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[Planning Code - Permitting a Five Feet Ground Floor Height lncrease for Active Ground Floor
Uses in the Castro Street and the 24" Street Noe Valley Neighborhood Commercial
Districts] .

Ordinance amendlng the San Francisco Planning Code by: 1) amending Section 263.20
to pfe‘rtrn*lt :‘flvez?e‘;t ground floor height increase for active ground floor uses in the
Castro Street and the 24th Street - Noe Valley Neighborhood Commercial Districts; 2) .
replacing the figure in Section 263.20; 3) amending Sections 715.1 and 728.1 to make
reference to this height exception; and 4) making findings including environmental

findings and findings of consistency with Planning Code Section 101.1 and the General

Plan.

NOTE:l Additions are mzle underlzne lralzcs Times New Roman,

deletions are
Board amendment addrtrons are double-underlrned

Board amend'nent deietrons are stnkethreegh—nemeat

Be it ordained by the People of the City and County of San Francisco:
‘Section 1. Findings. The Board of Supervrsors of the Crty and County of San

'Francisco hereby finds and determines that:

(a) The Planning Department has determined that the actions contemplated in this
Ordmance are in compliance wrth the California Envrronmental Quahty Act (Caln‘ornra Public

Resources Code sections 21000 et seq.) Said determrnatlon is on ﬂe with the Clerk of the

Board of Supervisors in File No. 1207174 and is rncorporated herein by reference.

' ‘ 2012 . S . .
(b) On September 27 " '2044 the Planning Commission, in Resolution No.

19712 approved this legislation, recommended it for adoption by the Board of

Supervisors, and adopted findings that it will serve the public necessity, convenience and

welfare. Pursuant to Planning Code Section 302, the Board adopts these findings as its own.

Supervisor Wiener

BOARD OF SUPERVISORS - | _ Page 1
711612012

n\legana\as201 2\1200483\00782254.doc

82"




=t

O © W N o o b~ W N

Resolution is on file with the Clerk of the Board of Supervisors in File No. _120114  andis |
incorporated by reference herein. 7

(c) In Resolution No. A2 | the Planning Commission adopted findings that this
legislation is consistent, on balance, with the Cify's General Plan and the evight p’riority policies

of Plannihg Code Séction 101.1. The Board adopts these findings aé, its own.

Section 2. The San Francisco Planning Code is hefeby émended by amending Section

263.20, to read as follows:

SEC. 263.20. SPECIAL HEIGHT EXCEPTION: ADDITIONAL FIVE FEET HEIGHT
FOR GROUND FLOOR USES IN NCT 30-X, 40-X AND 50-X HEIGHT AND BULK
DISTRICTS, IN NC-2 AND NC-3 DESIGNATED PARCELS FRONTING MISSION

- STREET, FROM SILVER AVENUE TO THE DALY CITY BORDER, AND IN .
SPECIFIED NC-1 DESIGNATED PARCELS AND IN SPECIFIED NC DISTRICTS.

| (a) Intent. In order to encourage generous grdund floor ceiling heights for

-commercial and other active uses, encourage additional light'and air into ground floor spaces,

allow for walk-up ground floor residential uses to be raised slightly from sidewalk level for
privacy and usability of front stoops, and create better building frohtag'e on the pUblic street,
up to an additional 5' of height is a'llowed. along major streets in NCT districts, or in specific
NC-3, NC-2, or NC-1 districts listed below, for buildings that feature either higher ground floor
ceilings for non-residential uses or ground floor residential units (that have direct walk-up
a¢cess from the sidewalk) raised up from sidewalk level. | | |
(b)  Applicability. The special height exception described in this section shall oniy

apply to projects that rﬁeet all of the following criteria:

(1) - project is located in a 30-X, 40'-X_ or 50-X Height and Bulk District as
desigr-]'ated on the Zoning Map; ’

(2) project is located:

(A) inan NCT district as designated on the Zoning Map;

Supervisor Wienbr ) ‘ .
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(B) in the 24" Street-Noe Valley. Castro Street, Upper Market Street, Inner

Clement Street and Outer Clement Street NCDs;
(C) ona NC-2 or NC-3 designated parcel fronting Mission Sfcreet, from

~ Silver Avenue to the Daly City border;

(D) ona NC-2 designated parcel on Balboa Street between 2nd Avenue

énd 8th Avenue, ahd between 32nd Avenue and 39th Avenue;

(E) - onaNC-1 designated .parcel within the boundaries of Sargent Street to
Orizaba Avenue to Lobos Street to Plymouth Avenue to F_arallbnes‘Street to San Jose
Avenue to Alemany Boulevard ’tb 19th Avenue to Randolph Street fo Monticello Street and

back to Sargent Street; or

(F) onaNC-3 designafed parcel fronting on Geary Boulevard from Masonic

Avenue to 28th Avenue, except for parcels on the north side of Geary Boulevard between

| Palm -Avenue and Pa_rker Avenue;

(3) project features ground floor commercial space or other active use as
definéd by Section 145.1(b)(2) with clear ceiling heights in excess of ten feet from sidewalk
grade, orin the case of residential uses, such walk-up residential units are réiéed up from
sidewalk level; |

(4) said ground floor commercial space, active use, or walk-up residential use
is primarily oriented along a right-of-way wider than 40 feet; |

(6) said ground floor commercial space or éctive use occupies at least 50% of
the projeét's ground floor afea; and _

(6) except for projects located in NCT districts, the project sponsor has
conclusively demonstrated that the additional 5' increment'allowed through Section 263.20

would not add new shadow to any public open spaces.

Supervisor Wiener.

BOARD OF SUPERVISORS . ' Page 3
' 7/16/2012

originated at : n:\legana\as2012\1200483\00782254.doc
. revised on: 7/16/2012 — n:\legana\as2012\1200483\00782254.doc
84 o | -




—

© © 0 N oo o b~ W N

(c)  One additional foot of height, up to a total of five feet, shall be permitted above

the designated height limit for each additional foot of ground floor clear ceiling height in

excess of 10 feet from sidewalk grade, or in the case of residential units, for each foot the unit
is raised above sidewalk gradé.—

Note to Publisher: Delete this Image:
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Section 3. The San Francisco Planning Code is hereby amended by amending Section

715.1, to read as follows:

SEC. 715.1. CASTRO STREET NEIGHBORHOOD COMMERCIAL DlSTRlCT

The Castro Street District is situated in Eureka Valley, close to the geographic center of

San Francisco between the Miss.ion District, Twin Peaks, and Upper Market Street. The

physical form of the district is a crossing at Castro and 18th Streets, the arms of which contain
many emall, but intensely active commercial businesses. The multi-purpose commercial
district provides bothvconvenience goods fo its immediate neighborhood as well as
comparison shopping goods and services on a specialized basis to a wider trade area.
Comrnercial businesses are active both in the daytime and late into the evening and include a
number of gay-oriented bars and restaurants, as well as several specialty clothing and gift
stores. The district also supports a number of ofﬂces in converted residential buildings.

The Castro Sireet District controls are desngned to maintain existing small-scale
development and promote a balanced mix of uses. Busldlng standards permit small-scale

buildings and uses and protect rear yards above the ground story and at resrdentlal tevels. In

new buildings, most commercial uses are permitted atthe ground and seoond stories. Special

controls are necessary to.preserve the existing equilibrium of neighborhood-serving

convenience and specialty commercial uses. In order to maintain convenience stores and

protect adjacent reS|den’ual hvablhty controls authorize some additional eatmg and drinking

‘ establrshments with a conditional use, permit self-service specnalty food establishments, and

permit with certain limitations new late-night uses, adult and other entertainment, and financial
service uses. The oontinuoue retail frontage is maintained by prohibiting most automobile and

drive-up uses.

Housing developrnent in new buildings is encouraged above the second story. Existing

housing units are protected by limitations on demolitions and upper-story conversions.
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SEC. 715. CASTRO STREET NEIGHBORHOOD COMMERCIAL DISTRICT
ZONING CONTROL TABLE

Castro Street
No. Zoning Category § References Controls
BUILDING STANDARDS
715.10 Height and Bulk Limit 8§ 102.1 2,105, 40-X, 65B; addiﬁénal 5 feét for
106, 250 --252, parcels with active ground floor
260, 261.1, 263.20, uses; see Séction 263.20.
270, 271 See Zoning Map
| Height Sculpting on Alleys:
§ 261.1
| 715.11 Lot Size §§ 121.1,790.56 P up to 4,999 sq. ft.;
1 [Per Development] C 5,000 sq. ft & above
§ 121.1
71512 . Rear Yard §§ 130, 134, 136 Required at the second story
| | and above and at all ,'
residential levels
§ 134(a) (e)
715.13 Street Frontage | Required
§ 145.1
715.14 Awning § 790.20 P
§ 136.1(a)
Supervisor Wiener
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715.15 - |Canopy § 790.26 P
§ 136.1(b) .
715.16 Marquee § 790.58 P
| § 136.1(c)
71517 Street Trees: Required
| § 138.1

COMMERCIAL AND INSTITUTIONAL STANDARDS AND USES

715.20 Floor Area Ratio §§1029, 102.11, |3.010 1
| 123 § 124(2) (b)
715.21 Use Size §790.130 P t0 1,999 sq. ft.
[Non,-Residenﬁa/] ' C# 2,000 sq. ft.
to 3,999 sq. ft.;
NP 4,000 sq. ft. & above
§121.2
715.22 Off-Street Parking, §§ 150, 153 - 157, | Generally, ‘none required if
Commercial/Institutional |159 - 160, 204.5 occupiéd floor area is less
than 5,000-sq. ft. -
§§ 151, 161(9g)
715.23 Off-Street Freight §§ 150, 153 - 155, Generally, none required if
Loading . 204.5 | gross floor area is less than
10,000 saq. ft.
§§ 152, 161(b)
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715.24 Outdoor Activity Area § 790.70 P if located in front;
' C if located elsewhere
|5 145.2(a) |
715.25 Drive-Up Facility § 790.30
715.26 Walk-Up Facility § 790.140 P if recessed 3 ft.;
' C if not recessed
§ 145.2(b)
71'5:27 Hours of Operation § 790.48 P6am.-2am,;
C2am.-6 a.m. |
715.30 General Advertising Sign |§§ 262, 602 - 604.
| 608, 609
715.31 Busihess Sign §§ 262, 602 - 604, |P #
608, 609 § 607.1(f)2
171532 |Other Signs §§ 262, 602 - 604, P #
| {608, 609 $607.1(0) (d) (@)
‘I No. Zoning Category § References Castro Street
Controls by Story
1§ 790.118 1st 2nd 3rd+
715.38 | Residential Conversion | § 790.84 P C
715.39 Residential Demolition  |§ 790.86 P e C
Supervisor Wiener
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Retail Sales and Services
715.40 . |Other Retail Sales and § 790.102

Services |

[Not Listed Below]
715.41 Bar 1§ 790.22
715.43 Limited-Restaurant § 790.20
715.44 Restaurant §790.91 -
715.45 Liquor Store § 790.55
715.46 Movie Theater § 790.64
715.47 JAdult Entertainment § 790.36
71548  |Other Entertainment §790.38
715.49 . |Financial Service § 720.110
715.50 Limited Financial Service {§ 790.112

171551  [Medical Service § 790.114
71552  |Personal Service 1§790.116
| 715.53 Business or Professional |§ 790.108 '

Service.

715.54 Massagé Establishment |§ 780.60,
§ 1900
- |Health Code

Supervisor Wiener
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715.55 Tourist Hotel § 790.46 C C C
715.56 Automobile Parking §§ 790.8, 156, 160|C C C
715.57 Automotive Gas Station |§ 790.14
715.58 Automotive Service 1§ 790.17
Station |
715.59 Automotive Repair § 790.15
715.60 » Automotive Wash § 790.18
715.61 Automobile Sale or §790.12
Rental
{715.62 Animal Hospital § 790.6 |c
715.63 Ambulance Service § 790.2
715.64 Mortuary § 790.62
715.65 Trade Shop § 790.124 P Jc
715.66 Storage §790.117
715668 |Fringe Financial Service |§790.111
715.69 Tobacco Paraphemalia  |§ 790.123 C
Establishments
715698 |Amusement Game § 790.04 1
Arcade (Mechanical |
Amusement Devices)
Supervisor Wienér
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715.69C N,eighborhood Agriculture | § 102.35(a) P P P
715.69D  |Large-Scale Urban § 102.35(b) C C C

Agriculture | o
Institutions and Non-Retail Sales and Services
715.70 Administrative Service § 790.106
715.80 Hospital or Medical § 790.44

Center |
715.81 Other Institutions, Large |§ 790.50 P C C
715.82 Other Institutions, Small |§ 790.51 P P P
715.83 Public Use § 790.80 C C C
715.84 Medical Cannabis § 790.141 P

Dispensary
RESIDENTIAL STANDARDS AND USES
715.90 Residential Use §790.88 P lp P

|715.91 Residential Density, ~ |§§ 207, 207.1,  |Generally, 1 unit per 600 sq. ft.
Dwelling Units 790.88(a) - lot area
| § 207.4
715.92 Residential Density, §§ 207.1, Generélly, 1 bedroom per 210
| Group Housing 790.88(b) sq. ft. lot area
§ 208

Supervisor Wiener
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715.93 Usable Open Spaqe §8§ 135, 136 | Generally, either
[Per Residential Unit] : 80 sq. ft. if private, or
| 100 sq. ft. if common
§ 135(d)
715.94 Off-Street Parking, . §§ 150, 153 - 157, |Generally, 1 space for each
Residential 1159 - 160, 204.5 | dwelling unit
§§ 151; 161(a) (g)
71595  |Community Residential  |§ 790.10 e c . Jc
Parking '

SPECIFIC PROVISIONS FOR CASTRO STREET

. NEIGHBORHOOD COMMERCIAL DISTRICT

Article 7 Other Code |Zoning Centrols

Code Section

Section

1§ 715.31 § 608.10 |UPPER MARKET STREET SPECIAL SIGN DISTRICT

8 f15.32 Boundaries: Applicable only for the portlons of the Castro Street
NCD as mapped on Sectional Map SSD
Controls: SpeCIaI restrictions and limitations for signs

§ 715.44 § 790.91 CASTRO STREET LIQUOR LICENSES FOR RESTAURANTS '

| Boundarles Appllcable to the Castro Street Neighborhood

Commercnal District . _
Controls: A Restaurant Use may only add ABC license types
47,49 or 75 as a conditional use on tﬁe ground level if, in

Supervisor Wiener
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addition to the criteria set forth in Section 303, the Planning
Commission finds that the restaurant is operating as a Bona Fide |
'| Eating Place, as defined in Section 790.142 of this Code. Should

_4 a restaurant fail to operate as a Bona Fide Eating Place for any |
| length of time, the conditional use authorization shall be subject

to immediate revocation.

§ 715.68 § 249.35 FRINGE FINAN.CIAL SERVICE RESTRICTED USE DISTRICT
~ |(FFSRuD) |

Boundarles The FFSRUD and its 1/4 mlle buffer lncludes but
is not limited to, the Castro Street Neighborhood CommerCIal
District.

Controls: Within the FFSRUD and its 1/4 mile buffer, fringe |
fihancial services are NP pursuant to Section 249.35. Outside
the FFSRUD and its 1/4 mile buffer, fringe financial services are

P subject to the restrictions set forth in Subsection 249.35(c)(3).

Section 4. The San Francisco Planning Code is hereby amended by amending Section
728.1, to read as follows: ' |

SEC. 728.1. 24TH STREET NOE VALLEY NEIGHBORHOOD COMMERCIAL -
DISTRICT.

The 24th Streetv— Noe Valley Neighborhood Commercial District is situated along
24th Street between Chattanooga and Di'arhond in the Noe Valley neighborhood of central
San Francisco. This dayﬁme-oriented, rhulti-purpose comm.e'rcial district provides a mixture of |
convenience and comparison shopping goods and services to a predominantly local market

area. [t contains primarily retail sales and personal services at the street level, some office

Supervisor Wiener
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uses on the second story, and residantial usa’almost exclusively on the third and upper
stories.

The 24th Street — Noe Valley District controls are designed to allow for develbpment
that is compatible with the existing small-scale, mixed-use neighborhood commercial
character and surrounding residential area. The small scale of new buildings and
neighborhood-serving-uses is encouraged and rear yard open space corridors at all levels are
protected. Most commercial uses are directed to the ground story and limited at the second
story of new buildings. In order td m_aintain the v.ariety and mix of retail sales and services

alonvg' the commercial strip and to control the problems of traffic, congestion, noise and late- -

‘night activity, certain potentially troublesome commercial uses are regulated Additional large

fast food restaurants are prohlblted other eating and drinking establishments require

condmonal use authorization, and ground-story entertainment and financial service uses are

 restricted to and at the ground story. Prohibitions on drive-up and most automobile uses help

prevent additional traffic and parking congestion.

Housing development in new buildings is ehcouraged above the ground story.

- Existing housing units are protected by prohibitions on upper-story conversions and limitations

on demolitions.

SEC. 728. 24TH STREET - NOE VALLEY NEIGHBORHOOD COMMERCIAL DISTRICT
ZONING CONTROL TABLE

24th Street — Noe

{Valley

No. Zoning Category § References Controls

BUILDING STANDARDS

et —

728.10 Height and Bulk Limit §§ 102.12, 105, 108, 40-X; additional 5 feet for

Supervisor Wiener '
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250 - 252, 260, 263.20, |parcels with active ground
270, 271 floor uses; see Section
| 263.20.
728.11 Lot Size §§ 121.1, 790.56 P up to 4,999 sq. ft..
[Per Development] C 5,000 sq. ft. & above
1§ 121.1
728.12 Rear Yard §§ 130, 134, 136 Required at grade level
and above
§ 134(a) (e)
1728.13 Street Frontage Required
| § 145.1
728.14 Awning - 1§ 790.20 P
§136.1(a)
{728.15 Canopy . §790.26 p
§ 1386.1(b)’
728.16 Marquee § 790.58 P
1§ 136.1(c)
728.17 Street Trees Required
§143
COMMERCIAL AND INSTITUTIONAL STANDARDS AND USES |
728.20 Floor Area Ratio §§ 102.9, 102.11, 123 [1.8to1
| § 124(a) (b)
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728.21 Use Size 1§ 790.130 P up to 2,499 sq. ft.;
[Non-Residential] C 2,500 sq. ft. & above
§ 121.2
728.22 Off-Street Parking, §§ 150, 153 - 157, 159 - |Generally, none
CQmmerciaI/lnstitutional 160, 204.5 | required if occupied
floor area is less than
5,000 sq. ft.
§§ 151, 161(g)
|728.23 Off-Street Freight §§ 150, 153 - 155, Generally, none
o Loading 204.5 required if gross floor |
area is less than 10,000
sq. ft.
§§ 152, 161(b)
728.24 Outdoor Activity Area  |§ 790.70 P if located in front;
' | C if located elsewhere
§145.2(a)
728.25 Drive-Up Facility §790.30
728.26 Walk-Up Facility §790.140 |Pif recessed 3 it.;
C if not recessed
§ 145.2(b)
728.27 Hours of Operation § 790.48 P6am.-2am.
C2am.-6am.
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728.30 General Advertising §§ 262, 602 - 604, 608,
Sign 609
- |728.31 Business Sign |88 262, 602 - 604, 608, |P
609 § 607.1(f)2
1728.32 Other Signs §§ 262, 602 - 604, 608, |P |
| | 609 |5 607.1(0) (d) (@)
24th Street — Noe
No. ;'Zoning Category § References Valley
Controls by Story
§ 790.118 ‘ 1st |2nd |3rd+
728.38 Residential Conversion |§ 790.84 P
728.39 Residential Demolition  (§ 790.86. P c |C
.| Retail Sales and Services
728.40 Other Retail Sales and  |§ 790.102 P |C
Services
[Not Listed Below] |
728.41 Bar 1§ 790.22 c
728.43 Limited-Restaurant ~ |§ 790.90 - P#
728.44 Restaurant § 790.91 | C#
728.45 Liquor Store § 790.55 C
Supervisor Wiener
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728.46 . Movie Theater § 790.64 P
728.47 Adult Entertainment § 790.36
72848  |OtherEntertainment  |§ 790.38 N C
728.49 Financial Service 1§790.110 C
72850 |Limited Financial 1§ 790.112 c

Service
728.51 Medical Service §790.114 P e
728.52 Personal Service § 790.116 P C
728.53 Business or § 790.108 P |c

Professional Service |
728.54 Massage Establishment |§ 790.60, C

| § 1900 o
Health Code
172855 Tourist Hotel § 790.46 c Jc

728.56 Automobile Parking §§ 156, 160, 790.8 CcC "IC |C
728.57 Automotive Gas Station |§ 790,14
728.58 Automotive Service §“790.17

Station |
728.59 Automotive Repair § 790.15
728.60 Automotive Wash §790.18

Subervisor Wiener
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- 1728.61 Automobile Sale or § 790.12

Rental

72862 |Animal Hospital § 790.6

728.63 Ambulance Service § 790.2

728.64 Mortuary § 790.62

728.65 Trade Shop § 790,124

728.66 Storage § 790.117

728.68 Fringe Financial Service |§ 790.111

728.69 Tobacco Paraphernalia |§ 790.123
Establishments

728.69B  |Amusement Game § 790.04 1
Arcade (Mechanical |
Amusement Devices)

728.69C Neighborhood § 102.35(a)
Agriculture '

728.69D  |Large-Scale Urban § 102.35(b)
Agriculture

Institutions and Non-Retail Sales and Services

728.70 Administrative Service |§ 790.106

728.80 Hospital or Medical § 790.44

Page 19
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Center
728.81 Other Institutions, Large |§ 790.50 P C C
728.82 Other Institutions, Small {§ 790.51 P P P
728.83 Public Use § 790.80 c |c |c
728.84 Medical Cannabis § 790.141 P
Dispensary _ -
RESIDENTIAL STANDARDS AND USES
72890  |Residential Use §790.88 P lp P
728.91 Residential Density, §§ 207, 207.1, Generally, 1 unit
Dweliing Units 790.88(a) per
| 600 sq. ft. lot area
§ 207.4
728.92 Residential Density, ~ |§§ 207.1,790.88(b) | Generally, 1
Group Housing bedroom per
210 sq. ft. lot area
§ 208
v 728.93 Usable Open Space §§ 135, 136 Generally, either
|[Per Residential Unit] | 80 sq. ft if private,
' or
100 sq. ft. if
common
§ 135(d)
Supervisor Wiener .
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728.94 Off-Street Parking-, §§ 150, 153 - 157, 159 - | Generally, 1 space
|Residential 160,204.5 foreach dwelling
| | unit
§§ 151, 161(a) (9)
72895  |Community Residential [§720.10 c |lc |c
Parking | |

SPECIFIC PROVISIONS FOR THE 24TH STREET — NOE VALLEY

NEIGHBORHOOD COMMERCIAL DISTRICT

Article 7
Code Other Code
‘Section Section Zoning Controls
§ 728.40 § 703.2(b)(1)(C)  [24TH STREET — NOE VALLEY SPECIALTY
§ 790.102(b) and |[RETAIL USES
(n) Boundéries’: Only the area within the 24th
: | street — Noe Valley Neighborhood
Commercial District. The controls shall not
apply to NC-1 Districté or n_onconforming ’
‘uses within ¥ mile of this District asset forth
in Code §§ 710.10 and 186.
Controls: Formula Retail Limited-
Restaurants are NP.
§ 728.44 § _7__90_91 24th STREET — NOE VALLEY LIQUOR
LICENSES FOR RESTAURANTS
Supervisor Wiener
BOARD OF SUPERVISORS Page 21
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'|Boundaries: Applicablé o the 24th Street —

Noe Valley Neighborhood Commercial
District.

Controls: A Restaurant Usé may only add
ABC license types 47,49 or 75 as a |
conditional uée on the around level if, in
addition to the criteria set forth in Séction ﬂ)_B,}
the Planning Commission finds that the |
restaurant is operatihg as a Bona Fide Eating |

Place, as defined in Section 790.142 of this

Code. }Should a restaurant fail to operate as a
Bona Fide Eating Place for any length of time,
the conditional use authorization shall be

subject to immediate revocation.

§ 728.68 § 249.35

FRINGE FINANCIAL SERVICE
RESTRICTED USE DISTRICT (FFSRUD)
Boundaries: The FFSRUD and its % mile
buffer incl_udes porfions of, but is ﬁot limited
to, the 24th Street-Noe Valley Neighb_orhéod
Commercial District. | _ |
Controls: Within the FFSRUD and its % mile
buffer, fringé financial sen/ices' are NP

pursuant to Section 249.35. Outside the

Supervisor Wiener
BOARD OF SUPERVISORS

FFSRUD and its % mile buffer, fringe financial
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| services are P subject to the restrictions set

|forth in Subsection 249.35(c)(3).

Section 5. Effective Date. This ordinance shall become effective 30 days from the

date of passage.

Section 6. 'Th'is section is uncodified. In enacting this Ordinance, the Board intends to

amend only those words, phrases, paragraphs, ‘s'ubsections, sections, articles, numbers,

punctuation, charts, diagrams, or any other constituent part of the Pllanning Code that are

explici‘_cly shown in this legislation as additions, deletions, Board amendment additions, and

Board amendment deletions in accordance with the "Note" that appears under the official title

APPROVED AS TO FORM:
DENNIS J. HERRERA, City Attorney

ANDREARUZESQUIDE
Deputy Gity Attorpey

Supervisor Wiener
BOARD OF SUPERVISCRS

of the legislation, in addition to the replacement of the figure in Section 263.20.
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FILE NO. 120774

. LEGISLATIVE DIGEST

[Planning Code - Permitting a Five Feet Ground Floor Height Increase for Active Ground Floor
Uses in the Castro Street and the 24th Street - Noe Valley Neighborhood Commercial
Districts] ' ’ :

Ordinance amending the San Francisco Planning Code by: 1) amending Section 263.20
to permit a five feet ground floor height increase for active ground floor uses in the
Castro Street and the 24th Street - Noe Valley Neighborhood Commercial Districts; 2)
replacing the figure in Section 263.20; 3) amending Sections 715.1 and 728.1 to make -
reference to this height exception; and 4) making findings including environmental
findings and findings of consistency with Planning Code Section 101.1 and the General
Plan. :

Existing Law

The San Francisco Planning Code currently provides for an extra 5 feet for ground floor uses
in Neighborhood Commercial Transit (NCT) 40-x and 50-x Height and Bulk districts; in the
Upper Market Street, Inner Clement, and Outer Clement Neighborhood Commercial Districts
{NCDs); and in other designated Neighborhood Commercial parcels. (See Planning Code
Section 263.20.) )

This height exception is available only for projects with ground floor commercial space or -
other active uses, as defined by Section 145.1(e), i.e., uses that are oriented to public access
and primarily to walk-up pedestrian activities.

Amendments to Current Law

This Ordinance amends Section 263.20 to make the 5 feet height exception for ground floor
uses applicable also in the Castro Street and the 24th Street — Noe Valley NCDs.

This Ordinance also replaces the figure in Section 263.20, which was erroneously replaced
with a wrong image by a previous piece of legisiation. ‘

Backaround Information
The purpose of the 5 feet height exception is "to encourage generous ground floor ceiling
heights for commercial and other active uses, encourage additional light and air into ground
floor spaces, allow for walk-up ground floor residential uses to be raised slightly from sidewalk
level for privacy and usability of front stoops, and create better building frontage on the public
street.” ' '

BOARD OF SUPERVISORS ) Page 1
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SAN FRANGISCO S
PLANNING DEPARTMENT

Certificate of Determination

EXCLUSION/EXEMPTION FROM ENVIRONMENTAL REVIEW
Date:  September 17, 2012 -
Case No.: 2012.1088E

Project Name:  BOS File No. 120774 -5’ Ground Floor Height Increase for Active

Ground-Floor Uses within the Castro Street and the 24* Street - Noe
Valley Neighborhood Commercial Districts (NCDs)
Zoning: Castro Street and 24 Street - Noe Valley NCDs
40-X Height and Bulk District
Block/Lot: -~ Various _
Lot Size: Various :

Project Sponsor: Supervisor Scott Wiener, District 8, San Francisco Board of Supervisors
Staff Contact: ~ Kei Zushi - (415) 575-9036
kei.zushi@sfgov.org

PROJECT DESCRIPTION:

The proposed project is an ordinance that would amend San Frandsco Planning Code Sections 263.20,
715.1, and 728.1 to permit a maximum 5-foot ground-floor height increase when ground-floor
commercial space or other active use is provided in the 40-X Height and Bulk District within the Castro
Street and the 24t Street — Noe Valley Neighborhood Commercial Districts (NCDs). The maximum

. building height that can be allowed under the proposed legislation would be 45 feet. [Contimied on
following page.] :

EXEMPT STATUS:»
General Rule Exclusion (State CEQA Guidelines, Section 15061(b)(3))

REMARKS:

Please see next page.

DETERMINATION:

I do hereby certify that the above determination has been made pursuant to State and Local
requirements. -

W% W / /7[ 22/ 2
Bill Wycko ﬂ . 7 Date
Environmental Review Officer '

¢ Kimia Haddadan, San Francisco Planning Dept. Distribution List
District 8 Supervisor Scott Wiener : Virha Byrd, M.D.F

www.sfplanning.org
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| PROJECT DESCRIPTION (CONTINUED)

Plarmmg Code Sectxon 263.20 prowdes a5 foot herght excephon when ground ﬂoor commercxal space
or other acﬁve use is provided in the following ateas: 1) Neighborhood  Commercial .Transit (NCT)
districts; 2) the Upper Market Street, Inner Clemetit Street, and Outer Clemerit Streat NCD§; 3) NC-2 and °
NC-3 parcels. fronting Mission Street, from Silver Avenué to the Daly City border; 4).NC-2 parcels on
Balboa Street between 2+ and 8% Avenues, and between 32 and 39% Avenues; 5) NC-1 parcels within
the boundaries of- ‘Sargent Street to Orizaba Avenue to Lobos Street to Plymouth Avenue to Farallones -
Street to San José Avenue to Alemany Boulevard to 19 Avenue to Randolph Street to Monticello Street -

and- back to Sargent Street; and 6) NC-3 parcels frontmg on Geary Boulevard from Masonic Avenue to. . -

28% Avenue, except for parcels on the north side of Geary Boulevard between Palm and Parker Avenues.
Concurrently with this application, the 5-foot height exception has also been proposed by District 5
Supemsor Chnstxna Olague for the proposed wasadero and Filimore N CDs -

The 5-foot specral height exception can be pemutted on propertres that contam. 1) ground-ﬂoor' '
_ comumiercial. or other active use, .as defined by. Planning Code Section 145. 1(b)(2) with clear ceiling .
heights in exceéss of 10 feet from sidewalk grade; or:2) walk-tip residential anits raised up from sidewalk-

-level.. Planning Code Section 263.20 requires that: 1} such ground -floor commercial - ‘spaces, active uses, .

or walk-up residential uses be primarily onented along a right-of-way wider than 40 feet; 2) such -
ground-ﬂoor cornmercial spaces or active uses occupy at least 50 percent of the project’s ground-floor -
aica, Ery ru 3} Lur: pro]cu. SpOIsor Lvuutmiv’cry ucmomﬂ:rmt: umt the ad ditionad- 5-fuot increment would not
add new shadow te.any public open spaces,-except for projects located in NCT districts. Furthermore,
Plarmmg Code Section 263,30 provides that 1'additional foot of height, up to a total of 5 feet, is permitted
above the desrgnated height limit for each addrhonal foot of ground-floor clear cezlmg herght in excess
of 10 feet from srdewalk grade, or in the case of resrdenhal units, for each foot the urut is raised above .

s1dewalk grade

The 5-foot exceptxon provxded by Planrung Code- Sectlon 263.20 is msuf.ﬁqent to add another story, but
provides an ificentive for developers to create lively ground-floor commercial spaces along NCD |
corridors, Older bulldmgs along commercial streets in the 40-X He1ght and, Bulk District are ‘generally
three or four stories with each story havmg a minimum of 12-foot clear ceiling heights, with Spaces that
are directly accessed from the street. The older residential buildings in the 40-X Helght and Bulk District
often have ground-floor units that are elevated several feet above the sidewalk level and include stoops
to provide direct-access to individual units. Newer buildings along commercial $treets in the- 40-X
Height and Bulk District, however, tend to have four or five 10-foot stones, ‘and the residential buildings

often-contain a single ground-floor entrance labby providing access to multiple. dwelhng units. These -

bulldmgs generally lack visual interest and human scale. The’ primary intention of the 5-foot height .
exception is to encourage developers to incorporate the design elements of the older types of buildings
into new commercial and residential development projects to offer more attractive uses that will beter-
activate the public realm, wrthout allowmg for an increase in building area. . :

Flgures tand 2 1dent1fy (1) the parcels proposed for the 5-foot hexght exception w1tlun the Castro NCD :
and (2) the parceIs proposed for the 5-foot he1ght exception within the 24th Street — Noe Valley NCD,.
respectively. :

! See Board Fﬂe No. 120796 2 concanmg the proposed Dwrsadero NCD and Board File No 120814 concermng the proposed
Fﬂmore NCD.

SANFRANCISCO ! - . ) . 2.
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REMARKS:

California Environmental Quality Act (CEQA) State Guidelines Section 15061(b)(3) establishes the
general rule that CEQA applies only to projects that have the potential to cause a significant effect on the
environment. Where it can be seen with certainty that there is no possibility that the activity in question
" may have a significant effect on the environment, the activity is not subject to CEQA.

Land Use. The proposed project would allow future development projects in the subject NCDs to be up
to 5 feet taller, with taller ground-floor commercial space or active use. The land uses covered by this
legislation are Iocated exclusively in the Castro Street and 24t Street —Noe Valley NCDs, in which many
of the existing ground-floor uses are commercial, with residential use above. All parcels affected by this
legislation are within the 40-X Height and Bulk District.

The Castro Street NCD contains various commerdial,-services, and residential uses, and genérally
consists of one-story retail or two- and three-story residential-over-retail buildings. The commercial
businesses are active both in the daytime and late into the evening and include a number of bars and
restaurants, as well as several specialty clothing and gift stores. The Castro Street NCD also supports a
number of offices in converted residential buildings. ' :

The 24% Street — Noe Valley NCD generally contains single-story commercial buildings and two- and
three-story residential-over-commercial buildings. This daytime-oriented, multi-purpose commercial
district provides a mixture of convenience and comparison shopping goods and services to a
predominantly local market area. It contains_primarily retail sales and personal services at the street
level, some office uses on the second story, and residential use almost exclusively on the third and upper

stories.

Housing development is encouraged in new buildings above the ground story in both of the subject
NCDs. Future commercial growth is directed to the ground story in order to promote more continuous
and commercial/active frontage.

A project could have a significant effect on land use if it would physically divide an established
community; conflict with any applicable land use plan, policy, or regulation of an agency with
jurisdiction over the project (including, but not limited to, the general plan, specific plan, local coastal
program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an environmental
effect; or have a substantial adverse impact on the existing character of the vicinity. '

The proposed project would allow for slightly taller buildings to be constructed, but would not be
considered to cause a substantial adverse impact on the existing character of the subject NCDs.
Furthermore, the proposed project would not physically disrupt or divide an established community, or
conflict with any land use plan, policy, or regulation that has been adopted for the purpose of avoiding
or mitigating an environmental effect. For these reasons, the proposed project would not result in a
significant effect on land use. ' - :

Visual Quality and Urban Design. The proposed project would increase maximum permitted building
heights in the NCDs identified in Figures 1 and 2. The proposed height exception would be minor, up to
5 feet, and would occur within a highly developed urban environment. The 5-foot height excepton is
insufficient to allow another story to be added to an existing building. The parcels that are subject to the
proposed height increase are mostly adjacent to residential districts, zoned RH-2 and -3 (Residential

SAN FRANCISCO ' -3
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L House, Two- and- Three—Famrly} and RM-1 (Low-Dens1ty ered Res1denﬁal) Regardless of the zoning of
the ad]acent parcels, the development of individual NCD parcels to a height 5 feet above existing height
~allowarices might be noticéable to immediate neighbors; however, in the dense urban -character of

. development within and.* surroundmg the NCDs, _tlus Irunor increase 1n hexght Would have

o correspondmgly minor. vrsual unpacts

‘In rewewrng vrsual quahty and urban desrgn under CEQA generally, consrderatron of the exxstmg

" - context in which a projectds proposed is reqmred and evaluatxon xnust be based on the nnpact on the -

. existing environment. That sémg people may not find a given- development pro]er't dtiractive does not
‘mean that it creates d s1gru.ﬁcant aesthetic environmental impact; pro]ects must be judged in the context
* of the existing conditions. For the proposed height exception,, the context is urban nght—of-way that is

already developed. Given the’ ‘contéxt and the minor allowable increasé of up to 5 feet and the - -

. incrémental nature of such development along the subject NCDs, the proposed height exception would
" be consxstent with the emshng, developed environment, and its visual effects would riot be unusual and

- .would not create adverse aesthetrc xmpacts on the envrronment. Furthermore, it would not be hkely to_ o

. result in. a substanttal demonstrable negative aesthetxc effect or obstruct of degrade scenic views or
vistas now observed from pubhc areas. Thus, the proposed pro]ect would result in less-than-srgmﬁcant

o 1mpacts on vrsual quahty and u_rban desrgn.

In addltron, the mcreased hel,e:ht allowed by the proposed legrslatlon Would not drrectlv y or m_drrectly

- _.contribute. to the 5eneratxon'of any- obtrusrve l_1ght or glare that is unusual in the subject NCDs. For all -

Ry L e

the above reasons, proposed leglslahon would not result i ina srgmﬁcant adverse effect on publrc v1ews s

C. . or aesthetlcs

- Hrstonc Resources There are no des1gnath historic dlstncts w1thm or adjacent 10 the subject NCDs -
The proposed spec:xal herght exception could result in mcreased buﬂdmg hexghts within a, potential
historical district or. affect known: historical resources. The allowable increase in height, however, would
be minor (up fo 5 feet) and in'and of itself would not ‘have the _potential to result in’a matenal
impairment to a’potential” hrstonc district or- potentlal/known historic burldmg PIOJects talong .
advantage of the herght exception, could involve the re-usé and remodelmg of exrstmg historical .

' buildirigs, but sich a. minor height “increase could be accomphshed mamtammg the general scale, .

“... design, and’ materials of the hxstoncal resources, thereby' -maintairiing their. hxstorlc context. ‘Any

. development proposal takmg advantage of the herght exceptxon would be sul:o]ect to, further revrew fora -
o determmatlon of whether the pro]ect would result in potéritial ; 1mpacts to the environmient; mcludmg
hrstonc resources. . The proposed legxslatron therefore would not tesult ina 51gmﬁcant effect on hrstoncal '

. resources

Noise and Air Qualrty The proposed specxal herght exceptron ofup to 5 feet wou.ld potenttally result i
an incremental mcrease in. constructlon activities or greater mtensxty of use af future development
project sxtes in that such development projects that would occur regardless of the proposed legislation
could be up to 5 feet. taller. Thus; the resulting increase in operatxonal or constmchon noise' would be
nummal, and noise and air qualrty impacts would be less than s1gmficant

Shadow Planrung Code Sechon 263 20(b)(6) provrdes that the- 5-foot specral herght exceptron ‘can be
‘permitted only when the project sponsor has conclusrvely demonstrated that the-additional 5-foot

_increment would not add new shadow to any public open space. For ‘this reason, the proposed'
legrslatxon would not result ina srgmﬁcant 1mpact with regard to shadgw.

* SAN FRANCISCD . .
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Light and Air. The 5-foot special height exception could result in slightly taller development projects
that could potentially change or reduce that amount of light and air available to adjacent buildings. Any
such changes could be undesirable for those individuals affected. Given the minor increase in height that
would be permitted, it is anticipated that any changes in light and air would also be minor and would
not have substantial effects. Thus, the potent1a1 impact of the proposed legislation on light and air
would not be significant. :

Wind. The proposed legislation would allow a minor 5-foot increase in height for future development
projects at the NCD parcels identified in Figures 1 and 2. All of the parcels affected by this legislation are
within the 40-foot height district; thus, the maximum resulting building height would be 45 feet. In
general, buildings up to 55 feet in height do not result in significant impacts on wind. For this reason, the
proposed legislation would not result in a significant adverse impact with regard to wind.

Cumulative Impacts. The proposed 5-foot height exception “could potentially result in a minimal
increase in construction-activities and greatér intensity of use at individual future development project '

' sites, in that such development projects that would occur regardless of the proposed legislation could be
up to 5 feet taller. This increase in activities and intensity of use would not be considered significant.
Thus, cumulative impacts would be less than significant. .

Neighborhood Concerns. A “Notification of Project Receiving Environmental Review” was mailed on
August 27, 2012, to potentially interested parties. No comment has been submitted regarding this
application: ’

Conclusion. CEQA Guidelines Section 15061(b)(3) provides ar exempﬁori from environmental review
where it can be seen with certainty that the proposed project would not have a significant impact on the
environment. As noted above, there are no unusual circumstances surrounding the current proposal that
would suggest a reasonable possibility of a significant effect. Since the proposed project would have no
significant environmental effects, it is appropriately exempt from environmental review under the
General Rule Exclusion (CEQA Guidelines Section 15061(b)(3)).

-
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AN FRANCISCO
PLANNING DEPARTMENT

September 27%, 2012

Supervisor Wiener and

Ms. Angella Calvillo, Clerk

Board of Supervisors

City and County of San Francisco
City Hall, Room 244 ‘
1 Dr. Carlton B. Goodlett Place
San Francisco, CA 94102

Re: | Transmittal of Planning Case Number 2012.2440T
© BF No. 12-0774- Five Foot Height Increase for Active Ground Floor
Uses in Castro Street and 24th Street Noe Valley Neighborhood
Commercial Districts '

Recommendation: Approval

Dear Supervisor Wiener and Ms. Calvillo,

On September 27%, 2012 the San Francisco Planning Commission (hereinafter “Commission”)
conducted a duly noticed public hearings at a regularly scheduled meeting to consider the
proposed Ordinance under Board of Supervisors File Number 12-0774.

At the September 27% Hearing, the Commission voted 7-0 to recommend approval with
modifications of the proposed Ordinance which would offer a maximum five foot height increase
for the ground floor of some NC zoned parcels in the Castro Street and 24% Street Neighborhood
Commercial Districts, when active uses are provided.

The attached resolution and case report provides the Commission’s action. If you have any
questions or require further information please do not hesitate to contact me.

Sincerely,
AnMarie Rodgers
Manager of Legislative Affairs

- Co City Attorneys Jon Givner and Andrea Ruijz-Esquide

-Attachments (one copy of the following): Planning Commission Resolution No. 18712
’ Department Executive Summary

- www.sfplanning.org
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SAN FRANCISCO
PLANNING DEPARTMENT

Commission Resolution No. 18712 0 Mision .
‘ HEARING DATE: SEPTEMBER 27, 2012 : San Francisco,
CA 84103-2473
i Reception:
Project Name: Five Foot Height Increase for Active Ground Floor 415.558.6378
' Uses in Castro Street and 24™ Street-Noe Valley Fax
Neighborhood Commercial Districts ' 415.558.6409
. Planning
Case _Number: 2012.2440T [Board File No. 12-0774] Information:
Initiated by: Supervisor Weiner / Introduced July 17, 2012 415.558.6377
Staff Contact: Kimia Haddadan, 415.575.9068 ' :
o kimia.haddadan@sfgov.org
Reviewed by: AnMarie Rodgers, Manager Legislative Affairs

anmarie.rodgers@sfgov.org, 415.558.6395
90-Day Deadline:  October 17, 2012

Recommendation: Recommend Approval

RECOMMENDING THAT THE BOARD OF SUPERVISORS PASS AN ORDINANCE THAT WOULD
INITIATE AMENDMENTS TO THE SAN FRANCISCO PLANNING CODE BY 1) AMENDING
SECTION 263.20 TO PROVIDE FOR A SPECIAL HEIGHT EXCEPTION FOR GROUND FLOOR
USES WHEN ACTIVE GROUND FLOOR USES ARE PROVIDED, FOR PARCELS THAT FALL
UNDER THE CASTRO STREET AND 24TH STREET NOE VALLEY NEIGHBORHOOD .
COMMERCIAL DISTRICTS (NCD), AND 2) REPLACING THE FIGURE IN SECTION 263.20; 3)

- AMENDING SECTIONS 715.1 AND 728.1 TO MAKE REFERENCE TO THIS HEIGHT EXCEPTION;
AND 4) MAKING FINDINGS INCLUDING ENVIRONMENTAL FINDINGS AND FINDINGS .OF
CONSISTENCY WITH PLANNING CODE SECTION 101.1 AND THE GENERAL PLAN.

PREAMBLE

Whereas, on July 18% 2012.Supervisor Weiner introduced a proposed Ordinance under Board File
Number 12-0774 that would amend Section 263.20 to provide for a special height exception for ground
floor uses in Castro Street and 24 Sreet-Noe Valley Neighborhood Commercial Districts (NCDs); and

Whereas, on SeptémBer 27% , 2012 the San Francisco Planning Commission (hereinafter ”Commi_ssion”)
conducted a duly noticed public hearing at a regularly scheduled meeting to consider the proposed
Ordinance and the modification to expand the parcels under consideration by the Planning Department;

and

Whereas, both the proposed Ordinance and the proposed modification of the proposed Ordinance have
been reviewed under the California Environmental Quality Act and found exempt under the General
Rule Exclusion (State CEQA Guidelines, Section 15061 (b) (3) on September 17, 2012.
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Resolution No.18712 . ' CASE NO. 2012.2440T

- Hearing Date: September 27, 2012 5-Foot Ground Floor Height Increase
BF 12-0774 for Active Uses In Castro Street and 24"Street

: Neighborhood Commercial Districts (NCDs)

Whereas, the Commission has heard and considered the testimony presented to it at the pﬁblic hearing
and has further considered written materials and oral testimony presented by Department staff, and other
interested parties; and

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

Whereas, the Commission has reviewed the proposed Ordinance; and.

MOVED, that the Commission hereby recommends that the Board of Supervisors recommend approval
of the proposed Ordinance and adopts the attached Draft Resolution to that effect.

FINDINGS

Having reviewed the materials identified in the preamble above, and having heard all testimony and
arguments, this Comumission finds, concludes, and determines as fo‘lows

1. The desigh'and use of a building’s ground floor has a direct influence on the pedestrian experience of
the city. Active uses provide a visually interesting edge to the street and a lively setting for
pedestrian experience. Older buildings on commercial streets often contribute to this with spaces that
are directly accessible from the street; have a minimum of 12’ clear ceiling heights; and are
interrupted with few curbcuts. For residential ‘buildings, stoops and elevated access to the units
define active use. Some recent buildings have moved away from facades that add such visual interest
and human scale to a street. This proposed Ordinance will help return an emphasis to these
important design elements and ensure that these shopping streets provide a center for life in the
neighborhood that is consistent with their historical successes.

2. The proposed maximum five foot height bonus would increase the maximum height of future new
developments but would NOT allow an additional story in these projects. '

3. General Plan Compliance. The proposed Ordinance is, on balance, consistent with the following -
Objectives and Policies of the General Plan:

L URBAN DESIGN

POLICY 2.6 Respect the character of older development nearby in the design of new
buildings.

. The proposed Ordinance will encourage both generous ground floor retail uses and residential units with
stoops raised above eye-level—both of which are consistent with San Francisco’s traditional development.
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Resolution No.18712 o : CASE NO. 2012.2440T
Hearing Date: September 27, 2012 5-Foot Ground Floor Height Increase
BF 12-0774 . for Active Uses In Castro Street and 24" Street

Neighborhood Commercial Districts (NCDs)

POLICY 3.1 Promote harmony in the visual relationships and transitions between new and
older buildings. :

The proposed Ordinance will encourage design featilres in ground floors of new buildings that are more

consistent with ground floors of older buildings. This will create a visual harmony on the ground floor level
between new and older buildings.

O. COMMERCE AND IN'DUSTRY ELEMENT

POLICY 1.1 Encourage development which provides substantial net benefits and minimizes
undesirable consequences. Discourage development which has substantial undesirable
consequences that cannot be mitigated.

OBJECTIVE 6: MAINTAIN AND ~ STRENGTHEN VIABLE NEIGHBORHOOD
COMMERCIAL AREAS EASILY ACCESSIBLE TO CITY RESIDENTS. '

POLICY 6.1 Ensure and encourage the retention and provision of neighborhood-serving goods
and services in the city’s neighborhood commercial districts, while recognizing and
encouraging diversity among the districts.

POLICY 6.2 Promote economically vital neighborhood commercial districts which foster small
business enterprises and entrepreneurship and which are respomsive to economic and
technological innovation in the marketplace and society.

POLICY 6.3 Preserve and promote the mixed commercial-residential character in
neighborhood commercial districts. Strike a balance between the preservation of existing
affordable housing and needed expansion of commercial activity. ‘

POLICY 6.7 Promote high quality urban design on commercial streets.
The active and attractive designs encouraged by the proposed Ordinance will enhance the commercial

corridors and provide more interest and comfort to pedestrian experience.

4. Planning Code Section 302 Findings. The Planning Commission finds from the facts presented that
the public necessity, convenience and general welfare require the proposed amendments to the
Planning Code as set forth in Section 302.

5. Planning Code Sections 101.1 Findings. The proposed replacement project is generally consistent
with the eight General Plan priority policies set forth in Section 101.1 in that: '

SAN. FRANGISCO ' 3
PLANNING DEPARTMENT ]

116



Resolution No.18712 ' ' CASE NO. 2012.2440T
Hearing Date: September 27, 2012 5-Foot Ground Floor Height Increase

BF 12-0774

A)

B)

&)

D)

E)

F)

G)

SAN FRANGISCO
P

for Active Uses In Castro Street and 24"Street
Neighborhood Commercial Districts (NCDs)

The existing neighborhood—serving retail uses will be preserved and enhanced and future '

opportunities for res1dent employment in and ownership of such businesses will be
enhanced:

The proposed Ordinance will have a positive impact on neighborhood serving retail uses. The .
proposed Ordinance supports existing and new commerce by encouraging ground floor retail with
active and attractive uses. :

The existing housing and neighborhood character will be conserved and protected in
order to preserve the cultural and economic diversity of our neighborhoods:

The proposed Ordinance will protect and enhance the existing neighborhood character by
encouraging commercial designs with higher ground floor ceilings and encouraging residential
designs that are elevated above the sidewalk by stoops—both of which are more consistent with the
City’s traditional character.

The City’s supply of a'ffordable‘housing will be preserved and enhanced:

The proposed Ordinance will have no adverse effects on the City's supply of ajj‘ordable housing.

The commuter traffic will not 1mpede MUNI transit service or overburden our streets or
-neighborhood parkmg'

The proposed Ordinance will not result in commuter traffic impeding MUNI transit service or
overburdening the streets or neighborhood parking.

A diverse economic base will be maintained by protecting our industrial and service
sectors from dlsplacement due to commercial office development. And future

 opportunities for resident employment and ownership in these sectors will be enhanced:

The proposed Ordinance would not adversely affect the industrial or service sectors or future
opportunities for resident employment or ownership in these sectors, '

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

The propesed Ordinance would not affect the preparedness against injury and loss of life in an
earthquake is unaffected,

That landmark and historic buildings will be preserved:

The proposed Ordinance would not adversely affect landmark and historic buildings.
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Resolution No.18712 ' CASE NO. 2012.2440T
Hearing Date: September 27, 2012 _ 5-Foot Ground Floor Height Increase
BF 12-0774 " for Active Uses In Castro Street and 24"Street

' : Neighborhood Commercial Districts (NCDs)

"H) - Parks and open space and their access to sunlight and vistas will be protected from
development:

The proposed Ordinance provides greater protection for sunlight to the City’s parks and open
space, as it requires each project sponsor to demonstrate that the project will not shadow any
public open space. This expands the current protections offered by Section 249 of the Planning
Code which currently only protects open spaces under the jurisdiction of the Recreation and Park
Department. :

I hereby certify that the Planning Commission ADOPTED the foregoing Resolution on September 27,
2012.

Linda Avery
Cornmission Secretary

AYES: Antonini, Borden, Fong, Hillis, Moore, Sugaya, Wu

NAYS: None
ABSENT: None

ADOPTED:  September 27, 2012
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i ) 1650 Mission St
Executive Summary seo s
3 \ ' San Francisco,
Planning Code Text Change | | A S 052479
HEARING DATE: SEPTEMBER 27 , 2012 '
Recepfion:
' ' 415.558.6378
Project Name: . Five Foot Height Increase for Active Ground Floor P .
Uses in Castro Street and 24" Street Noe Valley : £15.556.6400
Neighborhood Commercial Districts
Planning
E Information:
Case Number: 2012.2440T [Board File No. 12-0774] ' : 415,558.6377
Initiated by: _ Supervisor Weiner / Introduced July 17, 2012
Staff Contact: - Kimia Haddadan, 415.575.9068 '

kimia haddadan@sfeov.org
Reviewed by: AnMarie Rodgers, Manager Legislative Affairs
anmarie.rodgers@sfgov.org, 415.558.6395

-90-Day Deadline: October 17, 2012 '

Recofnmendation: .Recommend Approval

PLANNING CODE AMENDMENTS '

The proposed Ordinance would initiate amendments to the San Francisco Planning Code by 1) amending
Section 263.20 to provide for a special height exception for ground floor uses when active ground floor

uses are provided, for parcels that fall under the Castro Street and 24t Street Noe Valley Neighborhood
Commercial Districts (NCD), and 2) replacing the figure in Section 263.20; 3) amending Sections 715.1 and
728.1 to make reference to this height exception; and 4) making findings including environmental

findings and findings of consistency with Planning Code Section 101.1 and the General Plan

The Way It Is Now: &

Castro Street in the Castro Neighborhood and 24t Street in Noe Valley both host active neighborhood
commercial corridors. These corridors are zoned as Castro Street and 24% Street Noe Valley NCD
respectively (See Exhibit B- Figure 1 & 2). They also both fall under the 40 ft. height limit districts. New
projects within these corridors, similar to the trend in other parts of the city, tend to maximize the
number of floors by providing a low ceiling ground floor. Such low ceilings in ground floor commercial
uses reduce human comfort and would not offer an attractive setting for the pedestrian experience.

‘The Way It Would Be: . _

The proposed Ordinance provides a 5 foot height increase for the ground floor in the Castro Street and
24* Street-Noe Valley NCDs, when active and attractive uses are provided. Such increase is not sufficient
to resultin an additional floor in new buildings. ' '

www.siplanning.org
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Executive Summary B CASE NO. 2012.2440T

Hearing Date: September 27th, 2012 5- Foot Height Increase for Actlve Ground Floor Uses
BF 12-0774 ~ within the Castro and 24™ Street-Noe Valley NCDs
Background

Most of San Francisco’s building stock pre-dated height limits (first established in 1940’s-50s in Pacific
Heights and Telegraph Hill). These old buildings focused on creating desirable spaces, including
generous ground floor heights. Once the height limits became effective in the City, new buildings were
generally under limits of 40, 50, or other base ten height districts. Such new buildings often seek to
maximize number of stories within these height limits which would require providing lower ground
floor ceilings. The 2008 Market & Octavia! and Eastern Neighborhoods? Plans recognize that the base
ten height limits in neighborhood commercial districts often encourage inferior architecture. Such
conclusion was based upon integrated considerations of not only existing development patterns but also
good urban design principles, economics of housmg construction, and building code requirements. For
this reason, both of these plans sought to encourage more active and attractive ground floor space by
giving a five foot height bonus to buildings which meet the definition of “active ground floor” use. This
five foot increase must be used for adding more space to the ground ﬂoor

Since then other commercial corridors in the City sought similar changes in their height limits:. .

e In 2008, Supervisor Sandoval sponsored a legislation to provide for a maximum five foot special
height exception for active ground floor uses in the NC-2 and NC-3 designated parcels fronting
Mission Street, from Sﬂver Avenue to the Daly City borders. This Ordinance became effective in
early 2009. . .

- e In 2009, Supervisor Avalos sponsored a similar legislation that allowed a maximum five foot
height increase NC-1 parcels with a commercal use on the ground floor within the boundaries of
Sargent Street to Orizaba Avenue to Lobos Street to Plymouth Avenue to Farellones Street to San
Jose Avenue to Alemany Boulevard to 19th Avenue to Randolph Street to Monticello Street and
back to Sargent Street.

o Most recently, in 2012 two similar ordinances have become effective. The first, sponsored by

. Supervisor Mar allowed a five foot high increase in certain commercial corridors in the Inner and
Outer Richmond Neighborhoods. The second, sponsored by Supervisor Chu allowed the height
increase for the new commercial corridors in the sunset, along portions of Noriega, Irving,
Taraval, and Judah Streetst. Two more ordinances, sponsored by Supervisor Olague, are pending
that would provide the same height bonus for portions of Divisadero and Fillmore Streets?.

Issues and Considerations:

Impacts of Ground Floor Design on Pedestrian Experience

1 Ord. 72-08, File No. 071157, App. 4/3/2008.

2 Ord. 297-08, 298-08, 299-08 and 300—08, App. 12/19/2008.

3 Ord. 321-08, File no. 081100, App. 12/19/2008.

4 Ord. 5-10, File No. 090319, App. 1/22/2010

5 Ord. 092-12 File No. 111247, App. 5/21/2012

6 Ord. 175-12 File No. 120241, App. 8/7/2012

7 File No. 120814 and 120796, tentatively pending hearing before the Planning Cormnmission on October 25, 2012.
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Executive Summary - CASE NO. 2012.2440T
Hearing Date: September 27th, 2012 5-Foot Height Increase for Active Ground Floor Uses
BF 12-0774 : within the Castro and 24™ Street-Noe Valley NCDs

Ground floor design and use bears a significant impact on pedestrian experience. Ground floor spaces
with high ceilings provide a generous space contributing into human comfort. It provides a flexible space
that can house a variety of viable uses in the long term. In addition, ground floor facades that are visually
permeable welcome pedestrians to the interior space. Permeable street frontages also provide a warm
connection and transition between the public and private domains. ‘

There are several examples of high ground floor ceilings both on Castro and 24t Street commercial
corridors that signify such desirable quality (See Exhibit A- Figure 1 to 4). These are the old building
stock visually and functionally attractive ground floors. Newer buildings however, do not always follow
these precedents. The photograph below illustrates a clear contradiction of high and low ceiling ground
floors within the same building height limit. It signifies how a building can be compatible-in height and
scale to its neighbors while resulting in'vastly inferior interior spaces. '

N ewef S-story building Older 3-story bﬁilding

" Study of Two Buildings: The corner building is a three-story building that was built pre-height limits. Next to it
is a building of comparable height that fits within the existing height limit (50-X). The new building, however, is
five stories. While the newer building conforms to the height limit it is not performing up to the livability and
comfort standards of the older building stock.

Active and Attractive Ground Floor

The proposed height increase predicated on the provision of active ground floor use_as defined by
Planning Code Section 145.1(e). This section generally defines active uses as those that are oriented to
public. access and walk-up pedestrian activity. While active uses are generally commercial uses,
residential uses can be considered active if any above-grade parking is set back at least 25 feet from the
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Executive Summary ’ CASE NO. 2012.2440T
Hearing Date: September 27th, 2012 5-Foot Height Increase for Active Ground Floor Uses
BF 12-0774 _ within the Castro and 24™ Street-Noe Valley NCDs

street frontage and the majority of the street frontage at ground level features dwelling units with direct
pedestrian access to the sidewalk or street, including stoops and elevated front access®.

Number of floors

The proposed Ordinance would not allow an additional floor to new projects. A 40-X height limit can
accommodate a maximum of four floors. Since the additional five foot height can only be used on the
ground floor, the height limit still can only accommodate four floors. A ‘

Shading of Parks

The proposed Ordinance would not cause any additional shadow on park properties, as it requires each
project sponsor to demonstrate that the project will not shadow any public open space. This follows the
protocol of earlier pieces of legislation which have expanded the protections offered by Section 295 of the
Planning Code which prior to 2009, only applied open spaces under the jurisdiction of the Recreation and
Park Commission’. ’ '

REQUIRED COMMISSION ACTION

The proposed Resolution is before the Commission so that it may recommend adoption, rejection, or
adoption with modifications to the Board of Supervisors.

RECOMMENDATIONS

The Department recommends that the Commission recommend approval of the proposed Ordinances
-and adopt the attached Draft Resolution to that effect.

Basis for Recommendation of Support

The desigri and use of a building’s ground floot has a direct influence on the pedestrian experience of the
City. Active uses that provide a visually interesting edge to the public life of the street are especially

® Section 145.1 regulates street frontages in neighborhood commerdial districts. Subsection (e) defines active uses as
those “that are oriented to public access and primarily to walk-up pedestrian activity. Active uses shall not include
any use whose primary function is the storage of goods or vehicles, utility installations, any office use, or any use or
portion of a use which by its nature requires non-transparent walls facing a public street. Uses considered active uses
shall include the uses listed in Table 145.1 and as defined by the referenced Code sections, and lobbies for any
permitted or conditional use in that district. Uses noted with an asterisk in Table 145.1 are restricted. ..”

9 Section 295 states: “No building permit authorizing the construction of any structure that will cast any shade or
shadow upon any property under the jurisdiction of, or designated for acquisition by, the Recreation and .Park
Commission may be issued except upon prior action of the City Planning Comumission pursuant to the provisions of
this Section; provided, however, that the provisions of this Section shall not apply to building permits authorizing...”
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Executive Summary - : ~ CASE NO. 2012.2440T
Hearing Date: September 27th, 2012 5-Foot Height Increase for Active Ground Floor Uses
BF 12-0774 within the Castro and 24™ Street-Noe Valley NCDs

important on neighborhood commercial streets. Older buildings on commercial corridors often
contribute to this with spaces that are directly accessible from the street, have a minimum of 12/ clear .
ceiling heights, and are interrupted with few curb cuts, For residential buildings, design elements such as
stoops and elevated front access accommodate a more interesting public life on the sidewalk. Some recent
buildings have moved away from facades that add such visual interest and human scale to a street. Thig
legislation will help return emphasis to these important design elements. It would also help ensure that
these commercial corridors provide a lively stretch in the neighborhood, consistent with their historical
successes, and would enhance the pedestrian experience. The proposed Ordinance would allow projects
to both have a generous high ceiling ground floor and have up to 9 foot high floors above.

ENVIRONMENTAL REVIEW

The proposed project was reviewed regarding its environmental impacts and found exempt per General
Rule Exclusion (State CEQA Guidelines, Section 15061(b)(3)).

PUBLIC COMMENT

RECOMMENDATION: Recommendation of Approval ' ' —l
Attachments: ‘ :
Exhibit A: Existing active ground floor uses on Castro Street and 24t Street
Exhibit B: Certificate of Determination: General Rules Exclusion
ExhibitC: - Draft Planning Commission Resolution
Exhibit D: Draft Board of Supervisors Ordinance [Board File No. 12-0774)
- BAN FRANGISCO ' - 5
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Exhibit A- Existing Active Ground Floor Uses on Castro Street and 24t Street

I famey 2011
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" Exhibit B

SAN FRANCISCO o
PLANNING DEPARTMENT

" Certificate of Determination
- EXCLUSION/EXEMPTION FROM ENVIRONMENTAL REVIEW

' Date: September 17, 2012
Case No.: 2012.1088E : .
Project Name:  BOS File No. 120774 - 5’ Ground Floor Height Increase for Active

Ground-Floor Uses within the Castro Street and the 24* Street - Noe
Valley Neighborhood Commercial Districts (NCDs)

Zoning: Castro Street and 24t Street - Noe Valley NCDs
40-X Height and Bulk District

Block/Lot: Various

Lot Size: Various :

Project Sponsor: Supervisor Scott Wiener, District 8, San Francisco Board of Supervisors
Staff Contact:  Kei Zushi - (415) 575-9036 '
kei.zushi@sfgov.org

 PROJECT DESCRIPTION:

The proposed project is an ordinance that would amend San Francisco Planning Code Sections 263.20,
715.1, and 728.1 to permit a maximum 5-foot ground-floor height increase when ground-floor
commercial space or other active use is provided in the 40-X Height and Bulk District within the Castro
Street and the 24t Street — Noe Valley Neighborhood Commercial Districts (NCDs). The maximum
building height that can be allowed under the proposed legislation would be 45 feet. [Continued on
following page.] :

EXEMPT STATUS: . v

General Rule Exclusion (State CEQA Guidelines, Section 15061(b)(3))

REMARKS: -

Please see next page.

'DETERMINATION:

I do hereby certify that the above determination has been made pursuant to State and Local

requirements. ‘ : .
S RN ) WA

Bill Wycko ﬂ 7 Date

Environmental Review Officer : '

e Kimia Haddadan, San Frandisco Planning Dept. Distribution List

District 8 Supervisor Scott Wiener Virna Byrd, M.D.F
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PROJECT DESCRIPTION (CONTINUED.);' S _ -
Plarning Code Section 263.20 provides. a 5-foot height exception when ground-floor commercial space
or othier active use is provided in the following areas: 1) Neighborhood® Commercial Transit (NCT)
districts; 2) the Upper Market Street, Inner Clemetit Street, and Outer Clemerit Street NCDs; 3) NC-2 and
NGC-3 parcels fronting Mission Street, from Silver Avenue to the Daly City border; 4) NC-2 parcels on
Balboa Street }_getwe_efn- 27 and 8% Avenues, and between 32~ and .39t Avér_me_s;-_S) NC-1-parcels within '
the boundaries of ‘Sargent Street fo Orizaba Avenue to Lobos Street to Plymouth Avenue to Farallones .
‘Street to San José Avenue to Alemany Boulevard to 19* Avenue to Randolph Street to Monticello Street *
and-back to Sargent Street; and 6) NC-3 parcels:fronting on Geary Boul'e’vard- ﬁ'd,n} Masonic Avenue fo :
28t Avenue, except for parcels on the north side of Geary Boulevard between Palm and Parker Avenues.
Concurrently with this application, the 5-foot height exception has also bean,-'_ proposed by District 5

Supervisor Christiria Olague for the proposed Di'vi"saderq and Filinore NCDs,' - . -

The 5-foot spe,_ciﬁ héight exception can’ be permitted on - p;‘-dpertie,s -ﬂ'xat__.t::c.)i_{t}:xiri: 1) gr‘ound-ﬂodr' '
commiercial. or other active use, .as defined by Planning Code Section 145.1(b)(2),. with clear ceiling .
heights in excess of 10 feet frorn sidewalk grade; 6r-2) walk-up residential tnits raised up from sidewalk

level. Planning Code Section 263.20 requires that: 1) such iground-ﬂqor_.cqmmé:cfiél-_spaé_es, active uses, . -

or walk-up residential uses be primarily oriented along a right-of-way wider than 40 feet; 2). such -
ground-floor cornmercial spaces or active uses occupy at léast 56 percent of the project’s ground-floor
area; ard 3) the project sponsor conclusively degronstrate that the additionat 5-foot increment would not
add new sha'{iéw to any public open spaces, except for projects located in NCT diskricts. Furthermore,
. Planning Code Section 263,20 provides that T additional foot of height, up to a total of 5 feet, is permitted
above the designated height limit for each additional foot of ground-floor clear ceiling height in excess
of 10 feet from sidewalk grade, or'in the case of residential units, for each foot the irnit is raised above .
sidewalk grade: o S ' . - '

The 5-foot exception ‘provided by Plarining CodeSection 263.20 is insufficient to add another story, but
provides an -inicentive for developers to create lively ground-floor commercial spaces along NCD
corridors. Older buildings along commercial streéts in the 40-X Height and, Buik District.afe”generally
three or four stories with each story having a minimum of 12-foot Cleéi-cgﬂihg heights, with spaces that
are directly accessed from the street. The older residential buildings in the 20-X Height and Bulk District
often have ground-floor units that are elevated several feet above the sidewalk levél and include stoops
to provide diféct'_-‘atc'esg to individual units. Newer buildings aldng commercial streets in the 40-X
Height and Bulk District, however, tend to have four or five 10-foot stoties, and the residential buildings
often contain a single ground-floor entrance lobby providing access to l:hulﬁple- dwell_ing- units. These -
buildings generally lack visual interest and human scale. The' primary intention of the 5-foot height .
exception is fo'encquj:_ag_é developers to incorporate the design elements of the older types of buildings
into new commercial and residential development projects to offer more attractive uses that will better-
activate the public realm, without allowing for an increase in building area. . ' o :

Figures land2 1denﬁfy (1) the i:arcels‘ pro'pose‘d for the 5-foot height exception within the Castro NCD; :
and (2) the parcels proposed for the 5-foot height exception within the 24 Street — Noe Valley NCD,. .
respectively. = . : - - IR . :

! See Board Fi_je Ne. 120796-2 concerning the propbsed Divisadero NCD and Board File No. 1-20814_cc5nc¢rning'the proposed
Filmore NCD. . ’ . . _ . L . -
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REMARKS:

California Environmental Quality Act (CEQA) State Guidelines -Section 15061(b)(3) establishes the
general rule that CEQA applies only to projects that have the potential to cause a significant effect on the
environment. Where it can be seen with certainty that there is no possibility that the activity in questi'on
~ may have a significant effect on the environment, the activity is not subject to CEQA. ' :

Land Use. The proposed project would allow future development projects in the subject NCDs to be up
to 5 feet taller, with taller ground-floor commercial space or active use. The land uses covered by this
legislation are located exclusively in the Castro Street and 24 Street — Noe Valley NCDs, in which many
of the existing ground-floor uses are commercial, with residential use above. All parcels affected by this
legislation are within the 40-X Height and Bulk District. '

The Castro Street NCD contains various commercial, services, and residential uses, and generally
consists of one-story retail or two- and three-story residential-over-retail buildings., The commercial
 businesses are active both in the daytime and late into the evening and include a number of bars and
restaurants, as well as several specialty clothing and gift stores. The Castro Street NCD also supports a
number of offices in converted residential buildings. ' '

The 24t Street — Noe Valley NCD generally contains single-story commercial buildings and two- and
three-story residential-over-commercial buildings. This daytime-oriented, multi-purpose commercial
district provides a mixture of convenience and comparison shopping goods and services to a
predominantly local market area. It contains primarily retail sales and personal services at the street
level, some office uses on the second story, and residential use almost exclusively on the third and upper

stories.

Housing development is encouraged in new buildings above the ground story in both of the subject
. NCDs. Future commercial growth is directed to the ground story in order to promote more continuous
and commercial/active frontage. ’

A project could have a significant effect on land use if it would physically divide an_established
community; conflict with any applicable land use plan, policy, or regulation of an agency with
jurisdiction over the project (including, but not limited to, the general plan, specific plan, local coastal
program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an environmental
effect; or have a substantial adverse impact on the existing character of the vicinity.

The proposed project' would allow for slightly taller buildings to be constructed, but would not be
considered to cause a substantial adverse impact on the existing character of the subject NCDs.
Furthermore, the proposed project would not physically disrupt or divide an established community, or
conflict with any land use plan, policy, or regulation that has been adopted for the purpose of avoiding
or mitigating an environmental effect. For these reasons, the proposed project would not result in a.
significant effect on land use. '

Visual Quality and Urban Design. The proposed project would increase maximum permitted building
heights in the NCDs identified in Figures 1 and 2. The proposed height exception would be minor, up to
5 feet, and would occir within a highly developed urban environment. The 5-foot height exception is
insufficient to allow another story to be added to an existing building. The parcels that are subject to the
proposed height increase are mostly adjacent to residential districts, zoned RH-2 and -3 (Residential
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. House, Two- and- 'I'hree—Famﬂy} and RM-1 (Low-Densrty ered Resrdentlal) Regardless of the zoning of '

the adjacent parcels, the development of individual NCD parcels to a height 5 feet above existing height

L _"-allowances might be notlceable do unmedrate nerghbors, hoWever, in the dense urban -character of ‘
-+ development within ‘and : surroundmg the NCDs, thxs mmor mcrease ‘in: herght would have
L "-correspondmgly ‘minor, vrsual 1mpacts ' : : :

In reviewing vrsual quahty and urban des1gn under CEQA generally, consrderauon of the exxst:mg

" . context in which a pro;ect 48 proposed is requrred and evaluahon must be based on the rmpact onthe
‘existing environtent, That some; people may not find a given- development pro]ect attrachve does not-

‘mean that it creates 4 s1gmﬁcant aesthetrc environmental fmpact; pro]ects must be ]udged in the context
" of the existing conditions. For the proposed hieight exception, the. context is urban nght-of-way that is
alteady developed. Given' the’ ‘contéxt and the minor allowable increasé of up to 5 feet and the

. incrémental nature of such development along the subject NCDs, the pproposed heiglit exceptxon would '
" be consistent with the emsung, developed environmient, and-its visual effects would ot be unusual and .
+Wwoiild not create adverse aesthetic 1mpacts on the environmient. Furthermore, it would not be hkely to -

. result in. a substanual demonstrable negative aesthetlc effect, or. obstruct or degrade scenie views or
. vistas now observed from pubhc areas. Thus, the proposed pro]ect would result in less-than-srgmﬁcant
. 1mpacts on vrsual quahty and urban desrgn. Lo

PP

In addmon, the mcreased helght allowed bv the proposed leglslatxon Would not drrectlv or mdrrecthr

- ..contribute to the generauon of-any- obtrusrve hght or glare that is. unusual in the sub]ect NCDs, For all . '

2, A ot el s 4f2as e

o the above reasons, proposed leglslatron would not result i ina s1gruficant adverse effect on pubhc vrews T
. or aesthetxcs :

- 'Hrstonc Resources. There are no deSIgnated h15tonc drstncts Wltlun or ad]acent o the subject NCDs :

The proposed special he1ght exception could result in increased buﬂdmg hexghts within' a _potential
historical district or affect known historical resources. The allowable inicrease in height, however, would
‘be minor (up to 5 feet) and in-and of itself would ot have the _potential to result in'a matenal
impairment to a’potential lustonc district or potenhal/known historic burldrng Pro]ects tahng

' advantage of the helght exXception. could involve ‘the re-usé and remodelmg of ‘existing “historical
' buildings, but sach a. minor height increase could be accompllshed mamtarmng the general scale, .
"~ design, ‘and" materials of the hxstoncal resources, thereby’ mamtammg their lustonc context. ‘Any

development proposal takmg advantage of the herght excéption would be sub]ect to.further review fora -

- determination of whether the pro;ect would result in potentxaLunpacts to the' environmignt; mcludmg
thtonc resources. The proposed legxslahon therefore woitld not result ina s1gmf1cant effect on hlstoncal

. I'ES OUICES

. Noise and Air Qua.hty The proposed specxal height exceptlon ‘ofutp to 5 feet- would potenhally resu.lt ir
an incremental mcrease in. constructxon activities or greater mtenslty of use at future development

project s1tes, in that such development projects that would occur regardless of the proposed legislation

could be up to 5 feet. taller. Thus; the resulting increase in operatxonal or construchon noise'would be
minimal, and noise and air quaIxty impacts would be Iess than s1gmf1cant '

Shadow Planmng Code Sectron 263 20(b)(6). prowdes that the 5-foot specxal herght excepuon ‘cani be
‘permitted only when the project sponsor has concluswely demonstrated that the-additional 5-foot

_increment would riof add new shadow to any public open space. For ‘this reason, the proposed'

leglslatxon Would not result in a s1gn1ﬁcant impact with regard to shadow.

* SAN FRANCISGO Lo : : _ ' , . 4
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Light and Air. The 5-foot special height exception could result in slightly taller development projects
that could potentially change or reduce that amount of light and air available to adjacent buildings. Any
such changes could be undesirable for those individuals affected. Given the minor increase in height t that
would be permitted, it is anticipated that any changes in light and air would also be minor and would
not have substantial effects. Thus, the potentxal impact of the proposed legislation on light and air
would not be significant.

Wind. The proposed legislation would allow a minor 5- foot increase in height for future development

projects at the NCD parcels identified in Figures 1 and 2. All of the parcels affected by this legislation are

within the 40-foot height district; thus, the maximum resulting building height would be 45 feet. In

general, buxldmgs up to 55 feet in height do not result in significant impacts on wind. For this reason, the
_proposed legislation would not result in a significant adverse impact with regard to wind.

Cumulative Impacts. The proposed 5-foot height exception could potentially result in a minimal
increase in construction activities and greater intensity of use at individual future development pro]ect '
sites, in that such development projects that would occur regardless of the proposed legislation could be
up to 5 feet taller. This increase in activities and intensity of use would not be considered significant.
Thus, cumulative impacts would be less than significant.

Neighborhood Concerns. A “Notification of Project Receiving Environmental Review” was mailed on
August 27, 2012, to potentxally interested parties. No comment has been submitted regarding this -

application.

Conclusion. CEQA Guidelines Section 15061(b)(3) provides an exemption from environmental review
‘where it can be seen with certainty that the proposed project would not have a significant impact on the
environment. As noted above, there are no unusual circumstances surrounding the current proposal that
would suggest a reasonable possibility of a significant effect. Since the proposed project would have no
significant environmental effects, it is appropriately exempt from environmental review under the
General Rule Exclusion (CEQA Guidelines Section 15061(b)(3))- ‘

SAN FRANCISCO
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L BUSINESS COMMISSION _ CITY AND COUNTY OF SAN FRANCISCO
o EbwiN M. LEE, MAYOR

SMAL
OFFICE OF SMALL BUSINESS

September 12, 2012

Ms. Angela Calvillo, Clerk of the Board
Board of Supervisors '
City Hall room 244

1 Carlton B. Goodlett Place

San Francisco, CA 94102-4694

File No. 120774 [Planning Code - Permitting a Five Feet Ground Floor Height Increase for Active
Ground Floor Uses in the Castro Street and the 24th Street - Noe Valley Neighborhood '
Commercial Districts] )

Small Business Commission Recommendation: Approval with Recommendations
Dear Ms. Calvillo:

On August 13,-20 12 the Small Business Commission held a hearing on Board of Supervisors File No. .
120774 and voted 5-0 to recommend approval of the ordinance with recommendations.

The Commission has continually supported the policy of allowing a five foot height increase on
buildings in NC Districts when that space is dedicated to increasing the height of an active ground floor
commercial use and strongly supports the proposal to extend this policy to the 24® Street-Noe Valley
and Castro Street NCD’s. In making the recommendation to approve this ordinance, Commissioners
cited several key points outlined in the Planning Departments NC@20 report:

* The majority of NC districts are zoned for 40 or 50 foot height limits, leading to development
which typically features a ground level commercial space below three or four residential levels,
respectively. The resulting 10 foot floor-to-floor geometry, along with market and financial
pressure to maximize residential ceiling heights, leads to ground level commercial spaces with
JSinished ceiling heights of between 8 and 9 feet, : ‘

*  This commercial space looks and feels crowded and cramped, and does not afford an experience
which is enjoyable for the patron or attractive to businesses. The commercial spaces in question
leads to ground floor retail environments of poor quality, has spill-over economic effects, and
robs the streetscape environment of active, vital uses which should help to define the City’s
various NC Districts

* Inorder to encourage more appropriate ground floor ceiling heighis in projects which must
contend with the economic realities of development in dense urban environments, further study
of policies which would establish a modest height bonus — perhaps no greater than 5 additional
Jeet to be used only to increase the ceiling height of ground level commercial spaces ~ should be
performed, '

SMALL BUSINESS ASSISTANCE CENTER/ SMALL BUSINESS COMMISSION
1DR. CARLTON B. GOODLETT PLACE, ROOM 110 SAN FRANCISCO, CALIFORNIA 941024681
(415) 554-6408
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SMALL BUSINESS COMMISSION ' CITY AND COUNTY OF SAN FRANGISCO
OFFICE OF SMALL BUSINESS EpwIN M. LEE, MAYOR

In addition to recommending this policy for approval in the 24" Street-Noe Valley and Castro Street
NCD’s the Commission recommends this policy be applied to all applicable NCD’s throughout the City
and that this be accomplished through trailing legislation or an amendment to this file should the sponsor
be inclined to amend the ordinance. In just the past year alone, 5 individual ordinances have been
brought forward to extend these policies to additional parts of the City. This piecemeal approach is
inefficient and leads to confusion over which parts of the City this policy applies to. Applying this
policy City-wide will both achieve a key recommendation in the NC@20 and- will reduce the volume of
legislation coming before the Board of Supervisors and applicable Commissions. o

Additionally, recognizing the benefits of this policy, the Commission recommends that consideration be
taken to extend this to the City’s RC districts and selected C districts where 40x or 50x height limits
exist. These districts will also benefit from this height allowance as they also see increasing pressure {0
maximize heights of the residential floors, often at the expense of the commercial portion of the

building.

B Sincerely,

ek

Regina Dick-Endrizzi
Director, Office of Small Business

Cc: Supervisor Wiener
Jason Elliott, Mayor’s Office
Aaron Starr, Planning Department

SMALL BUSINESS ASSISTANCE CENTER/ SMALL BUSINESS COMMISSION
1 DR. CARLTON B. GOODLETT PLACE, ROOM 110 SAN FRANCISCO, CALIFORNIA 94102-4681
(415) 554-6481 '
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PrintForm™ " | -~

Introduction Form

By a Member of the Board of Stmervisors or the Mayor -

I hereby submit the following item for introduction (select only one):

‘| Time stamp

or meeting date

1. For reference to Committee: |Land Use & Economic Development Commlttee

An ordinance, resolution, motion, or charter amendment. .
2. Request for next printed agenda without reference to Committee.

~ 3. Request for hearing on a subject matter at Committee:

4. Request for letter beginning "Supervisor '

inquires”

5. City Attorney request.

6. Call File No. from Committee.

7. Budget.An_al'yst request (attach written motioh).

8. Substitute Leg1slat10n File No.

9. Request for Closed Session (attach written motior).

10. Board to Slt as A Committee of the Whole.

Jd00000cooao o

- 11. Question(s) submitted for Mayoral Appearance before the BOS on

Please check the appropnate boxes. The proposed legislation should be forwarded to the following:
"~ [d Small Business Commission - ] Youth Commission [] Ethics Commission -

1 Pla.nmng Commission [] Building Inspect1on Commission -

Note For the Imperatlve Agenda (a resolutlon not on the printed agenda), use a different form

Sponsor(s):

Supervisor Scott Wiener

Subject:

Street and 24th Street - Noe Valley Nelghborhood Commerc1al Dlstncts

Planning Code - Permitting a Five Feet Ground Floor Height Increase for Active Ground Floor Uses in the Castro

The text is listed below or attached:

con51stency with Planning Code Section 101.1 and the General Plan f /‘) /

' |Ordinance amending the San Francisco Planmng Code by: 1) amendmg Section 263.20 to permit a 5 feet ground
floor height increase for active ground floor uses in the Castro Street and 24th Street - Noe Valley Neighborhood
Commercial Districts; 2) replacing the figure in Section 263.20; 3)amending Sections 715.1 and 728.1, to make
reference to this height exception; and 5) making findings, including envfonmental ﬁndmgs and findings of

Signature of Sponsoring Supervisor: :

For Clerk's Use Only: : 4/ | U \
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