitoring, reporting, and compliance requirements. 

For information about compliance, contact the TDM Performance Manager at tdm@sfgov.org or 628.652.7340, 
www.sfplanning.org 

15. Bicycle Parking. The Project shall provide no fewer than five Class 1 bicycle parking spaces and two Class 2 
bicycle parking spaces as required by Planning Code Sections 155.1 and 155.2. 

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

16. Managing Traffic During Construction. The Project Sponsor and construction contractor(s) shall coordinate 
with the Traffic Engineering and Transit Divisions of the San Francisco Municipal Transportation Agency 
(SFMTA), the Police Department, the Fire Department, the Planning Department, and other construction 
contractor(s) for any concurrent nearby Projects to manage traffic congestion and pedestrian circulation 
effects during construction of the Project. 

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

Provisions 
17. Anti-Discriminatory Housing. The Project shall adhere to the requirements of the Anti-Discriminatory 

Housing policy, pursuant to Administrative Code Section 1.61. 

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

18. First Source Hiring. The Project shall adhere to the requirements of the First Source Hiring Construction and 
End-Use Employment Program approved by the First Source Hiring Administrator, pursuant to Section 83.4(m) 
of the Administrative Code. The Project Sponsor shall comply with the requirements of this Program regarding 
construction work and on-going employment required for the Project. 

For information about compliance, contact the First Source Hiring Manager at 415.581.2335, www.onestopSF.org 

19. 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  628.652.7366, 
www.sfplanning.org 

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

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

15. State Density Bonus Regulatory Agreement. Recipients of development bonuses under this 
Section 206.6 shall enter into a Regulatory Agreement with the City, as follows. 

A. The terms of the agreement shall be acceptable in form and content to the Planning Director, the 
Director of MOHCD, and the City Attorney. The Planning Director shall have the authority to execute 
such agreements. 
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B. Following execution of the agreement by all parties, the completed Regulatory Agreement, or 
memorandum thereof, shall be recorded and the conditions filed and recorded on the Housing 
Project. 

C. The approval and recordation of the Regulatory Agreement shall take place prior to the issuance of 
the First Construction Document. The Regulatory Agreement shall be binding to all future owners and 
successors in interest. 

D. The Regulatory Agreement shall be consistent with the guidelines of the City’s Inclusionary Housing 
Program and shall include at a minimum the following: 

i. The total number of dwelling units approved for the Housing Project, including the number of 
restricted affordable units; 

ii. A description of the household income group to be accommodated by the HOME-SF Units, and 
the standards for determining the corresponding Affordable Rent or Affordable Sales Price. If 
required by the Procedures Manual, the project sponsor must commit to completing a market 
survey of the area before marketing restricted affordable units; 

iii. The location, dwelling unit sizes (in square feet), and number of bedrooms of the restricted 
affordable units; 

iv. Term of use restrictions for the life of the project; 

v. A schedule for completion and occupancy of restricted affordable units; 

vi. A description of any Concession, Incentive, waiver, or modification, if any, being provided by the 
City; 

vii. A description of remedies for breach of the agreement (the City may identify tenants or qualified 
purchasers as third-party beneficiaries under the agreement); and 

viii. Other provisions to ensure implementation and compliance with Section 206.6. 

For information about compliance, contact the Case Planner, Planning Department at 415-575-9087, www.sf-
planning.org or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
www.sfmohcd.org. 
 

16. Number of Required Units. Pursuant to Planning Code Section 415.6, the Project is required to provide 13.5% 
of the proposed dwelling units as affordable to qualifying households. In addition, the project sponsor has 
provided one additional unit, or 20% of the base project, to qualify for a 35% density bonus under the State 
Density Bonus Law. The Project contains 19 units; therefore, three (3) affordable units are required. The Project 
Sponsor will fulfill this requirement by providing the three affordable units on-site. If the number of market-
rate units change, the number of required affordable units shall be modified accordingly with written approval 
from Planning Department staff in consultation with the Mayor's Office of Housing and Community 
Development (“MOHCD”). 

For information about compliance, contact the Case Planner, Planning Department at (628) 652-7600, 
www.sfplanning.org or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
www.sfmohcd.org. 
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17. Income Levels for Affordable Units. Pursuant to Planning Code Section 415.3, the Project is required to 
provide 13.5% of the proposed dwelling units as affordable to qualifying households at a rental rate of 80% of 
Area Median Income as defined in the Inclusionary Program. The State Density Bonus Law requires that the 
project provide 20% of the units in the base project to lower income households as defined in the State Law. 
The affordable units that satisfy both the Density Bonus Law and the Inclusionary Affordable Housing Program 
shall be sold to lower income households, defined as households earning 80% of AMI in the California Health 
and Safety Code Section 50105 and/or California Government Code Sections 65915-65918, the State Density 
Bonus Law. The income table used to determine the rent and income levels for the Density Bonus units shall 
be the table required by the State Density Bonus Law. If the resultant price or income levels at 80% of AMI 
under the table required by the State Density Bonus Law are higher than the price and income levels at 80% 
of AMI under the Inclusionary Affordable Housing Program, the rent and incomes levels shall default to the 
maximum allowable rent and income levels for affordable units under the Inclusionary Affordable Housing 
Program. If the number of market-rate units change, the number of required affordable units shall be modified 
accordingly with written approval from Planning Department staff in consultation with the Mayor's Office of 
Housing and Community Development (“MOHCD”). 
 
For information about compliance, contact the Case Planner, Planning Department at (628) 652-7600, 
www.sfplanning.org or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
www.sfmohcd.org. 
 

18. Minimum Unit Sizes. Pursuant to Planning Code Section 415.6, the affordable units shall meet the minimum 
unit sizes standards established by the California Tax Credit Allocation Committee (TCAC) as of May 16, 2017. 
One-bedroom units must be at least 450 square feet, two-bedroom units must be at least 700 square feet, and 
three-bedroom units must be at least 900 square feet. Studio units must be at least 300 square feet pursuant 
to Planning Code Section 415.6(f)(2). The total residential floor area devoted to the affordable units shall not 
be less than the applicable percentage applied to the total residential floor area of the principal project, 
provided that a 10% variation in floor area is permitted. 
 
For information about compliance, contact the Case Planner, Planning Department at (628) 652-7600, 
www.sfplanning.org  or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
www.sfmohcd.org. 

 

19. Notice of Special Restrictions. The affordable units shall be designated on a reduced set of plans recorded 
as a Notice of Special Restrictions on the property prior to the issuance of the first construction permit. 

 For information about compliance, contact the Case Planner, Planning Department at (628) 652-7600, 
www.sfplanning.org or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
www.sfmohcd.org. 

 
20. Duration. Under Planning Code Section 415.8, all units constructed pursuant to Section 415.6, must remain 

affordable to qualifying households for the life of the project. 

For information about compliance, contact the Case Planner, Planning Department at (628) 652-7600, 
www.sfplanning.org or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
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www.sfmohcd.org.  

21. Expiration of the Inclusionary Rate. Pursuant to Planning Code Section 415.6(a)(10), if the Project has not 
obtained a site or building permit within 30 months of Planning Commission Approval of this Motion No. 
21016, then it is subject to the Inclusionary Affordable Housing Requirements in effect at the time of site or 
building permit issuance. 
 

22. Reduction of On-Site Units after Project Approval. Pursuant to Planning Code Section 415.5(g)(3), any 
changes by the project sponsor which result in the reduction of the number of on-site affordable units shall 
require public notice for hearing and approval from the Planning Commission. 

 
23. 20% Below Market Sales Prices. Pursuant to PC Section 415.6, the maximum affordable sales price shall be 

no higher than 20% below market sales prices for the neighborhood within which the project is located, which 
shall be defined in accordance with the American Community Survey Neighborhood Profile Boundaries Map. 
MOHCD shall adjust the allowable rents and sales prices, and the eligible households for such units, 
accordingly, and such potential readjustment shall be a condition of approval upon project entitlement. The 
City shall review the updated data on neighborhood sales prices on an annual basis. 
 

24. Other Conditions. The Project is subject to the requirements of the Inclusionary Affordable Housing Program 
under Section 415 et seq. of the Planning Code and City and County of San Francisco Inclusionary Affordable 
Housing Program Monitoring and Procedures Manual ("Procedures Manual"). The Procedures Manual, as 
amended from time to time, is incorporated herein by reference, as published and adopted by the Planning 
Commission, and as required by Planning Code Section 415. Terms used in these conditions of approval and 
not otherwise defined shall have the meanings set forth in the Procedures Manual. A copy of the Procedures 
Manual can be obtained at the MOHCD at 1 South Van Ness Avenue or on the Planning Department or MOHCD 
websites, including on the internet at:  
 
http://sf-planning.org/Modules/ShowDocument.aspx?documentid=4451.  
 
As provided in the Inclusionary Affordable Housing Program, the applicable Procedures Manual is the manual 
in effect at the time the subject units are made available for sale. 
 
For information about compliance, contact the Case Planner, Planning Department at (628) 652-7600, 
www.sfplanning.org or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
www.sfmohcd.org. 

 
a. The affordable unit(s) shall be designated on the building plans prior to the issuance of the first 

construction permit by the Department of Building Inspection (“DBI”). The affordable unit(s) shall (1) 
be constructed, completed, ready for occupancy and marketed no later than the market rate units, 
and (2) be evenly distributed throughout the building floor plates; and (3) be of comparable overall 
quality, construction and exterior appearance as the market rate units in the principal project. The 
interior features in affordable units should be generally the same as those of the market units in the 
principal project, but need not be the same make, model or type of such item as long they are of good 
and new quality and are consistent with then-current standards for new housing. Other specific 
standards for on-site units are outlined in the Planning Code and Procedures Manual. 
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b. The affordable units that satisfy both the Density Bonus Law and the Inclusionary Affordable Housing 
Program shall be sold to lower income households, defined as households earning 80% of AMI in the 
California Health and Safety Code Section 50105 and/or California Government Code Sections 65915-
65918, the State Density Bonus Law. The income table used to determine the rent and income levels 
for the Density Bonus units shall be the table required by the State Density Bonus Law. If the resultant 
price or income levels at 80% of AMI under the table required by the State Density Bonus Law are 
higher than the price and income levels at 80% of AMI under the Inclusionary Affordable Housing 
Program, the rent and incomes levels shall default to the maximum allowable rent and income levels 
for affordable units under the Inclusionary Affordable Housing Program. If the units in the building are 
offered for sale, the affordable unit(s) shall be sold to first time home buyer households, as defined in 
the Procedures Manual. The affordable unit shall be affordable to low-income households, as defined 
in the Planning Code and Procedures Manual. The initial sales price of such units shall be calculated 
according to the Procedures Manual. Limitations on (i) reselling; (ii) renting; (iii) recouping capital 
improvements; (iv) refinancing; and (v) procedures for inheritance apply and are set forth in the 
Inclusionary Affordable Housing Program and the Procedures Manual.  

 
c. The Project Sponsor is responsible for following the marketing, reporting, and monitoring 

requirements and procedures as set forth in the Procedures Manual. MOHCD shall be responsible for 
overseeing and monitoring the marketing of affordable units. The Project Sponsor must contact 
MOHCD at least six months prior to the beginning of marketing for any unit in the building. 

 
d. Required parking spaces shall be made available to initial buyers or renters of affordable units 

according to the Procedures Manual.  
 

e. Prior to the issuance of the first construction permit by DBI for the Project, the Project Sponsor shall 
record a Notice of Special Restriction on the property that contains these conditions of approval and 
a reduced set of plans that identify the affordable units satisfying the requirements of this approval. 
The Project Sponsor shall promptly provide a copy of the recorded Notice of Special Restriction to the 
Department and to MOHCD or its successor. 

 
f. The Project Sponsor has demonstrated that it is eligible for the On-site Affordable Housing Alternative 

under Planning Code Section 415.6 instead of payment of the Affordable Housing Fee, and has 
submitted the Affidavit of Compliance with the Inclusionary Affordable Housing Program: Planning 
Code Section 415 to the Planning Department stating that any affordable units designated as on-site 
units shall be sold as ownership units and will remain as ownership units for the life of the Project. 

 
g. If the Project Sponsor fails to comply with the Inclusionary Affordable Housing Program requirement, 

the Director of DBI shall deny any and all site or building permits or certificates of occupancy for the 
development project until the Planning Department notifies the Director of compliance. A Project’s 
failure to comply with the requirements of Planning Code Section 415 et seq. shall constitute cause 
for the City to record a lien against the development project and to pursue any and all available 
remedies at law, including penalties and interest, if applicable.  
 

21. Fee Requirement. Pursuant to Planning Code Section 415.5, the Project Sponsor must pay an Affordable 
Housing Fee at a rate equivalent to the applicable percentage of the number of units in an off-site project 
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needed to satisfy the Inclusionary Affordable Housing Program Requirement for the principal project. The 
applicable percentage for this project is twenty percent (20%) because it is a project with fewer than 25 total 
units. The Project Sponsor shall pay the applicable Affordable Housing Fee at the issuance of the first 
construction document. The Project Sponsor has elected to provide 67% of their Inclusionary requirement by 
providing on-site units, consistent with the “Combination” alternative included in Section 415.5(g)(1)(D). 
Therefore, the Project Sponsor is required to satisfy the remaining 33% of the Inclusionary requirement 
through payment of the Inclusionary Affordable Housing Fee.  

For information about compliance, contact the Case Planner, Planning Department at (628) 652-7600, 
www.sfplanning.org or the Mayor’s Office of Housing and Community Development at (415) 701-5500, 
www.sfmohcd.org. 

Monitoring - After Entitlement 
22. Enforcement. Violation of any of the Planning Department conditions of approval contained in this Motion or 

of any other provisions of Planning Code applicable to this Project shall be subject to the enforcement 
procedures and administrative penalties set forth under Planning Code Section 176 or Section 176.1. The 
Planning Department may also refer the violation complaints to other city departments and agencies for 
appropriate enforcement action under their jurisdiction. 

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

23. Revocation due to Violation of Conditions. Should implementation of this Project result in complaints from 
interested property owners, residents, or commercial lessees which are not resolved by the Project Sponsor 
and found to be in violation of the Planning Code and/or the specific conditions of approval for the Project as 
set forth in Exhibit A of this Motion, the Zoning Administrator shall refer such complaints to the Commission, 
after which it may hold a public hearing on the matter to consider revocation of this authorization. 

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

Operation 
24. Sidewalk Maintenance. The Project Sponsor shall maintain the main entrance to the building and all 

sidewalks abutting the subject property in a clean and sanitary condition in compliance with the Department 
of Public Works Streets and Sidewalk Maintenance Standards. 

For information about compliance, contact Bureau of Street Use and Mapping, Department of Public Works, 
628.271.2000, www.sfpublicworks.org 

25. Community Liaison. Prior to issuance of a building permit to construct the project and implement the 
approved use, the Project Sponsor shall appoint a community liaison officer to deal with the issues of concern 
to owners and occupants of nearby properties. The Project Sponsor shall provide the Zoning Administrator 
and all registered neighborhood groups for the area with written notice of the name, business address, and 
telephone number of the community liaison. Should the contact information change, the Zoning 
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Administrator and registered neighborhood groups shall be made aware of such change. The community 
liaison shall report to the Zoning Administrator what issues, if any, are of concern to the community and what 
issues have not been resolved by the Project Sponsor. 

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

26. Group Housing Cooking Facilities. Pursuant to ZA Interpretation of 209.2(a), effective October 2005, are 
allowed to have limited kitchen facilities with the following specifications: a small counter space, a small 
under-counter refrigerator, a small sink, a microwave, and a small two-ring burner. Such limited kitchen facility 
shall not include any other type of oven, as that would constitute a full kitchen. 

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463, 
www.sfplanning.org 
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?@�� ����FI;G�IFI=�J?@�RMKNW>AI�
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Ybc̀zkrfpfmqg̀mcb{ipntùqllfnfbrqg̀VrvfcbrdirǹZblìZ|qmnic̀}̀cijkfcidirnt̀dq~̀qmmg~�̀tiì���s̀
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