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be it

FILE NO. 111188 | ~ MOTION NO..

[Final Map 5914: 1345 Turk Street]

|| Motion approving Final Map 5914, a 32 Unit ResidentiaI.Conddminium Project, located

at 1345 Turk Street being a subdivision c_>f Assessors Block No. 0756, Lot No. 017; and
adopting_findih_gs pursuant to the General Plan and City Planning Code Section,101;1. .

MOVED, That the certain map entitled “F‘INAL MAP 5914"7, co‘mprisihg 3 sheets, ‘
approved October 19, 2011, by Department of Public Works Order No.-179, 653 is hereby
approved and 'said'map is adopted as an Official Final Map 5914; and be it S

FURTHER MOVED, That the San Francisco Board of Supervisors adobfs as its own

. and ihcorporates by reference herein as though fully set forth the findings made by the City

Planning Department, by its letter dated July 13, 2010, and reference to Planning Commission
Motion No. 18012, that the propbsed subdivision is consistent with the _objectiveé and policies

of the General Plan and the Eight Priority Policies of Section 101.1 of the Planning Code; and

FURTHER MOVED, That the San Francisca Board of Supervisors hereby authd.riz_es

|l the Director of the Department of Public Works to enter all necessary recording information on /

the Final Map and authorizes the Clerk of the Board of Supervisors to. execute the Clerk’s
Statement as sét fbrth herein; and be it » |

FURTHER MOVED, That approval of this map is also conditioned upon cdmpliance by
the subdivider with all applicable provisions of the San 'Franciéco Subdivision. Code and

amendments thereto. B
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" Mohammed Nuru

. Interim Director of Public Works

DEPARTMENT OF PUBLIC WORKS
BOARD OF SUPERVISORS

!

DESCRIPTlON APP VED(

Bruce R. S_torrs, PLS
City and County Surveyor

Page 2
10/19/2011




City and County of San Francisco : N ; (415) 554-5827
‘ ' L = FAX (415) 554-5324
http://sfdpw.org

_Dépértment of Public Works
, o _ BUREAU OF STREET-USE & MAPPING
Edwin M. Lee, Mayor o 875 Stevenson Street, Room 410, S.F., CA 94103

Mohammed Nuru,..., Director ) ‘ Bruce R. Storrs, City and County Surveyor

DPW Order No: 179,653

'CITY AND COUNTY OF SAN FRANCISCO
DEPARTMENT OF PUBLIC WORKS

APPROVING FINAL MAP 5914, 1345 TURK STREET, A 32 UNIT RESIDENTIAL CONDOMINIUM PROJECT, BEING A
SUBDIVISION OF LOT 017 IN ASSESSORS BLOCK NO. 0756.

A 32 UNIT RESIDENTIAL CONDOM]NIUM PROJECT

In a letter dated April 29, 2010, from the San Francisco Redevelopment Agency, Alma Basurto confirmed that the Western Addition A-2
Redevelopment Plan expired on January 1, 2009, and that the land use control has been transferred to the City’s Planning Department.

The City Plénning Depaft'ment in its letter dated J uiy 13, 2010, by reference to Planhing Commission Motion No. 18012, stated that the -
subdivision is in conformity with the General Plan and the Priority Policies of City Planning Code Section 101.1.

The Director of Public Works, the Advisory Agency, .acting in concurrence with other City agencies, has determined that said Final Map
complies with all subdivision requirements related thereto. Pursuant to the California Subdivision Map Act and the San Francisco
Subdivision Code, the Director recommends that the Board of Supervisors approve the aforementioned Final Map.

Transmitted herewith are the following:
1.  Four (4) paper copies of the Motion approving said map — one (1) copy in electronic format.
2. One (1) mylar signature sheet and one (1) paper set of the “Final Map 5914”, ea_ch comprising 3 sheets.

1 3. One (1) copy of the Tax Certificate from the Office of the Treasurer and Tax Collector certlfymg that there are no liens against the
property for taxes or special assessments collected as taxes.

4. One(l) copy of the letter dated Aprﬂ 29, 2010 from the San Fran01sco Redevelopment Agency acknowledgmg land use control is -
under the jurisdiction of the City Planning Department.

5. One (1) copy of the letter dated July 13, 2010, from the City Plannmg Department venfymg conformlty of the subd1v1s1on with the
General Plan and the Priority Policies set forth in City Planning Code Section 101.1.

It is recommended that the Board of Superv1sors adopt this legislation.

RECOMMENDED: ‘ APPROVED:

Bruce R. Storrs, PLS ‘ Mohammed Nuru

City and County Surveyor, DPW Interim Director of Public Works
‘cc: File (2)

Board of Supervisors (signed)
Tax Collector’s Office

APPROVED:  October 19, 2011 ' , MOHAMMED NURU, INTERIM DIRECTOR




San Francisco GAVIN NEWSOM, Mayor

¥ Redevelopment Agency Rick Swig, President

Darshan Singh, Vice President
London Breed
. Miguel M. Bustos
Francee Covington
Leroy King

One South Van Ness ;l\venue
San Francisco, CA 94103

‘ Fred Blackwell, Executive Director
415.749.2400

April 29,2010 108-033.10-197

VIA FAX (554-5324) (1 page)

Mr. Bruce R. Storrs, City and County Surveyor
Bureau of Street-Use & Mapping

Department of Public Works

City and County of San Francisco

875 Stevenson Street, Room 410

San Francisco, CA 94103-0942

RE: - 1345 Turk Street, San Francisco, CA
Assessor’s Block No: 0756, Lot 017
Thirty Two (32) Units of New Construction (“Property?y.. . - .E
FORMER Western Addition A-2 Redevelopment Project Area

. Dear Mr. Storrs:

Please be advised that the Western Addition A-2 Redevelopment Plan expired on January 1,
2009. Therefore, the San Francisco Redevelopment Agency’s jurisdiction and land use control in
this former Redevelopment Project Area (“Project Area”) have been transferred to the City’s

 Planning Department. ‘Additionally, any future land use controls and development standards

~ concerning all land and. property in the former Project Area will be determined by the City’s’
Planning Commission, Department of Building Inspection, Department of Public Works and
other departments. Consequently, the Agency has no further authority to comment on this new,
Thirty Two (32) Unit Condominium Parcel Map.

However, please be advised that the Agency is the current fee title owner of record of this Lot

017, A.B. 0756, and is presently in. escrow to convey the Property to MSPDI TURK, LLC, a

wholly-owned subsidiary of Michael Simmons Property Development, Inc., a California Corporation.

Prior to your finalizing the subject Final Map for signatures, please confirm with Agency staff
“ the name of the current owner. ‘

Should you have any questions or comments regarding this transition, please do not hesitate to
call either Mr. Albert Luis at (415)749-2436, or myself at (415) 749-2422. '

Thank you. .
Sincérely,
Alma Basurto

: Assistant Development Specialist
Cc (w/out piat): Cheryl Herrera '



‘

City and County of San Francisco o ‘ (415) 554-5827
‘ L : ’ ' : : : m\ FAX (415) 554-5324
http:/fwww. sfdpw.com -
Depariment of Public Works
Bureau of Street-Use and Mapping
875 Stevenson Street, Room 410
San Francisco, CA 94103-0942

~ Gavin Newsom, Mayor : .
Edward D. Reiskin, Director ’ ' o a Barbara L. Moy, Bureau Manager
' Bruce Storrs, City and County Surveyor

Date: February 25, 2010

01005148

Department of City Planning Project 1D:59 14
1650 Mission Street, Suite 400 ' _ Project Type32 Units New C onstruction
~ San Francisco, CA 94103 Address# StreetName Block - Lot
: 1345 TURK ST - 0756 7
Tentative Map Referral

Attention: Mr. Lawrence Badiner

Pursuant to Section 1325 of the City and County of San Francisco Subdivision Code and Section 4.105 of the  ~
1996 City Charter, a print of the above referenced Map is submitted for your review, CEQA and General Plan
conformity determination. Under the provisions of the Subdivision Map Act and the City and County of San
Francisco Subdivision Code, your Department must respond to the Bureau of Street-Use and Mapping within 30
days of the receipt of the application or CEQA Determination per SMA 664521(c). -Under these same state and
local codes, DPW is required to approve, conditionally approve, or disapprove the above referenced map within

50 days of the receipt of the application or CEQA Determination per SMA 664521(c). Failure to do so constitutes -
automatic approval.” Thank you for your timely review of this Map. \ .

Enclosures: Sincerely,
X Print of Parcel Map L ; o
X List“B” R s A
X Proposition “M” Findings , Bfu"é R. Storrs, P.L.S,
X Photos x City and County Surveyor.-”

The subject Tentative Map has been reviewed by the Planning Department and does comply with applicable ‘
provisions of the Planning Code. On balance, the Tentative Map is consistent with the General Plan and the Priority
Policies of Planning Code Séction 101.1 based on the attached findings. The subject referral is exempt froin
environmental review per Class 1 California Environmental Quality Act Guidelines.

- The subject Tentative Map has been teviewed by the Planning Department and does comply with applicable
) : i provisions of the Planning Code subject to the following conditions (Any requested documents should be sent in

with a copy of this letter to Lawrence Badiner at the above address): sy, n M
2 copy ol th ence Badiner Wt 180 V2, AthiCleat .

The subject Tentative Map has been reviewed by the Planning Department and does not comply with applicable
provisions of the Planning Code. Due to the following reasons (Any requested documents should be sent in with a-
copy of this letter to Lawrence Badiner at the above address):

ANNING DEPARTMENT

DATE 4%7{ % g |0 A V. U@u’f/_ {;{j"ﬂg {:ﬁmllﬁ%} ﬁz& : ’?:"}ﬁnéﬁ‘
Mr. Lawrence B. Badiner, ZoningAdm»inistrator A }7%3"&'{(\, igh’,ﬁjaf |

“I\IPROVING THE QUALITY OF LIFE IN S48 FRANCISCO™ We are dedicated individuals commitied 10 teamwork, customer service wnd continuous
' improvement in partnership with the community. ’

Custorner Service ’ Teanmwork Contimous Improvement



Office of the Treasurer & Tax Collector
- City and County of San Francisco . , - :

- ' . José Cisneros, Treasurer
. Property Tax & Licensing ' '
George Putris, Tax Administrator ’

I, George W. Put’ris, Tax Administrator of the City
and County San Francisco, State of California, do
hereby certify that according to the records of my
office, there arel ne liens against the subdivision

designated on the map entitled:

BlockNo.. 0756 Lot No. 017

Address: ~ tobe assigned

for unpaid City & County property taxes or spec1al assessments
collected as taxes.

George W. Putris

Tax Administrator

" Dated this 27th day Of‘September 2011

City'Hal! -Room 140 « 1Dr. Carlton B. Goodlett Place »  San Francisco, CA 94102-4638 |
415-554-4874 & 415-554-4400 telephone »  415-554-7121 fax



-SAN FRANCISCO
| PLANNING DEPARTMENT

Subject to: (Select only if applicable) ) S

X lnclusnonary Housmg (Sec. 315) o ' X First Source Hin‘ng (Admin. Code)
J Jobs Housing Linkage Program (Sec. 313) O Child Care Requirement (Sec. 314)
O Downtown Park Fee (Sec. 139) - ( . O Other

Plannlng Commlssmn Motion No. 18012
HEARING DATE: JANUARY 14, 2010 '

.Date: .~ January 7,2010
Case No.: 2009.1064C -
* Project Address: - 1345 Turk Street
Zoning: NC-3 (Moderate-Scale Ni elghborhood Commercial sttrlct)
- Height/Bulk: 50-X :
Block/Lot: 0756/017 (formerly Lot 001)

.- ... Praject Sponsor:: .. Michael Simmons, MSPDI, Tu'r._k»LLC‘.L-. - -,
2370 Market Street, #458
San Francisco, CA 94114

Michele Davis, San Francisco Redevelopment Agency
1 South Van Ness Avenue, 5% Floor
San Francisco, CA 94103

Staff Contact: Sara Vellve — (415) 558-6263
- sara.vellve@sfgov.org

- Recommendation: ~ Approval with Conditions A ;

. ADOPTING FINDINGS RELATED TO THE APPROVAL OF CONDITIONAL USE

1650 Mission St.
Suife 400

San Franciseo,
CA 94103-2479

Reception: .
415.558.6378

Fax:
415.558.6409

Planning

* Information: . .
‘415.558.8377

AUTHORIZATION FOR A PLANNED UNIT DEVELOPMENT PER SECTIONS 712,11, 303 -

AND 304 OF THE PLANNING CODE TO CONSTRUCT UP TO 32, 100% AFFORDABLE
DWELLING UNITS WITHIN. THREE, TWO-AND THREE-STORY BUILDINGS AND 24
BELOW-GRADE OFF-STREET PARKING SPACES ON A LOT EXCEEDING 10,000
" SQUARE FEET WITH MODIFICATIONS TO THE REAR YARD AND DWELLING UNIT
EXPOSURE REQUIREMENTS WITHIN AN NC-3 (NEIGHBORHOOD COMMERCIAL,
MODERATE-SCALE) NEIGHBORHOOD COMMERCIAL DISTRICT AND A 50-X HEIGHT
'AND BULK DISTRICT

PREAMBLE -

On November 12, 2009, Michele Davis of the San:Francisco Redevelopment Agency and Michael
Simmons of MSPDI, Turk LLC. (hereinafter "Project Sponsors"), submitted a Conditional Use Application
under Planning Code Sections 712.11, 303 and 304 to construct up to 32 affordable dwelling units and 24
below-grade off-street parking spaces within an NC-3 (Neighborhood Commerc1al Moderate Scale)
Neighborhood Commercial District and a 50-X Height and Bulk District.

www . sfplanning.org



Motion 18012 - / o : CASE NO 2009.1064C
Hearing Date: January 14, 2010 ' S " 1345 Turk Street

On January 14, 2010, the Commission conducted a duly noticed public hearing at a regularly scheduled
meeting on Conditional Use Application No. 2009.1064C. ‘

The project was previously entitled by the San Francisco Redevelopment Agency Commission in 2008
(Resolution No. 35-2008). Through the previous environmental review process, a Mitigated Negative
Declaration (MND) was issued and mitigation measures were developed .and incorporated into the
Resolution. The Planning Department has reviewed the revised proposal, and the Agency MND, and
believes it analyzes all potential environmental impacts of the project and contains mitigation for all
potentially significant environmental effects in compliance with the California Environmental Quality
Act (California Public Resources Code Section 21000 et seq.) (CEQA), 14 California Code of R‘egulations
Section 15000 et seq. (the “CEQA Guidelines”) and Chapter 31 of the San Francisco Administrative Code
- (“Chapter 13”). The Commission concludes. that with incorporation of the mitigation measures
recommended in the MND and imposed by the Redevelopment Commission in its Resolution No. 35-
2008, the Project could have no signiﬁ'cant effect on the environment and no additional mitigation

- measures are required..

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

" MOVED, th-! *he Commission hereby authorizes the Conditional Use requested in Application No.
2009.1064C, 5w bject to the conditions contained in “EXHIBIT A” of this motion, based on the following
findings: ’ . : ‘ ‘ -

FINDINGS -

Having reviz ’ d e materials identified in the preamble above, and having heard all testimony and

arguments, o ~ommission finds, concludes, and determines as follows:

1. - The above recit_als'are accurate and constitute findings of this Commission.'

2. Site Description and Present Use. The project is located on the southern side of Turk Street
between Fillmore and Webster Streets, Block 6756, Lot 017. The property is located within the
NC-3 (Moderate-Scale Neighborhood Commercial). District and 50-X height and bulk district.

. The property is currently undeveloped and flat. Overall, the property is approximateiy 26,700
square feet and generaliy rectangular. It was recently split from the former MUNI Substation at

' the éome_r of Fillmore and Turk Street such that what would be its northwest corner remains
occupied by that use. ' ’

3. Surrounding Properties and Neighborhood. A MUNI Substation (City Landmark No. 105) and
the Fillmore-Turk Mini-Park are adjacent to the west, Fire Station No. 5 is immediately the east,
and a church and residential buildings of moderate scale abut the southern property line (zoned

' RM-3). While the Project site is located in an NC—S District, the commercial/neighborhood-
serving uses are generally 1ocated along Fillmore Street to the west, rather than the portion of
Turk Street on which the project"would be located. The subject block contains one commercial

SAH FRANCISCO ’ . ' ‘ : 2
PLANNING DEPASTMENT . . X .



‘Motion 18012 . ' , . . .  CASENO 2009.1064C
Hearmg Date January 14, 2010 ' ' o : 1345 Turk Street -

.use, a McDonalds drive-through restaurant at the comer of Fillmore Street and Golden Gate
Avenue. It is likely that the MUNI Substation will be occupied by a commercial or public use in
‘the future. Properties on the north side of Turk Street across from the proposed development are
generally residential w1th bu1ld1ng heights of 40 to 80 feet, zoned NC-3 and RM-3 (Mixed,
Medium Den51ty)

4. Proj ect Description.  The applicant proposes to construct three, two-and three-story buidlings
containing up to 32 dwelling units.that will be 100% affordable to first-time hoembuyers earning
between 70% and 100% of area median income (with an average of 80% of median income). As

~ currently proposed, the unit mix would include: seven 1-bedroom flats, one 2-bedroom ﬂa{
sixteen 2-bedroom townhouses, and eight 3-bedroom flats. A below-grade garage containing up
to 24 off-street parkmg spaces is also proposed ‘

* The three proposed buildings have been sited in a “mews” conﬁguraﬁon around a central
landscaped - courtyard that would provide residential open space. The courtyard measures
approximately 34 feet east to west and 65 feet north to south. One central entrance to the
development would bé located along Turk Sireet and the dwelling tmifs would open to the ~
central courtyard. Two buildings oriented north to south would be constructed on the east and
west sides of the interior courtyard. The third bulldmg would be constructed parallel to the rear
property line'in an east west orientation, and would be separated-from the two other buildings
by an approximately 18-foot-wide pedestrian/open space drea. The overall building heights are
less than 40 feet. The garage opening is located at the east end of the lot and is approximately 10
feet wide. Residential open space would be provided via decks, baleonies, open spaces between

. and around buildings, and within the interior courtyard.

An earlier version of the project was ap.prdved pursuant to the Western Addition A-2
Redevelopmernt Plan by the Sanl Francisco Redevelopment Agency Commission on April 15, 2008
in its Resolution No. 35-2008. Conditional use approval is now necessary because the A-2 Plan
expired on January 1, 2009 and the project has been modified: Initially, the project' was to provide
1:1 parking for the proposed reslden’aal uses and 29 additional off street parking spaces for uses
- proposed in the MUNI Substation. The Substation project is currently inactive and the subject.
project has been relieved of providing parking for uses in that building. By rerrioving the MUNI
parking, the number of on- _site parking spaces has been reduced to 24 and the garage has been
“submerged to lower the height of the project as a whole and bring the first floor umts closer to -
street level. '

The previously approved project also provided for 32 affordable, 'pfedominantly family-sized,
first-time homebuyer units as well as 1:1 parking for those units. The current projeot continues to
" provide 32 affordable units,; with only 24 off-street parking spaces for residents.

5. Public Comment As of ]anuary 6, 2010, the Department is not aware of any opposmon to this
pr Project. :

$aH FRANCISEY ' : 3
PLANNING DEFARTMENT ‘ s -



Motion 18012 - o o " CASE NO 2009.1064C
Hearing Date: January 14, 2010 . ' : . . " 1345 Turk Street

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 712.90 permits residential uses at.each story of a building in the
* NC-3 (Moderate-Scale Neighborhood Commercial) District. :

SaN FRABCISCY

PLANNING DEPARTMENT

The proposed dwelling units would be located at the first, second and third stories of the development.

Density. Planning Code Section 712.91 permits residential density of generally 1 unit per
600 square feet of lot area. ' .

The overall lot size is apprbximately 26,700 si;uc_zre feet and up to 44 dwelling units are permitted. The
project proposes up to 34 dwelling units on the property. : ‘

Parking. Plarning Code Section 151 doe_s not require off-street parking for affordable -
housing projects subject to Section 313.1 or 315.1. ' (

As the project is subject to Section 315.1 of the Planning Code, off-street parking is not requifed.

However, the project proposes up to 24 parking spaces:in a 1-level below grade garage for use by the
families that will live in the 25 (or 78%) family-sized units that will be provided by the project.
Should any units in the project revert to market rate housing in the future, the parking requirement

may require adjustment and/or clarification. ' : '

Open Space. Planning Code Section 135 requires 80 square feet of private bp‘en space or 106
square feet for common useable open space per dwelling unit in the NC-3 zoning district.

The project provides residential open space at grade and via balconies. Balconies for 22 units located at

- the second and third stories of the proposed buildings meet the dimensional, and spatial, requirements

of Section 135 and provide the required 1,760 square feet of private open space. Private patios and
rear yards of 12 proposed ground-floor units do not generally meet the minimum 10" horizontal
distance for open space at grade. However, open space for the ground-floor units is provided via the
overall size of the interior courtyard of _approxiniiztely 1,800 square feet. Additional common open .
space that meets the dimensional requirements of Section 135 is located around the buildings in
several areds. R o : ‘

Rear Yard Requirement in the NC-3 District. Planning Code Section 134 states that the
minimum rear yard depth shall be equal to 25 percent of the total depth of a lot in which it is
situated, but in no case less than 15 feet, and at the lowest story containing a dwelling unit.

The buildings have been sited in a “mews” configuration with open space at the center of the lot and ,
between buildings. One building is set back from the rear property line by 5 — 10 feet. As such, the

* requirements of Section 134 would not be met and the project requires modification of the rear yard

requirement via a Planned Unit Development pursuant to Section 304 of the Planning Code.



Motion 18012 : _ - CASE NO 2009.1064C
Hearing Date: January 14, 2010 . 1345 Turk Street

F.. Exposure. Planmng Code Section 140 generally requires that every dwelling unit must have .

SA8 FRANCISCY

at least one major room with a window that looks out onto a public way, open space or rear
yard at least 25 feet wide.

Of the 32 dwelling units, all but six comply with the requirements of Section 140. The following six
units are unable to satisfy any of these means for dwelling unit exposure: 106, 109, 211, 212, 215 and
216, which face an interior courtyard approximately 18.5 feet in width and a rear yard 10 to 17 feet in
depth. An exception for these units from the dwelling unit exposure requzrement is sought through a
Plarmed Unit Development pursuarzt to Section 304 of the Planning Code.

Lot Size. Planning .Code Sectron 712. 11 requires conditional use authorization for
development of lots exceedmg an area of 10,000 square feet.

The subject Iot size.is approximutely 26,700 squarg feet and requires conditional use authorization
pursuant to Sectzon 303 of the Planmng Code.

Street Frontage in Nerghborhood Commerdial Drstncts Sectlon 145.1 of the Planning Code

requires that no more than 1/3 of the width of a new structure, parallel to and facing a street,
shall be dedicated to ingress/egress to parking, and that in no case shall ingress/egress to a-
parking garage containing up to 50 cars be wider than 10 feet.

The proposed parking garage would accommodate up -to 24 parking spaces; therefore, i garége opening

* of no more than 10 feet wide is required. Based on the plans ‘identified as Exhibit B, the proposed

garage door width does not exceed 10 feet. The development’s street frontage is approximately 150 feet’
wide, makzng the garage approxzmately 1/15 of the width of the new structure :

Signage. The pro]ect proposes res1dent1al uses, which typically do not include signage. Any
proposed signage will be sub]ect to the review and approval of the Planrung Department

Parking Costs Separated from Housing Costs.‘ Planning Code Section 167 requires the -

unbundling of parking costs from housing costs in projects with 10 dwelling units or more.

The praject developer has committed to offering parking to owners of 3-bedroom units before owners of
2-bedroom units. The project’s parking costs will be unbundled from housing costs.

Development of Large Lots in NC Districts. - Planrung Code. Sectron 121.1- requlres
conditional use authorization for development of lots exceeding 10,000 square feet in N C 3
zoning districts. : ‘

The project meets the criteria for. condztzonal use authorization on a large lot in that ( 1) the mass and
facade of the proposed structures are compatzble with the exzstzrzg scale of the district; and (2) the
fagade of the proposed structure is compatible with the design features of ad]acent facades that
contribute to the positive visual quality of the district.

PLANMNING DEPARTMENT



Motion 18012 : ' S CASE NO 2009.1064C
Hearing Date: January 14, 2010 ' ‘ 1345 Turk Street

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

said criteria in that:

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

$AN FRANCISCO

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

The project proposes to convert the vacant 26,708 sf parcel near the cornet of Fillmore and Turk
Streets to ownership housing affordable to first-time homeowners earning between 70% and 100% of -
area median income (with an average of 80% of median income) by providing 32 predominantly
(78%) family-sized dwelling units over 24 below grade parking'spaces. "All of the units would be
aﬁ”ofdable under Planning Code Section 315, as they would be available only to qualified first-time
homebuyers whose household incomes did not exceed 100% of the Area Median Income (AMI).” The
project would consist of 2 to 3 stories over a partially below-grade parking garage, and reach a height
of approximately 36 feet. The project exceeds the minimum requirements for residential open space

.. -though.- the creation. of an interior ,.coqr,ty_ard,_ balc,onies_,; pu.tibs_ and_unprogrammed but landscaped

areas. Because of the site layout, the project provides an internal open space system and a landscaped,
attractive internal pedestrian circulation system.

. The project’s use, size, density and height are compatible with the surrounding community. The
. surrounding neighborhood includes a wide range of residential, institutional, commercial and mixed

uses, and varying building heights, including mid-rise apartment buildings, smaller low-rise
residential buil'dings'and single family homes. A number of lots on the block are larger and contain
buildings that cover the majority of their lots. Lot 013 containing the First Union Baptist Church is
approximately 27; 000 square feet. The parcel containiﬁg‘ Fire Station No. 5 is approximately 14,000
square feet and the parcel containing a McDonalds at the corner of Golden Gate Avenue and Fillmore
Street is approximately 19,000 square feet. Three lots on the block are of a standard width and depth.

The density of the project is consistent with.the surroundfng areq. Consistent with residential
development in San Francisco and the Western Addition, there are several moderate-density, multi-
family buildings such as the proposed project near the site. Immediately across Turk Street from the
project site are residential buildings containing 18 — 30 units, each on smaller lots. The proposed
development" would have a lower density per lot area and-lower height than other multi-unit buildings |

in the area.

The lot’s zdning permits a building height up to 50 feet. At approximately 36.5 feet high the project
reflects nearby building heights. The MUNI Substation is approximately 36 feet high and the fire:
station is approximately 25 feet high. Buildings on the north side of Turk Street are generally 30 to 80
feet in height. At approximately 20 feet in height, buildings on the south side of the subject lot are
generally lower; however, due to the orientation of the buildings, the proposed building height should
not adversely impact. the lower buildings. The proposed' building height will create an appropriate
transition in building heights from south of the site to north of the site. ' ' '

PLANNING DEPARTNENT



Motion 18012 . | - | CASE NO 2009.1064C
Hearmg Date: January 14 2010 ' ' ' 1345 Turk Street

SAM FRARGISCO -

While the site’s overall building configuration deviates from the traditional rear yard, mid-block open
space pattern for szngle family residential uses and mid-rise aparfment buildings, the development
approach of clustering the buildings-on the site around a central interior courtyard allows for an
efficient use of the site and maximizes common open space opportunities. There is no established '
pattern of mid-block open space on this block thﬁt_would be compromised by the proposed site layout.
The layout provides for a variety of open spaces through street furniture and landscaping for passive
uses such as reading, sunbathing or “people watching”. The adjacent Mini-Park increases access o
open space for future residents, which is a particularly significant community benefit in a |
neighborhood like the Western Addition that is considered underserved in terms of usable public open

space.

Even though the project site is zoned NC-3, it has frontage only on Turk Street, which is not a
commercial corridor. Thus, the absence in the project of ground-floor retail or commercial uses will
not disrupt the established commercial corridor along Fillmore S treet. There is no requlrement in the

" "Planning Code for ground floor commercial uses on Turk Street.

1

" 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 detnmental to the health, safety or convenience of those residing or workmg
the area, in that

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

The currently vacant site is approximately 26, 708 sf,.or .61 acres and is located in the Western
" Addition neighborhood. The proposed conﬁguratzon of the 3 new bulldmgs above a below-grade
garage maximizes the site’s potential to create and enhance multi-use common open space
opportunities in the courtyard. All the units provide wiﬁdow_s on both front and back of the units
and frontages onto the courtyard to maximize light, air and natural ventilation for the residents.
In addition, the configuration breaks up the large, flat szte mto a more visually - pleasmg_

arrangement,

The propésed configuration also maintains a height, density and development pattern to match
that of the surrounding neighborhood. The new buildings will have one common canopied
entrance on Turk Street. The 3-story over garage building elements are ‘also consistent with the
prevailing residential pattern. found along nearby Fillmore, Turk and Webster Streets. These -
streets provide numerous examples of buildings that are similar in height and density to the
proposed project. Because of the relatively dense residential pattern in- the immediately

- surrounding neighborhood, the new building elements are thus able to be sited around an internal
circulation system that mirrors more closely the prevailing neighborhood pattern, with residents
and visitors able to traverse the site in front of the new building elements, without being separated
from buildings by large surface parkirig lots or massive front entrances:. The massing and scale of '
the new building elements is further broken down. with ‘the use of materials, colors and
architectural features, including setbacks, large windows and building articulation.

PLAMNING DEPARTMENT
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ii, The accessibility and traffic patterns for persons and vehlcles, the type and volume of
' such traffic, and the adequacy of proposed off-street parkmg and loading; '

Currently the site is vacanf. Even though aﬁ‘ordable housing pro]ects do not have to provzde
parking under Planning Code Section 151, the project is proposing to provide 24 spaces in the 1-
level, below-grade garage. Thus, the project’s parking ratio is .75:1. Because 78% of the units are

- family-sized 2-and 3- bedrooms, the project residents would benefit from having some limited
parking on the site. Entry to and exiting from. the garage ramp will occur at a single curb cut
along Turk Street near the project site’s eastern edge, thereby mmzmlzzng dzsruptzon of pedestrian:
circulation.

The site is well-served by MUNI lines 22 Fillmore, 5- Fulton, 38-Geary and 31- Balboa Because
 the project is only residential use, no loading spaces are required. However, 1 curb loading space
is provided adjacent to the MUNI Substation building, at the project’s western edge '

Traffic studies done for the project’s Final Mitigated Negative Declaration, adopted on May 18,
2004 and an Addendum to the Fingl Mltzgated Negative Declaration, adopted on November 3,

© peak-hour auto trips. All study intersections would continue to at an acceptable LOS. Given the
reduction in parking proposed by the current project, the Addendum traffic study did not change
that conclusion. Based on the expected number of vehicle trips, the reduced availability of on-site
parking, the availability on-street parking and the fact that many of the households in the Western
Addition do not own cars, the parking ratio of roughly .75:1 per dwelling furthers the General
Plan’s ob]ectwe of lessemng parking avazlabzlzty to increase use of transit and alternative modes of
travel.

‘ Pedestrian access to the site would be available only from the Turk Street entry, under an open
canopy. The entryway leads directly into the courtyard, as well to the individual buildings.

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

The pro]ect is exclusively residential and will not generate unusual noise, odor, dust and glare as
a result of its operations. The buildings will comply with Title 24 standards for noise insulation. ‘
The materials for the facades of the buildings will not result in glare. " The project would generate
additional night lighting, but not in amounts unusual for an urbanized area. Design of exterior

 lighting could ensure that off-site glare and lighting spillover would be minimized. The location
and gradient of the garage entrylexit will minimize additional glare

Due to excavation required for the below-grade parking, dust generation will occur during

construction. As required by the Mitigated Negatwe Declaration, the project sponsor would be

required to obtain and follow the recommendations of a geoteehmcul report. Moreover, standard

mitigation measures regarding construction air quality are required through the Final Mitigated

Negative Declaration and in compliance with the Public Works Code to prevent negative impacts
. to the surrounding commurlity from dust blowing during construction. :

SN FRRHCISCE " o '8
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iv.  Treatment given, as appropriate, to such aspects as landscaping, screening, open s-péces,
parking and loading areas, service areas, lighting and signs;

The project provides significant landscaping on its Turk Streetﬁ’ontage, which includes street
‘trées in compliance with Section 143 as well as a permeable sidewalk. The project would include
lahdscaping throughout in the form of trees and shrubs in planters that would be easily
maintained. Street furniture would be provided in the courtyard and open areas to enable passive
rand active uses. - The landscape plan indicates that all open areas for residential use, circulation
and service areas would be appropriately treated to ensure that they would be used and not
become “fallow” and unszghtly '

' The project entry, garage entrylexit, loading and service areas and lighting and signage will all

reflect the buildings’ design. Site lighting will be a combination of pole, building mounted and,

low level lighting to provide the code required light levels, while complimenting the site design. _

The lighting will be designed to support the secunty of thé site and the surrounding
nezghborhood

C That the use as proposed will comply with the applicable prov151ons of the Plarmmg Code
and will not adversely. affect the General Plan.

- The Project complies with all relevant requirements and. standards of the Plannzng Code and is
consistent with objectives and polzczes of the General Plan as detazled below.

D. That the use as proposed would provide development that is in conformity w1th the purpose
of the apphcable Neighborhood- Commercial District.

The proposed project is consistent with the stated purposed of NC-3 as it represents development of a
large-scale lot with buildings that range in height from two to four stories occupied by a principally
permitted use. While the NC-3 District’s definition promotes neighborhood-serving retail uses, such
uses are not found on this part of Turk Street, but rather along Fillmore Street.

: / 8. General Plan Compliance. The Project is, on balance, consistent with the following Ob]ectlves
' and Policies of the General Plan:

: HOUSING ELEMENT
Objectives émd Policies

OBJECTIVE 1: (
TO PROVIDE NEW HOUSING, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING,
IN APPROPRIATE LOCATIONS WHICH MEETS IDENTIFIED HOUSING NEEDS AND

TAKES INTO ACCOUNT THE DEMAND FOR AFFORDABLE HOUSING CREATED BY -

EMPLOYMENT DEMAND

: Policy 1.2:

. SAN FRANGISCO ) ) . 9
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Encourage housing dévelopment, particularly affordable housing, in neighborhood commercial
areas without displacing existing jobs, particulafly blue-collar jobs or discouraging new
employment opportunities.. '

POLICY 1.7 _
Encourage and support the construction of quality, new family housing.

The project proposes to convert the vacant 26,708 sf parcel near the corner of Fillmore and Turk Streets to -
ownership housing affordable to first-time homeowners earning between 70% and 100% of area median
income (with an average of 80% of median income) by providing 32 predominantly (78%) family-sized
dwelling units over 24 below grade parking spaces. All of the units would be affordable under Planning
Code Section 315, as they would be available only to qualified first-time homebuyers whose household
incomes did not exceed 100% of the Area Median Income (AMI). The development will create units that
would accommodate families and provide amenities that are attractive to families. As the site is vacant
there will be no loss of jobs.

“ e OBJECTIVE 4~ 7 7T

SUPPORT AFFORDABLE . HOUSING PRODUCTION BY INCREASING  SITE
 AVAILABILITY AND CAPACITY. . ‘ : '
i
POLICY 4.4 , | 7 :
Consider granting density bonuses and parking requirement exemptions for the construction of
- affordable housing or senior housing. ' '

The project is applying recent modifications to the Planning Code by reducing the number of off-street |
parking spaces for this affordable housing project from 1:1 to .75:1, which will reduce the overall cost-of
constriction. = ‘ .

OBJECTIVE5 _ : : o .
INCREASE THE EFFECTIVENESS AND EFFICIENCY OF THE CITY'S AFFORDABLE
HOUSING PRODUCTION SYSTEM. ' -

 POLICY5.1 - o ) ‘
Prioritize affordable housing projects in the planning review and approval processes, and work
with the development community to devise methods of streamlining housing projects.

By proposing a 100% affordable project, the developer has greatly reduced the overall review and approval
time period. The Planning Department received the project’s Conditional Use Application in November of
2009, and the Planning Commission is expected to take action on the project in January of 2010.
OBJECTIVE 8 | : ‘

ENSURE EQUAL ACCESS TO HOUSING OPPORTUNITIES.

POLICY 8.9

AN FRANCISCO ‘ ' 10
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Encourage the provision of new home ownership opportunities through new construction so that
increased owner occupancy does not diminish the supply of rental hous’ing

The proposed 100% affordable housmg project for first-time homeowners will not diminish the supply of
rental housing gs the sub]ect lot is vacant.

RECREATION AND OPEN SP'ACEV ELEMENT

Objectives and Policies
OB]ECTIVE 4
' PROVIDE OPPORTUNITIES FOR RECREATION AND THE EN]OYMENT OF OPEN SPACE
IN EVERY SAN FRANCISCO NEIGHBORHOOD

POLICY 4.5 , ) | .
"~ Require private usable oiitdoor open space in new residential development. - ~

. The proposed residential development will provide open space in excess of the minimum requireﬁzent and is
located adjacent to a public park. In addition, the open space will be of unigue quality as it is located at the
center of the development which should promote soczal interaction of the reszdents Smaller and mbre
private open spaces will be available as well.

TRANSPORTATION ELEMENT
Objectives and Policies

OBJECTIVE 34
RELATE THE AMOUNT OF PARKING IN RESIDENTIAL AREAS AND NEIGHBORHOOD
COMMERCIAL DISTRICTS TO THE CAPACITY OF THE CITY'S STREET SYSTEM AND

LAND USE PATTERNS.

POLICY 34.1° :

Regulate off-street parkmg in new housing so as to guarantee needed spaces without requlrmg_.
excesses and to'encourage low auto ownersh_lp in neighborhoods that are well served by transit
and are convenient to neighborhood shopping.

POLICY 34.3 ‘ , _
Permit minimal or reduced off-street parking supply for new buildings in residential and
commercial areas adjacent to transit centers and along transit preferential streets.

. The project developer is using recent changes to the parking requirement to create a balance between the
amount of ‘off-street parking spaces provided and the development’s close proximity to neighborhood-
'servmg retail and commercial areas along Fillmore Street in the Fillmore District. The development will.
promote lower auto ownership by provzdmg 75:1 parkzng rather than 1:1 parking.

SAN FRAHCISCO ' . . . 11
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9. qunhing Code Section 101.1(b) establishes eiéht pﬁority—planniﬁg policies and requires review
of permits for consistency with said policies. On balance, the project does comply with said
policies in that: '

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

The site is currently vacant. Thus, no existing neighborhood-serving retail businesses will be
~ displaced. The project is a 100% affordable homeownership development so it will not provide for

resident employment or ownership of any businesses, but will bring additional customers to

neighborhood-serving retail uses in the vicinity. -

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

Thé site is cirrently vacint. “The 100% affordable Noiigownership project proposed for the site will~
revitalize the site and the neighborhood in the following ways. First, the project will develop a vacant

- gite that will provide up to 32 affordable homeownership units. Up to 78% of those units will be
family-sized (2+ bedrooms) under the Planning Commission’s policy for such housing. Second, by
developing the site as residential use in the proposed configuration, the project is consistent with the
low and mid-rise residential buildings that predominate in the surrounding blocks.. Third, providing
affordable homeownership opportunities helps stabilize the community and contribute to the cultural
and economic diversity of the neighborhood. ' '

- Without any current active uses on site, the site is underutilized, especially given its location in an
- existing, well-developed neighborhood with proximity to neighborhood-serving ‘goods and services.. -
- . The character of the site will be vastly improved by the design of the project..<" '

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

There is currently no housing on the site. 'All 32 family-sized units provided by thelprojec't will be
affordable units under Planning Code Section 315. - '

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

‘neighborhood parking.

Neither existing on-street parking supply nor MUNI will be detrimentally impacted by the project.
The: project provides 24 spaces, which is 75% of the minimum required under Section 151. Even
though less than the minimum parking is provided, it is not anticipated that project residents will
negatively impact on-street parking. That is because this number of spaces was selected to ensure that

owners of the family-sized units who have cars would be able to get a parking space. In recognition of

the potentially higher need for parking by residents of the family-sized units, Planning Code Section
© 167 provides that owners of 3-bedroom units are to be offered parking spaces before owners of 2-

bedroom units.

SAH FRAHCISCO - ) . . 12
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‘Second, the project’s location helps further the City’s Transit First policy. The site is well-served by
MUNT lines 22-Fillmore, 5-Fulton, 38-Geary and 31-Balboa. Because the project is only residential
use, no loading spaces are required.

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 vacant site has never been, used for industrial or service-oriented functions. Moreover; the project

* does not propose any commercial office deﬁelopment that will displace any industrial or service sector
uses or employment. Because the project is a 100%. affordable home ownershlp development, it will
not provide any opportynity for residential employment.

E. That the City achieve the greatest p0551ble preparedness to protect agamst injury and loss of
life in an earthquake ‘ -

There are no buildings on the praject site so there are no City, state or national landmarks on the site.
The site is. not within an historic district. The size and scale of the project is compitible with the
landmark MUNI Substation on the adjoining Iot. -

. G. Thatlandmarks and historic buildings be preserved.
A landmark or historic Euilding does not occupy the Project site.

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

The nearest open space in the project vicinity that is protected under Planning Code Section 295 is the

Fillmore-Turk Mini- Park, located midblock on Fillmore, between Turk and Golden Gate, and directly

_ to the southwest of the project site. However, Section 295 only applies if the project height will exceed

40 feet. Only 1 of the proposed 3 buildings is directly adjacent to the Miri-Park. It is only a 3-story

" building and does not exceed 40 feet, such that any potential shadowmg of the Mini-Park would be

minimal. Even the buildings located to the northeast of the Mini-Park do not exceed 40 feet.
Accordingly, Section 295 does not apply.

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

11. Planning Code Section 304 for Planned Unit Developments is required to modify the project’s
rear yard configuration and because 6 of the.32 units do not strictly meet the dwelling unit
_ exposure requirements of Planning Code Section 140. Section 304 establishes 9 criteria by Wthh
to evaluate the project upon in order to gain approval ‘

SAN ERANGISEO : . o oo 13
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~A. The procedures for Planned Unit Developments are intended for projects on sites of
considerable size, developed as integrated units and designed to produce an environment of
stable and: desirable character which will benefit the occupants, the neighborhood and the
City as a whole. In cases of outstanding overall design, complementary to the- design and
values of the surrounding area, such a project. may merit a well reasoned modification of

" certain of the provisions contained elsewhere in this Code. - o

The project’s use, size, density and height are compatible with the surrounding community. The
surrounding neighborhood includes a wide range of residential, institutional, commercial and mixed
uses, and varying building heights, including mid-rise apartment. buildings, smaller low-rise
residential buildings and single family homes. A number of lots on the block are sizeable and contain
buildings that cover the majority of their lots. Lot 013 containing the First Union Baptist Church is
approximately 27, 000 square feet. The parcel containing Fire Station No. 5 is approximately 14,000
square feet and the parcel containing a McDonalds at the corner of Golden Gate Avenue and Fillmore

Street is approximately 19,000 square feet. Three lots on the block are of a standard width and depth.

The lot’s zoning permits a buildfng height up to 50 feet. At approximately 36 feet high the project

reﬂécfs nearby -lvui'lding_‘hnéfgh-t_;s. " The MUNI Substation is approximately 36 feet high and the fire”

station is approximately 25 feet high. Buildings on the north side of Turk Street are generally 30 to 80
feet in height. At approximately 20 feet in height, buildings on the south side of the subject lot are

: generaily lower; however, due to the orientation of the buildings, the proposed building height should
not adversely impact the lower buildings ' ' '

The site’s proposed building conﬁgumtion deviates from the traditional rear yard configuration as the .
three proposed buildings are sited around one central interior courtyard and one building is located 5
" 10 feet from the rear property line. This layout results in the absence of a typical mid-block open

. space pattern seen in the majority of San Francisco’s neighborhoods. Clustering of the buildings on the
site around a central interior courtyard allows for an efficient use of the site and maximizes common
open space and social interaction 'o;}portunities'.n This site laybut also provides for a variety of uses of
the common open spa;:e through the placefnent of street furniture and landscaping for passive uses
such as reading, sunbathfng or “people watching”. The site is adjacent to an existing Mini-Park and
residents of the project would have easy access to additional open space. Thus the project’s open space
features and its proximity to the Fillmore-Turk Mini-Park is a pa'rticulaﬂy significant community
b'eneﬁt in a neighborhood like the Western Addition that is considered underserved in terms of usable

public open space.

* Lastly, the inte_ribr courtyard and internal circulation system also help further break down the project
site into residential buildings that are smaller in scale, and thus result in a more pedestrian-friendly
landscape along both the interior and exterior of the site. '

_B. The tract or parcel of land involved must be either in one ownership, or the subject of an
application filed jointly by the owners of all the property included or by the Redevelopment
Agency of the City. It must constitute all or part of a Redevelopment Project Area, or if not
must include an area of not less than 1/2 acre, exclusive of streets, alleys and other public
property that will remain indeveloped.

SN FARNCISCO .' . ' . K i : 14
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" The vacant project site is .61 acres. Although it is no longer within a Redevelopment Area, its owner,

| SAM FRANCISCO .
PLANNING DEPARTMENT

the San Francisco Redevelopment Agenty, is proposmg it for development as a 100% affordable home
ownership pr0]ect by MSPDI Turk, LLC.

Apphcatlon and Plans. The application must describe the proposed development in detail,
and must be accompanied by an overall development plan showing, among other things, the
use or uses, dlmensmns and locations of structures, parking spaces, and areas, if any, to be -
reserved for streets, open spaces and other public purposes. The application must include
such pertinent information as may be necessary to a determination that the objectives of this

- Sectjon are met, and that the proposed development Warrants the modification of provisions

otherwise apphcable under this Code.

T71e application on file, and drawings and site plans uttached to thzs Motzon illustrate the breadth and
detail of the proposed affordable home ownershiy project, zts szte conﬁguratzan and relationship to the

-uses in the surroundmg neighborhood.

- Criteria and Limitations. The proposed ‘development must meet the criteria’ apphcable to

condlhonal uses as stated in Sectlon 303(c) and elsewhere in thlS Code. In addition, it sha]l

i, . Affirmatively promote epplicable objectives and policies of the Master Plan:

As indicated in Section 3 of the Conditional Use findings above, this project fdrthers mdltlple
- General Plan policies relating to housing, transportation and circulation, and recreation and open
space. The ob]ectzves and policies have been are Zzsted and addressed in the1r entzrety

ii. Provide off-street parking adequate for the occu_pancy proposed:

Currently the site is vacant. Planning Code Section 151 does not require off-street parking for an
affordable housing project such as this. However, the project proposes up to 24 parking spaces in
a 1-level below grade garage for use by the families that will live in the 25 (or 78%) family sized
units that will be provided by the project. The project is located within very close proximity to

- Fillmore and Webster Streets and is well-served by MUNI lines 22-Fillmore, 5-Fulton, 38-Geary
and 31-Balboa. Parking will be unburzdled from the cost of housing.

iii. Provide open space usable by the occupants and where approprlate by the general |
public, at least equal to the open spaces required by this Code:

Usable Open Space. The project provides residential open space at grade and via balconies.
Balconies for 22 units located at the second and third stories of the proposed buildings meet the
dimensional, and spatial, requirements of Section 135 and provide the required 1,760 square feet -
of private open space. -Private patios and rear yards of 12 proposed ground-floor units do not
generally meet the minimum 10" horizontal distance for open space at grade. However, open space
fro the ground floor units is provided via the overall size of the ‘interior courtyard of
approximately 1,800 square feet. Additional common open space that meets the dimensional
requirements of Section 135 is located around the buildings in several areas. '

- When accounting for all open space provided \by the development, régardless of its overall

dimensions, the total project open space is 11,194 sf. The majority of the open space is designed to
provide varied outdoor expenences for the residents. The courtyard and its perzmeter will have
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street furniture, trees and planters, providing places for passive and active uses. With a Mini- -
Park around the corner on Fillmore Street, residents have access to additional public open space.

Rear Yard. The project’s rear yard requirement is 25% of the lot area or 6,677 sf. There are no
front or side yard setbacks required. The project’s site coverage is gpproximately 65%, leaving
about 35% of the site (9,539 square feet) in undeveloped areas, well-in excess of 25% of the lot
area. As the undeveloped areas of the lot are not parallel and adjacent to, the rear property line a
rear yard modification for the configuration, but not the size, of the yards is sought. '

An exception from the rear yard configuration requirement is justified for the following reasons.
First, the project has distributed undeveloped area throughout the site that that exceeds the 25%
rear yard requirement. Second, to accommodate 25 family-sized' units each with their own unit
entrance (rather than through a double-loaded interior corridor) the buildings were distributed
around the site. Third, clustering the buildings as proposed not only maximizes the number of
affordable homeownership units but provides a variety of open space experiences for the residents
and could promote a more cohesive social community and open space that is heavily used. This
feature would not be realized with the standard building configuration. Fourth, the block
generally contains buildings with footprints that do not create a mid-block open space to be

_ considered, and addressed, in the site planning of the subject lot. : o '
Duwelling Unit Exposure. Planning Code Section 140 generally requires that every dwelling unit
must have at least one major room with a window that looks out onto a public way, open space or
rear yard at least 25 feet wide. The following six units are unable to satisfy any of these means for
dwelling unit exposure: 106, 109, 211, 212, 215 and 216, which face an interior courtyard
approximately 18.5 feet in width and a rear yard of 10 to 17 feet in depth. An exception for these
units from the dwelling unit exposure requirement is justified for the following reasons. First, the
project proposes to develop a vacant site with 32 affordable, homeownership units, 78%, of which
are family sized. In order to finance this 100% affordable housing project, cost-gffective means to
create this amount of housing required some of the buildings be sited on the lot that do not
meeting Section 140’s requirements. The units subject to the exposure exception do contain
windows at both.the front and back that are between 10 and 18 feet from the faces of adjacent”

 buildings on the property or property lines. Units subject to the exposure exception have access to
sufficient light and air for each of their major rooms. Reconfiguring the site to eliminate the need
for this exception would limit the multiple benefits of the project including some of the affordable,
family-sized homeownership units and the significant amount of common open space provided by
the interior courtyard and landscaping. , '

iv. * Be limited in dwellihg unit density to le's‘s‘ than the density that would be allowed by
Article 2 of this Code for a district permitting a greater density, so that the Planned Unit
Development will not be substantially equivalent to a reclassification of property:

‘Under Section 712.91, residential density for parcels in NC-3 zoning is limited-to 1:600 sf; which
would permit up to 44 units on this site. The project proposes 32 units. : ' :

v.  InR Districts, include commercial uses only to the extent that such uses are necessary to
-serve residents of the immediate vicinity, subject to the limitations for NC-1 ‘Districts
under this Code: - ’

" The project is located in an Neighborhood Commercial District.

vi.  Under no circumstances be éxcepted from any height limit established by Article 2.5 of
this Code, unless such exception is explicitly authorized by the terms of this Code. In the
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absence of such an explicit authonzatlon, exceptions from the provisions of this Code -
with' respect to height shall be confined to minor deviations from the provisions for
measurement of height in Sections 260 and 261 of this Code, and no such deviation shall
depart from the purposes or intent of those sections. :

The project does not exceed 40 feet in height. The height-limit of the site is 50 feet.

In NC Districts, be limited in gross floor area to that allowed under the floor area ratio

- limit permitted for the district in Sechon 124 and Arhcle 7 of this Code:

Betause only residential uses are proposed, floor area ratio limitations do not apply to the ;ﬁroject.

In NC Districts, not violate the use'limi'taﬁons by. story set forth in Article 7 of this Code.

Under Section 712.90, residential use is permitied on the first story and above. The project’s

three (3) stories of housing complzes with these.use lzmztatwns

In RTO and NCT Districts, 1nc1ude the extension of adjacent alleys or streets onto or

- through the 51te and/or th(_e creation of new publicly-accessible streets or alleys through .
the site. as appropnate in order to break down the scale of the site, continue the

surrounding -existing pattern- of block. size, streets and alleys, and foster beneficial
pedestrian and vehicular circulation.

The project is located in an Neighborhood Commercial district.

12. The Commission hereby finds that approval of the Condmonal Use authorlzahon would
promote the health, safety and welfare of the C1ty ' .

SAN FRANCISCY
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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
Application No. 2009.1064C subject to the following conditions attached hereto as “EXHIBIT A” in
general conformance with plans filed with the Application as received on January 6, 2010 and stamped
“EXHIBIT B”, which is incorporated herein by reference as though fully set forth. ' '

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Conditional
Use Authorization to the Board of Supervisors within thirty (30) days after the date of this Motion No.
18012. 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, '

1 hereby certify that the Planning Commission ADOPTED the foregoing Motion on January 14, 2010.

Linda D. Avery
Commission Secretary

AYES: " Moore, Sugaya, Antonini, Miguel, Bofden
NAYS: _ - :
ABSENT: Ola‘gue, Lee

ADOPTED: . January 14, 2010
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EXthIt A
Condltlons of Approval

Wherever "Project Sponsor" is used in the following conditions, the conditions shall also bind any
successor to the Project or other persons having an interest in the Project or underlying property.

This Conditional Use Authorization is for a proposed Planhed Unit Development per Sections 712.11, 303
and 304 of the Planning Code to construct up to 32, 100% affordable dwelling units within 3 two- and
three-story buildings and 24 below-grade off-street parking spaces on a lot exceeding 10,000 square feet
with modifications to the rear yard and dwelling unit exposure requiréments -within an NC-3
(Neighborhood Commercial, Moderate-Scale) Neighborhood Commercial District and a 50-X Height and
_ Bulk District, in general conformance with Case No. 2009.1064C and the plans dated January 6, 2010.

1. COMPLIANCE WITH OTHER REQUIREMENTS . .. oo . .

A. This dedsion conveys no right to construct. The conditions set forth below are additional

conditions required in connéction 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. The conditions set

forth below shall remain in effect for- the life of the ‘Project, unless specifically noted -
otherwise

2. MITIGATION MEASURES

A. Mitigation Measures. The Project Spensor shall implement the mitigation and improvemient. -

measures set forth in and otherwise comply with, the Mitigation Monitoring Program
attached as "Exhibit C" and mcorporated herein bythlsreference

3. GENERAL CC_)NDITIONS

A. Recordation. Prior to the issuance of any building permit for the construction of the Project,

SAN FRANCISCS

‘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, which notice shall state that
construction of the Project has been authorized by and is subject to the conditions of this
Motion. From time to time after the recordation of such notice, at the request of the Project
Sponsor, the Zoning Adminjstrator shall affirm in writing the extent to which the conditions

- of this Motion have been satisfied, and record said writing if requested.

Performanice. The Commission may consider revocation of this conditional use authorization
if a permit for the project has been issued, but is allowed to expire and more than three years
have passed since the Motion was approved. This authorization may be extended at the
discretion of the Zoning Administrator only if the failure to issue a permit by the Depaﬁment

‘of Building Inspection within three years is delayed by a City, state or federal agency, or by
'appeal of the issuance of such permlt : -
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" procedures set forth inl Planning Codeé Section 315 et seq.”

Severablhty If any clause, séntence, 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 of the remaining
provisions, clauses, sentences, or sections of these conditions. It is hereby declared to be the .
intent of the Commission that these conditions of approval would have been adopted had
such invalid sentence, clause, or section or part thereof not been included herein.

i Inclus1onary Affordable Housing Program: Sections 315.1-315.9 of .the Code set forth the

requirements and procedures for the Residential Inclusionary Housing Program. Under the
Redevelopment Agency's Limited Equity Program, 100 percent of the units to be provided as
a part of the Pro]ect are to be affordable

In the event the Project changes and some or all of the units become market-rate, the Project
shall comply with all of the requirements of the City's Residential Indusmnary Affordable
Housing Program, Planning Code Section 315 et seq. or successor program. The inclusionary

‘housing requirements at the time of the project or portion of the pro]ect's change from

affordable to market-rate shall apply. This condition of approval shall constitute the written
determination and notice of the Inclusioriary housmg requlrement pursuant to the

The Project is sub]ect to the requlrements of the First Source Hiring Program (Chapter 83 of
the Administrative Code) and the Pro]ect Sponsor shall comply with the requirements of this

~ Program.

Violation of the conditions contained in this Motion or of any other provisions of the
Planning_Code may be subject to abatement procedures and fines up to $500 a day in

. accordance with Section 176.

Should monitoring of the Conditions of Approval contained in Exhibit A of this Motion be

requlred the Project Sponsor or successors shall pay fees as established in Section 351(e)(1).

An enclosed garbage area shall be prov1ded w1thm the Project. All garbage containers shall
be kept within the bulldmg until plck-up by the disposal Cornpany

4. CONDITIONS TO BE MET PRIOR TO THE ISSUANCE OF AN ARCHITECTURAL ADDENDUM
TO A BUILDING (OR SITE) PERMIT :

A.

SANFRANGISCY

Except as otherwise prov1ded in this Motion, the Pro]ect shall be completed in comphance
with the Planning Code and in general confonmty with plans dated January 6, 2010, labeled
"Exh1b1t B". :

Final detailed building plans shall be reviewed and .approved by the Planning Department.
Detailed building plans shall include a final site plan, elevations, sections, ‘and 4 landscape

" plan, and shall specify final architectural and decorative detailing, materlals, glazing, color )

and texture of exterior finishes, and detalls of construction.

nghly reﬂectlve spandrel glass, mirror glass, or deeply tmted glass shall not be perrmtted
Only clear glass shall be used at pedestnan levels. :

20

PLAMNNING DEFPARTMENT



Motion 18012 ' , : CASE NO 2_009.10640
~Hearing Date: January 14, 2010 _ : ) 1345 Turk Street

- D. Pursuant to Planning Code Section 141, rooftop mechanical equipment is required to be
screened so' as not to be visible from any point at or below the toof level of the subject
building.

-

5. CONDITIONS TO BE MET PRIOR TO ISSUAN CE OF ANY CERTIFICATES OF OCCUPANCY FOR
- THE PROIECT

A: All usable open spaces shall be completed and available for use.

B. An evacuation and emergency response plan shall be developed by the Project Sponsor or
building management staff, in consultation with the Mayor’s Office of Emergency Services,
to ensure coordination between the City's' emergency planning activities and the Project's
plan and to provide for building occupants in the event of an emergency. The Project's plan
shall be reviewed by the Office of Emergency Services and implemented by the building
management insofar as-feasible before issuance of the final certificate of occupancy by the
Department of Public Works. A copy of the transmittal and the plan submitted to the Office

. of Emergency Services shall be submitted to the Department. To expedite the implementation
~  of the City's Emergericy Resporise Plan, the Prject Sponsor shall post information” (with™

" locations noted on the final plans) for bu11d1ng occupants concerrung actions to take in the-
event of a disaster. e

6. OTHER CONDITIONS

A. The City acknowledges that subordination of the Affordability Conditions in 3.D above may,
in some circumstances, be necessary to ensure the Project Sponsor's receipt of adequate
construction and/or permanent financing for the Project.

i. = These Affordability Conditions may be subordinated to the lien of any instrument
securing repayment of construction or permanent financing for the Project ("Superior
Indebtedness"), only if all of the following conditions have been satisfied: '

a) Any proposed subordination agreement shall be reviewed and approved -
by the Zoning Administrator and the San Francisco Redevelopment
Agency, or its successor, and shall be approved as to form by the C1ty

_ Attorney's Office.
b) ' The subordination of the. Affordablhty Conditions shall be effec‘ave only as
'~ to maximum of eighty-five (85) percent of the total number of units in the
Prolect {the "Subordinated Units"). The Subordinated Units shall be
representative of the size and type of units in the Project. In all events and
at all times, the Affordability Conditions applicable to at least fifteen (15)
percent of the. total number of units in the Project shall be superior to all -
liens applicable to the Project. . ' 7

c) - In the event the Project is located w1thm a Redevelopment Agency Project
Area, or a Project Area that expired less than 24 months prior to the date of
this approval, the Redevelopment Agency Commission may subordinate
all one hundred percent (100%) of the affordable units if it finds that
subordination of all- affordable units is f1nanc:1ally and economlcally
necessary. ] ’ '
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d) The holder of the Superior Indebtedness shall be a state or federally
chartered financial institution or a public entity that is not affiliated, other
than as a depositor or a lender, with the Project Sponsor or any of the
Project Sponsor's affiliates.

e) The Project Sponsor shall demonstrate, to the satisfaction of the Zoning
Administrator and San Francisco Redevelopment Agency, or its successor, -
that such subordination is economically necessary to secure adequate
construction and/or permanent financing for the Project. To satisfy this
requirément, the Project Sponsor shall provide the following information:

1. The appraisal used by the proposed lender or other written
~ documentation acceptable to the monitoring agency to support the
lender's calculation of a perm1351ble loan amount, including the
lender's projection of a rental income from the Project on a per unit
basis as a "market rate” development;
2. The Project Sponsor's summary of the income levels of proposed
tenants and proposed rental rates. :
3. - Evidence fromi the -Projeet Sponsor that demonstrates that (i) the......
- proposed amount of the loan is necessary to provide adequate
construction and/or permanent financing, (ii) adequate financing
would not otherwise be available, and (iii) alternative subordination
terms are mfeas1ble, and
4. A brief summary of all existing and proposed public and pnvatev
' ﬁnancmg for the Project, including amounts, terms, and any
affordability requlrements of such financing.

B. The subordmahon terms shall be structured to minimize the risk that, as a result of a,
foreclosure by the holder of Superior Indebtedness, the Affordability Restrictions would be
extinguished as to some or most of the umits. To satisfy this requirement, the subordination

* terms should be structured to:

i

ii.

SAH Fr‘M&”SF‘U

Apply to only that number of units necessary to prov1de reasonable assurance to the
lender of market rate rent sufficient to cover the operating expenses and debt service
owed on the Superior Indebtedness, using customary standards for debt service
coverage; and

Provide the City with adequate rights to cure any defaults by.the Pro]ect Sponsor
under the financing documents, to help avoid the lender'’s declaration of a default
under those documents. Such rights shall include, but not be limited to, (i) providing -
the monitoring agency or its successor with copies of any notices provided to the

-Project Sponsor of an event of default; (i) providing the City with a minimum of

forty-five (45) days from the date of any such notice to sure such default or to allow
the Planning Commission to amend the Affordability Conditions to allow the Project
Sponsor to receive adequate income to make past and current debt service paymients
on the Superior Indebtedness; and (iii) provide an additional thirty (30) days beyond
the forty-five (45) days period to allow the Project Sponsor to make payments
adequate to cure any defaults. :
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C. Following review and approval by the Zoning Admlmstrator and monitoring agency or its
successor, and approval as to form by the City Attorney's Office, the Zoning Administrator
shall be authorized to executejthe approved subordmatlon agreement.

D. The Affordability Condmons are subordinate to affordability restnc’aons that may be

~ established by the United States Department of Housing and Urban Development (the "HUD

Requ1rements ) s0.long as any Use Agreement, Deed of Trust, or Regulatory Agreement

between the Project Sponsor and HUD, is in effect. While the Use Agreement, Deed of Trust

or Regulatory Agreement is in effect, the use of the premises may not be changed without

approval of the Secretary of HUD. Any use which meets HUD Requirements shall be
deemed to satisfy the Commission's affordability requirements. -
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