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APPELLANTS: Vedica Puri, President
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Nancy Shanahan, Co-Chair Planning & Zoning Committee
Telegraph Hill Dwellers
224 Filbert Street, San Francisco, CA 94133

INTRODUCTION

This memorandum and the attached documents are a response to the letter of appeal to the Board of
Supervisors (the “Board”) regarding the Planning Commission’s (“Commission”) approval of the
application for Conditional Use Authorization under Planning Code Section ("Section") 303 (Conditional
Use Authorization) to construct a 15,544 sq. ft. three-unit residential building with three-off-street
parking spaces on a lot that contains one existing dwelling-unit ("Project").

This response addresses the appeal to the Board filed on October 14, 2014 by Vedica Puri, representing
the Telegraph Hill Dwellers ("THD”), referencing the proposed project in Case No. 2013.1375EC. The
decision before the Board is whether to uphold or overturn the Planning Commission’s ("Commission")
approval of a Conditional Use Authorization to allow the construction of the Project.
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SITE DESCRIPTION & PRESENT USE

The Property is a 7,517 square-foot lot that is steeply sloped; in 1993, three lots were merged into the one
large lot with 82'-6” of frontage in existence today. It once contained five buildings, but four of the five
buildings were demolished circa 1997. The lot currently contains a one-story, 844 sf cottage (determined
not to be an earthquake shack), which was constructed in 1906, concrete retaining walls, concrete and
wood stairways, and fencing. The lot has been vacant — with the exception of the unoccupied cottage —
since 1997. In the early 1990s, the Bureau of Building Inspection declared the cottage “unsound” and it is
currently uninhabitable. The Property occupies 82’-6” of frontage, including 68’-0” along the Filbert Street
steps.

SURROUNDING PROPERTIES AND NEIGHBORHOOD

The Project is located on the south side of Telegraph Hill Boulevard, between Montgomery, and Kearny
Streets on Telegraph Hill near Coit Tower. A public concrete stairway follows what was once Filbert
Street at the front of the lot, beginning at 115 Telegraph Hill Boulevard and descending west to Kearny
Street; there is no vehicular throughway along this portion of Filbert Street. These stairs descend along
the western side of Telegraph Hill and are not the historic Filbert Street stairs that are located along the
eastern slope of Telegraph Hill, within the Telegraph Hill Historic District. Telegraph Hill Blvd passes to
the north of the Property, spiraling up to Coit Tower. The Property is in the North Beach neighborhood,
and is located in an RH-3 Zoning District, towards the top of Telegraph Hill near Coit Tower. Properties
in the immediate area typically consist of one-, two- and three-family dwellings. Buildings heights are
varied, but typically range from two-to-four stories tall at the street, and are scaled at the street to respect
the laterally-sloping topography of the hill. To the west is a two-story, two-unit building, and
immediately to the east is a four-story, three-unit building.

PROJECT DESCRIPTION

The Project Sponsor proposes to construct a 15,544 sq. ft. three-unit residential building with three-off-
street parking spaces on a lot that contains one existing dwelling-unit (a vacant cottage in the southeast
corner of the lot). The Project also includes the renovation and restoration of the cottage located at the
rear of the property, returning it to its pre-variance (93.180V) building form.

The new building will be designed to appear from the street as three, three-story single-family dwellings
that will step down the hill relative to the naturally sloping topography of Telegraph Hill. The new
building will include three off-street parking spaces in a shared 3,137 sq. ft. below-grade combined
garage/basement, accessed from one garage door that will be located at the top of the Filbert Street stairs
along Telegraph Hill Boulevard. The cottage in the rear would be accessed via a designated pedestrian
path to the west of Unit #3, as well as through the garage.

The three units will each occupy 23’-10” of frontage. Each unit will contain a green roof deck featuring
sustainable native plants, as well as extensive landscaping. Although the rear cottage was authorized to
expand as part of Variance Case no. 93.180V, the implementing Building Permit Applications were never
finaled by the Department of Building Inspection. Therefore, the variance has expired, and the Project
Sponsor must either revert the cottage to the pre-variance building form or seek and justify an additional
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variance. The Project Sponsor chose to revert the cottage to the pre-variance building form. Revised plans
dated September 16, 2014, approved as part of this Motion (Exhibit B), show this scope of work.

BACKGROUND

2014 - Conditional Use Authorization hearing

At the September 11, 2014 public hearing, the Commission approved the Conditional Use Authorization
for density, to allow for a total of four (4) dwelling units on an oversized 7,517 sf lot with 82’-6” of
frontage on a lot zoned RH-3 (Residential House, Three Family). Planning Code Section 209.1(h) states
that a density ratio up to one dwelling unit for each 1,000 square feet of lot area is permitted in the RH-3
Zoning District, if authorized as a Conditional Use by the Planning Commission. The Property contains
7,517 sq. ft. of lot area, and up to seven (7) units could be approved on the property with a Conditional
Use Authorization.

The Project originally proposed four off-street parking spaces, which required a Conditional Use
Authorization within the Telegraph Hill — North Beach Residential Special Use District. At the hearing on
September 11, 2014, the Project Sponsor revised the Project to eliminate the fourth parking space. With
only three off-street parking spaces now part of the Project, the parking is principally permitted and does
not require a Conditional Use Authorization under Planning Code Sections 151, 151.1, 249.49, and 303.

CONDITIONAL USE AUTHORIZATION REQUIREMENTS

The Commission approved a Conditional Use Authorization to build four units on a lot where up to
seven units could be approved by Conditional Use Authorization. To entitle this Project, the Commission
found it complied with Planning Code Section 303.

Section 303 states that the following criteria must be met in order for the Commission to grant approval of
an application for Conditional Use Authorization:

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

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

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

b. The accessibility and traffic patterns for persons and vehicles, the type and volume of
such traffic, and the adequacy of proposed off-street parking and loading and of
proposed alternatives to off-street parking, including provisions of car-share parking
spaces, as defined in Section 166 of this Code.

c. The safeguards afforded to prevent noxious or offensive emissions such as noise, glare,
dust and odor;
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d. Treatment given, as appropriate, to such aspects as landscaping, screening, open spaces,
parking and loading areas, service areas, lighting and signs; and
3. That such use or feature as proposed will comply with the applicable provisions of this Code and
will not adversely affect the Master Plan.

If a proposed Project meets the criteria outlined in Section 303 of the Code, then the Commission may
grant Conditional Use Authorization to approve a density up to one unit per 1,000 sf of lot area on a
property zoned RH-3.

APPELLANT ISSUES AND PLANNING DEPARTMENT RESPONSES
The concerns raised in the Appeal Letter are cited in a summary below and are followed by the
Department’s response.

Issue #1: Concern that the Project does not meet the required criteria for authorizing a Conditional
Use. Specifically, there is a concern that the Project at the size, intensity, and proposed location are
neither necessary or desirable for, nor compatible with, the neighborhood; and that the location of the
proposed driveway will impede pedestrian movement and safety, create conflicts with MUNI buses,
and will adversely affect traffic congestion in the area.

Response #1: The Planning Commission has determined that the Project meets the required findings

outlined in Planning Code Section 303, and that the Project is necessary, desirable, and compatible
with the surrounding neighborhood.

Subject Project

The Project is necessary and desirable because it will provide in-fill housing in a residential
neighborhood, on a lot that has been vacant (less for a small cottage at the rear of the lot) for over 10
years. The lot previously contained five buildings, but four of those five buildings were demolished in
1997. At present, the vacancy of the Property is a detriment to the neighborhood and creates a gap in the
urban fabric that is built along the Filbert Street walkway and stairs. The vacant lot is visually inconsistent
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with the character of the surrounding private property, which features housing developments that relate
to the topography of the hill. The Project will embody General Plan goals that ask new development to
step down hills in an incremental fashion. Instead of presenting a solid mass, the design is improved by
breaking up the mass into smaller portions more consistent with San Francisco’s typical 25" residential
lots. It is compatible with properties that abut a vehicular street, which typically include off-street
parking. The Project will also incorporate landscaping to match the surrounding area, and create visual
consistency in the neighborhood. As an area that attracts tourists and visitors, the Project is a desirable
improvement to the neighborhood over the existing vacant lot.

The appeal states that the size of the three proposed luxury units is incompatible with the surrounding
neighborhood, since the average size of units within 300 feet of the property is significantly smaller. The
Housing Element of the General Plan emphasizes the need to provide housing at all income levels in a
variety of sizes and configuration — including family-sized housing, particularly at infill locations well-
served by transit and within walking distance of retail amenities and employment opportunities.
Telegraph Hill neighborhood also contains many large expensive homes; the family-sized housing
provided within this project is certainly not out of character for the neighborhood.

With regard to the statement that the proposed driveway will create a hazard, it is not unusual for a
driveway to cross a pedestrian-only pathway, such as Filbert Street in this location. The project’s proposal
for a three-car parking garage/basement would result in a low volume of vehicles entering and existing
from Telegraph Hill Boulevard. In addition, at the intersection of Filbert Street and Telegraph Hill
Boulevard, there is both a stop sign and painted pedestrian cross walk, ensuring that vehicles entering the
driveway will be traveling at slow speeds and aware of crossing pedestrians. Furthermore, the garage
would be set back from the property line and has been designed to allow cars to face the street when
exiting, allowing drivers and pedestrians greater visibility of one another when cars exist the garage. Due
to the low volume of vehicles expected to enter and exit the proposed garage, the project will not
adversely affect pedestrian movement and safety, create unusual conflicts with MUNI or congestion in
the area.

Issue #2: Concern over the Project’s consistency with the General Plan Priority Policies [Planning
Code Sections 101.1(b)(2), (3), (4), (8)].

Response #2: The Planning Commission found the Project to be on balance, consistent with the
General Plan’s Priority Policies. The Project will conserve and protect existing housing and
neighborhood character by renovating and restoring an existing, vacant, residential building in the
neighborhood. The existing small cottage has been unoccupied for approximately 10 years, and is much
needed housing that will be brought back on the market as part of this Project. The Project will improve a
dilapidated vacant lot with a well-designed, high-quality residential development that is compatible with
the scale and mass of surrounding properties. It will include screening and green elements specifically
designed to allow the new structure to blend seamlessly into the character and topography of the
neighborhood. The Project will incorporate ample landscaping in planters at the front of the Property,
and the Sponsors have also committed to working in good faith with DPW and other relevant City
agencies on a stewardship and maintenance agreement for the landscaped area to the north of the Filbert
Street stairs. The four residential units that will be added to the market as part of this Project will not
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generate substantial commuter traffic that would impede MUNI transit service, or overburden the streets
or neighborhood parking. Furthermore, by including three off-street parking spaces, the Project would
minimize the need for residents to use the limited on-street parking in the neighborhood.

Lastly, the Project will not adversely affect any public parks or open spaces. The Project Site is located
below Coit Tower and Pioneer Park on Telegraph Hill. Telegraph Hill is identified in the General Plan’s
Urban Design Element as an outstanding and unique area. The Special characteristics of the area are
identified as the following:

¢ A hilltop park with the highly visible green of trees from which Coit Tower rises above all
else.

¢ Low, small-scale buildings having predominantly flat roofs and light pastel colors, hugging
the topography in a highly articulated form which contrasts with the power of downtown
construction.

¢ (liffs and complex stairs and walkways on the east side above the waterfront, with buildings
perched precariously along the slope and trees interspersed.

* Intimate pedestrian scale and texture of streets and housing, with sudden and dramatic views
of the Bay and downtown through narrow openings.

The Project is compatible with the aforementioned special characteristics, in that the buildings are
designed to be consistent with the scale and massing of surrounding properties, and include flat,
landscaped roofs. The building respects the topography of the street by “stepping-down” the laterally-
sloping topography of the Filbert Street steps. The buildings have been designed with a pedestrian scale
and texture, incorporating both landscaping as well as side setbacks along the west side of each of the
three new units, which provide for views of downtown. The Project will not adversely affect Coit Tower’s
or Pioneer Park’s access to sunlight or public vistas. Instead, the project will preserve pedestrian access
along the side of the property for those traveling up the Filbert stairs, crossing Telegraph Boulevard and
continuing up to Coit Tower or over towards the more famous portion of the Filbert Stairs that cross
Napier Lane.

Issue #3: Concern that the Project is inconsistent with the City’s Residential Design Guidelines and
the Urban Design Element of the General Plan.

Response #3: The Project has been reviewed by the Department’s Residential Design Team and has
been found to be consistent with the Residential Design Guidelines, and on balance, consistent with
the Urban Design Element of the General Plan. The Residential Design Guidelines (“RDG”) seeks to
ensure that the General Plan is honored and that the following key design principles are achieved as part
of any project, as outlined on page 5 of the RDG:

e Ensure that the building’s scale is compatible with surrounding buildings.

* Ensure that the building respects the mid-block open space.

* Maintain light to adjacent properties by providing adequate setbacks.

* Provide architectural features that enhance the neighborhood’s character.

¢ Choose building materials that provide visual interest and texture to a building.
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Ensure that the building’s scale is compatible with surrounding buildings.

According to the RDG, the design and the scale of the building should be compatible with the height and
depth of surrounding buildings. A building that is larger than its neighbors can still be in scale and be
compatible with the smaller buildings in the area, if it be made to look smaller by facade articulations and
through setbacks to upper floors. Furthermore, as it relates to the scale of the building’s facade, the RDG
states that the building’s facade width should be compatible with those found on surrounding buildings.
Most building widths are related to the lot width, and are typically 25 feet. This uniform building width
contributes to the overall character of the neighborhood and the scale of buildings within the area.
Therefore, it is very important to respect the facade widths typically found in the neighborhood. If a
project is located on a site that is wider than usual, as is the case with the proposed Project, the facade
should be articulated to respect traditional fagade widths found in the neighborhood. The RDG cites as an
example that a facade may be broken into separate forms that match the widths of surrounding buildings
in a substantive way.

The new building will be designed to appear from the street as three, three-story single-family dwellings,
consistent with the rhythm and scale of buildings found in the immediate area. The three building
segments will each occupy 23’-10” of frontage, which is consistent with the width of building facades
found throughout the neighborhood. The height of the eastern-most portion of the building is consistent
with the adjacent three-story-over-garage structure at 109/111 Telegraph Hill Blvd., and each of the
proposed building segments to the west step down the street relative to the naturally sloping topography
of Telegraph Hill. The eastern-most building segment is approximately 2’-3” shorter in height than the
neighbor to the east. The middle building segment is 5-8” shorter in height than the eastern-most
building segment, and the building segment to the west is 9’-4” shorter in height than the middle
building segment. The height and scale of the project is compatible with the height and scale of
surrounding buildings throughout the neighborhood (RDG, pg. 11, 23-25).

Ensure that the building respects the mid-block open space; maintain light to adjacent properties by
providing adequate setbacks.

The new buildings respect the mid-block open space and maintain light to adjacent property through the
stepping back of the rear facades and through the provision of side setbacks. The eastern-most building
segment is less than 8-0” deeper than the neighbor to the east at 109/111 Telegraph Hill Blvd at the
lowest two levels, but is approximately equal in depth with the adjacent building for all subsequent
floors. Each building segment to the west steps back with regard to its building depth. Although the
western-most building portion is deeper than the cottage to the west, the project incorporates a 5'-0” side
setback along the west property line, for a total separation of 8-4” separation between buildings.
Furthermore, as part of this project, the rear yard cottage on the subject property will be reduced in size,
eliminating the portion of the building that was expanded as part of the 1995 variance approval. This
reduction to the existing noncomplying rear structure will improve the property’s contribution to the
mid-block open space. (RDG, pg. 25-27)

Provide architectural features that enhance the neighborhood’s character.
The property includes numerous architectural features that enhance the neighborhood’s mixed
architectural character. The Project provides an attractive, high-quality modern design and form that
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compliments and blends with surrounding mixture of architectural styles and building forms without
mimicking any particular style. The building entrances have been designed to enhance the connection
between the public realm of the street and sidewalk and the private realm of the building by providing
recessed entry courts, with landscaping and lighting. The three previously proposed stair penthouses
have been removed, eliminating all massing above the roof. Each roof will be finished as a green roof
deck featuring sustainable native plants, as well as extensive landscaping, enhancing the compatibility of
the building’s roof with the surrounding vegetation. (RDG, 31-32, 38-39)

Choose building materials that provide visual interest and texture to a building.

The building will be built with high-quality exterior materials that complement the array of exterior
materials that are found on buildings throughout the neighborhood. The building will be built with high-
quality exterior materials that complement the array of exterior materials that are found on buildings
throughout the neighborhood. The building includes a stucco outer shell, with a mix of weathered steel
and Corten steel panels, as well as wood screens and panels in order to create warm highlights that
reference the rustic nature of Telegraph Hill. It also includes fixed wood louvers on the front facade to
provide visual interest, privacy, and texture to the building.

General Plan’s Urban Design Element

The Project is also consistent with the General Plan’s Urban Design Element. As noted above, Telegraph
Hill is identified in the Urban Design Element as an outstanding and unique area. The Special
characteristics of the area are identified as the following:

* A hilltop park with the highly visible green of trees from which Coit Tower rises above all else.

* Low, small-scale buildings having predominantly flat roofs and light pastel colors, hugging the
topography in a highly articulated form which contrasts with the power of downtown
construction.

e (liffs and complex stairs and walkways on the east side above the waterfront, with buildings
perched precariously along the slope and trees interspersed.

¢ Intimate pedestrian scale and texture of streets and housing, with sudden and dramatic views of
the Bay and downtown through narrow openings.

The Project is compatible with the aforementioned special characteristics, in that the buildings are
designed to be consistent with the scale and massing of surrounding properties, and include flat,
landscaped roofs. The building respects the topography of the street by “stepping-down” the laterally-
sloping topography of the Filbert Street steps. The buildings have been designed with a pedestrian scale
and texture, incorporating both landscaping as well as side setbacks along the west side of each of the
three new units, which provide for views of downtown.

Urban Design Element: Fundamental Principles for City Pattern
4. Where large parks occur at tops of hills, lowrise buildings surrounding them will preserve

views from the park and maintain visibility of the park from other areas of the city.

Urban Design Element: Fundamental Principals for Major New Development.
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1C. Low, smaller-scale buildings on the slopes of hills, at their base, and in the valleys between
complement topographic forms and permit uninterrupted views.

7. Buildings which meet the ground and reflect the slope of the hill relate to the land form.

Contrary to the appellants’ brief, the General Plan does not prohibit building around open spaces on
hillsides. If development is designed appropriately (low-rise, flat roofs, etc.) it can frame and
accentuate the open space at the top. This project does such and emphasizes the natural form by
stepping down the hill.

Urban Design Element: Visual Harmony, Height & Bulk
Policy 4: Promote building forms that will respect and improve the integrity of open spaces and
other public areas. New buildings should not block significant views of public opens spaces.
Buildings near these open spaces should permit visual access and in some cases physical
access to them.

The project preserves access to the Filbert Stairs and will improve the experience by replacing a chain-
link fence, around a vacant lot with new appropriately-scaled development and landscaping.

The General Plan’s Urban Design Element states that driveways across sidewalks should be kept to a
practical minimum, with control maintained over the number and width of curb cuts, in order to
minimize danger to pedestrians. The Project includes a 10-foot wide curb cut, which is the City standard,
and a 12-foot wide garage door, which is comparable with the size of garage doors found on surrounding
properties (specifically the two properties to the east). The Project has been designed to include one
garage entrance that will serve the vehicle storage for all four units on the Property, thereby minimizing
danger to pedestrians. The garage has sufficient space for maneuvering such that exiting vehicles will not
need to be backed-out in reverse. The garage door will be recessed 7’-6” from the front Property Line, in
order to allow cars to exit the garage and observe pedestrian activity before crossing the sidewalk. As
indicated through the Conditions of Approval, the Project Sponsor has also agreed to install warning
signs to alert pedestrians on the Filbert Steps to the presence of the driveway, as well as mirrors to
enhance the view of drivers exiting the garage.

In summary, the Project is consistent with both the Residential Design Guidelines and the General Plan’s
Urban Design Element.

Issue #4: Concern that the Project is inconsistent with the Objectives and Policies of the Housing
Element of the General Plan.

Response #4: The Project is, on balance, consistent with the City’s Housing Element of the General
Plan. In addition to the project being compatible with the existing neighborhood character, as described
above, the project will create new in-fill housing on a residentially-zoned and substantially vacant lot.
The current lot is blighted and creates a gap in the otherwise continuous street wall. The Project includes
a well-design renovation of the existing rear yard cottage, and includes new construction that is
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compatible with the surrounding scale of buildings at the street and the massing of adjacent buildings, as
well as the architectural character of the surrounding neighborhood.

Housing Element Policy 4.1: Develop new housing, and encourage the remodeling of existing housing,
for families with children.

The proposed Project would add three units and 12 bedrooms, and rehabilitate the existing cottage on a
lot that currently provides one vacant, uninhabitable unit.

Housing Element Policy 10.1: Create certainty in the development entitlement process, by providing
clear community parameters for development and consistent application of these regulations.

The Planning Commission found that the Project met the policies of the General Plan and Residential
Design Guidelines and conformed to the Planning Code and accordingly approved the Project with some
modifications.

Issue #5: Concern that the Planning Commission erred in determining that the pre-variance condition
of existing rear yard cottage included only one unit when it was actually a two unit building in its pre-
variance form.

Response #5: The determination regarding the legal conditions on the lot is not part of the
Conditional Use Authorization and was not before the Planning Commission. Staff consulted with the
Zoning Administrator (“ZA”) to establish the legal baseline conditions on the lot prior to the Conditional
Use hearing. As part of the Project that was approved through a CU in 1994, a Variance in 1995, and the
issuance of demolition and new construction permits in 1997, the rear cottage was approved to be
converted from two units to one unit. The second unit was accessed through a ship’s ladder, and all units
on the property at that time were determined by the City to be unsound housing; with the exception of
one unit, all units were vacant. The current requirements for the loss of dwelling-units were not in effect
at that time, and therefore no additional entitlements were required for the removal of a dwelling unit; it
was a principally permitted action. Following the aforementioned approvals, the second unit in the rear
cottage was removed and the result is the current condition, which is a one-unit cottage. The Department
of Building Inspection’s records show the property as containing one legal unit, and the Department
concurs that there is one legal unit on the property.

Issue #6: Concerns that that Planning Commission’s conditions of approval are inadequate as to the
impacts of construction.

Response #6: The Project would not result in any construction related impacts under CEQA. Although
concerns about construction are typically not considered Planning-related issues for the approval of
entitlements, the Sponsor has agreed to several construction management conditions of approval (13,
14, 15, 16 of the parking and traffic section; as well as items 23-32 in the General Notes Section of the
cover page of the approved plans, Exhibit B of motion no. 19232). As is typical with all sites in the City,
the sponsor will be required to work with other permitting agencies, including the Department of
Building Inspection and Public Works, to determine the best construction management approach for the
site. Additionally, the Project Sponsor has incorporated many construction management practices into
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their Project that will further minimize the effects of construction on the neighborhood. For example, in
addition to providing a pedestrian tunnel to maintain public access of the Filbert stairs during
construction, the project sponsor will also permanently station a flag person at the intersection of Filbert
Street and Telegraph Hill Boulevard for the duration of construction activities. These additional
conditions, in conjunction with the City’s existing regulatory requirements for construction management,
would further reduce the already less than significant construction impacts of the Project.

As explained in the CEQA Determination and response to the CEQA appeal, the proposed Project’s
construction activities would be coordinated with the San Francisco Department of Public Works (DPW),
the San Francisco Municipal Transportation Agency, and the Transportation Advisory Staff Committee to
ensure that construction activities are conducted in a manner that maintains circulation on public rights-
of-way, to the maximum extent feasible, while also ensuring the public’s safety.

CONCLUSION

For the reasons stated above, the Planning Department recommends that the Board uphold the Planning
Commission’s decision in approving the Conditional Use Authorization to construct a new three-unit
building on the predominantly vacant 7,517 sf lot at 115 Telegraph Hill Boulevard, subject to the
conditions of approval contained within Exhibit A of Planning Commission Motion No. 19232, and deny
the appeal.
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Planning Commission Motion No. 19232
HEARING DATE: SEPTEMBER 11, 2014
Date: September 23, 2014
Case No.: 2013.1375 EC
Project Address: 115 TELEGRAPH HILL BLVD. (AKA 363 FILBERT STREET)
Zoning: RH-3 (Residential House, Three-Family)
Telegraph Hill/North Beach Residential Special Use District
40-X Height and Bulk District
Block/Lot: 0105/065

Project Sponsor: Jeremy Ricks

735 Montgomery Street, Suite 350
San Francisco, CA 94111
Elizabeth Watty — (415) 558-6620

Elizabeth.Watty@sfgov.org

Staff Contact:

ADOPTING FINDINGS RELATING TO THE APPROVAL OF A CONDITIONAL USE
AUTHORIZATION PURSUANT TO PLANNING CODE SECTIONS 209.1(h) AND 303, TO ALLOW
THE CONSTRUCTION OF THREE NEW DWELLING UNITS (FOR A LOT TOTAL OF FOUR UNITS)
WITH THREE OFF-STREET PARKING SPACES WITHIN THE RH-3 (RESIDENTIAL HOUSE,
THREE-FAMILY) ZONING DISTRICT, TELEGRAPH HILL - NORTH BEACH RESIDENTIAL
SPECIAL USE DISTRICT, AND A 40-X HEIGHT AND BULK DISTRICT.

PREAMBLE

On August 21, 2013, Daniel Frattin, attorney for Jeremy Ricks (hereinafter “Project Sponsor”), filed an
application with the Planning Department (hereinafter “Department”) for Conditional Use Authorization
under Planning Code Sections 151, 151.1, 209.1(h), 249.49, and 303, to allow the construction of three new
dwelling-units above four off-street parking spaces on a lot that contains one existing unit within the RH-
3 (Residential House, Three-Family) Zoning District, Telegraph Hill — North Beach Residential Special
Use District, and a 40-X Height and Bulk District.

On July 17, 2014, the San Francisco Planning Commission (hereinafter “Commission”) conducted a duly
noticed public hearing at a regularly scheduled meeting on Conditional Use Application No. 2013.1375C.
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At that hearing, the Planning Commission continued the hearing to September 11, 2014 so that the Project
Sponsor could make revisions to the Project’s design and provide additional information about the rear
cottage.

On September 11, 2014, the Commission conducted a duly noticed public hearing at a regularly
scheduled meeting on Conditional Use Application No. 2013.1375C.

On September 11, 2014, during the duly noticed public hearing on Conditional Use Application No.
2013.1375C, the Project Sponsor verbally withdrew, on-record, the request for a Conditional Use
Authorization, pursuant to Planning Code Sections 151, 151.1, and 249.49, to allow a fourth off-street
parking space (a one-to-one parking to dwelling-unit ratio), reducing the parking included as part of the
Project to three spaces serving four dwelling-units.

On September 3, 2014, the Project was determined to be exempt from the California Environmental
Quality Act (“CEQA”) as a Class 1 and 3 Categorical Exemption under CEQA as described in the
determination contained in the Planning Department files for this Project.

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

MOVED, that the Commission hereby authorizes the Conditional Use requested in Application No.
2013.1375CE, as amended at the hearing on September 11, 2014, subject to the conditions contained in
“EXHIBIT A” of this motion, based on the following findings:

FINDINGS

Having reviewed the materials identified in the preamble above, and having heard all testimony and
arguments, this Commission finds, concludes, and determines as follows:

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

2. Site Description and Present Use. The Property is a 7,517 square-foot lot that is steeply sloping;
in 1993, three lots were merged into the one large lot in existence today. It once contained five
buildings, but four of the five buildings were demolished circa 1997. The lot currently contains a
one-story cottage that was constructed in 1906, concrete retaining walls, concrete and wood
stairways, and fencing. The lot has been vacant — with the exception of the vacant cottage — since
1997. In the early 1990s, the Bureau of Building Inspection declared the cottage “unsound” and it
is currently uninhabitable. The Property occupies 82’-6” of frontage, including 68’ along the
Filbert Street steps.

3. Surrounding Properties and Neighborhood. The Project is located on the south side of
Telegraph Hill Boulevard, between Montgomery, and Kearny Streets on Telegraph Hill near Coit
Tower. On this portion of the hill, Filbert Street consists of a set of concrete public stairs, but
provides no vehicle throughway. Telegraph Hill Blvd passes to the north of the Property,

SAN FRANCISCO 2
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spiraling up to Coit Tower. The Property is in the North Beach neighborhood, and is located in an
RH-3 Zoning District, towards the top of Telegraph Hill near Coit Tower. Properties in the
immediate area typically consist of one-, two- and three-family dwellings. Buildings heights are
varied, but typically range from two-to-four stories tall at the street, and are scaled at the street to
respect the laterally-sloping topography of the hill. To the west is a two-story, two-unit building,
and immediately to the east is a four-story, three-unit building.

4. Project Description. The Project Sponsor proposes to construct a 15,544 sq. ft. three-unit
residential building with three-off-street parking spaces on a lot that contains one existing
dwelling-unit (a vacant cottage in the southeast corner of the lot). The Project also includes the
renovation and restoration of the cottage located at the rear of the property, returning it to its pre-
variance (93.180V) building form.

The new building will be designed to appear from the street as three, three-story single-family
dwellings that will step down the hill relative to the naturally sloping topography of Telegraph
Hill. The new building will include three off-street parking spaces in a shared 3,137 sq. ft. below-
grade garage/basement, accessed from one garage door that will be located at the top of the
Filbert Street stairs along Telegraph Hill Boulevard. The cottage in the rear would be accessed via
a designated pedestrian path to the west of Unit #3, as well as through the garage.

The three units will each occupy 23’-10” of frontage. Each unit will contain a green roof deck
featuring sustainable native plants, as well as extensive landscaping. Although the rear cottage
was authorized to expand as part of Variance Case no. 93.180V, the implementing Building
Permit Applications were never finaled by the Department of Building Inspection. Therefore, the
variance has expired, and the Project Sponsor must either revert the cottage to the pre-variance
building form or seek and justify an additional variance. The Project Sponsor chose to revert the
cottage to the pre-variance building form. Revised plans dated September 16, 2014, approved as
part of this Motion (Exhibit B), show this scope of work.

5. Public Comment. The Department has received letters of support from 43 people (including the
North Beach Neighbors), and letters in opposition to the Project from 41 people (including the
Telegraph Hill Dwellers).

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. Density. Planning Code Section 209.1(h) states that a density ratio up to one dwelling unit
for each 1,000 square feet of lot area is permitted in the RH-3 Zoning District, if authorized as
a Conditional Use by the Planning Commission.

The Property contains 7,517 sq. ft. of lot area and would permit up to seven units with a Conditional
Use Authorization. The Project would result in a lot total of four units, and thus is permitted with a
Conditional Use Authorization, which is justified in more detail through Section 7, below.
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Rear Yard Requirement. Planning Code Section 134 states that the minimum rear yard
depth shall be equal to 45 percent of the total depth of a lot in which it is situated, and based
on conditions on the adjacent properties, it may be reduced up to 25 percent of the total
depth of the lot, based on the average depths of adjacent buildings.

The Project will be constructed within buildable area of the lot, maintaining a 45 percent rear yard.
The existing rear yard cottage is located entirely within the required rear yard; although it will be
repaired, remodeled, and reduced to the pre-variance building form, it will not be expanded, and
therefore is considered an existing legal noncomplying structure. The Project complies with Planning
Code Section 134.

Open Space. Planning Code Section 135 requires 100 square-feet of usable open space per
dwelling unit in the RH-3 Zoning District if privately accessible, or 133 square-feet per unit if
the space is commonly accessible.

The Project satisfies the residential open space requirements through a private 132 square-foot deck for
Unit #1, a private 300 square-foot deck for Unit #2, a 252 square-foot deck for Unit #3, and through a
commonly-accessible 2,266 square-foot, rear yard for the existing rear yard cottage. The Project
complies with the open space requirements of Planning Code Section 135.

Street Trees. Planning Code Section 138.1 requires the provision of street trees with the
addition of a new dwelling unit. When street trees are required, one 24-inch box size tree is
required for each 20 feet of lot frontage along a street, with any remaining fraction of 10 feet
or more of frontage requiring an additional tree. Such trees shall be located either within a
setback area on the lot or within the public right-of-way along such lot.

The Property currently contains two street trees along the 82’-6” property frontage, located between
the Filbert Street stairs and Telegraph Hill Boulevard. The Property requires installation of 4 trees;
however, according to the Department of Public Works, installation of the additional two required
street trees is infeasible. As such, the Project Sponsor will pay an in-lieu fee for two street trees.

Bird Safe Glazing. Planning Code Section 139 allows residential buildings within R-Districts
that are less than 45 feet in height and have an exposed facade comprised of less than 50%
glass to be exempt from the Location-Related Glazing Standards outlined in Planning Code
Section 139(c)(1).

The Property is located within 300-feet of an Urban Bird Refuge; however, the new buildings’ exposed
facades are comprised of less than unobstructed 50 percent glass, and are therefore exempt from
meeting the Location-Related Glazing Standards outlined in Planning Code Section 139(c)(1).

Exposure. Planning Code Section 140 requires that at least one qualifying room of every
dwelling unit must face directly on an open area. The open area may be a street or alley,
Code-compliant rear yard, or a qualifying open space.
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The three new dwelling-units will face Telegraph Hill Boulevard, which is a qualifying street for the
purpose of dwelling-unit exposure. The dwelling-unit located within the existing legal noncomplying
structure in the rear yard will face an open space between the buildings that meets the dimensional
requirements of Planning Code Section 140(a)(2); the space is no less than 25 feet in every horizontal
dimension for the floor at which the dwelling unit in question is located and the floor immediately
above it, with an increase of five feet in every horizontal dimension at each subsequent floor. The
Project complies with the dwelling unit exposure requirements of Planning Code Section 140.

Telegraph Hill — North Beach Residential Special Use District. Planning Code Section
249.49 establishes the Telegraph Hill — North Beach Residential Special Use District (SUD).
The purpose of this SUD, as it relates to new construction projects, is to regulate off-street
parking in order to ensure that it does not significantly increase the level of automobile
traffic, increase pollution, or impair pedestrian use on narrow public rights-of-way in the
District. Although the RH-3 Zoning District would typically require one parking space per
dwelling unit (a one-to-one parking ratio), this SUD requires a Conditional Use, along with
related findings outlined in Section 151.1(g), to achieve the same parking ratio.

The Project is located within the Telegraph Hill — North Beach Residential Special Use District.
Although the original Project proposed four off-street parking spaces, which required a Conditional
Use Authorization, the Project was revised during the hearing to eliminate the fourth parking space.
With only three off-street parking spaces now part of the Project, the parking is considered principally
permitted, and no longer requires a Conditional Use Authorization under Sections 151, 151.1, and
249.49.

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

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

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

The Project is necessary and desirable because it will provide much needed family-sized in-fill housing
in a residential neighborhood, on a lot that has been vacant (less for a small cottage at the rear of the
lot) for over 10 years. The lot previously contained five buildings, but four of those five buildings were
demolished in 1997. At present, the vacancy of the Property is a detriment to the neighborhood and
creates a gap in the urban fabric that is built along the Filbert Street walkway and stairs. The vacant
lot is visually inconsistent with the character of the surrounding private property, which features
housing developments that relate to the topography of the hill. The Project is compatible with
properties that abut a vehicular street, which typically include off-street parking. The Project will also
incorporate landscaping to match the surrounding area, and create visual consistency in the
neighborhood. As an area that attracts tourists and visitors, the Project is a desirable improvement to
the neighborhood over the existing vacant lot.
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The Project will provide three new family-sized dwelling units, and will renovate an existing cottage
that is in disrepair in order to make it suitable for occupancy. In-fill sites in developed residential
neighborhoods, such as Telegraph Hill, should be developed with new housing.

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

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

The 7,517 square-foot Property is located in a relatively low-density area; the lot is large for the
neighborhood. In 1993, three lots were merged into the one large lot in existence today. Prior to
that merger, up to nine dwelling units would have been principally permitted (approvable without
a Conditional Use Authorization); now, only three units would be principally permitted, and four-
to-seven units would be permitted with a Conditional Use Authorization.

This large vacant lot is an appropriate location for a three-unit in-fill development (for a total of
four units on the lot). Due to the relatively low density development of the surrounding area, the
Project will create housing at an appropriate scale in a desirable urban area without overcrowding
the neighborhood. Although the three units are technically located within one building, they
appear as three single-family dwellings, each with approximately 23’-10” wide building facades
that are located at the front property line, which is typical of residential properties in the
surrounding area. The existing and proposed uses are consistent with the neighborhood uses, and
the proposed design is compatible with the immediate vicinity.

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

The Property is located in a relatively low-density area. The addition of three new dwelling-units
will have negligible adverse effect on traffic in the neighborhood, and it is anticipated that the
Project will generate traffic volumes and patterns compatible with those of existing surrounding
uses, particularly those properties with off-street parking. The Project will provide three off-street
parking spaces in a below-grade basement garage, which will be sufficient to serve the residents at
the property.

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

The Project consists of the construction of a new three-unit residential building with three off-
street parking spaces, and the renovation of one existing cottage. The Project will comply with all
City codes regarding construction hours, noise, and dust, and it will not produce, or include, any
permanent uses that would emit noxious or offensive emissions such as noise, glare, dust and odor.

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

The Project will improve the exterior appearance of the Property by upgrading landscaping and
creating an attractive, Code-compliant housing development. The Project will incorporate ample
landscaping in planters at the front of the Property, and the area surrounding the new
development will be landscaped to allow the development to blend into, and complement, the
surrounding hillside. The Project Sponsors have also committed to working in good faith with
DPW and other relevant City agencies on a stewardship and maintenance agreement for the
landscaped area to the north of the Filbert Street stairs.

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

The Project complies with all relevant requirements and standards of the Planning Code and is
consistent with Objectives and Policies of the General Plan, as detailed below.

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

HOUSING ELEMENT

Objectives and Policies

OBJECTIVE 2:
RETAIN EXISTING HOUSING UNITS, AND PROMOTE SAFETY AND MAINTENANCE
STANDARDS, WITHOUT JEOPARDIZING AFFORDABILITY.

Policy 2.4:
Promote improvements and continued maintenance to existing units to ensure long term
habitation and safety.

The Project includes the renovation of the existing rear yard cottage, which is in poor condition, in order to
make it suitable for occupancy.

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

Policy 4.1:
Develop new housing, and encourage the remodeling of existing housing, for families with
children.

SAN FRANCISCO 7
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The Project includes the renovation of the existing rear yard cottage, which is in poor condition, in order to
make it suitable for occupancy, and includes the development of three new family-sized units.

OBJECTIVE 11:
SUPPORT AND RESPECT THE DIVERSE AND DISTRINT CHARACTER OF SAN
FRANCISCO’S NEIGHBORHOODS.

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

Policy 11.2:
Ensure implementation of acceptable design standards in project approvals.

Policy 11.3:
Ensure growth is accommodated without substantially and adversely impacting existing
residential neighborhood character.

The Project includes a well-design renovation of the existing rear yard cottage, and includes new
construction that is compatible with the surrounding scale of buildings at the street and the massing of
adjacent buildings, as well as the architectural character of the surrounding neighborhood.

TRANSPORTATION ELEMENT

Objectives and Policies

OBJECTIVE 1.

MEET THE NEEDS OF ALL RESIDENTS AND VISITORS FOR SAFE, CONVENIENT AND
INEXPENSIVE TRANVEL WITHIN SAN FRANCISCO AND BETWEEN THE CITY AND
OTHER PART S OF THE REGION WHILE MAINTAINING THE HIGH QULAITY LIVING
ENVIRONMENT OF THE BAY AREA.

Policy 1.3:
Give priority to public transit and other alternatives to the private automotive as the means of
meeting San Francisco’s transportation needs, particularly those of commuters.

OBJECTIVE 2:
USE THE TRANSPORTATION SYSTEM AS A MEANS FOR GUIDING DEVELOPMENT AND
IMPROVING THE ENVIRONMENT.

Policy 2.2:
Reduce pollution, noise and energy consumption.

The Project’s central location to the City’s downtown and its proximity to public transportation make it an

ideal location for new housing. Residents will have a variety of options connecting them to the rest of the
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City and beyond. Due to the Property’s central location, residents will be able to commute to jobs and
access much of San Francisco by transit, foot or bicycle.

URBAN DESIGN ELEMENT

Objectives and Policies

OBJECTIVE 2
CONSERVATION OF RESOURCES WHICH PROVIDE A SENSE OF NATURE, CONTINUITY
WITH THE PAST, AND FREEDOM FROM OVERCROWNDING.

Policy 2.7:
Recognize and protect outstanding and unique areas that contribute in an extraordinary degree to
San Francisco's visual form and character.

Telegraph Hill is identified in the General Plan’s Urban Design Element as an outstanding and unique
area. The Special characteristics of the area are identified as the following:
A hilltop park with the highly visible green of trees from which Coit Tower rises above all else.
Low, small-scale buildings having predominantly flat roofs and light pastel colors, hugging the
topography in a highly articulated form which contrasts with the power of downtown
construction.
Cliffs and complex stairs and walkways on the east side above the waterfront, with buildings
perched precariously along the slope and trees interspersed.
Intimate pedestrian scale and texture of streets and housing, with sudden and dramatic views of
the Bay and downtown through narrow openings.

The Project is compatible with the aforementioned special characteristics, in that the buildings are designed
to be consistent with the scale and massing of surrounding properties, and include flat, landscaped roof.
The buildings respect the topography of the street by “stepping-down” the laterally-sloping topography of
the Filbert Street steps. The buildings have been designed with a pedestrian scale and texture, incorporating
both landscaping as well as side setbacks along the west side of each of the three new units, which provide
for views of downtown.

OBJECTIVE 3:
MODERATION OF MAJOR NEW DEVELOPMENT TO COMPLEMENT THE CITY PATTERN,
THE RESOURCES TO BE CONSERVED, AND THE NEIGHBORHOOD ENVIRONMENT.

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

Policy 3.6:
Relate the bulk of buildings to the prevailing scale of development to avoid an overwhelming or
dominating appearance in new construction.
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The Project provides an attractive modern design and form that compliments and blends with surrounding
structures without mimicking them. This creates a visually dynamic and harmonious neighborhood with
an appropriate mixture of building styles.

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

Policy 4.4
Design walkways and parking facilities to minimize danger to pedestrians.

This General Plan states that driveways across sidewalks should be kept to a practical minimum, with
control maintained over the number and width of curb cuts, in order to minimize danger to pedestrians.
The Project includes a 10-foot wide curb cut, which is the City standard, and a 12-foot wide garage door,
which is comparable with the size of garage doors found on surrounding properties (specifically the two
properties to the east). The Project has been designed to include one garage entrance that will serve the
vehicle storage for all four units on the Property, thereby minimizing danger to pedestrians. The garage has
sufficient space for maneuvering such that exiting vehicles will not need to be backed-out in reverse. The
garage door will be recessed 7°-6” from the front Property Line, in order to allow cars to exit the garage and
observe pedestrian activity before crossing the sidewalk. As indicated through the Conditions of Approval,
the Project Sponsor has also agreed to install warning signs to alert pedestrians on the Filbert Steps to the
presence of the driveway, as well as mirrors to enhance the view of drivers exiting the garage.

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

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

The Project includes the re-use of the existing vacant residential cottage at the rear of the property, and
the addition of three residential units on a largely vacant lot. It will not displace any neighborhood
serving retail uses or have any adverse effect on future opportunities for resident employment and
ownership of retail uses.

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

The Project will conserve and protect existing housing and neighborhood character by renovating and
restoring an existing building in the neighborhood. It will improve a dilapidated vacant lot with a well-
designed, high-quality residential development that is compatible with the scale and mass of
surrounding properties. It will include screening and green elements specifically designed to allow the
new structure to blend seamlessly into the character of the neighborhood.
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C. That the City's supply of affordable housing be preserved and enhanced,

The Project includes the rehabilitation and preservation of an existing vacant rear cottage, which based
on its size, will be relatively affordable for the Telegraph Hill neighborhood.

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

With four residential units within walking distance of the City’s employment core and public transit
(MUNI #39), the Project will not generate substantial commuter traffic that will impede MUNI
transit service, or overburden the streets or neighborhood parking. Furthermore, by including three off-
street parking spaces, the Project will minimize the need for residents to use the limited on-street
parking in the neighborhood.

E. That a diverse economic base be maintained by protecting our industrial and service sectors
from displacement due to commercial office development, and that future opportunities for
resident employment and ownership in these sectors be enhanced.

The Project is a small residential development located on a nearly vacant lot in a residential
neighborhood. No office use is proposed, and no industrial uses will be displaced.

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

The Project will conform to the structural and seismic requirements of the San Francisco Building
Code, and thus meets this requirement.

G. That landmarks and historic buildings be preserved.

The Project is not located in any Conservation or Historic District. The Project will not adversely alter
any landmark building, contributory building, or architecturally significant building on the Property
or in the vicinity.

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

The Project includes the in-fill development of three new dwelling-units on a largely vacant lot in a
residential neighborhood. The Project will not adversely affect any public parks or open spaces. It is
located below Coit Tower and Pioneer Park on Telegraph Hill, and will incorporate green rooftops to
ensure that the Project blends with the hillside when viewed from above. It will not adversely affect
Coit Tower’s access to sunlight or public vistas.
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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. The Commission hereby finds that approval of the Conditional Use Authorization would
promote the health, safety and welfare of the City.
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DECISION

That based upon the Record, the submissions by the Applicant, the staff of the Department and other
interested parties, the oral testimony presented to this Commission at the public hearings, and all other
written materials submitted by all parties, the Commission hereby APPROVES Conditional Use
Application No. 2013.1375CE, as revised at the hearing on September 11, 2014, subject to the following
conditions attached hereto as “EXHIBIT A” in general conformance with plans on file, revised and dated
September 16, 2014, 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.
19232. The effective date of this Motion shall be the date of this Motion if not appealed (After the 30-
day period has expired) OR the date of the decision of the Board of Supervisors if appealed to the
Board of Supervisors. For further information, please contact the Board of Supervisors at (415) 554-
5184, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San Francisco, CA 94102.

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

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

I hereby certify that the Planning Commission ADOPTED the foregoing Motion on September 11, 3014.

Jonas P. lonin
Commission Secretary

AYES: Commissioners Antonini, Fong, Hillis, Johnson, Richards
NAYS: Commissioners Moore, Wu
ABSENT: N/A

ADOPTED: September 11, 2014
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EXHIBIT A
AUTHORIZATION

This authorization is for a Conditional Use to allow the construction of three new dwelling-units on a lot
that contains one existing unit, including three off-street parking spaces located at 115 Telegraph Hill
Boulevard, Block 0105, and Lot 065 pursuant to Planning Code Sections 209.1(h) and 303, within the RH-3
(Residential House, Three-Family) Zoning District, Telegraph Hill — North Beach Residential Special Use
District, and a 40-X Height and Bulk District; in general conformance with plans, revised and dated
September 16, 2014, and stamped “EXHIBIT B” included in the docket for Case No. 2013.1375C and
subject to conditions of approval reviewed and approved by the Commission on September 11, 2014
under Motion No. 19232. This authorization and the conditions contained herein run with the property
and not with a particular Project Sponsor, business, or operator.

RECORDATION OF CONDITIONS OF APPROVAL

Prior to the issuance of the building permit or commencement of use for the Project the Zoning
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder
of the City and County of San Francisco for the subject property. This Notice shall state that the project is
subject to the conditions of approval contained herein and reviewed and approved by the Planning
Commission on September 11, 2014 under Motion No. 19232.

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

The conditions of approval under the 'Exhibit A" of this Planning Commission Motion No. 19232shall be
reproduced on the Index Sheet of construction plans submitted with the Site or Building permit
application for the Project. The Index Sheet of the construction plans shall reference to the Conditional
Use authorization and any subsequent amendments or modifications.

SEVERABILITY

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

CHANGES AND MODIFICATIONS

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

SAN FRANGISCO 14
PLANNING DEPARTMENT



Motion No. 19232 CASE NO. 2013.1375 EC
September 23, 2014 115 Telegraph Hill Blvd.

Conditions of Approval, Compliance, Monitoring, and Reporting
PERFORMANCE

1.

Validity. The authorization and right vested by virtue of this action is valid for three (3) years
from the effective date of the Motion. The Department of Building Inspection shall have issued a
Building Permit or Site Permit to construct the project and/or commence the approved use within
this three-year period.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

Expiration and Renewal. Should a Building or Site Permit be sought after the three (3) year
period has lapsed, the project sponsor must seek a renewal of this Authorization by filing an
application for an amendment to the original Authorization or a new application for
Authorization. Should the project sponsor decline to so file, and decline to withdraw the permit
application, the Commission shall conduct a public hearing in order to consider the revocation of
the Authorization. Should the Commission not revoke the Authorization following the closure of
the public hearing, the Commission shall determine the extension of time for the continued
validity of the Authorization.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

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

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

Extension. All time limits in the preceding three paragraphs may be extended at the discretion of
the Zoning Administrator where implementation of the project is delayed by a public agency, an
appeal or a legal challenge and only by the length of time for which such public agency, appeal or
challenge has caused delay.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

Conformity with Current Law. No application for Building Permit, Site Permit, or other
entitlement shall be approved unless it complies with all applicable provisions of City Codes in
effect at the time of such approval.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org
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Motion No. 19232 CASE NO. 2013.1375 EC

September 23, 2014 115 Telegraph Hill Blvd.
DESIGN
6. Final Materials. Final materials, window details, glazing, color, texture, landscaping, and

10.

general detailing shall be subject to Department staff review and approval. The architectural
addenda shall be reviewed and approved by the Planning Department prior to issuance.

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

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

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

Street Trees. Pursuant to Planning Code Section 138.1, the Project Sponsor shall submit a site
plan to the Planning Department prior to Planning approval of the Site or Building Permit
Application indicating that the two existing street trees will remain. The Sponsor will pay an in-
lieu fee for the remaining two require street trees in accordance with Planning Code Section 428,
and as outlined in more detailed below.

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

Garage Door. As shown on plans, revised and dated September 16, 2014, and stamped “EXHIBIT
B”, the garage door shall be recessed a total of 7’-6” from the front property line in order to allow
drivers exiting the garage the ability to stop and view pedestrian traffic before crossing the
sidewalk.

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

Stair Penthouse. Rooftop stair penthouses shall not be permitted. Revised plans dated
September 16, 2014, and stamped “EXHIBIT B”, show roof access hatches that are flush with the
roof, rather than the previously proposed stair penthouses.

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

PARKING AND TRAFFIC

11.

Bicycle Parking. The Project shall provide no fewer than four (4) Class 1 bicycle parking spaces
as required by Planning Code Sections 155.1 and 155.5.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org
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Motion No. 19232 CASE NO. 2013.1375 EC
September 23, 2014 115 Telegraph Hill Blvd.

12.

13.

14.

15.

16.

Parking Maximum. Pursuant to Planning Code Section 151.1 and 249.49, the Project shall
provide no more than three (3) off-street parking spaces.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

Construction Parking. The Project Sponsor shall require of the general contractor that
construction workers shall park legally and shall not park in the Coit Tower parking lot. For
information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

Construction Management Plan. A Construction Management Plan is required, as provided for
under items 23-32 of the “General Notes” section of the Title Sheet of the revised plans, dated
September 16, 2014, and stamped “EXHIBIT B”.

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

Managing Traffic During Construction. The Project Sponsor and construction contractor(s)
shall coordinate with the Traffic Engineering and Transit Divisions of the San Francisco
Municipal Transportation Agency (SFMTA), the Police Department, the Fire Department, the
Planning Department, and other construction contractor(s) for any concurrent nearby Projects to
manage traffic congestion and pedestrian circulation effects during construction of the Project.
Prior to commencing construction, the Project Sponsor shall consult with the affected neighbors
on Assessor’s Block 105 before finalizing the construction staging and traffic plan, including:

a. A schedule of delivery times and dates during which the construction materials are
expected to arrive; and

b. Methods to be used to monitor truck movement into and out of the building site so as to
minimize traffic conflicts on Telegraph Hill Boulevard.

There shall be no queuing of construction trucks along Telegraph Hill Boulevard. All trucks
waiting to unload material shall be staged at a location offsite. Deliveries shall be made between
the hours of 7:30 a.m. and 5 p.m. on weekdays, exclusive of legal holidays. The Project Sponsor
shall employ full-time flag persons to direct traffic during excavation and concrete placement
phases of construction. During other construction phases, all truck movement into and out of the
Project Site shall be monitored by flag persons to minimize any traffic conflict.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

Garage Safety Features. The Project Sponsor shall post signs or other devices to alert pedestrians
to vehicles exiting the garage. Parabolic mirrors shall be installed at the garage exit to enhance the
view of exiting drivers.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org
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PROVISIONS
17. Street Tree In-Lieu Fee. The Zoning Administrator waived the requirement for installation of

two of the required four street trees under Planning Code Section 138.1 based on DPW'’s
recommendation. Pursuant to Planning Code Section 428, the Project Sponsor shall comply with
Planning Code Section 138.1 through payment of an in-lieu Fee pursuant to Section 428.

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

MONITORING

18.

19.

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

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

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

OPERATION

20.

21.

Sidewalk Maintenance. The Project Sponsor shall maintain the main entrance to the building
and all public sidewalks and stairways abutting the subject property in a clean and sanitary
condition in compliance with the Department of Public Works Streets and Sidewalk Maintenance
Standards.

For information about compliance, contact Bureau of Street Use and Mapping, Department of Public
Works, 415-695-2017, http://sfdpw.org

Filbert Street Stewardship. The Project Sponsor will work in good faith with DPW and other
relevant City Agencies to establish a stewardship and maintenance agreement for the landscaped
area to the north of the Filbert Street stairs, between Kearny Street and the Project Site.

For information about compliance, contact Bureau of Street Use and Mapping, Department of Public
Works, 415-695-2017, http://sfdpw.org
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22. Community Liaison. Prior to issuance of a building permit to construct the project and
implement the approved use, the Project Sponsor shall appoint a community liaison officer to
deal with the issues of concern to owners and occupants of nearby properties. The Project
Sponsor shall provide the Zoning Administrator with written notice of the name, business
address, and telephone number of the community liaison. Should the contact information
change, the Zoning Administrator shall be made aware of such change. The community liaison
shall report to the Zoning Administrator what issues, if any, are of concern to the community and
what issues have not been resolved by the Project Sponsor.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org
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ALL WORK SHALL BE IN COMPLIANCE WITH ALL APPLICABLE LOCAL BUILDING
CODES AND REGULATIONS. CONTRACTOR SHALL BE RESPONSIBLE FOR
PERMITS APPLICABLE TO SPECIFIC TRADES OR SUBCONTRACTORS.
CONTRACTOR WILL HAVE EXAMINED THE PREMISES AND SITE SO AS TO
COMPARE THEM WITH THE DRAWINGS AND WILL HAVE SATISFIED HIMSELF AS
TO THE CONDITION OF EXISTING WORK AND ADJACENT PROPERTY PRIOR TO
SUBMISSION OF BID. NO ALLOWANCES WILL SUBSEQUENTLY BE MADE ON
BEHALF OF THE CONTRACTOR BY REASON OF ANY OMISSION ON HIS PART TO
INCLUDE THE COSTS OF ALL ITEMS OF WORK, EITHER LABOR OR MATERIALS,
WHETHER THEY ARE OR ARE NOT ESPECIALLY OR PARTICULARLY SHOWN OR
NOTED BUT WHICH ARE IMPLIED OR REQUIRED TO ATTAIN THE COMPLETED
CONDITIONS PROPOSED IN THE DRAWINGS.
ALL SUBCONTRACTORS TO THE GENERAL CONTRACTOR SHALL INSPECT THE
SITE AND SHALL CONVEY ANY QUESTIONS REGARDING DESIGN INTENT AND
SCOPE OF WORK TO THE ARCHITECT PRIOR TO SUBMITTING BID AND PRIOR TO
COMMENCING WORK.
CONTRACTOR SHALL COORDINATE THE WORK OF THE VARIOUS TRADES AND
SUBCONTRACTORS AND SHALL BE RESPONSIBLE FOR ANY ACTS, OMISSIONS,
OR ERRORS OF THE SUBCONTRACTORS AND OF PERSONS DIRECTLY OR
INDIRECTLY EMPLOYED BY THEM.
CONTRACTOR TO ASSUME SOLE RESPONSIBILITY FOR JOB SITE CONDITIONS
INCLUDING SAFETY OF PERSONS AND PROPERTY FOR THE DURATION OF THE
PROJECT.
CONTRACTOR TO CONFORM TO HOMEOWNERS ASSOCIATION RULES AND
GUIDELINES.
CONTRACTOR TO NOTIFY ARCHITECT IMMEDIATELY AND PRIOR TO ORDERING
OF ALL LONG LEAD ITEMS AND OF APPROXIMATE DELIVERY DATES.
ALL CONSTRUCTION MATERIALS AND SUPPLIES TO BE STORED, HANDLED, AND
INSTALLED ACCORDING TO MANUFACTURERS' RECOMMENDATIONS.
IF ERRORS OR OMISSIONS ARE FOUND IN THE DRAWINGS THEY SHALL BE
BROUGHT TO THE ATTENTION OF THE ARCHITECT BEFORE PROCEEDING WITH
THE WORK.
DRAWINGS SCHEMATICALLY INDICATE NEW CONSTRUCTION. THE CONTRACTOR
SHOULD ANTICIPATE, BASED ON EXPERIENCE, A REASONABLE NUMBER OF
ADJUSTMENTS TO BE NECESSARY TO MEET THE DESIGN OBJECTIVES AND
SHOULD CONSIDER SUCH ADJUSTMENTS AS INCLUDED IN THE SCOPE OF
WORK.
WHEN SPECIFIC FEATURES OF CONSTRUCTION ARE NOT FULLY SHOWN ON THE
DRAWINGS OR CALLED FOR IN THE GENERAL NOTES, THEIR CONSTRUCTION
SHALL BE OF THE SAME CHARACTER AS SIMILAR CONDITIONS.
ALL DIMENSIONS TO BE TAKEN FROM NUMERIC DESIGNATIONS ONLY;
DIMENSIONS ARE NOT TO BE SCALED OFF DRAWINGS.
THESE NOTES TO APPLY TO ALL DRAWINGS AND GOVERN UNLESS MORE
SPECIFIC REQUIREMENTS ARE INDICATED APPLICABLE TO PARTICULAR
DIVISIONS OF THE WORK. SEE SPECIFICATIONS AND GENERAL NOTES IN THE
SUBSECTIONS OF THESE DRAWINGS.
ALL DIMENSIONS ARE TO FACE OF FINISH, U.O.N.
WEATHER STRIP ALL DOORS LEADING FROM HEATED TO UNHEATED AREAS.
PROVIDE VINYL BEAD TYPE WEATHER STRIPPING AT THESE DOORS AND
WINDOWS. ALL SIDES OF THE DOOR MUST BE WEATHERSTRIPPED, INCLUDING
THE THRESHOLD.
CAULK AND SEAL OPENINGS IN BUILDING EXTERIOR 1/8" OR GREATER TO
PREVENT AIR INFILTRATION.
WINDOWS TO BE OPERABLE AND CLEANED, U.O.N.
ALL WALL FRAMING SHALL BE 2x4 @ 16" O.C. MINIMUM. U.O.N.
ALL GYPSUM BOARD SHALL BE 5/8" THICK, TYPE "X", U.O.N.
ALL GYPSUM AND/OR PLASTER SURFACES SHALL BE SMOOTH, CONTINUOUS,
FREE OF IMPERFECTIONS, AND WITH NO VISIBLE JOINTS, U.O.N.
STUCCO OVER WOOD SHEATHING SHALL INCLUDE TWO LAYERS OF GRADE 'D'
BUILDING PAPER.
STRUCTURAL WOOD MEMBERS ADJACENT TO CONCRETE ARE TO BE PRESSURE
TREATED DOUGLAS FIR.
ALONG THE FILBERT STREET STAIR FRONTAGE OF THE PROPERTY, A WELL-LIT
AND NATURALLY VENTILATED PEDESTRIAN TUNNEL PROVIDING SAFETY TO
PERSONS USING THE STAIRS SHALL BE ERECTED FOR THE DURATION OF THE
CONSTRUCTION PERIOD.
A FLAG-PERSON WILL BE PERMANENTLY STATIONED AT THE TOP OF THE
FILBERT STAIRS AT THE ENTRY POINT TO THE SITE. THIS PERSON IS
RESPONSIBLE FOR MONITORING AND USHERING CONSTRUCTION EQUIPMENT
AS WELL AS PEDESTRIAN AND VEHICULAR TRAFFIC TO MINIMIZE POTENTIAL
CONFLICTS.
ALL TRUCKS WAITING TO UNLOAD MATERIAL SHALL BE STAGED AT A LOCATION
OFFSITE TO AVOID QUEUING OF CONSTRUCTION TRUCKS ON TELEGRAPH HILL
BOULEVARD. DELIVERIES SHALL BE MADE BETWEEN THE HOURS OF 7:30 AM
AND 5:30 PM ON WEEKDAYS, EXCLUSIVE OF LEGAL HOLIDAYS.
CONSTRUCTION VEHICLES SHALL USE THE STAGING AREA PROVIDED ON SITE
AS A MEANS TO TURN AROUND, AVOIDING USE OF THE COIT TOWER PARKING
LOT BY CONSTRUCTION EQUIPMENT AND TRUCKS.
ALL APPLICABLE WEIGHT LIMITS ON ACCESS ROADS TO AND FROM THE SITE
SHALL BE OBSERVED AND ADHERED TO.
NO CONSTRUCTION ACTIVITY OVER 5 DBA SHALL BE PERMITTED BETWEEN
8:00 PM AND 7:00 AM THE FOLLOWING DAY PER SAN FRANCISCO NOISE
CONTROL ORDINANCE.
NO TRADESPERSON SHALL UTILIZE THE COIT TOWER PARKING LOT FOR
PERSONAL USE, AND WILL INSTEAD PARK AT DESIGNATED PARKING GARAGES
AND BE SHUTTLED TO AND FROM THE JOB SITE.
PRIOR TO COMMENCING CONSTRUCTION THE CONTRACTOR & SPONSOR SHALL
COORDINATE WITH TRAFFIC ENGINEERING AND TRANSIT DIVISION OF SFMTA,
POLICE DEPARTMENT, FIRE DEPARTMENT, PLANNING DEPARTMENT, AND OTHER
CONSTRUCTION CONTRACTORS FOR ANY CONCURRENT NEARBY PROJECTS TO
MANAGE TRAFFIC CONGESTION AND PEDESTRIAN CIRCULATION EFFECTS
DURING CONSTRUCTION OF THE PROJECT.
PRIOR TO COMMENCING CONSTRUCTION, THE PROJECT SPONSOR SHALL
CONSULT WITH AFFECTED NEIGHBORS ON ASSESSORS' BLOCK 105 BEFORE
FINALIZING THE CONSTRUCTION STAGING AND TRAFFIC PLAN, INCLUDING (A)
A SCHEDULE OF DELIVERY TIMES AND DATES DURING WHICH CONSTRUCTION
MATERIALS ARE EXPECTED TO ARRIVE; AND (B) METHODS TO BE USED TO
MONITOR TRUCK MOVEMENT INTO AND OUT OF THE BUILDING SITE SO AS TO
MINIMIZE TRAFFIC CONFLICTS ON TELEGRAPH HILL BOULEVARD.
MUNI ACCESS TO COIT TOWER SHALL BE MAINTAINED THROUGHOUT
Q : N R /A ’ N

TEWARDSHIP OF LANDSCAPE AREAS | HE PUBLIC DOMAIN AND THE
FILBERT STREET STAIRS ALONG THE PROPERTY FRONTAGE SHALL BE
MAINTAINED BY THE SUBJECT PROPERTY, WITH THE PERMISSION OF SF PARKS
& RECREATION, DPW, AND DBI.
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ASSESSOR BLOCK 0105

ARCHITECT:

BUTLER ARMSDEN ARCHITECTS
2849 CALIFORNIA STREET

SAN FRANCISCO, CA 94115

T. 415.674.5554

F. 415.674.5558

PROPERTY ATTORNEY:
REUBEN & JUNIUS, LLP

1 BUSH STREET, SUITE 600
SAN FRANCISCO, CA 94104
T. 415.567.9000

F. 415.399.9480

SURVEYOR:

FORESIGHT LAND SURVEYING
2410 CALIFORNIA STREET, #2
SAN FRANCISCO, CA 94115

T. 415.735.6180

GEOTECHNICAL ENGINEER:
EARTH MECHANICS

BUTLER ARMSDEN

A R C H I

T E C T S

2849 CALIFORNIA STREET
SAN FRANCISCO, CA 94115
BUTLERARMSDEN.COM

E INFO@BUTLERARMSDEN.COM
T 415-674-5554
F 415-674-5558

360 GRAND AVENUE, SUITE 262
OAKLAND, CA 94610

PROJECT DATA

T. 510.839.0765
F. 510.839.0716

BLOCK: 0105
LOT: 065
LOT SIZE: 7,521 sq.ft.

ZONED: RH-3
HEIGHT LIMIT: 40'-0"
OCCUPANCY: R3

PARKING BASEMENT GROUND | SECOND THIRD UNIT
LEVEL LEVEL LEVEL LEVEL LEVEL TOTAL
UNIT 1 0 1,180 675 735 1,227 E 3;8§73
UNIT 2 0 g 1,081 1,081 ,
UNIT 3 487 1,036 1,081 1,081 0
COTTAGE 406 438 0] 0 0
PARKING & 3,137 300 0 0
TOTAL
BY LEVEL 4,030 3,018 2,897 2,308
TOTAL
PROJECT
SQ.FT.

CONSTRUCTION CLASSIFICATION:
Type V-B

CODES

SCOPE OF WORK

115 TELGRAPH HILL BLVD., SAN FRANCISCO, CA, 94133,

115 TELEGRAPH HILL
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GENERAL NOTES VICINITY MAP \(f;ﬁ SCALE: 1"=8'

(1) ALL DISTANCES: (/?ECO/?)D/ = MEASURED, UNLESS OTHERWISE NOTED. | DRAWN: P.H.=D. I o
IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO HAVE ALL THE CHECKED: G.T oM
UTILITIES MARKED BY THE RESPECTIVE UTILITY COMPANY PRIOR TO b e
CONSTRUCTION. I <

(2) PRIOR TO ANY DIGGING, CALL U.S.A (1-800—642-2444) AT LEAST | o
48 HOURS IN ADVANCE TO HAVE EXISTING UNDERGROUND UTILITIES
MARKED. . -

(3) GROUND CONDITIONS SHOWN HEREON REFLECT CONDITIONS ON THE Q <
DATE OF THE SURVEY. my S O

(4) ENCROACHMENT UPON AND BY THE ADJOINING PRIVATE PROPER 7)/(/55% Q . ¥
ARE HEREBY NOTED AND IT SHALL BE THE RESPONSIBILITY SOLELY O , B © -
THE PROPERTY OWNERS INVOLVED TO RESOLVE ANY ISSUE WHICH MAY 4 O
ARISE THEREFROM. ,L@T)' N O

(5) SINCE A CURRENT POLICY OF TITLE INSURANCE WAS NOT AVAILABLE X S
AT THE TIME OF THIS SURVEY, THE CONSULTANT IS NOT o )]
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NORMALLY BE DISCLOSED BY SUCH A POLICY. & @)

(6) ROOF/FAVE ELEVATIONS WERE TAKEN AT HIGHEST RELEVANT POINT(S) Z
VISIBLE FROM THE GROUND. <

(7) THIS IS A BOUNDARY SURVEY. i ‘ 5 M 2 e

« ' o NUN <V S LL

(8) TREES WERE LOCATED BY ESTIMATING THE CENTER OF THE TREE & v 9 7 sas | 7
WHERE IT ENTERS THE GROUND & IDENTIFYING THE DIAMETER AT N 0 v L £33 Z
BREAST HEIGHT. TREE TYPES MAY BE VERIFIED BY A CERTIFIED .9 ¢ ¢ SE <
ARBORIST, IF NECESSARY. ® 5 " o0 >
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SAN FRANCISCO
PLANNING DEPARTMENT

Memo to the Planning Commission TER GRS

HEARING DATE: SEPTEMBER 11, 2014 San Francisco,
Continued from the July 10, 2014 Hearing CA 94103-2479

Reception:
415.558.6378
Date: September 4, 2014
Case No.: 2013.1375 EC 281)(5 5586400
Project Address: 115 TELEGRAPH HILL BLVD. (AKA 363 FILBERT STREET) o
Zoning: RH-3 (Residential House, Three-Family) Phanng
Telegraph Hill/North Beach Residential Special Use District ﬂg"&?&ugsﬂ

40-X Height and Bulk District
Block/Lot: 0105/065
Project Sponsor:  Jeremy Ricks
735 Montgomery Street, Suite 350
San Francisco, CA 94111
Staff Contact: Elizabeth Watty — (415) 558-6620
Elizabeth.Watty@sfgov.org
Recommendation: ~ Approval with Conditions

BACKGROUND

The Project Sponsor proposes to construct a three-unit residential building with four off-street parking
spaces on a lot that contains one existing dwelling-unit (a vacant cottage in the southeast corner of the
lot), which will be renovated and restored as part of the Project. The Property is located in the RH-3
(Residential House, Three-Family) Zoning District, Telegraph Hill — North Beach Residential Special Use
District, and a 40-X Height and Bulk District.

The proposed Project was heard before the Planning Commission on July 17, 2014. After significant
public testimony, both in support and opposition to the Project, the Planning Commission continued the
item to September 11, 2014. Although there were a variety of suggestions made during the course of the
hearing, the primary changes requested included:

e Creation of side spacing between all three buildings so that they read as detached structures

e Reduce the size of the buildings’ stair penthouses

e Provide pedestrian-scale lighting along the Filbert steps

e Provide articulation and detailing along the side wall of unit #3, which is visible from the bottom

of the Filbert Street stairs.

The Commission also requested that plans of the rear cottage be included as part of the submittal to the
Commission, since it will be renovated and restored to its pre-variance form as part of this Project.

CURRENT PROPOSAL

The following changes have been made in response to the Commission’s concerns:

www.sfplanning.org
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e All buildings have been reduced in width from 25-0” to an equal 23’-10” to create an 8-3 %"
view corridor at the bottom of the Project Site (between 115 Telegraph Hill and 381 Filbert Street),
in addition to a 3’-0” clear spacing between each unit.

e The west facade of Unit 3 has been set back 5-0” from the West property line. Windows and a
deck have been added to the west fagade of Unit 3 to provide articulation and detailing to the
exposed facade, and to allow for a large view corridor between 115 Telegraph Hill and 381 Filbert
Street.

e  Stair penthouses on all units have been reduced from 8’-0” to 7’-0” to minimize their appearance
while enabling use of the roofs for open space.

e  Unit 1 has been reduced in overall height by 6”. The unit has been reduced in size by 261 sq. ft.
e Unit 2 has been reduced in overall height by 5”. The unit has been reduced in size by 308 sq.ft.
e  Unit 3 has been reduced in overall height by 5”. The unit has been reduced in size by 497 sq. ft.

e The rear yard has been reconfigured. Pedestrian access to the rear yard, cottage and garage has
been relocated to the bottom of the Filbert Street stairs (between 115 Telegraph Hill and 381
Filbert Street).

e New landscaping has been incorporated along the wall of the Filbert Street stairs to improve the
pedestrian experience walking-up the steps.

e The curb cut has shifted east 1'-6” to further minimize potential pedestrian and vehicular
conflicts.

o Title sheet has been revised to include language regarding updated construction stipulations,
staging, and sequencing.

e The cottage plans are included, and the form of the building will be returned to the pre-variance
condition.

The Department received three additional letters of opposition to the Project since the hearing on July 17,
2014: one from an individual who previously submitted a letter in opposition to the Project, one from
Telegraph Hill Dwellers who remain in opposition to the Project, and one from Gerry Crowley, who lives
7 Fielding Street. The Department has in total, received correspondence from 43 people in support for the
project, including a letter from the North Beach Neighbors, and correspondence from 41 people in
opposition to the project, including two letters from the Telegraph Hill Dwellers.

REQUIRED COMMISSION ACTION

In order for the Project to proceed, the Commission must grant Conditional Use Authorization for
density and parking to allow a total of four units with four off-street parking spaces in the RH-3
(Residential House, Three-Family) Zoning District, Telegraph Hill — North Beach Residential Special Use
District, and a 40-X Height and Bulk, pursuant to Planning Code Sections 151, 151.1, 209.1(h), 249.49, and
303.

SAN FRANCISCO 2
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BASIS FOR RECOMMENDATION

The Project Sponsor has made several changes to the project to address the concerns expressed at
the July 17, 2014 hearing, including the addition of side setbacks between each building.

The Project Sponsor has provided additional information relating to their construction
management plans.

The proposal has been discussed with the Fire Department, and they have no concerns about fire
access throughout Telegraph Hill, so long as a 10" wide fire lane is maintained during
construction. The proejct will maintain a 10" fire lane at all times during construction, thus the
Fire Department has no concerns about their vehicular acess on Telegraph Hill as a result of this
Project.

The Project is a well-designed residential in-fill development in an established residential
neighborhood.

The scale and mass of the three new dwelling-units are contextual and compatible with the
surrounding neighborhood character.

The parking for the devleopment is accessed through one minimal curb cut and garage door, and
will be located in a shared, subterranean basement garage that is not visible from the street.

The Project is consistent with adopted City policy and the General Plan.

The Project is Code-complying and meets all other applicable requirements of the Planning Code.
The Project is desirable for, and compatible with the surrounding neighborhood.

RECOMMENDATION: Approve with Conditions

Attachments:
Revised Plans
Revised Draft Motion
New Public Comment

*If Commissioners need copies of the previous staff report, please contact staff ASAP.

SAN FRANCISCO 3
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Subject to: (Select only if applicable)

[0 Affordable Housing (Sec. 415) O First Source Hiring (Admin. Code)
[0 Jobs Housing Linkage Program (Sec. 413) [0 Child Care Requirement (Sec. 414)
[0 Downtown Park Fee (Sec. 412) Other - Street Tree In-Lieu Fee (Sec. 428)

Planning Commission Draft Motion

HEARING DATE: JULY-17,-2044SEPTEMBER 11, 2014
Date: July10,2044September 4, 2014
Case No.: 2013.1375 EC
Project Address: 115 TELEGRAPH HILL BLVD. (AKA 363 FILBERT STREET)
Zoning: RH-3 (Residential House, Three-Family)

Telegraph Hill/North Beach Residential Special Use District
40-X Height and Bulk District

Block/Lot: 0105/065

Project Sponsor:  Jeremy Ricks
735 Montgomery Street, Suite 350
San Francisco, CA 94111

Staff Contact: Elizabeth Watty — (415) 558-6620
Elizabeth.Watty@sfgov.org

ADOPTING FINDINGS RELATING TO THE APPROVAL OF A CONDITIONAL USE
AUTHORIZATION PURSUANT TO PLANNING CODE SECTIONS 151, 151.1, 209.1(h), 249.49, AND
303, TO ALLOW THE CONSTRUCTION OF THREE NEW DWELLING UNITS (FOR A LOT TOTAL
OF FOUR UNITS) WITH FOUR OFF-STREET PARKING SPACES WITHIN THE RH-3
(RESIDENTIAL HOUSE, THREE-FAMILY) ZONING DISTRICT, TELEGRAPH HILL - NORTH
BEACH RESIDENTIAL SPECIAL USE DISTRICT, AND A 40-X HEIGHT AND BULK DISTRICT.

PREAMBLE

On August 21, 2013, Daniel Frattin, attorney for Jeremy Ricks (hereinafter “Project Sponsor”), filed an
application with the Planning Department (hereinafter “Department”) for Conditional Use Authorization
under Planning Code Sections 151, 151.1, 209.1(h), 249.49, and 303, to allow the construction of three new
dwelling-units above four off-street parking spaces on a lot that contains one existing unit within the RH-
3 (Residential House, Three-Family) Zoning District, Telegraph Hill — North Beach Residential Special
Use District, and a 40-X Height and Bulk District.

On July 17, 2014, the San Francisco Planning Commission (hereinafter “Commission”) conducted a duly
noticed public hearing at a regularly scheduled meeting on Conditional Use Application No. 2013.1375C.
At that hearing, the Planning Commission continued the hearing to September 11, 2014 so that the Project

www.sfplanning.org
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Sponsor could make revisions to the Project’s design and provide additional information about the rear
cottage.

On September 11, 2014, the Commission conducted a duly noticed public hearing at a regularly
scheduled meeting on Conditional Use Application No. 2013.1375C.

On june—10,—2044September 3, 2014, the Project was determined to be exempt from the California
Environmental Quality Act (“CEQA”) as a Class 1 and 3 Categorical Exemption under CEQA as
described in the determination contained in the Planning Department files for this Project.

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

MOVED, that the Commission hereby authorizes the Conditional Use requested in Application No.
2013.1375CE, subject to the conditions contained in “EXHIBIT A” of this motion, based on the following
findings:

FINDINGS

Having reviewed the materials identified in the preamble above, and having heard all testimony and
arguments, this Commission finds, concludes, and determines as follows:

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

2. Site Description and Present Use. The Property is a 7,517 square-foot lot that is steeply sloping;
in 1993, three lots were merged into the one large lot in existence today. It once contained five
buildings, but four of the five buildings were demolished circa 1997. The lot currently contains a
one-story cottage that was constructed in 1906, concrete retaining walls, concrete and wood
stairways, and fencing. The lot has been vacant — with the exception of the vacant cottage — since
1997. In the early 1990s, the Bureau of Building Inspection declared the cottage “unsound” and it
is currently uninhabitable. The Property occupies 82’-6” of frontage, including 68" along the
Filbert Street steps.

3. Surrounding Properties and Neighborhood. The Project is located on the south side of
Telegraph Hill Boulevard, between Montgomery, and Kearny Streets on Telegraph Hill near Coit
Tower. On this portion of the hill, Filbert Street consists of a set of concrete public stairs, but
provides no vehicle throughway. Telegraph Hill Blvd passes to the north of the Property,
spiraling up to Coit Tower. The Property is in the North Beach neighborhood, and is located in an
RH-3 Zoning District, towards the top of Telegraph Hill near Coit Tower. Properties in the
immediate area typically consist of one-, two- and three-family dwellings. Buildings heights are
varied, but typically range from two-to-four stories tall at the street, and are scaled at the street to
respect the laterally-sloping topography of the hill. To the west is a two-story, two-unit building,
and immediately to the east is a four-story, three-unit building.

SAN FRANCISCO 2
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4. Project Description. The Project Sponsor proposes to construct a 17,645 sq. ft. three-unit
residential building with four-off-street parking spaces on a lot that contains one existing
dwelling-unit (a vacant cottage in the southeast corner of the lot). The Project also includes the
renovation and restoration of the cottage located at the rear of the property, returning it to its pre-

variance (93.180V) building form -with-ne-expansion-efthe-existingbuildilneenvelope.

The new building will be designed to appear as three single-family dwellings, each
approximately 40-feet tall that will step down the hill relative to the naturally sloping topography
of Telegraph Hill. Each unit - including the cottage — will have one off-street parking space in a
| shared 3;7423,137 sq. ft. below-grade garage/basement, accessed from one garage door that will
be located at the top of the Filbert Street stairs along Telegraph Hill Boulevard. The cottage in the
| rear would be accessed via a designated pedestrian path between-to the west of Unit #1-and#23,
as well as through the garage.

| The three units will each occupy between25+6-2723"-10" of frontage, each appearing as single-
family dwellings. Each unit will contain a green roof deck featuring sustainable native plants, as
well as extensive landscaping. Although the rear cottage was authorized to expand as part of

Variance Case no. 93.180V, the implementing Building Permit Applications were never finaled by

the Department of Building Inspection. Therefore, the variance has expired, and the Project
Sponsor must either revert the cottage to the pre-variance design or seek and justify an additional
variance. The Project Sponsors have decided to revert the cottage to the pre-variance condition.
Revised plans dated September 2, 2014, approved as part of this Motion (Exhibit B), include this

scope of work.

5. Public Comment. The Department has received 32 letters of support from 43 people (including

the North Beach Neighbors), and 3é-letters in opposition to the Project from 41 people (including
one-from-the Telegraph Hill Dwellers).

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. Density. Planning Code Section 209.1(h) states that a density ratio up to one dwelling unit
for each 1,000 square feet of lot area is permitted in the RH-3 Zoning District, if authorized as
a Conditional Use by the Planning Commission.

The Property contains 7,517 sq. ft. of lot area and would permit up to seven units with a Conditional
Use Authorization. The Project would result in a lot total of four units, and thus is permitted with a
Conditional Use Authorization, which is justified in more detail through Section 7, below.

B. Rear Yard Requirement. Planning Code Section 134 states that the minimum rear yard
depth shall be equal to 45 percent of the total depth of a lot in which it is situated, and based
on conditions on the adjacent properties, it may be reduced up to 25 percent of the total
depth of the lot, based on the average depths of adjacent buildings.

SAN FRANCISCO 3
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The Project will be constructed within buildable area of the lot, maintaining a 45 percent rear yard.
The existing rear yard cottage is located entirely within the required rear yard; although it will be
repaired,—and—remodeled, and reduced to the pre-variance condition, it will not be expanded, and
therefore is considered an existing legal noncomplying structure. The Project complies with Planning
Code Section 134.

Open Space. Planning Code Section 135 requires 100 square-feet of usable open space per
dwelling unit in the RH-3 Zoning District if privately accessible, or 133 square-feet per unit if
the space is commonly accessible.

The Project satisfies the residential open space requirements through a private 132 square-foot deck for
Unit #1, a private 300 square-foot deck for Unit #2, a 252 square-foot deck for Unit #3, and through a
commonly-accessible 2,266 square-foot, terraced rear yard for the existing rear yard cottage. The three
new buildings also contain privately-accessible roof decks. The Project complies with the open space
requirements of Planning Code Section 135.

Street Trees. Planning Code Section 138.1 requires the provision of street trees with the
addition of a new dwelling unit. When street trees are required, one 24-inch box size tree is
required for each 20 feet of lot frontage along a street, with any remaining fraction of 10 feet
or more of frontage requiring an additional tree. Such trees shall be located either within a
setback area on the lot or within the public right-of-way along such lot.

The Property currently contains two street trees along the 82’-6” property frontage, located between
the Filbert Street stairs and Telegraph Hill Boulevard. The Property requires installation of 4 trees;
however, according to the Department of Public Works, installation of the additional two required
street trees is infeasible. As such, the Project Sponsor will pay an in-lieu fee for two street trees.

Bird Safe Glazing. Planning Code Section 139 allows residential buildings within R- Districts
that are less than 45 feet in height and have an exposed facade comprised of less than 50%
glass to be exempt from the Location-Related Glazing Standards outlined in Planning Code
Section 139(c)(1).

The Property is located within 300-feet of an Urban Bird Refuge; however, the new buildings” exposed
facades are comprised of less than unobstructed 50 percent glass, and are therefore exempt from
meeting the Location-Related Glazing Standards outlined in Planning Code Section 139(c)(1). Unit
#1's exposed facade is comprised of approximately 30 percent unobstructed glass; Unit #2's exposed
facade is comprised of approximately 20.5 percent unobstructed glass; and Unit #3’s exposed facade is
comprised of approximately 17 percent unobstructed glass. Furthermore, the Project’s rooftop glass
railings are broken into glazed segments of less than 24 square feet and are thus not considered feature-
related hazards.

Exposure. Planning Code Section 140 requires that at least one qualifying room of every
dwelling unit must face directly on an open area. The open area may be a street or alley,
Code-compliant rear yard, or a qualifying open space.

PLANNING DEPARTMENT
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The three new dwelling units will all face Telegraph Hill Boulevard, which is a qualifying street. The
dwelling unit located within the existing legal noncomplying structure in the rear yard will face an
open space between the buildings that meets the dimensional requirements of Planning Code Section
140(a)(2); the space is no less than 25 feet in every horizontal dimension for the floor at which the
dwelling unit in question is located and the floor immediately above it, with an increase of five feet in
every horizontal dimension at each subsequent floor. The Project complies with the dwelling unit
exposure requirements of Planning Code Section 140.

Telegraph Hill — North Beach Residential Special Use District. Planning Code Section
249.49 establishes the Telegraph Hill — North Beach Residential Special Use District (SUD).
The purpose of this SUD, as it relates to new construction projects, is to regulate off-street
parking in order to ensure that it does not significantly increase the level of automobile
traffic, increase pollution, or impair pedestrian use on narrow public rights-of-way in the
District. Although the RH-3 Zoning District would typically require one parking space per
dwelling unit (a one-to-one parking ratio), this SUD requires a Conditional Use, along with
related findings outlined in Section 151.1(g), to achieve the same parking ratio.

The Project is located within the Telegraph Hill — North Beach Residential Special Use District. Since
the Project proposes four off-street parking spaces, a Conditional Use Authorization is required.

Planning Code Sections 151.1(g) and 249.49 require the Planning Commission to make the following
affirmative findings according to the uses to which the proposed parking is accessory, before approving
residential off-street parking at a ratio of one parking space for each dwelling unit in the SUD.

Vehicle movement on or around the Project does not unduly impact pedestrian spaces or
movement, transit service, bicycle movement, or the overall traffic movement in the district;

The Project is located in a low-density neighborhood, and includes four new parking spaces: one for
each dwelling unit on the Property. All parking spaces will be located in a shared basement garage
accessed from Telegraph Hill Boulevard. The addition of four new parking spaces on the Property is
expected to have minimal effect on the overall traffic volumes and movement in the district. It will have
minimal effect on any pedestrian spaces, transit or bicycle movement, due to the low volume of trips to-
and-from the garage. There are several stop signs along Telegraph Hill Boulevard, including one
located at its intersection with the Filbert Street walkway and stairs. This ensures that cars, including
those moving in and out of the garage, will be traveling at slow speeds, thereby minimizing conflicts
between vehicles and pedestrian, cyclists, and people using public transit.

Accommodating excess accessory parking does not degrade the overall urban design quality
of the Project;

The four parking spaces will have no adverse effect on the overall urban design quality of the Project.
The parking spaces will be located in a shared basement garage under the proposed structure, which is
not readily visible from the public right-of-way. The garage will be accessed through Unit #1 from a
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driveway on Telegraph Hill Boulevard. The garage door will be powder coated dark steel to match the
proposed window mullions, and will recede visually with the surrounding dark materials of the
building. The building includes a concrete structural shell, with weathered steel and Corten steel
panels to create warm highlights and reference the rustic nature of Historic Telegraph Hill. The Project
also includes fixed wood louvers on the front facade. The garage door will be approximately 12-feet
wide, which is in-keeping with the size of the garage doors found throughout the neighborhood,
including on the adjacent two buildings to the east (one of which also abuts the Filbert Street walkway
and stairs).

All above-grade parking is architecturally screened and lined with active uses according to
the standards of Section 145.1, and the project sponsor is not requesting any exceptions or
variances requiring such treatments elsewhere in this Code;

The Project includes a mechanical car lift that takes all cars down to a below-grade parking garage;
there is no above-grade parking as part of this Project.

Excess accessory parking does not diminish the quality and viability of existing or planned
streetscape enhancements.

The existing streetscape will be maintained and enhanced by the Project. No trees will be removed, and
the parking will not diminish the viability of any street trees, or any other streetscape enhancements.

7. Planning Code Section 303 establishes criteria for the Planning Commission to consider when

reviewing applications for Conditional Use approval. On balance, the project does comply with

said criteria in that:

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

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

The Project is necessary and desirable because it will provide much needed family-sized in-fill housing
in a residential neighborhood, on a lot that has been vacant (less for a small cottage at the rear of the
lot) for over 10 years. The lot previously contained five buildings, but four of those five buildings were
demolished in 1997. At present, the vacancy of the Property is a detriment to the neighborhood and
creates a gap in the urban fabric that is built along the Filbert Street walkway and stairs. The vacant
lot is visually inconsistent with the character of the surrounding private property, which features
housing developments that relate to the topography of the hill. The Project is compatible with
properties that abut a vehicular street, which typically include off-street parking. The Project will also
incorporate landscaping to match the surrounding area, and create visual consistency in the
neighborhood. As an area attracts a large number of tourists and visitors, the Project is a desirable
improvement to the neighborhood over the existing vacant lot.
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ii.

iii.

The Project will provide three new family-sized dwelling units, and will renovate an existing cottage
that is in disrepair in order to make it suitable for occupancy. In-fill sites in developed residential
neighborhoods, such as Telegraph Hill, should be developed with new housing.

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

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

The 7,517 square-foot Property is located in a relatively low-density area; the lot is large for the
neighborhood. In 1993, three lots were merged into the one large lot in existence today. Prior to
that merger, up to nine dwelling units would have been principally permitted (approvable without
a Conditional Use Authorization); now, only three units would be principally permitted, and four-
to-seven units would be permitted with a Conditional Use Authorization.

This large vacant lot is an appropriate location for a three-unit in-fill development (for a total of
four units on the lot). Due to the relatively low density development of the surrounding area, the
Project will create housing at an appropriate scale in a desirable urban area without overcrowding
the neighborhood. Although the three units are technically located within one building, they
appear as three single-family dwellings, each with approximately 25-foot wide building facades
that are located at the front property line, which is typical of residential properties in the
surrounding area. The existing and proposed uses are consistent with the neighborhood uses, and
the proposed design is compatible with the immediate vicinity.

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

The Property is located in a relatively low-density area. The addition of three new dwelling units
will have negligible adverse effect on traffic in the neighborhood, and it is anticipated that the
Project will generate traffic volumes and patterns compatible with those of existing surrounding
uses, particularly those properties with off-street parking. The Project will provide four off-street
parking spaces in a below-grade basement garage, which will be sufficient to serve the residents at
the property.

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

The Project consists of the construction of a new three-unit residential building with off-street
parking, and the renovation of one existing cottage. The Project will comply with all City codes
regarding construction hours, noise, and dust, and it will not produce, or include, any permanent
uses that would emit noxious or offensive emissions such as noise, glare, dust and odor.

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

The Project will improve the exterior appearance of the Property by upgrading landscaping and
creating an attractive, Code-compliant housing development. The Project will incorporate ample
landscaping in planters at the front of the Property, and the area surrounding the new
development will be landscaped to allow the development to blend into, and complement, the
surrounding hillside. The Project will also incorporate green roof spaces so that when viewed from
above, the Project will complement the character of Telegraph Hill and seamlessly blend into its
surroundings.

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

The Project complies with all relevant requirements and standards of the Planning Code and is
consistent with Objectives and Policies of the General Plan, as detailed below.

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

HOUSING ELEMENT

Objectives and Policies

OBJECTIVE 2:
RETAIN EXISTING HOUSING UNITS, AND PROMOTE SAFETY AND MAINTENANCE
STANDARDS, WITHOUT JEOPARDIZING AFFORDABILITY.

Policy 2.4:
Promote improvements and continued maintenance to existing units to ensure long term
habitation and safety.

The Project includes the renovation of the existing rear yard cottage, which is in poor condition, in order to
make it suitable for occupancy.

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

Policy 4.1:
Develop new housing, and encourage the remodeling of existing housing, for families with
children.

SAN FRANCISCO 8
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The Project includes the renovation of the existing rear yard cottage, which is in poor condition, in order to
make it suitable for occupancy, and includes the development of three new family-sized units.

OBJECTIVE 11:
SUPPORT AND RESPECT THE DIVERSE AND DISTRINT CHARACTER OF SAN
FRANCISCO’S NEIGHBORHOODS.

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

Policy 11.2:
Ensure implementation of acceptable design standards in project approvals.

Policy 11.3:
Ensure growth is accommodated without substantially and adversely impacting existing
residential neighborhood character.

The Project includes a well-design renovation of the existing rear yard cottage, and includes new
construction that is compatible with the surrounding scale of buildings at the street and the massing of
adjacent buildings, as well as the architectural character of the surrounding neighborhood.

TRANSPORTATION ELEMENT

Objectives and Policies

OBJECTIVE 1:

MEET THE NEEDS OF ALL RESIDENTS AND VISITORS FOR SAFE, CONVENIENT AND
INEXPENSIVE TRANVEL WITHIN SAN FRANCISCO AND BETWEEN THE CITY AND
OTHER PART S OF THE REGION WHILE MAINTAINING THE HIGH QULAITY LIVING
ENVIRONMENT OF THE BAY AREA.

Policy 1.3:
Give priority to public transit and other alternatives to the private automotive as the means of
meeting San Francisco’s transportation needs, particularly those of commuters.

OBJECTIVE 2:
USE THE TRANSPORTATION SYSTEM AS A MEANS FOR GUIDING DEVELOPMENT AND
IMPROVING THE ENVIRONMENT.

Policy 2.2:
Reduce pollution, noise and energy consumption.

The Project’s central location to the City’s downtown and its proximity to public transportation make it an

ideal location for new family-sized housing. Residents will have a variety of options connecting them to the

SAN FRANCISCO 9
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rest of the City and beyond. Due to the Property’s central location, it is anticipated that residents will be
able to commute to jobs and access much of San Francisco by transit, foot or bicycle; it is expected that the
garage will be used primarily as vehicle storage.

URBAN DESIGN ELEMENT

Objectives and Policies

OBJECTIVE 2
CONSERVATION OF RESOURCES WHICH PROVIDE A SENSE OF NATURE, CONTINUITY
WITH THE PAST, AND FREEDOM FROM OVERCROWDING.

Policy 2.7:
Recognize and protect outstanding and unique areas that contribute in an extraordinary degree to
San Francisco's visual form and character.

Telegraph Hill is identified in the General Plan’s Urban Design Element as an outstanding and unique
area. The Special characteristics of the area are identified as the following:

o A hilltop park with the highly visible green of trees from which Coit Tower rises above all else.

e Low, small-scale buildings having predominantly flat roofs and light pastel colors, hugging the
topography in a highly articulated form which contrasts with the power of downtown
construction.

o Cliffs and complex stairs and walkways on the east side above the waterfront, with buildings
perched precariously along the slope and trees interspersed.

o Intimate pedestrian scale and texture of streets and housing, with sudden and dramatic views of
the Bay and downtown through narrow openings.

The Project is compatible with the aforementioned special characteristics, in that the buildings are designed
to be consistent with the scale and massing of surrounding properties, and include flat, landscaped roof.
The buildings respect the topography of the street by “stepping-down” the laterally-sloping topography of
the Filbert Street steps. The buildings have been designed with a pedestrian scale and texture, incorporating
both landscaping as well as a narrow opening between Unit #1 and #2 for views of downtown.

OBJECTIVE 3:
MODERATION OF MAJOR NEW DEVELOPMENT TO COMPLEMENT THE CITY PATTERN,
THE RESOURCES TO BE CONSERVED, AND THE NEIGHBORHOOD ENVIRONMENT.

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

Policy 3.6:
Relate the bulk of buildings to the prevailing scale of development to avoid an overwhelming or
dominating appearance in new construction.

SAN FRANCISCO 10
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The Project provides an attractive modern design and form that compliments and blends with surrounding
structures without mimicking them. This creates a visually dynamic and harmonious neighborhood with
an appropriate mixture of building styles.

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

Policy 4.4
Design walkways and parking facilities to minimize danger to pedestrians.

This General Plan states that driveways across sidewalks should be kept to a practical minimum, with
control maintained over the number and width of curb cuts, in order to minimize danger to pedestrians.
The Project includes a 10-foot wide curb cut, which is the City standard, and a 12-foot wide garage door,
which is comparable with the size of garage doors found on surrounding properties (specifically the two
properties to the east). The Project has been designed to include one garage entrance that will serve the
vehicle storage for all four units on the Property, thereby minimizing danger to pedestrians. The garage has
sufficient space for maneuvering such that exiting vehicles will not need to be backed-out in reverse. As
indicated through the Conditions of Approval, the Project Sponsor has agreed to install warning signs to
alert pedestrians on the Filbert Steps to the presence of the driveway, as well as mirrors to enhance the view
of drivers exiting the garage.

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

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

The Project includes the re-use of the existing vacant residential cottage at the rear of the property, and
the addition of three residential units on a largely vacant lot. It will not displace any neighborhood
serving retail uses or have any adverse effect on future opportunities for resident employment and
ownership of retail uses.

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

The Project will conserve and protect existing housing and neighborhood character by renovating and
restoring an existing building in the neighborhood. It will improve a dilapidated vacant lot with a well-
designed, high-quality residential development that is compatible with the scale and mass of
surrounding properties. It will include screening and green elements specifically designed to allow the
new structure to blend seamlessly into the character of the neighborhood.

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

SAN FRANCISCO 11
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The Project includes the rehabilitation and preservation of an existing vacant rear cottage, which based
on its size, will be relatively affordable for the Telegraph Hill neighborhood.

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

With four residential units within walking distance of the City’s employment core and public transit
(MUNTI #39), the Project will not generate substantial commuter traffic that will impede MUNI
transit service, or overburden the streets or neighborhood parking. Furthermore, by including four off-
street parking spaces, the Project will minimize the need for residents to use the limited on-street
parking in the neighborhood.

E. That a diverse economic base be maintained by protecting our industrial and service sectors
from displacement due to commercial office development, and that future opportunities for
resident employment and ownership in these sectors be enhanced.

The Project is a small residential development located on a nearly vacant lot in a residential
neighborhood. No office use is proposed, and no industrial uses will be displaced.

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

The Project will conform to the structural and seismic requirements of the San Francisco Building
Code, and thus meets this requirement.

G. That landmarks and historic buildings be preserved.

The Project is not located in any Conservation or Historic District. The Project will not adversely alter
any landmark building, contributory building, or architecturally significant building on the Property
or in the vicinity.

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

The Project includes the in-fill development of three new dwelling units on a largely vacant lot in a
residential neighborhood. The Project will not adversely affect any public parks or open spaces. It is
located below Coit Tower and Pioneer Park on Telegraph Hill, and will incorporate green rooftop
terraces to ensure that the Project blends with the hillside when viewed from above. It will not
adversely affect he tower’s access to sunlight or public vistas.

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.

SAN FRANCISCO 12
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11. The Commission hereby finds that approval of the Conditional Use Authorization would
promote the health, safety and welfare of the City.

SAN FRANCISCO 13
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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. 2013.1375CE subject to the following conditions attached hereto as “EXHIBIT A” in
general conformance with plans on file, revised and dated May19,2044September 2, 2014, 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.
XXXXX. The effective date of this Motion shall be the date of this Motion if not appealed (After the
30-day period has expired) OR the date of the decision of the Board of Supervisors if appealed to the
Board of Supervisors. For further information, please contact the Board of Supervisors at (415) 554-
5184, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San Francisco, CA 94102.

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

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

I hereby certify that the Planning Commission ADOPTED the foregoing Motion on Juy—47
2044September 11, 3014.

Jonas P. Tonin
Commission Secretary

AYES:
NAYS:

ABSENT:
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EXHIBIT A
AUTHORIZATION

This authorization is for a Conditional Use to allow the construction of three new dwelling-units on a lot
that contains one existing unit, including four off-street parking spaces located at 115 Telegraph Hill
Boulevard, Block 0105, and Lot 065 pursuant to Planning Code Sections 151, 151.1, 209.1(h), 249.49, and
303, within the RH-3 (Residential House, Three-Family) Zoning District, Telegraph Hill — North Beach
Residential Special Use District, and a 40-X Height and Bulk District; in general conformance with plans,
revised and dated May19,2014September 2, 2014, and stamped “EXHIBIT B” included in the docket for
Case No. 2013.1375C and subject to conditions of approval reviewed and approved by the Commission
on July17-2034September 11, 2014 under Motion No. XXXXXX. This authorization and the conditions
contained herein run with the property and not with a particular Project Sponsor, business, or operator.

RECORDATION OF CONDITIONS OF APPROVAL

Prior to the issuance of the building permit or commencement of use for the Project the Zoning
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder
of the City and County of San Francisco for the subject property. This Notice shall state that the project is
subject to the conditions of approval contained herein and reviewed and approved by the Planning
Commission on July17-2034September 11, 2014 under Motion No XXXXXX.

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

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

SEVERABILITY

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

CHANGES AND MODIFICATIONS

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

SAN FRANCISCO 16
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Conditions of Approval, Compliance, Monitoring, and Reporting
PERFORMANCE

1.

Validity. The authorization and right vested by virtue of this action is valid for three (3) years
from the effective date of the Motion. The Department of Building Inspection shall have issued a
Building Permit or Site Permit to construct the project and/or commence the approved use within
this three-year period.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

www.sf-planning.org

Expiration and Renewal. Should a Building or Site Permit be sought after the three (3) year
period has lapsed, the project sponsor must seek a renewal of this Authorization by filing an
application for an amendment to the original Authorization or a new application for
Authorization. Should the project sponsor decline to so file, and decline to withdraw the permit
application, the Commission shall conduct a public hearing in order to consider the revocation of
the Authorization. Should the Commission not revoke the Authorization following the closure of
the public hearing, the Commission shall determine the extension of time for the continued
validity of the Authorization.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.or

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

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

Extension. All time limits in the preceding three paragraphs may be extended at the discretion of
the Zoning Administrator where implementation of the project is delayed by a public agency, an
appeal or a legal challenge and only by the length of time for which such public agency, appeal or
challenge has caused delay.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

www.sf-planning.org

Conformity with Current Law. No application for Building Permit, Site Permit, or other
entitlement shall be approved unless it complies with all applicable provisions of City Codes in
effect at the time of such approval.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

www.sf-planning.org
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1. Final Materials. Final materials, window details, glazing, color, texture, landscaping, and

general detailing shall be subject to Department staff review and approval. The architectural
addenda shall be reviewed and approved by the Planning Department prior to issuance.
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378,

www.sf-planning.org

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

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

www.sf-planning.org

Street Trees. Pursuant to Planning Code Section 138.1, the Project Sponsor shall submit a site
plan to the Planning Department prior to Planning approval of the Site or Building Permit
Application indicating that the two existing street trees will remain. The Sponsor will pay an in-
lieu fee for the remaining two require street trees in accordance with Planning Code Section 428,
and as outlined in more detailed below.

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

www.sf-planning.org

PARKING AND TRAFFIC

1.

Bicycle Parking. The Project shall provide no fewer than four (4) Class 1 bicycle parking spaces
as required by Planning Code Sections 155.1 and 155.5.
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

www.sf-planning.org

Parking Maximum. Pursuant to Planning Code Section 151.1 and 249.49, the Project shall
provide no more than four (4) off-street parking spaces.
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

www.sf-planning.org

Construction Parking. The Project Sponsor shall require of the general contractor that
construction workers shall park legally and shall not park in the Coit Tower parking lot. For
information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

www.sf-planning.org

Managing Traffic During Construction. The Project Sponsor and construction contractor(s)
shall coordinate with the Traffic Engineering and Transit Divisions of the San Francisco
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Municipal Transportation Agency (SFMTA), the Police Department, the Fire Department, the
Planning Department, and other construction contractor(s) for any concurrent nearby Projects to
manage traffic congestion and pedestrian circulation effects during construction of the Project.
Prior to commencing construction, the Project Sponsor shall consult with the affected neighbors
on Assessor’s Block 105 before finalizing the construction staging and traffic plan, including:

a. A schedule of delivery times and dates during which the construction materials are
expected to arrive; and

b. Methods to be used to monitor truck movement into and out of the building site so as to
minimize traffic conflicts on Telegraph Hill Boulevard.

There shall be no queuing of construction trucks along Telegraph Hill Boulevard. All trucks
waiting to unload material shall be staged at a location offsite. Deliveries shall be made between
the hours of 7:30 am. and 5 p.m. on weekdays, exclusive of legal holidays. The Project Sponsor
shall employ full-time flag persons to direct traffic during excavation and concrete placement
phases of construction. During other construction phases, all truck movement into and out of the
Project Site shall be monitored by flag persons to minimize any traffic conflict.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

www.sf-planning.org

Garage Safety Features. The Project Sponsor shall post signs or other devices to alert pedestrians
to vehicles exiting the garage. Parabolic mirrors shall be installed at the garage exit to enhance the
view of exiting drivers.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

www.sf-planning.org

PROVISIONS

7.

Street Tree In-Lieu Fee. The Zoning Administrator waived the requirement for installation of
two of the required four street trees under Planning Code Section 138.1 based on DPW’s
recommendation. Pursuant to Planning Code Section 428, the Project Sponsor shall comply with
Planning Code Section 138.1 through payment of an in-lieu Fee pursuant to Section 428.

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

MONITORING

1.

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

www.sf-planning.org

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

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

www.sf-planning.org

OPERATION

1.

Sidewalk Maintenance. The Project Sponsor shall maintain the main entrance to the building
and all public sidewalks and stairways abutting the subject property in a clean and sanitary
condition in compliance with the Department of Public Works Streets and Sidewalk Maintenance
Standards.

For information about compliance, contact Bureau of Street Use and Mapping, Department of Public
Works, 415-695-2017, http://sfdpw.org

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

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

www.sf-planning.org
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Certificate of Determination —
Exemption from Environmental Review Suite 400

San Francisco,
CA 94103-2479

Case No.: 2013.1375E _
Project Title: 115 Telegraph Hill Boulevard 2:058‘:'50; :6378
Zoning: RH-3 (Residential — House, Three Family) Use District
Telegraph Hill — North Beach Residential Special Use District 231"5 558.6400
40-X Height and Bulk District T
Block/Lot: 0105/065 Planning
Lot Size: 7,517 square feet T;%"g?g’ ((15:377
Project Sponsor: Daniel Frattin, Reuben, Junius, & Rose, LLP, (415) 567-9000
Staff Contact: Jessica Range — (415) 575-9018, Jessica. Range@sfgov.org
PROJECT DESCRIPTION:

The proposed project would allow the construction of a three-unit residential building and an
approximately 160 square foot (sf) demolition and exterior renovation of an existing 1,000-square-foot,
two-story cottage constructed in 1906. The existing cottage would be modified to remove an
approximately 160-sf addition in the northeast corner of the cottage that was permitted by the granting of
a variance by the Planning Department’s Zoning Administrator in 1995 (Planning Department case file
no. 93.180v). Access to the cottage would be provided via a pedestrian walkway along Filbert Street.!

(Continued on next page.)

EXEMPT STATUS:

Categorical Exemption, Class 1 (California Environmental Quality Act (CEQA) Guidelines Section
15301(d) and Class 3 CEQA Guidelines Section 15303(b)

REMARKS:
See next page.

DETERMINATION:

[ do hereby certify that the above determination has been made pursuant to State and local requirements.

/ deptrvalper 3, 201 F
Sarah Jones 4 Date
Environmental Review Officer

cc:  Daniel Frattin, Project Sponsor Supervisor David Chiu, District 3
Virna Byrd, M. D. F Distribution List

! This is a separate pedestrian walkway from the Filbert Street Steps that extend from Sansome to
Montgomery streets.
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PROJECT DESCRIPTION (CONTINUED):

The three new residential units would be located in a three-story over basement building with unit sizes
ranging from approximately 3,700 to 4,200 square feet. A new curb cut would be provided along
Telegraph Hill Boulevard to allow access to a proposed 3,700 square foot basement area providing four
off-street parking spaces. The maximum height of the building would be about 40 feet, as measured in
accordance with the San Francisco Planning Code. No change would be made to the height of the existing
cottage. The new three-unit building would be constructed at the front of the lot, adjacent to Telegraph
Hill Boulevard and the walkway along Filbert Street, while the existing cottage would remain in its
current location at the rear of the lot. The project also includes landscaping, repair and, where necessary,
replacement in kind of a portion of the concrete sidewalk, steps, and retaining walls of the Filbert Street
walkway along the parcel’s northern frontage. The project is located within the Telegraph Hill
neighborhood on the south side of Telegraph Hill Boulevard between Kearney and Montgomery Streets.

PROJECT APPROVALS:

e Conditional Use Authorization by the Planning Commission for residential density above three units
per lot and four off-street parking spaces per Section 151 and the Telegraph Hill — North Beach
Residential Special Use District of the San Francisco Planning Code.

¢ Building Permit from the San Francisco Department of Building Inspection.

e Permits from the Department of Public Works and San Francisco Municipal Transportation Agency
(SFMTA) for construction within the public right-of-way.

e Approval from the SFMTA to relocate an existing stop sign.

Approval Action: The proposed project is subject to Planning Commission approval of a conditional use
(CU) authorization for the off-street parking spaces and for residential density above three units per lot.
The CU is the approval action for the project. The Approval Action date establishes the start of the 30-day
appeal period for this CEQA exemption determination pursuant to Section 31.04(h) of the San Francisco
Administrative Code.

REMARKS:

Historic Resource. The existing cottage was constructed in 1906 and is classified as a Category “B”, or
potential historic resource, in the Planning Department’s records. A Category B rating indicates that
additional information is necessary to make a determination as to whether the site is an historic resource
or not. In order for a building to be deemed a historic resource for purposes of CEQA Section 21084.1, it
must be listed in or determined to be eligible for listing in the California Register of Historical Resources
(CRHR), or included in a local register of historic resources.

Based on a historic resource evaluation (HRE) prepared by Page & Turnbull? and subsequent evaluation
by the Planning Department Preservation Planning staff,® the project site was determined to not be

2 Page & Turnbull, 115 Telegraph Hill Boulevard Historic Resource Analysis, San Francisco, California. February 19, 2014.
A copy of this document is available for public review at the San Francisco Planning Department, 1650 Mission
Street, Suite 400, as part of Case File No. 2013.1375E.
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eligible for listing in the CRHR nor was it included on a local register of historic resources. The extant
cottage is a common example of a vernacular building and has been extensively altered such that it no
longer represents its original 1906 construction.

In order for a project to be deemed eligible for listing in the CRHR, the project must be shown to meet
any one of the National Register of Historic Places’ four criteria: Criterion 1 (Event), Criterion 2 (Persons),
Criterion 3 (Architecture), or Criterion 4 (Information Potential). The Planning Department concurs with
the findings of the HRE that the subject property is not eligible for listing in the California Register under
any criteria, specifically: no known historic events occurred at the property (Criterion 1), none of the
owners or occupants have been identified as important to history (Criterion 2), the building is not
architecturally distinct and represents its alteration circa 1997 (Criterion 3). Based upon a review of
information in the Department’s records, the subject property is not significant under Criterion 4, which
is typically associated with archaeological resources. Furthermore, the subject property is not likely
significant under Criterion 4, since this significance criterion typically applies to rare construction types
when involving the built environment. The subject property is not an example of a rare construction
type. The surrounding neighborhood contains a mix of architectural styles, building sizes, and a defined
period of development; therefore, the project site does not appear to be located in a potential historic
district.

Preservation Planning staff determined that the site does not meet any of these four criteria. Therefore,
the site was determined to not be eligible for listing individually or as part of a potential or existing
historic district in the CRHR and the site is not an historic resource for purposes of CEQA. The proposed
modifications to the existing building and new construction project does not directly or indirectly involve

any historic resources and will not cause a significant adverse impact upon a historic resource as defined
by CEQA.

Geotechnical. The project site is on an approximately 80-foot-wide by 80-foot-deep, downhill-sloped lot
with a slope from the east to west side of the lot. The elevation at the highest point along the street
(northeast corner) is 251 feet (above sea level) and 214 feet at the rear lot line (southwest corner). The
existing cottage is constructed in the southeastern corner of the lot at an elevation of 229 feet. The
proposed three-unit residential building would be constructed at the front of the lot along Telegraph Hill
Boulevard with its lowest pad elevation at approximately 224 feet. Removal of the approximately 160 sf
portion of the existing cottage at the rear of the lot would require minimal alterations to the building
foundation to support its new exterior walls. The foundation for the new three-unit building would be
constructed using drilled concrete pier and grade beam foundation, requiring excavation up to 25 feet in
depth.

* Hilyard, Gretchen, Preservation Team Review Form for 115 Telegraph Hill Boulevard. May 1, 2014. A copy of this
document is available for public review at the San Francisco Planning Department, 1650 Mission Street, Suite 400, as
part of Case File No. 2013.1375E.
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A geotechnical report was prepared for the proposed project at 115 Telegraph Hill Boulevard* and
includes information gathered from a site reconnaissance by the geotechnical engineer and four soil
borings conducted on the project site. The borings encountered 6 inches to 4 feet six inches of loose to
dense clayey sand with varying amounts of silt and gravel to stiff, sandy silty clay, overlaying sandstone
bedrock. No groundwater was encountered, though based on the hillside location it is possible that
groundwater could be encountered near the surface following rain or upslope irrigation.

The geotechnical report evaluated the project site for potential liquefaction, surface rupture, lateral
spreading, densification, and landslides and found the potential for risk to be low. The project site is in an
area that would be exposed to strong earthquake shaking, though adherence to the recommendations in
the 2013 San Francisco Building Code would reduce potential damage to the structure. The 2013 San
Francisco Building Code (Building Code) requires Site Classification and Values of Site Coefficients for
the design of earthquake resistant structures to minimize damage from earthquakes. The geotechnical
report includes seismic design parameters for use by the structural engineer for the project in complying
with the Building Code during the Department of Building Inspection (DBI) building permit plancheck
process.

The geotechnical report found that the proposed structure’s foundation could be safely supported using a
drilled concrete pier and grade beam foundation, provided adherence to site preparation and foundation
design recommendations in the project geotechnical report.

The project sponsor has agreed to adhere to the recommendations of the geotechnical report and include
the report’s design recommendations into the plans submitted for the building permit plancheck process,
subject to final review by DBI. Thus, the proposed project would have no significant geotechnical
impacts.

Construction. The proposed project would require construction activities within the public right-of-way.
These activities would be coordinated with the San Francisco Department of Public Works, SFMTA, and
the Transportation Advisory Staff Committee to ensure that construction activities are conducted in a
manner that maintains circulation on public rights-of-way, to the maximum extent feasible. The project
sponsor is developing a construction plan pursuant to the permitting requirements for construction
within the public right-of-way. Any temporary, short-term, delay to vehicular or pedestrian travel would
not be a significant impact.

Exemption Class. Under State CEQA Guidelines Section 15301(d), or Class 1(d), exterior renovations to
an existing single-family residence that is not a historic resource, as defined for purposes of CEQA, is
exempt from environmental review. The proposed project involves the exterior renovation of the existing
1,000-square-foot cottage at the rear of the property. Under State CEQA Guidelines Section 15303(b), or
Class 3(b), construction of a multi-family residential structure with up to four dwelling units in a
residential zone is exempt from environmental review. In urbanized areas, this exemption applies to
apartments, duplexes, and similar structures designed for not more than six dwelling units. The proposed

4 Earth Mechanics Consulting Engineers, Report Geotechnical Investigation Planned Improvements at 115 Telegraph Hill
Boulevard, San Francisco, California, May 12, 2013. A copy of this document is available for public review at the San
Francisco Planning Department, 1650 Mission Street, Suite 400, as part of Case File No. 2013.1375E.
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project includes the construction of three dwelling units in a residential zoning district. Therefore, the
proposed project would be exempt from environmental review under Class 1(d) and Class 3(b).

Summary. State CEQA Guidelines Section 15300.2 states that a categorical exemption shall not be used
for an activity where there is a reasonable possibility that the activity will have a significant effect on the
environment due to unusual circumstances. There are no unusual circumstances surrounding the current
proposal that would suggest a reasonable possibility of a significant effect. The proposed project would
not have significant geotechnical or historical resource impacts. The proposed project would have no
significant environmental effects. The project would be exempt under the above-cited classifications. For
the above reasons, the proposed project is appropriately exempt from environmental review.
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PRESERVATION TEAM REVIEW FORM

1650 Mission St.

Suite 400
Preservation Team Meeting Date: I l Date of Form Completion I 5/1/2014 San Francisco,
CA 94103-2479
PROJECT INFORMATION: , Reception:
Planner: v, ... o ‘ Address:* - , e S o e | 419.558.6378
Gretchen Hilyard 115 Telegraph Hill Blvd. Fax:
‘ FE By : 415.558.6409
Block/Lot: ) : Cross Streets:
0105/065 Kearny Street Planning
- Information:
CEQA Category: -~ - Ce AR 10/11: | BPA/Case No.: .. B e 415.558.6377
B n/a 2013.1375E
PURPOSE OF REVIEW: SEEAL o - | PROJECT DESCRIPTION: - - : )
(¢ CEQA ( Article 10/11 (" Preliminary/PIC (e Alteration (" Demo/New Construction

DATE OF PLANS UNDER REVIEW:: | 08/12/2013

PROJECTISSUES: -+ . .o oo

Is the subject Property an eligible historic resource?

X | If so, are the proposed changes a significant impact?

Additional Notes:

Submitted: Historic Resource Evaluation for 115 Telegraph Hill Boulevard prepared by
Page & Turnbull, dated February 19, 2014.

Proposed project: Retention of the existing cottage at the rear of property and
construction of three new buildings at the front of the lot.

PRESERVATION TEAM REVIEW: : , A }
Historic Resource Present o (Yes @No * CN/A

Individual Historic District/Context
Property is IndIVIdually Ellglble forinclusionina Property isin an e||g|b|e California Register
California Register under one or more of the Historic District/Context under one or more of
following Criteria: the following Criteria:
Criterion 1 - Event: ( Yes (¢ No Criterion 1 - Event:  Yes (& No
Criterion 2 -Persons: C Yes (e No Criterion 2 -Persons: (" Yes (¢ No
Criterion 3 - Architecture: C Yes (¢ No Criterion 3 - Architecture: C Yes (¢ No
Criterion 4 - Info. Potential: C Yes (e No Criterion 4 - Info. Potential: C Yes (& No
Period of Significance: Period of Significance:

(" Contributor (" Non-Contributor




Complies with the Secretary's Standards/Art 10/Art 11: . C Yes (" No (o N/A
CEQA Material Impairment: s e " Yes (¢ No

Needs More Information: e e " Yes (:No

Requires Design Revisions: e > Yes (s:No

Defer to Residential Design Team: g o 1 # ’ | @Yes CNo

*|f No is selected for Historic Resource per CEQA, a signature from Senior Preservation Planner or
Preservation Coordinator is required.

PRESERVAT!ON TEAM COMMENTS:

According to the Historic Resource Evaluatlon (HRE) prepared by Page & Turnbull (dated
February 19, 2014) and information found in the Planning Department files, the subject
property at 115 Telegraph Hill Boulevard is set on a steeply sloping lot that once contained
five buildings. The existing property contains concrete retaining walls, concrete and wood
stairways, fencing and a one-story vernacular cottage that was constructed in 1906 and
designed by an unknown architect. The cottage is known as 323D Filbert Street or 367-369
Filbert Street. Known alterations to the property include: demolition of four buildings on
the parcel (ca. 1997), and complete renovation/rebuilding of the cottage (ca. 1997).

The extant cottage is a common example of a vernacular building and has been
extensively altered such that it no longer represents its original construction in 1906. All
materials of the extant building date to its reconstruction in ca. 1997. The Department
concurs with the findings of the HRE that the subject property is not eligible for listing in
the California Register under any criteria, specifically: No known historic events occurred at
the property (Criterion 1), none of the owners or occupants have been identified as
important to history (Criterion 2), and the building is not architecturally distinct and
represents its alteration in ca. 1997 (Criterion 3). Therefore, the subject property is not
eligible for listing in the California Register under any criteria individually or as part of a
historic district.

The Department agrees with the findings of the HRE that the proposed new construction
project does not directly or indirectly involve any historic resources and will not cause a
significant adverse impact upon a historic resource as defined by CEQA.

Signature of a Senior Preservation Planner / Preservation Coordinator: |Date:
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September 1, 2014

Cindy Wu, President

Planning Commission

City and County of San Francisco
1650 Mission Street, Suite 400
San Francisco, CA 94103

Re: Case No. 3013.1375CE
115 Telegraph Hill Blvd.
Environmental Review Required

Dear President Wu and Commissioners,

| write to urge you to not approve the proposed three-unit condominium project at 115
Telegraph Hill Boulevard, including its 3,742 square foot parking garage (the “Project”) because
the Certificate of Determination of Exemption from Environmental Review issued by the Planning
Department on June 10, 2014, is legally inadequate for the Project as proposed. As set forth in
greater detail below, the Project is not exempt from environmental review.

The Planning Department has issued a categorical exemption under classes 1 and 3 of the
CEQA Guidelines. These categories are designed for minor, environmentally benign projects
involving existing facilities, new construction, and conversions of small structures and minor
alterations, because such projects normally have no significant environmental impacts.

Importantly, CEQA provides that all categorical exemptions are rebuttable and shall not be
used for a project that may have any potentially significant environmental impact due to its
particular circumstances. (CEQA Guideline § 15300.2) The particular circumstances in this case
are several, including the remarkably unique and special setting of the Project on the Filbert Steps
and Telegraph Hill Boulevard immediately across from Pioneer Park, and the topography and

geological nature of the Project site where massive excavation for the proposed parking garage
will be necessary.

Unique Location of the Project Site. The Project Site is located at a very important
intersection of the Filbert Steps and Telegraph Hill Boulevard, the only vehicular access to Coit
Tower. The narrow Filbert Steps that comprise most of the northern boundary of the Project Site
is a key and primary pedestrian access point from North Beach to Pioneer Park and Coit Tower
and is therefore used by hundreds of people daily. Based on San Francisco Recreation and Parks
Department data, as cited in the San Francisco Chronicle (May 14, 2014), over 200,000 people
visit Coit Tower each year, and many more visit Pioneer Park. More than half of all visitors to Coit
Tower/Pioneer Park come by foot or by bus.
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The Project site touches Telegraph Hill Boulevard at its northeast corner for only 13 feet, a
narrow slot where the driveway and curb cut for the Project’s proposed parking garage will be
located right at the top of the Filbert Steps where pedestrians stop to catch their breath, where
the 39 Coit bus stops to let MUNI passengers disembark. All pedestrians have to cross the
driveway to reach the mid-block pedestrian crosswalk connecting the Filbert Steps and bus stop
to the stairway in Pioneer Park leading up to Coit Tower.

Topography and Geological Nature of the Project Site. Lawrence B. Karp holds a
doctorate in civil engineering and an Earthquake Engineering Certificate from UC Berkeley and is a
licensed civil engineer, geotechnical engineer and architect in California. Mr. Karp has over 45
years experience in design and construction with specialization in stability evaluation of
excavations and slopes, site development and construction logistics. After reviewing the
geotechnical report prepared for the proposed Project, Mr. Karp has opined that, in his
professional opinion, the “Geotechnical Investigation” report prepared by Earth Mechanics
Consulting Engineers (6/22/13) used by the Planning Department to evaluate the Project pursuant
to CEQA is totally inadequate in its analysis of the site’s geotechnical characteristics. As Mr. Karp
poinits out in his letter dated July 16, 2014 (copy attached), Earth Mechanics’ report fails to
discuss the 33-foot deep vertical excavation required for the car lift and parking garage shaft at
the edge of the Filbert Steps and “comes nowhere near the standard-of-care for a proper report
of geotechnical investigation for the intended project.” Based on Mr. Karp’s expert opinion as to
the inadequacy of the Earth Mechanics report, the Planning Department did not have sufficient
information upon which to base its finding that the Project would have no significant geotechnical
impacts.

Excavation and Construction Impacts. While construction impacts are not normally
considered to be unusual as they are temporary in nature, the unique setting of the Project and
its relationship to public use and amenities demands analysis of the potentially significant impacts
on traffic, MUNI service and pedestrians from construction and construction-related activities
including impacts from the following: (1) extraction and disposal of huge amounts of rock and soil
from the 33-foot deep excavation necessitated by the car lift and garage shaft with only an
approximately 13’ street frontage at the top of the Filbert Steps for construction staging, (2)
shoring and underpinning of the historic Filbert Steps and Telegraph Hill Boulevard, (3) closing the
Filbert Steps during construction, (4) impeding Muni service and other vehicular travel on
Telegraph Hill Boulevard to stage and provide access to the construction site, (5) moving
construction equipment on and off of the site, (6) staging of trucks during concrete pours, and (7)
dust and noise impacts associated with construction.

Based on computer modeling of the proposed plans for the Project, it is estimated that
2,546 cubic yards (over 4,328 tons) of rock and dirt will have to be removed from the site.
Assuming the existing 3-ton limit on Telegraph Hill Boulevard is waived for the Project and that
each load will be 8 tons, this would require 541 loads or 1,082 trips (1 in-bound and 1 out-bound)
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using a 26-foot long/25-foot wide superdump truck. If the existing 3-ton limit on Telegraph Hill
Boulevard is adhered to, the excavation would require over 6,000 truck trips in smaller trucks.

These truck load numbers do not include the loads required to pour the concrete for the
mat foundation (an estimated additional 252 trips based on 8-ton loads), the truck loads required
to import soil to be compacted before pouring the mat foundation, or the truck trips required to
bring lumber and other construction materials to the site. The impacts of this number of truck
trips on pedestrian travel by hundreds of people who use the Filbert Steps, on vehicular traffic on
Telegraph Hill Boulevard, including MUNI service to Coit Tower, and on fire and emergency
services, were not considered by the Planning Department in finding the project exempt for all
environmental review.

The Fair Argument Standard. Even if the Project is aligned with an exemption category as
claimed by the Department, the standard of review as to whether an exception may defeat the
exemption is the “fair argument” standard. If the record before the City includes a fair argument
that the Project may have a significant environmental impact, the exemption fails.

The fair argument standard triggers an EIR if any substantial evidence in the record — that
is, facts or reasonable assumptions/expert opinions based on facts — supports a fair argument that
significant impacts may occur, even if a different conclusion may also be well supported. This
standard markedly differs from the deferential review normally enjoyed by agencies:

... if alead agency is presented with a fair argument that a project may have a
significant effect on the environment, the lead agency shall prepare an EIR even
though it may also be presented with other substantial evidence that the
project will not have a significant effect.

(Guideline § 15064, subd.(f), subd.(l).) Importantly, if there is a dispute among experts, the City
must defer to the evidence in favor of environmental review. (E.g., Guideline § 15064, subd. {f}.)
In this case there is a substantial difference in opinion regarding the potential impacts of
performing the deep excavation of the Project site.

Substantial Evidence Defeats the Categorical Exemption. The information before the
Planning Department and Commission more than fulfills the low-threshold requirement for the
requisite “fair argument” that the proposed Project may have environmental impacts based on,
among other things:

e Massive, unstudied excavation of the steep site for the 33-foot deep vertical excavation
required for the car lift shaft and other geotechnical impacts;
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Traffic impacts related to construction on MUNI service, pedestrian and vehicular travel
and fire and emergency services;

Transportation impacts, especially vehicular/pedestrian conflicts from the driveway and
garage at the top of the Filbert Steps;

Inconsistencies with City land use plans and policies related to preserving public views
from public parks and public open spaces, as the Project would block views from the
pedestrian stairways and landings of Pioneer Park across the Filbert Steps;

Impacts related to pedestrian safety from proposed new driveway location between the
top of the Filbert Steps and the pedestrian cross walk to Pioneer Park due to the lack of

any landing at the top of the Filbert Steps requiring pedestrians to step onto the driveway
for the proposed garage;

Potential damage to the historic Filbert Steps during construction and/or potential
relocation or reconstruction of these steps;

Neighborhood character incompatibility based on mass, scale and design;

Failure to consult with DPW, DPT (MUNI), Recreation and Parks Department, and the Fire
Department;

Failure to require environmental review of new off-street parking in the Telegraph
Hill/North Beach area pursuant to Board of Supervisors File No. 10-0638;

The need to reconfigure the sidewalk and bus stop and relocate the bus stop to
accommodate the proposed driveway requiring removal of a portion of the historic stone
wall separating the Telegraph Hill Boulevard and the Filbert Steps;

Noise and light impacts associated with the flashing lights and/or beeping sounds of
warning signals that will be required for automobile ingress and egress from the garage to
alert pedestrian walking up the Filbert Steps;

Cars accessing the garage must cross a double yellow line on a blind curve by making a
sharp right hand turn;

Failure to timely consult with DPW to determine conditions of approval required to ensure
the safety of pedestrians on the Filbert Steps; and
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e If DPW requires the Filbert Steps to be relocated or reconstructed, additional
environmental and project review will be required (i.e. the project description may be
incomplete and CEQA review segmented).

Conclusion. The discussion above clearly shows that the Certificate of Determination of
Exemption from Environmental Review issued by the Planning Department on June 10, 2014 is
legally insufficient. Therefore, | urge the Commission to disapprove the Project or continue this
matter with directions to the Department to prepare a new legally adequate environmental
review document for the Project to assess the impacts set forth above.

Sincerely,

Gerry Crowley

/7 Fielding St.
San Francisco, CA 94133

cc: Jonas P. lonin, Commission Secretary
Supervisor David Chiu
Commissioner Rodney Fong
Commissioner Michael Antonini
Commissioner Rich Hillis
Commissioner Christine Johnson
Commissioner Kathrin Moore
Commissioner Dennis Richards
John Rahaim, Director of Planning Department
Elizabeth Watty, Case Planner



From: Peter Dwares

To: Watty, Elizabeth (CPC)

Subject: 115 Telegraph Hill Boulevard 17,000 plus sq. ft. Development on Filbert Steps
Date: Tuesday, September 02, 2014 3:48:03 PM

Attachments: stan teng drawing.pdf

September 2, 2014

TO: San Francisco Planning Commission - Elizabeth.Watty@sfgov.org
RE: 115 Telegraph Hill Boulevard 17,000 plus sq. ft. Development on Filbert Steps

This is a follow up to my earlier letter. Let me be clear. | am in favor of a development on
115 Telegraph Hill Boulevard. Just not this one.

Firstly, this is not about the Developers. They appear to be professional people. It's about
the special land, the Neighbors, Tourists, the views and the light from the Filbert Steps, not
just from Coit Tower.

| must say this is not a “family friendly housing” buzz words the Developer represents for
support. In fact, they will likely be sold to a high tech mogul or a second home for a foreign
oligarch. It's three new approximately 5,000 plus ft., buildings and a fourth existing to be
redone, totaling 17,000 or more sq. ft. that the broker will sell between $1,500-52,000 a
foot or well over $30 million. The Developer’s objective is to maximize profits. Under other
circumstances | would support that, | am a businessman. But this is my neighborhood for
forty years. | love it. So do the Tourists who have no voice and the Neighbors.

The buildings on the Developer’s plan are a maximum build out of the lot. The thousands of
visitors to San Francisco’s Coit Tower everyday (accessed by walking the world famous
Filbert Steps, now look out at the City and enjoy sunlight views or the evening lighted
downtown. See photos attached. They will lose that privilege to three or four very well
heeled lucky owners if this plan passes. We will as neighbors lose the entire view from the
Steps, and the light. We will look at what | see as an “in your face “ facade.” See their
exhibit A 3.7 attached.

Personally, | will have to look at it every day as | walk by. To me it has no charm and blocks
entirely a world class view.

This special land view area of Telegraph Hill is unique. It’s like a “baseball team”, i.e. quasi
private/quasi public.

| can speak for myself and other neighbors who feel as | do. But the millions of Tourists who



walk these Steps over time have no advocate but us.

To those who support this because you are tired of a decaying empty lot with a chain link
fence, | empathize. However Tourist views from the Filbert Steps and charming buildings
can be compatible. Instead of four buildings over 17,000 sq. ft. i.e. neighborhood Shopping
Center Size, there could be two charming new buildings set back plus the expanded existing
building. The scale could be like Upper Alta Street Buildings which are next to the
development. They will be on lower grade so City views would be protected.

Just look at the attached fagade on Exhibit A3.7. Visualize it you walk up Filbert Steps. No
set back. Little charm. Takes away sunlight from Filbert Steps walkway, darkens the
experience for neighbors and Tourists alike.

This project appears rushed; many neighbors have not gotten notice. | who have owned on
the Filbert Steps since 1977, just heard of it several months ago. Eric Breisacher, who lives
two doors down said he had no notice.

Some of supporters’ letters are from the Developer’s interested service providers and family
members. This is understandable. Some other letters are from people tired of an unkempt
lot. Also understandable.

Opponents of the project have real concerns about removing views, light, lack of charm, and
possible destruction of a delicate Telegraph Hill substructure, an issue for over one hundred
years.

Please walk up and look at the City from the Steps, then look at Developers Exhibit A 3.7,
part of submission. The facts speak for themselves.

Two additional smaller and set back structures with charm added to the existing expanded
structure is a win win.

Sincerely,

Peter Dwares, Esq.
331 Filbert Street

Peter Dwares

Dwares Group

331 Filbert Street

San Francisco, CA 94133
415-986-5885
415-986-5893 fax



415-260-6530 cell

*Dictated but not reviewed.
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September 3, 2014
VIA EMAIL (cwu.planning@gmail.com)

Cindy Wu, President

Planning Commission

City and County of San Francisco
1650 Mission Street, Suite 400
San Francisco, CA 94103

Re:  Case No. 3013.1375CE
115 Telegraph Hill Blvd.

Dear President Wu and Commissioners,

On behalf of the Telegraph Hill Dwellers (THD), I thank the Planning Commission for continuing
this matter on July 17, 2014 with direction to the project sponsor to explore design alternatives to
address the public interest and the specific and challenging conditions at the top of the Filbert
Street Steps at this most iconic site. For the sake of brevity, THD’s letter to the Planning
Commission dated September 9, 2014, including all attachments thereto, and the report prepared by
Lawrence B. Karp, Geotechnical Engineer, dated July 16, 2014 (Karp Letter), which addresses the
inadequacies of the “Geotechnical Investigation” prepared by Earth Mechanics Consulting
Engineers (6/22/13), used by the Planning Department to evaluate the Project pursuant to CEQA
are incorporated herein by reference as though fully set forth.'

Suggestions offered by Commissioners included the following:

1) Preserve significant public views (from the top of the Filbert Steps and from the
stairways and landings within Pioneer Park) by adding a view corridor of at least 13
feet 5 inches along the eastern edge of the property by specifically suggesting 23
feet width for each of the three townhouse units;

2) Reduce the scale and massing;

3) Step down the southern (rear) facade of the buildings by incorporating decks and
terraces, to provide articulation and to avoid a massive rear facade;

4) Redesign the front fagcade so the project has the character of 3 distinct residences
that reflect the scale and mass of the existing development patterns typical for the
slopes of Telegraph Hill;

! Copies of the Karp Letter were hand-delivered to the Commission at the July 17, 2014 hearing,.

PO. BOX 330159 SAN FRANCISCO, CA 94133 + 415.273.1004 www.thd.org

Founded in 1954 to perpetuate the historic fraditions of Son Francisco's Telegraph Hill and 1o represent the community interesis of its residents and property owners.
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5)

6)

Remove the stair penthouses and replace them with of roof hatches or eliminate roof

decks; and

Several Commissioners provided additional design suggestions:

* Eliminate the driveway and garage from the project to avoid conflicts between
vehicular, pedestrian and public transit at this location at the top of the Filbert
Steps, adjacent to a Muni bus stop and a mid-block pedestrian crosswalk heavily
utilized by persons accessing the Pioneer Park stairs to Coit Tower via the Filbert
Steps and the 39 Coit bus;

* The 3,742 sq. ft. devoted to parking is excessively large for three or four cars;

* Consider an alternative project with higher density and smaller units on the site —
noting that the site previously provided 11 units of housing and that unit sizes in
excess of 4,000 sq. ft. is unnecessarily large for family housing.

While the project sponsor’s latest design represents an attempt to respond to Commissioners’
suggestions, it fails to address those suggestions in a thoughtful and material manner. The new
plans presented to the Planning Department (1) still fail to reduce the height, mass and scale in any
meaningful way, (2) fail to provide meaningful view corridors, and (3) fail to properly consider or
ignore entirely important urban design principles for this unique site.

Most significantly, public views from the Filbert Steps and from the Pioneer Park stairs across from
the site will be completely obliterated. The two 3-ft. slots shown on the revised plans as “view
corridors” and the 5 ft. set back from the east property line, which was touted as an 8 ft.-3 inch
view corridor by the project sponsor in his e-mail to the planner, provide no actual view corridors
for the following reasons:

1))

2)

The Project is only set back 5 feet from the western property line. The additional 3
feet 3 inches belongs to the downhill neighbor to the west. A partial proposed site
plan, basement plan and elevations are attached hereto respectively as Exhibits 1, 2
and 3. (Exhibits 1-3 as attached to this letter are “partial plans”; in other words, we
have enlarged parts of the plans to so that you can view the numbers stated on the
plans (which are otherwise illegible). The full plans are in the hard copy file with the
Planning Department.)

The revised plans clearly show that their new “view corridor” at the western 5 feet
of the property will provide no public views from the Filbert Steps landing at this
point. The elevation of the Filbert Steps landing at this point is at 230.3 feet SF
Datum, whereas the eave line of the downhill cottage is at 238.6 feet SF Datum or
8.3 feet above this landing. Furthermore, the landing is about 5 feet lower than the
top of the stairs leading to the project’s rear yard, which is at 235 feet SF Datum. By
the time the height of the planter is added, the top of the planter will be about 237
feet plus SF Datum and would block any view. Therefore, no real view corridor will
exist at the bottom landing of the Filbert Steps. See Exhibit 3. It is also worth noting



Planning Commission

September 3, 2014

Page 3

3)

that these revised plans include adding a new steel entry gate on the neighboring
property to the west.

As can be seen from the partial elevation (see Exhibit 3), the two 3-foot separations
between the townhouses do not create view corridors. These so-called “view
corridors” are actually narrow slots — 3 feet wide and approximately 50 feet deep.
Furthermore, at the top of the Filbert Steps, the 3 foot 6 inch slot to the east of the
project site is not on the project site but part of a separate lot belonging to another
individual.

The revised project also ignores other design suggestions by Commissioners in that:

1)

2)

3)
4
3)
6)

7

8)

It fails to address the conflict between vehicles entering and exiting the garage,
pedestrian traffic and Muni line #39. This Muni route has two trips in front of the
proposed driveway every 20 minutes seven days a week;

It does not address elimination of the garage, which if eliminated would
automatically reduce the height of the two eastern units one story by turning the
garage level into habitable space;

Alternatively, it does not reduce the size of the garage;

It fails to significantly reduce the project height;

It fails to increase the unit density to provide additional units and smaller units that
would be more affordable;

It fails to replace the roof penthouses with roof hatches or otherwise eliminate the
roof decks;

It fails to revise the fagade design from that previously presented to the Commission
and ignores the Commission’s concerns regarding compatibility of the project with
the character, scale and massing of the existing buildings of Telegraph Hill; and

It fails to redesign the project to step the building to the south to reflect the slope of
the lot thereby ignoring the Commission’s request for appropriate massing.

As we testified at the July 17, 2014 hearing, the Telegraph Hill Dwellers spent innumerable hours
during 2012 working with the project sponsor and architects to address public interest issues
associated with the development of this unique site. This latest scheme ignores both THD’s
previous suggestions and Commissioners’ suggestions for redesign.

There is no reason why the site cannot be developed in a manner that preserves public interest and
achieves compatibility with neighborhood character. To that end, the architectural firm of EHDD
has been engaged to prepare massing studies and alternative site plans that incorporate the
following design principles, including those suggested by Commissioners:

Design a project that addresses the urban design principles as articulated in the
Urban Design Element of the San Francisco General to ensure compatibility with
the special characteristics of outstanding and unique areas including Telegraph Hill;



Planning Commission

September 3, 2014
Page 4

* Design a project that complies with the Residential Design Guidelines;

* Step the development to reflect the slope of the site in both directions;

* Minimize excavation and construction impacts;

* Reduce the mass and scale of the project;

* Explore options with and without parking; and

* Explore options with additional units that would still provide family-sized units.

The studies presented to the Commission will include a preferred alternative that represents the
maximum height, massing and scale acceptable to THD. THD is still concerned that the exterior
architectural design of the proposed building would be incompatible with the character of
Telegraph Hill. As directed by the Commission at its July 17 hearing, the front fagade should be
designed so the project has the character of 3 distinct residences that reflect the existing
development patterns and cladding typical for the slopes of Telegraph Hill. We urge the
Commission to require the project sponsor to work with the neighbors and Department staff to
achieve such a design.

We agree with Commissioner Antonini’s comments of July 17 wherein he suggested that project
approval be conditioned to assure that impacts to the Filbert Steps and Telegraph Hill Boulevard be
minimized during construction. In response to Commissioner Antonini’s comments, Lewis Butler,
the project architect, stated that a construction platform would be built on the project site and all
excavation and construction would be staged from that platform while keeping Telegraph Hill
Boulevard and the Filbert Steps open. If this Commission approves any project at this site, we
respectfully suggest that Mr. Butler’s statement related to these construction logistics be made one
of the conditions of the conditional use authorization.

Finally, we again request that this Commission continue any decision on this project until the
Department has contacted the Fire Department, the SFMTA and the Department of Public Works
regarding any comments or concerns they may have as to transportation, pedestrian safety and
emergency vehicle access during and after construction.

We respectfully urge you to seriously consider THD’s preferred option.
Sincerely, i

PN

Vedica Puri
President

cc: (All by hard copy, hand delivery)
Commissioner Michael Antonini wordweaver21@aol.com
Commissioner Rodney Fong planning@rodneyfong.com
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Commissioner Richard Hillis richhillisstf@yahoo.com

Commissioner Kathrin Moore mooreurban(@aol.com

Commissioner Christine Johnson christine.johnson(@sfgov.org
Commissioner Dennis Richards drichards(@salesforce.com

Jonas P. Ionin, Commission Secretary Commissions.Secretary(@sfgov.org
John Rahaim, Director of Planning John.Rahaim@stgov.org

Scott Sanchez, Zoning Administrator Scott.Sanchez@sfgov.org
Elizabeth Watty, Planner Elizabeth. Watty@sfgov.org
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SAN FRANCISCO
PLANNING DEPARTMENT

Executive Summary
Conditional Use

HEARING DATE: JULY 17, 2014

Date: July 10, 2014
Case No.: 2013.1375 EC
Project Address: 115 TELEGRAPH HILL BLVD. (AKA 363 FILBERT STREET)
Zoning: RH-3 (Residential House, Three-Family)
Telegraph Hill/North Beach Residential Special Use District
40-X Height and Bulk District
Block/Lot: 0105/065
Project Sponsor: Jeremy Ricks

735 Montgomery Street, Suite 350
San Francisco, CA 94111

Staff Contact: Elizabeth Watty — (415) 558-6620
Elizabeth.Watty@sfgov.org
Recommendation: ~ Approval with Conditions
PROJECT DESCRIPTION

The Project Sponsor proposes to construct a 17,645 sq. ft. three-unit residential building with four off-
street parking spaces on a lot that contains one existing dwelling-unit (a vacant cottage in the southeast
corner of the lot). The Project also includes the renovation and restoration of the cottage located at the
rear of the property with no expansion of the existing building envelope.

The new building will be designed to appear as three single-family dwellings, each approximately 40-feet
tall that will step down the hill relative to the naturally sloping topography of Telegraph Hill. Each unit —
including the cottage — will have one off-street parking space in a shared 3,742 sq. ft. below-grade
garage/basement, accessed from one garage door that will be located at the top of the Filbert Street stairs
along Telegraph Hill Boulevard. The cottage in the rear would be accessed via a designated pedestrian
path between Unit #1 and #2, as well as through the garage.

The three units will each occupy between 25-to-27' of frontage, each appearing as single-family
dwellings. Each unit will contain a green roof deck featuring sustainable native plants, as well as
extensive landscaping.

SITE DESCRIPTION AND PRESENT USE

The Property is a 7,517 square-foot lot that is steeply sloping; in 1993, three lots were merged into the one
large lot in existence today. It once contained five buildings, but four of the five buildings were
demolished circa 1997. The lot currently contains a one-story, one-unit cottage that was constructed in
1906; concrete retaining walls, concrete and wood stairways, and fencing. The lot has been vacant — with

www.sfplanning.org

1650 Mission St.
Suite 400

San Francisco,
CA 94103-2479

Reception:
415.558.6378

Fax:
415.558.6409

Planning
Information:
415.558.6377



CASE NO. 2013.1375EC
115 Telegraph Hill Blvd.

Executive Summary
Hearing Date: July 17, 2014

the exception of the vacant cottage — since 1997. The Property occupies 82’-6” of frontage, including 68’
along the steps on Filbert Street.

SURROUNDING PROPERTIES AND NEIGHBORHOOD

The Project is located on the south side of Telegraph Hill Boulevard, between Montgomery, and Kearny
Streets on Telegraph Hill near Coit Tower. On this portion of the hill, Filbert Street consists of a set of
concrete public stairs, but provides no vehicle throughway. Telegraph Hill Blvd passes to the north of the
Property, spiraling up to Coit Tower. The Property is in the North Beach neighborhood, and is located in
an RH-3 Zoning District, towards the top of Telegraph Hill near Coit Tower. Properties in the immediate
area typically consist of one-, two- and three-family dwellings. Buildings heights are varied, but typically
range from two-to-four stories tall at the street, and are scaled at the street to respect the laterally-sloping
topography of the hill. To the west is a two-story, two-unit building, and immediately to the east is a
four-story, three-unit building.

ENVIRONMENTAL REVIEW

The Project is exempt from the California Environmental Quality Act (“CEQA”) as a Class 1 and 3
categorical exemption.

HEARING NOTIFICATION
TYPE REQUIRED REQUIRED ACTUAL ACTUAL
PERIOD NOTICE DATE NOTICE DATE PERIOD
Classified News Ad 20 days June 27, 2014 June 25, 2014 22 days
Posted Notice 20 days June 27, 2014 June 27, 2014 20 days
Mailed Notice 10 days July 07, 2014 June 25, 2014 22 days

The proposal requires a Section 311-neighborhood notification, which was conducted in conjunction
with the Conditional Use Authorization process.

PUBLIC COMMENT

* The Department has received 32 letters of support, and 36 letters in opposition to the Project
(including one from the Telegraph Hill Dwellers).

ISSUES AND OTHER CONSIDERATIONS

* The Housing Element of the General Plan encourages construction of new housing to
accommodate families with children. Furthermore, the City is currently experiencing a housing
crisis due in part to a shortage of housing supply. The proposed Project creates three new family-
sized units on an in-fill lot in a centrally-located part of the City, without the demolition of any
existing housing.

= The Project is compatible with the surrounding residential properties in terms of scale and
massing, and includes a well-designed vernacular that uses high-quality materials.

SAN FRANCISCO 2
PLANNING DEPARTMENT
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=  Due to the central location of the Property and its close proximity to public transit, the off-street
parking will likely be used more as vehicle storage, rather than for daily commuter parking.

REQUIRED COMMISSION ACTION

In order for the Project to proceed, the Commission must grant Conditional Use Authorization for
density and parking to allow a total of four units with four off-street parking spaces in the RH-3
(Residential House, Three-Family) Zoning District, Telegraph Hill — North Beach Residential Special Use
District, and a 40-X Height and Bulk, pursuant to Planning Code Sections 151, 151.1, 209.1(h), 249.49, and
303.

BASIS FOR RECOMMENDATION

= The Project Sponsor has agreed to several additional conditions of apporval to addresss some of
the neighobrhood’s concerns about the potential for pedestrian conflicts with the proposed
garage and the overall effects of construction.

* The Project is a well-designed residential in-fill development in an established residential
neighborhood.

* The scale and mass of the three new dwelling-units are contextual and compatible with the
surrounding neighborhood character.

* The creation of new family-sized housing on vacant land in an established residential
neighborhood is desirable given the City’s current housing crisis.

* The parking for the devleopment is accessed through one minimal curb cut and garage door, and
will stored in a shared, subterranean basement garage that is not visible from the street.

* The Project is consistent with adopted City policy and the General Plan.

= The Project is Code-complying and meets all other applicable requirements of the Planning Code.

* The Project is desirable for, and compatible with the surrounding neighborhood.

RECOMMENDATION: Approval with Conditions

Attachments:
Residential Pipeline
Environmental Determination
Parcel Map
Sanborn Map
Zoning Map
Aerial Photographs
Public Correspondence (see also Project Sponsor Submittal)
Project Sponsor Submittal, including;:
- Sponsor’s Brief
- Correspondence in Support
- Site Photographs
- Reduced Plans
- Renderings

SAN FRANCISCO 3
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Attachment Checklist

Executive Summary & Project sponsor submittal
Draft Motion Drawings: Existing Conditions
Environmental Determination |X| Check for legibility
Zoning District Map Drawings: Proposed Project
Parcel Map |X| Check for legibility

3-D Renderings (new construction or

XXX X KX KNXX

Sanborn Map significant addition)
Aerial Photo & Check for legibility
Context Photos & Residential Pipeline
Site Photos
Exhibits above marked with an “X” are included in this packet EW

Planner's Initials

EW: G:\Documents\PLANNER WORK\CUs\115 Telegraph Hill\PC Documents\Executive Summary.doc
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Subject to: (Select only if applicable) 1650 Mission St.
[0 Affordable Housing (Sec. 415) [ First Source Hiring (Admin. Code) Suite 400
[0 Jobs Housing Linkage Program (Sec. 413) O Child Care Requirement (Sec. 414) (S)i\ngzrjggi.sgcz%g
0 Downtown Park Fee (Sec. 412) Other - Street Tree In-Lieu Fee (Sec. 428)
Reception:
415.558.6378
- L - L] Fax
Planning Commission Draft Motion 415.558.6409
HEARING DATE: JULY 17, 2014 Planning
Information:
415.558.6377
Date: July 10, 2014
Case No.: 2013.1375 EC
Project Address: 115 TELEGRAPH HILL BLVD. (AKA 363 FILBERT STREET)
Zoning: RH-3 (Residential House, Three-Family)

Telegraph Hill/North Beach Residential Special Use District
40-X Height and Bulk District

Block/Lot: 0105/065

Project Sponsor:  Jeremy Ricks
735 Montgomery Street, Suite 350
San Francisco, CA 94111

Staff Contact: Elizabeth Watty — (415) 558-6620
Elizabeth.Watty@sfgov.org

ADOPTING FINDINGS RELATING TO THE APPROVAL OF A CONDITIONAL USE
AUTHORIZATION PURSUANT TO PLANNING CODE SECTIONS 151, 151.1, 209.1(h), 249.49, AND
303, TO ALLOW THE CONSTRUCTION OF THREE NEW DWELLING UNITS (FOR A LOT TOTAL
OF FOUR UNITS) WITH FOUR OFF-STREET PARKING SPACES WITHIN THE RH-3
(RESIDENTIAL HOUSE, THREE-FAMILY) ZONING DISTRICT, TELEGRAPH HILL - NORTH
BEACH RESIDENTIAL SPECIAL USE DISTRICT, AND A 40-X HEIGHT AND BULK DISTRICT.

PREAMBLE

On August 21, 2013, Daniel Frattin, attorney for Jeremy Ricks (hereinafter “Project Sponsor”), filed an
application with the Planning Department (hereinafter “Department”) for Conditional Use Authorization
under Planning Code Sections 151, 151.1, 209.1(h), 249.49, and 303, to allow the construction of three new
dwelling-units above four off-street parking spaces on a lot that contains one existing unit within the RH-
3 (Residential House, Three-Family) Zoning District, Telegraph Hill — North Beach Residential Special
Use District, and a 40-X Height and Bulk District.

On July 17, 2014, the San Francisco Planning Commission (hereinafter “Commission”) conducted a duly
noticed public hearing at a regularly scheduled meeting on Conditional Use Application No. 2013.1375C.

www.sfplanning.org
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On June 10, 2014, the Project was determined to be exempt from the California Environmental Quality
Act (“CEQA”) as a Class 1 and 3 Categorical Exemption under CEQA as described in the determination
contained in the Planning Department files for this Project.

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

MOVED, that the Commission hereby authorizes the Conditional Use requested in Application No.
2013.1375CE, subject to the conditions contained in “EXHIBIT A” of this motion, based on the following
findings:

FINDINGS

Having reviewed the materials identified in the preamble above, and having heard all testimony and
arguments, this Commission finds, concludes, and determines as follows:

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

2. Site Description and Present Use. The Property is a 7,517 square-foot lot that is steeply sloping;
in 1993, three lots were merged into the one large lot in existence today. It once contained five
buildings, but four of the five buildings were demolished circa 1997. The lot currently contains a
one-story cottage that was constructed in 1906, concrete retaining walls, concrete and wood
stairways, and fencing. The lot has been vacant — with the exception of the vacant cottage — since
1997. In the early 1990s, the Bureau of Building Inspection declared the cottage “unsound” and it
is currently uninhabitable. The Property occupies 82’-6” of frontage, including 68" along the
Filbert Street steps.

3. Surrounding Properties and Neighborhood. The Project is located on the south side of
Telegraph Hill Boulevard, between Montgomery, and Kearny Streets on Telegraph Hill near Coit
Tower. On this portion of the hill, Filbert Street consists of a set of concrete public stairs, but
provides no vehicle throughway. Telegraph Hill Blvd passes to the north of the Property,
spiraling up to Coit Tower. The Property is in the North Beach neighborhood, and is located in an
RH-3 Zoning District, towards the top of Telegraph Hill near Coit Tower. Properties in the
immediate area typically consist of one-, two- and three-family dwellings. Buildings heights are
varied, but typically range from two-to-four stories tall at the street, and are scaled at the street to
respect the laterally-sloping topography of the hill. To the west is a two-story, two-unit building,
and immediately to the east is a four-story, three-unit building.

4. Project Description. The Project Sponsor proposes to construct a 17,645 sq. ft. three-unit
residential building with four-off-street parking spaces on a lot that contains one existing
dwelling-unit (a vacant cottage in the southeast corner of the lot). The Project also includes the
renovation and restoration of the cottage located at the rear of the property with no expansion of
the existing buildilng envelope.

SAN FRANCISCO 2
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The new building will be designed to appear as three single-family dwellings, each
approximately 40-feet tall that will step down the hill relative to the naturally sloping topography
of Telegraph Hill. Each unit — including the cottage — will have one off-street parking space in a
shared 3,742 sq. ft. below-grade garage/basement, accessed from one garage door that will be
located at the top of the Filbert Street stairs along Telegraph Hill Boulevard. The cottage in the
rear would be accessed via a designated pedestrian path between Unit #1 and #2, as well as
through the garage.

The three units will each occupy between 25’-to-27" of frontage, each appearing as single-family
dwellings. Each unit will contain a green roof deck featuring sustainable native plants, as well as
extensive landscaping.

5. Public Comment. The Department has received 32 letters of support, and 36 letters in opposition
to the Project (including one from the Telegraph Hill Dwellers).

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. Density. Planning Code Section 209.1(h) states that a density ratio up to one dwelling unit
for each 1,000 square feet of lot area is permitted in the RH-3 Zoning District, if authorized as
a Conditional Use by the Planning Commission.

The Property contains 7,517 sq. ft. of lot area and would permit up to seven units with a Conditional
Use Authorization. The Project would result in a lot total of four units, and thus is permitted with a
Conditional Use Authorization, which is justified in more detail through Section 7, below.

B. Rear Yard Requirement. Planning Code Section 134 states that the minimum rear yard
depth shall be equal to 45 percent of the total depth of a lot in which it is situated, and based
on conditions on the adjacent properties, it may be reduced up to 25 percent of the total
depth of the lot, based on the average depths of adjacent buildings.

The Project will be constructed within buildable area of the lot, maintaining a 45 percent rear yard.
The existing rear yard cottage is located entirely within the required rear yard; although it will be
repaired and remodeled, it will not be expanded, and therefore is considered an existing legal
noncomplying structure. The Project complies with Planning Code Section 134.

C. Open Space. Planning Code Section 135 requires 100 square-feet of usable open space per
dwelling unit in the RH-3 Zoning District if privately accessible, or 133 square-feet per unit if
the space is commonly accessible.

The Project satisfies the residential open space requirements through a private 132 square-foot deck for
Unit #1, a private 300 square-foot deck for Unit #2, a 252 square-foot deck for Unit #3, and through a
commonly-accessible 2,266 square-foot, terraced rear yard for the existing rear yard cottage. The three

SAN FRANCISCO 3
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new buildings also contain privately-accessible roof decks. The Project complies with the open space
requirements of Planning Code Section 135.

Street Trees. Planning Code Section 138.1 requires the provision of street trees with the
addition of a new dwelling unit. When street trees are required, one 24-inch box size tree is
required for each 20 feet of lot frontage along a street, with any remaining fraction of 10 feet
or more of frontage requiring an additional tree. Such trees shall be located either within a
setback area on the lot or within the public right-of-way along such lot.

The Property currently contains two street trees along the 82’-6” property frontage, located between
the Filbert Street stairs and Telegraph Hill Boulevard. The Property requires installation of 4 trees;
however, according to the Department of Public Works, installation of the additional two required
street trees is infeasible. As such, the Project Sponsor will pay an in-lieu fee for two street trees.

Bird Safe Glazing. Planning Code Section 139 allows residential buildings within R- Districts
that are less than 45 feet in height and have an exposed facade comprised of less than 50%
glass to be exempt from the Location-Related Glazing Standards outlined in Planning Code
Section 139(c)(1).

The Property is located within 300-feet of an Urban Bird Refuge; however, the new buildings” exposed
facades are comprised of less than unobstructed 50 percent glass, and are therefore exempt from
meeting the Location-Related Glazing Standards outlined in Planning Code Section 139(c)(1). Unit
#1's exposed facade is comprised of approximately 30 percent unobstructed glass; Unit #2’s exposed
fagade is comprised of approximately 20.5 percent unobstructed glass; and Unit #3’s exposed facade is
comprised of approximately 17 percent unobstructed glass. Furthermore, the Project’s rooftop glass
railings are broken into glazed segments of less than 24 square feet and are thus not considered feature-
related hazards.

Exposure. Planning Code Section 140 requires that at least one qualifying room of every
dwelling unit must face directly on an open area. The open area may be a street or alley,
Code-compliant rear yard, or a qualifying open space.

The three new dwelling units will all face Telegraph Hill Boulevard, which is a qualifying street. The
dwelling unit located within the existing legal noncomplying structure in the rear yard will face an
open space between the buildings that meets the dimensional requirements of Planning Code Section
140(a)(2); the space is no less than 25 feet in every horizontal dimension for the floor at which the
dwelling unit in question is located and the floor immediately above it, with an increase of five feet in
every horizontal dimension at each subsequent floor. The Project complies with the dwelling unit
exposure requirements of Planning Code Section 140.

Telegraph Hill - North Beach Residential Special Use District. Planning Code Section
249.49 establishes the Telegraph Hill — North Beach Residential Special Use District (SUD).
The purpose of this SUD, as it relates to new construction projects, is to regulate off-street
parking in order to ensure that it does not significantly increase the level of automobile
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traffic, increase pollution, or impair pedestrian use on narrow public rights-of-way in the
District. Although the RH-3 Zoning District would typically require one parking space per
dwelling unit (a one-to-one parking ratio), this SUD requires a Conditional Use, along with
related findings outlined in Section 151.1(g), to achieve the same parking ratio.

The Project is located within the Telegraph Hill — North Beach Residential Special Use District. Since
the Project proposes four off-street parking spaces, a Conditional Use Authorization is required.

Planning Code Sections 151.1(g) and 249.49 require the Planning Commission to make the following
affirmative findings according to the uses to which the proposed parking is accessory, before approving
residential off-street parking at a ratio of one parking space for each dwelling unit in the SUD.

Vehicle movement on or around the Project does not unduly impact pedestrian spaces or
movement, transit service, bicycle movement, or the overall traffic movement in the district;

The Project is located in a low-density neighborhood, and includes four new parking spaces: one for
each dwelling unit on the Property. All parking spaces will be located in a shared basement garage
accessed from Telegraph Hill Boulevard. The addition of four new parking spaces on the Property is
expected to have minimal effect on the overall traffic volumes and movement in the district. It will have
minimal effect on any pedestrian spaces, transit or bicycle movement, due to the low volume of trips to-
and-from the garage. There are several stop signs along Telegraph Hill Boulevard, including one
located at its intersection with the Filbert Street walkway and stairs. This ensures that cars, including
those moving in and out of the garage, will be traveling at slow speeds, thereby minimizing conflicts
between vehicles and pedestrian, cyclists, and people using public transit.

Accommodating excess accessory parking does not degrade the overall urban design quality
of the Project;

The four parking spaces will have no adverse effect on the overall urban design quality of the Project.
The parking spaces will be located in a shared basement garage under the proposed structure, which is
not readily visible from the public right-of-way. The garage will be accessed through Unit #1 from a
driveway on Telegraph Hill Boulevard. The garage door will be powder coated dark steel to match the
proposed window mullions, and will recede visually with the surrounding dark materials of the
building. The building includes a concrete structural shell, with weathered steel and Corten steel
panels to create warm highlights and reference the rustic nature of Historic Telegraph Hill. The Project
also includes fixed wood louvers on the front facade. The garage door will be approximately 12-feet
wide, which is in-keeping with the size of the garage doors found throughout the neighborhood,
including on the adjacent two buildings to the east (one of which also abuts the Filbert Street walkway
and stairs).

All above-grade parking is architecturally screened and lined with active uses according to
the standards of Section 145.1, and the project sponsor is not requesting any exceptions or
variances requiring such treatments elsewhere in this Code;
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The Project includes a mechanical car lift that takes all cars down to a below-grade parking garage;
there is no above-grade parking as part of this Project.

Excess accessory parking does not diminish the quality and viability of existing or planned
streetscape enhancements.

The existing streetscape will be maintained and enhanced by the Project. No trees will be removed, and
the parking will not diminish the viability of any street trees, or any other streetscape enhancements.

7. Planning Code Section 303 establishes criteria for the Planning Commission to consider when

reviewing applications for Conditional Use approval. On balance, the project does comply with

said criteria in that:

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

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

The Project is necessary and desirable because it will provide much needed family-sized in-fill housing
in a residential neighborhood, on a lot that has been vacant (less for a small cottage at the rear of the
lot) for over 10 years. The lot previously contained five buildings, but four of those five buildings were
demolished in 1997. At present, the vacancy of the Property is a detriment to the neighborhood and
creates a gap in the urban fabric that is built along the Filbert Street walkway and stairs. The vacant
lot is visually inconsistent with the character of the surrounding private property, which features
housing developments that relate to the topography of the hill. The Project is compatible with
properties that abut a vehicular street, which typically include off-street parking. The Project will also
incorporate landscaping to match the surrounding area, and create visual consistency in the
neighborhood. As an area attracts a large number of tourists and visitors, the Project is a desirable
improvement to the neighborhood over the existing vacant lot.

The Project will provide three new family-sized dwelling units, and will renovate an existing cottage
that is in disrepair in order to make it suitable for occupancy. In-fill sites in developed residential
neighborhoods, such as Telegraph Hill, should be developed with new housing.

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

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

The 7,517 square-foot Property is located in a relatively low-density area; the lot is large for the
neighborhood. In 1993, three lots were merged into the one large lot in existence today. Prior to
that merger, up to nine dwelling units would have been principally permitted (approvable without
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a Conditional Use Authorization); now, only three units would be principally permitted, and four-
to-seven units would be permitted with a Conditional Use Authorization.

This large vacant lot is an appropriate location for a three-unit in-fill development (for a total of
four units on the lot). Due to the relatively low density development of the surrounding area, the
Project will create housing at an appropriate scale in a desirable urban area without overcrowding
the neighborhood. Although the three units are technically located within one building, they
appear as three single-family dwellings, each with approximately 25-foot wide building facades
that are located at the front property line, which is typical of residential properties in the
surrounding area. The existing and proposed uses are consistent with the neighborhood uses, and
the proposed design is compatible with the immediate vicinity.

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

The Property is located in a relatively low-density area. The addition of three new dwelling units
will have negligible adverse effect on traffic in the neighborhood, and it is anticipated that the
Project will generate traffic volumes and patterns compatible with those of existing surrounding
uses, particularly those properties with off-street parking. The Project will provide four off-street
parking spaces in a below-grade basement garage, which will be sufficient to serve the residents at
the property.

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

The Project consists of the construction of a new three-unit residential building with off-street
parking, and the renovation of one existing cottage. The Project will comply with all City codes
regarding construction hours, noise, and dust, and it will not produce, or include, any permanent
uses that would emit noxious or offensive emissions such as noise, glare, dust and odor.

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

The Project will improve the exterior appearance of the Property by upgrading landscaping and
creating an attractive, Code-compliant housing development. The Project will incorporate ample
landscaping in planters at the front of the Property, and the area surrounding the new
development will be landscaped to allow the development to blend into, and complement, the
surrounding hillside. The Project will also incorporate green roof spaces so that when viewed from
above, the Project will complement the character of Telegraph Hill and seamlessly blend into its
surroundings.

C. That the use as proposed will comply with the applicable provisions of the Planning Code

and will not adversely affect the General Plan.

SAN FRANCISCO
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The Project complies with all relevant requirements and standards of the Planning Code and is
consistent with Objectives and Policies of the General Plan, as detailed below.

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

HOUSING ELEMENT

Objectives and Policies

OBJECTIVE 2:
RETAIN EXISTING HOUSING UNITS, AND PROMOTE SAFETY AND MAINTENANCE
STANDARDS, WITHOUT JEOPARDIZING AFFORDABILITY.

Policy 2.4:
Promote improvements and continued maintenance to existing units to ensure long term
habitation and safety.

The Project includes the renovation of the existing rear yard cottage, which is in poor condition, in order to
make it suitable for occupancy.

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

Policy 4.1:
Develop new housing, and encourage the remodeling of existing housing, for families with
children.

The Project includes the renovation of the existing rear yard cottage, which is in poor condition, in order to
make it suitable for occupancy, and includes the development of three new family-sized units.

OBJECTIVE 11:
SUPPORT AND RESPECT THE DIVERSE AND DISTRINT CHARACTER OF SAN
FRANCISCO’S NEIGHBORHOODS.

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

Policy 11.2:
Ensure implementation of acceptable design standards in project approvals.

Policy 11.3:

SAN FRANCISCO 8
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Ensure growth is accommodated without substantially and adversely impacting existing
residential neighborhood character.

The Project includes a well-design renovation of the existing rear yard cottage, and includes new
construction that is compatible with the surrounding scale of buildings at the street and the massing of
adjacent buildings, as well as the architectural character of the surrounding neighborhood.

TRANSPORTATION ELEMENT

Objectives and Policies

OBJECTIVE 1:

MEET THE NEEDS OF ALL RESIDENTS AND VISITORS FOR SAFE, CONVENIENT AND
INEXPENSIVE TRANVEL WITHIN SAN FRANCISCO AND BETWEEN THE CITY AND
OTHER PART S OF THE REGION WHILE MAINTAINING THE HIGH QULAITY LIVING
ENVIRONMENT OF THE BAY AREA.

Policy 1.3:
Give priority to public transit and other alternatives to the private automotive as the means of
meeting San Francisco’s transportation needs, particularly those of commuters.

OBJECTIVE 2:
USE THE TRANSPORTATION SYSTEM AS A MEANS FOR GUIDING DEVELOPMENT AND
IMPROVING THE ENVIRONMENT.

Policy 2.2:
Reduce pollution, noise and energy consumption.

The Project’s central location to the City’s downtown and its proximity to public transportation make it an
ideal location for new family-sized housing. Residents will have a variety of options connecting them to the
rest of the City and beyond. Due to the Property’s central location, it is anticipated that residents will be
able to commute to jobs and access much of San Francisco by transit, foot or bicycle; it is expected that the
garage will be used primarily as vehicle storage.

URBAN DESIGN ELEMENT

Objectives and Policies

OBJECTIVE 2
CONSERVATION OF RESOURCES WHICH PROVIDE A SENSE OF NATURE, CONTINUITY
WITH THE PAST, AND FREEDOM FROM OVERCROWDING.

Policy 2.7:
Recognize and protect outstanding and unique areas that contribute in an extraordinary degree to
San Francisco's visual form and character.

SAN FRANCISCO 9
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Telegraph Hill is identified in the General Plan’s Urban Design Element as an outstanding and unique
area. The Special characteristics of the area are identified as the following:

o A hilltop park with the highly visible green of trees from which Coit Tower rises above all else.

e Low, small-scale buildings having predominantly flat roofs and light pastel colors, hugging the
topography in a highly articulated form which contrasts with the power of downtown
construction.

o Cliffs and complex stairs and walkways on the east side above the waterfront, with buildings
perched precariously along the slope and trees interspersed.

o Intimate pedestrian scale and texture of streets and housing, with sudden and dramatic views of
the Bay and downtown through narrow openings.

The Project is compatible with the aforementioned special characteristics, in that the buildings are designed
to be consistent with the scale and massing of surrounding properties, and include flat, landscaped roof.
The buildings respect the topography of the street by “stepping-down” the laterally-sloping topography of
the Filbert Street steps. The buildings have been designed with a pedestrian scale and texture, incorporating
both landscaping as well as a narrow opening between Unit #1 and #2 for views of downtown.

OBJECTIVE 3:
MODERATION OF MAJOR NEW DEVELOPMENT TO COMPLEMENT THE CITY PATTERN,
THE RESOURCES TO BE CONSERVED, AND THE NEIGHBORHOOD ENVIRONMENT.

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

Policy 3.6:
Relate the bulk of buildings to the prevailing scale of development to avoid an overwhelming or
dominating appearance in new construction.

The Project provides an attractive modern design and form that compliments and blends with surrounding
structures without mimicking them. This creates a visually dynamic and harmonious neighborhood with
an appropriate mixture of building styles.

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

Policy 4.4
Design walkways and parking facilities to minimize danger to pedestrians.

This General Plan states that driveways across sidewalks should be kept to a practical minimum, with
control maintained over the number and width of curb cuts, in order to minimize danger to pedestrians.
The Project includes a 10-foot wide curb cut, which is the City standard, and a 12-foot wide garage door,
which is comparable with the size of garage doors found on surrounding properties (specifically the two

SAN FRANCISCO 10
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properties to the east). The Project has been designed to include one garage entrance that will serve the
vehicle storage for all four units on the Property, thereby minimizing danger to pedestrians. The garage has
sufficient space for maneuvering such that exiting vehicles will not need to be backed-out in reverse. As
indicated through the Conditions of Approval, the Project Sponsor has agreed to install warning signs to
alert pedestrians on the Filbert Steps to the presence of the driveway, as well as mirrors to enhance the view
of drivers exiting the garage.

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

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

The Project includes the re-use of the existing vacant residential cottage at the rear of the property, and
the addition of three residential units on a largely vacant lot. It will not displace any neighborhood
serving retail uses or have any adverse effect on future opportunities for resident employment and
ownership of retail uses.

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

The Project will conserve and protect existing housing and neighborhood character by renovating and
restoring an existing building in the neighborhood. It will improve a dilapidated vacant lot with a well-
designed, high-quality residential development that is compatible with the scale and mass of
surrounding properties. It will include screening and green elements specifically designed to allow the
new structure to blend seamlessly into the character of the neighborhood.

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

The Project includes the rehabilitation and preservation of an existing vacant rear cottage, which based
on its size, will be relatively affordable for the Telegraph Hill neighborhood.

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

With four residential units within walking distance of the City’s employment core and public transit
(MUNI #39), the Project will not generate substantial commuter traffic that will impede MUNI
transit service, or overburden the streets or neighborhood parking. Furthermore, by including four off-
street parking spaces, the Project will minimize the need for residents to use the limited on-street
parking in the neighborhood.

SAN FRANCISCO 11
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E. That a diverse economic base be maintained by protecting our industrial and service sectors

from displacement due to commercial office development, and that future opportunities for
resident employment and ownership in these sectors be enhanced.

The Project is a small residential development located on a nearly vacant lot in a residential
neighborhood. No office use is proposed, and no industrial uses will be displaced.

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

The Project will conform to the structural and seismic requirements of the San Francisco Building
Code, and thus meets this requirement.

That landmarks and historic buildings be preserved.

The Project is not located in any Conservation or Historic District. The Project will not adversely alter
any landmark building, contributory building, or architecturally significant building on the Property
or in the vicinity.

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

The Project includes the in-fill development of three new dwelling units on a largely vacant lot in a
residential neighborhood. The Project will not adversely affect any public parks or open spaces. It is
located below Coit Tower and Pioneer Park on Telegraph Hill, and will incorporate green rooftop
terraces to ensure that the Project blends with the hillside when viewed from above. It will not
adversely affect he tower’s access to sunlight or public vistas.

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

SAN FRANCISCO
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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. 2013.1375CE subject to the following conditions attached hereto as “EXHIBIT A” in
general conformance with plans on file, dated May 19, 2014, 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.
XXXXX. The effective date of this Motion shall be the date of this Motion if not appealed (After the
30-day period has expired) OR the date of the decision of the Board of Supervisors if appealed to the
Board of Supervisors. For further information, please contact the Board of Supervisors at (415) 554-
5184, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San Francisco, CA 94102.

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

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

I hereby certify that the Planning Commission ADOPTED the foregoing Motion on July 17, 2014.

Jonas P. Ionin
Commission Secretary

AYES:
NAYS:

ABSENT:

ADOPTED: July 17, 2014
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EXHIBIT A
AUTHORIZATION

This authorization is for a Conditional Use to allow the construction of three new dwelling-units on a lot
that contains one existing unit, including four off-street parking spaces located at 115 Telegraph Hill
Boulevard, Block 0105, and Lot 065 pursuant to Planning Code Sections 151, 151.1, 209.1(h), 249.49, and
303, within the RH-3 (Residential House, Three-Family) Zoning District, Telegraph Hill — North Beach
Residential Special Use District, and a 40-X Height and Bulk District; in general conformance with plans,
dated May 19, 2014, and stamped “EXHIBIT B” included in the docket for Case No. 2013.1375C and
subject to conditions of approval reviewed and approved by the Commission on July 17, 2014 under
Motion No. XXXXXX. This authorization and the conditions contained herein run with the property and
not with a particular Project Sponsor, business, or operator.

RECORDATION OF CONDITIONS OF APPROVAL

Prior to the issuance of the building permit or commencement of use for the Project the Zoning
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder
of the City and County of San Francisco for the subject property. This Notice shall state that the project is
subject to the conditions of approval contained herein and reviewed and approved by the Planning
Commission on July 17, 2014 under Motion No XXXXXX.

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

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

SEVERABILITY

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

CHANGES AND MODIFICATIONS

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

SAN FRANCISCO 14
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Conditions of Approval, Compliance, Monitoring, and Reporting
PERFORMANCE

1.

Validity. The authorization and right vested by virtue of this action is valid for three (3) years
from the effective date of the Motion. The Department of Building Inspection shall have issued a
Building Permit or Site Permit to construct the project and/or commence the approved use within
this three-year period.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

Expiration and Renewal. Should a Building or Site Permit be sought after the three (3) year
period has lapsed, the project sponsor must seek a renewal of this Authorization by filing an
application for an amendment to the original Authorization or a new application for
Authorization. Should the project sponsor decline to so file, and decline to withdraw the permit
application, the Commission shall conduct a public hearing in order to consider the revocation of
the Authorization. Should the Commission not revoke the Authorization following the closure of
the public hearing, the Commission shall determine the extension of time for the continued
validity of the Authorization.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

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

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

Extension. All time limits in the preceding three paragraphs may be extended at the discretion of
the Zoning Administrator where implementation of the project is delayed by a public agency, an
appeal or a legal challenge and only by the length of time for which such public agency, appeal or
challenge has caused delay.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

Conformity with Current Law. No application for Building Permit, Site Permit, or other
entitlement shall be approved unless it complies with all applicable provisions of City Codes in
effect at the time of such approval.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org
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DESIGN

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

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

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

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

3. Street Trees. Pursuant to Planning Code Section 138.1, the Project Sponsor shall submit a site
plan to the Planning Department prior to Planning approval of the Site or Building Permit
Application indicating that the two existing street trees will remain. The Sponsor will pay an in-
lieu fee for the remaining two require street trees in accordance with Planning Code Section 428,
and as outlined in more detailed below.

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

PARKING AND TRAFFIC

1. Bicycle Parking. The Project shall provide no fewer than four (4) Class 1 bicycle parking spaces
as required by Planning Code Sections 155.1 and 155.5.
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

2. Parking Maximum. Pursuant to Planning Code Section 151.1 and 249.49, the Project shall
provide no more than four (4) off-street parking spaces.
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

3. Construction Parking. The Project Sponsor shall require of the general contractor that
construction workers shall park legally and shall not park in the Coit Tower parking lot. For
information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

4. Managing Traffic During Construction. The Project Sponsor and construction contractor(s)
shall coordinate with the Traffic Engineering and Transit Divisions of the San Francisco
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Municipal Transportation Agency (SFMTA), the Police Department, the Fire Department, the
Planning Department, and other construction contractor(s) for any concurrent nearby Projects to
manage traffic congestion and pedestrian circulation effects during construction of the Project.
Prior to commencing construction, the Project Sponsor shall consult with the affected neighbors
on Assessor’s Block 105 before finalizing the construction staging and traffic plan, including:

a. A schedule of delivery times and dates during which the construction materials are
expected to arrive; and

b. Methods to be used to monitor truck movement into and out of the building site so as to
minimize traffic conflicts on Telegraph Hill Boulevard.

There shall be no queuing of construction trucks along Telegraph Hill Boulevard. All trucks
waiting to unload material shall be staged at a location offsite. Deliveries shall be made between
the hours of 7:30 a.m. and 5 p.m. on weekdays, exclusive of legal holidays. The Project Sponsor
shall employ full-time flag persons to direct traffic during excavation and concrete placement
phases of construction. During other construction phases, all truck movement into and out of the
Project Site shall be monitored by flag persons to minimize any traffic conflict.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

Garage Safety Features. The Project Sponsor shall post signs or other devices to alert pedestrians
to vehicles exiting the garage. Parabolic mirrors shall be installed at the garage exit to enhance the
view of exiting drivers.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

PROVISIONS

7.

Street Tree In-Lieu Fee. The Zoning Administrator waived the requirement for installation of
two of the required four street trees under Planning Code Section 138.1 based on DPW’s
recommendation. Pursuant to Planning Code Section 428, the Project Sponsor shall comply with
Planning Code Section 138.1 through payment of an in-lieu Fee pursuant to Section 428.

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

MONITORING

1.

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

SAN FRANCISCO 17
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For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

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

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

OPERATION

1.

Sidewalk Maintenance. The Project Sponsor shall maintain the main entrance to the building
and all public sidewalks and stairways abutting the subject property in a clean and sanitary
condition in compliance with the Department of Public Works Streets and Sidewalk Maintenance
Standards.

For information about compliance, contact Bureau of Street Use and Mapping, Department of Public
Works, 415-695-2017, http://sfdpw.org

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

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org
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1650 Mission St.
Suite 400

San Francisco,
CA 94103-2479

RESIDENTIAL PIPELINE
ENTITLED HOUSING UNITS 2007 to 2014 Q1

Reception:
415.558.6378

Fax:

415.558.6409
State law requires each city and county to adopt a Housing Element as a part of its gen-
eral plan. The State Department of Housing and Community Development (HCD) deter-
mines a Regional Housing Need (RHNA) that the Housing Element must address. The
need is the minimum number of housing units that a region must plan for in each RHNA
period.

Planning
Information:
415.558.6377

This table represents completed units and development projects in the current residen-
tial pipeline to the first quarter of 2014 (Q1). The total number of entitled units is tracked
by the San Francisco Planning Department and is updated quarterly in coordination with
the Quarterly Pipeline Report. Subsidized housing units — including moderate and low
income units — as well as inclusionary units are tracked by the Mayor’s Office of Housing;
these are also updated quarterly.

2014 QUARTER 1 el I P e Rt
Total Units 31,193 18,078 16,733 111.6%
Above Moderate ( > 120% AMI ) 12,315 11,993 14,073 211.7%
Moderate Income ( 80 - 120% AMI ) 6,754 1,107 753 27.5%
Low Income ( < 80% AMI ) 12,124 4,978 1,907 56.8%

*These totals do not include three entitled major development projects with a total of 23,714 net new units: Hunters'
Point, Treasure Island and ParkMerced. While entitled, these projects are not expected to be completed during the
2007-2014 RHNA reporting period.

Memo



SAN FRANCISCO
PLANNING DEPARTMENT

Certificate of Determination
Exemption from Environmental Review

1650 Mission St.
Suite 400

San Francisco,
CA 94103-2479

Case No.: 2013.1375E
. - . Reception:
Project Title: 115 Telegraph Hill Boulevard 415.558.6378
Zoning: RH-3 (Residential - House, Two Family) Use District
T 1 BT . . . . . Fax:
e egral:?h Hill - North I.Bea.ch Residential Special Use District 415 558.6400
40-X Height and Bulk District
Block/Lot: 0105/065 Planning
- SO - T e Information:
Lot Stze 7,517 square feet 415.558.6377
Project Sponsor: Daniel Frattin, Reuben, Junius, & Rose, LLP, (415) 567-9000
Staff Contact: Heidi Kline - (415) 575-9043, Heidi.Kline@sfgov.org
PROJECT DESCRIPTION:

The proposed project would allow the construction of a three-unit residential building and the exterior
renovation (no increase in building area) of an existing 1,000-square-foot, two-story cottage constructed in
1906. The three new residential units would be located in a three-story over basement building with unit
sizes ranging from 4,100 to 4,600 square feet. Three off-street parking spaces would be provided for the
new units in a 3,000-square-foot area in the basement. The maximum height of the building would be 40
feet, as measured in accordance with the San Francisco Planning Code. No change would be made to the
height of the existing cottage. The new three-unit building would be constructed at the front of the lot,
adjacent to Telegraph Hill Boulevard, while the existing cottage would remain in its current location at
the rear of the lot. A portion of the concrete sidewalk and steps (Filbert Steps) along the parcel’s frontage
would be replaced in kind. The project is located within the Telegraph Hill neighborhood on the south
side of Telegraph Hill Boulevard between Kearney and Montgomery Streets.

EXEMPT STATUS:

Categorical Exemption, Class 1 (California Environmental Quality Act (CEQA) Guidelines Section
15301(d) and Class 3 CEQA Guidelines Section 15303(b)

REMARKS:
See next page.

DETERMINATION:

[ do hereby certify that the above determination has been made pursuant to State and local requirements.

g)luv‘-c /0/ 20/4

Date

Sarah Jones
Environmental Review Officer
cc:

Daniel Frattin, Project Sponsor Supervisor David Chiu, District 3



Exemption from Environmental Review Case No. 2013.1375E
115 Telegraph Hill Boulevard

PROJECT APPROVALS

e Conditional Use Authorization by the Planning Commission for residential density above three units
per lot and the off-street parking spaces per Section 151 and the Telegraph Hill — North Beach
Residential Special Use District of the San Francisco Planning Code.

e Building Permit from the San Francisco Department of Building Inspection.

¢ Permit from the Department of Public Works for construction within the public right-of-way.

e Approval from the San Francisco Municipal Transportation Agency (SFMTA) to relocate an existing
stop sign.

Approval Action: The proposed project is subject to Planning Commission approval of a conditional use
CU authorization for the off-street parking spaces and for residential density above three units per lot.
This CU is the approval action for the project. The Approval Action date establishes the start of the 30-
day appeal period for this CEQA exemption determination pursuant to Section 31.04(h) of the San
Francisco Administrative Code.

REMARKS:

Historic Resource. The existing cottage was constructed in 1906 and is classified as a Category “B”, or
potential historic resource, in the Planning Department’s records. A Categofy B rating indicates that
additional information is necessary to make a determination as to whether the site is an historic resource
or not. In order for a building to be deemed a historic resource for purposes of CEQA Section 21084.1, it
must be listed in or determined to be eligible for listing in the California Register of Historical Resources
(CRHR), or included in a local register of historic resources.

Based on a historic resource evaluation (HRE) prepared by Page & Turnbull! and subsequent evaluation
by the Planning Department Preservation Planning staff,? the project site was determined to not be
eligible for listing in the CRHR nor was it included on a local register of historic resources. The extant
cottage is a common example of a vernacular building and has been extensively altered such that it no
longer represents its original 1906 construction.

In order for a project to be deemed eligible for listing in the CRHR, the project must be shown to meet
any one of the National Register of Historic Places’ four criteria: Criterion 1 (Event), Criterion 2 (Persons),
Criterion 3 (Architecture), or Criterion 4 (Information Potential). The Planning Department concurs with

! Page & Turnbull, 115 Telegraph Hill Boulevard Historic Resource Analysis, San Francisco, California. February 19, 2014.
A copy of this document is available for public review at the San Francisco Planning Department, 1650 Mission
Street, Suite 400, as part of Case File No. 2013.1375E.

2 Hilyard, Gretchen, Preservation Team Review Form for 115 Telegraph Hill Boulevard. May 1, 2014. A copy of this
document is available for public review at the San Francisco Planning Department, 1650 Mission Street, Suite 400, as
part of Case File No. 2013.1375E.

SAN FRANCISCO 2
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Exemption from Environmental Review Case No. 2013.1375E
115 Telegraph Hill Boulevard

the findings of the HRE that the subject property is not eligible for listing in the California Register under
any criteria, specifically: No known historic events occurred at the property (Criterion 1), none of the
owners or occupants have been identified as important to history (Criterion 2), the building is not
architecturally distinct and represents its alteration circa 1997 (Criterion 3). Based upon a review of
information in the Departments records, the subject property is not significant under Criterion 4, which is
typically associated with archaeological resources. Furthermore, the subject property is not likely
significant under Criterion 4, since this significance criterion typically applies to rare construction types
when involving the built environment. The subject property is not an example of a rare construction
type. The surrounding neighborhood contains a mix of architectural styles, building sizes, and a defined
period of development; therefore, it does not appear to be a potential historic district.

Preservation Planning staff determined that the site does not meet any of these four criteria. Therefore,
the site was determined to not be eligible for listing individually or as part of a potential or existing
historic district in the CRHR and the site is not an historic resource for purposes of CEQA. The proposed
new construction project does not directly or indirectly involve any historic resources and will not cause
a significant adverse impact upon a historic resource as defined by CEQA.

Geotechnical. The project site is on an approximately 80-foot-wide by 80-foot-deep, downhill-sloped lot
with a slope from the east to west side of the lot. The elevation at the highest point along the street
(northeast corner) is 251 feet (above sea level) and 214 feet at the rear lot line (southwest corner). The
existing cottage is constructed in the southeastern corner of the lot at an elevation of 229 feet. The
proposed three-unit residential building would be constructed at the front of the lot along Telegraph Hill
Boulevard with a pad elevation at approximately 224 feet. The existing cottage at the rear of the lot would
be renovated and no changes made to the existing poured concrete foundation. The foundation for the
new building would be constructed using drilled concrete pier and grade beam foundation, requiring
excavation up to 25 feet in depth.

A geotechnical report was prepared for the proposed project at 115 Telegraph Hill Boulevard?® and
includes information gathered from a site reconnaissance by the geotechnical engineer and four soil
borings conducted on the project site. The borings encountered 6 inches to 4 feet six inches of loose to
dense clayey sand with varying amounts of silt and gravel to stiff, sandy silty clay, overlaying sandstone
bedrock. No groundwater was encountered, though based on the hillside location it is possible that
groundwater could be encountered near the surface following rain or upslope irrigation.

The geotechnical report evaluated the project site for potential liquefaction, surface rupture, lateral
spreading, densification, and landslides and found the potential for risk to be low. The project site is in an
area that would be exposed to strong earthquake shaking, though adherence to the recommendations in
the 2013 San Francisco Building Code would reduce potential damage to the structure. The 2013 San
Francisco Building Code (Building Code) requires Site Classification and Values of Site Coefficients for
the design of earthquake resistant structures to minimize damage from earthquakes. The geotechnical

3 Earth Mechanics Consulting Engineers, Report Geotechnical Investigation Planned Improvements at 115 Telegraph Hill
Boulevard, San Francisco, California, May 12, 2013. A copy of this document is available for public review at the San

Francisco Planning Department, 1650 Mission Street, Suite 400, as part of Case File No. 2013.1375E.

SAN FRANCISCO 3
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Exemption from Environmental Review Case No. 2013.1375E
115 Telegraph Hill Boulevard

report includes seismic design parameters for use by the structural engineer for the project in complying
with the Building Code during the Department of Building Inspection (DBI) building permit plancheck
process.

The geotechnical report found that the proposed structure’s foundation could be safely supported using a
drilled concrete pier and grade beam foundation, provided adherence to site preparation and foundation
design recommendations in the project geotechnical report.

The project sponsor has agreed to adhere to the recommendations of the geotechnical report and include
the report’s design recommendations into the plans submitted for the building permit plancheck process,
subject to final review by DBI. Thus, the proposed project would have no significant geotechnical
impacts.

Exemption Class. Under CEQA State Guidelines Section 15301(d), or Class 1(d), exterior renovations to
an existing single-family residence that is not a historic resource, as defined for purposes of CEQA, is
exempt from environmental review. The proposed project involves the exterior renovation of the existing
1,000-square-foot cottage at the rear of the property. Under CEQA State Guidelines Section 15303(b), or
Class 3(b), construction of a multi-family residential structure with up to four dwelling units in a
residential zone is exempt from environmental review. In urbanized areas, this exemption applies to
apartments, duplexes, and similar structures designed for not more than six dwelling units. The proposed
project includes the construction of a multi-family residential structure with three dwelling units in a
residential zoning district. Therefore, the proposed project would be exempt from environmental review
under Class 1(d) and Class 3(b).

Summary. CEQA State Guidelines Section 15300.2 states that a categorical exemption shall not be used
for an activity where there is a reasonable possibility that the activity will have a significant effect on the
environment due to unusual circumstances. There are no unusual circumstances surrounding the current
proposal that would suggest a reasonable possibility of a significant effect. The proposed project would
not have significant geotechnical or historical resource impacts. The proposed project would have no
significant environmental effects. The project would be exempt under the above-cited classifications. For
the above reasons, the proposed project is appropriately exempt from environmental review.

SAN FRANGISCO 4
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SUBJECT PROPERTY

Conditional Use Authorization Hearing

6 Case Number 2013.1375CE

New Construction of Three Dwelling Units
115 Telegraph Hill
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Conditional Use Authorization Hearing
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New Construction of Three Dwelling Units
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Special Use District Map
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Dear Barbary Coast News,

We write to respond to the “Telegraph Hill Development Alert” that appeared on your website today. For the past
two years, Telegraph Hill Housing LLC has worked with the Telegraph Hill Dwellers and immediate neighbors to
design three new homes and renovate an uninhabitable cottage at 115 Telegraph Hill Boulevard. Given the
opportunity to evaluate the design, view studies, and the actual facts, several neighbors have indicated their
support for the project. We believe your readers should make an informed decision about the project and
appreciate the opportunity to respond to the misstatements in the “Alert” and accurately describe the project.
The project is modestly scaled and will transform a blighted lot with a well-crafted, architecturally elegant new
building. The three new units at the front of the property are several feet under the height limit and follow the
slope of the Filbert Steps. Together with the renovation of an uninhabitable cottage at the back of the property,
there will be four units total. This is only half of what is allowed under the zoning.

We offer the following corrections and counterpoints to the factually incorrect “Alert” submitted to your site
earlier this week.

e  (Claim: The project will “block the sweeping views of San Francisco enjoyed by Pioneer Park users.”

0 The current proposal will have no impact on established vistas from Telegraph Hill’s
historic Coit Tower or Pioneer Park at the base of the tower. The images at the bottom of
this letter indicate the views from both locations, and as is evident, the proposal blocks no
significant view and remains largely invisible from either location.

e  (Claim: The Project will “create permanent dangerous conditions for pedestrians coming up the Filbert Steps
and Telegraph Hill Blvd. (by creating a new curb cut on the curviest section of Telegraph Hill Blvd. at the
very top of the Filbert Steps coming up from Kearny Street)”

0 This location is currently safeguarded by stop signs for a pedestrian crosswalk, forcing
vehicular traffic on both sides of the street to come to a complete stop, making this area of
Telegraph Hill Blvd. arguably the safest area of the street. The garage door incorporates
safety features such as a flashing beacon to alert pedestrians to exiting vehicles.. In
addition, this is not a “new” curb cut. There was an existing curb cut which can be seen in
the image attached to this letter.

e  (laim: The Project will “exacerbate traffic congestion for visitors and residents to Coit Tower on Telegraph
Hill Blvd. both during and after construction.”

O This is a four-unit project that will minimally affect traffic volumes. Construction will last
less than 24 months. During this time, every effort will be made to minimize disturbance
during construction, and due to the low-density development, traffic will not be
exacerbated post construction.

e (Claim: The Project will “adversely impact users of the 39 Coit Tower MUNI bus both during and after
construction (particularly because the current stop will have to be moved but will still be next to their new
driveway)”

O There will be no move of the bus stop for any reason both during and after construction.
This claim has no merit.
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Claim: The Project will “eliminate access from the Filbert Steps to Coit Tower for up to two years while the
project sponsor digs 30 feet for a new parking garage on this highly constrained site”

0 There will be no lasting limitations on access to the Filbert Street Steps besides sporadic
very short-term disturbances that are unavoidable for the construction of any project of
any scope on this site. In fact, there is no modification proposed to the stairs, and only
improvements by way of adjacent plantings, lights and handrails for a more pleasant and
safe experience.

Claim: The project will reward the current owners for demolishing 11 units of affordable rent-controlled
housing and replacing them with three luxury, 4,000 to 5,000 square foot, condos.
0 The permits to demolish the buildings were filed in 1997 and predate this proposal by over
17 years and were decrepit at the time of demolition. The Department of Public Works had
found them to be “unsound.” The current developer and soon to be owner of this property
(currently he holds an option to purchase the property) was not involved with the 1997
demolition in any way.

Claim: The Project will “reward the current owners for their de-facto demolition of the historic cottage on
the southern edge of the property.”
O Though it is an older structure, the cottage on the southern edge of the property is not now,
nor has it ever been, classified as historic. All the same, it will be retained and restored.

There should be mention of the positive impacts that the proposal will have on the neighborhood and the city.

Conversion of a blighted and chain-link bordered vacant lot, which is currently utilized for
numerous illegal activities and poses safety liabilities.

The proposal contributes three new family-sized units to the city’s housing goal. Larger, family-
sized units in particular are in short supply.

A vacant and dilapidated cottage will be renovated and restored, maintaining an otherwise
discarded element of Telegraph Hill and adding to its history.

Repairing the Filbert Street Steps as needed, maintaining them and improving the experience with
adjacent plantings while adding safety elements such as handrails and lighting.

Introducing a view corridor between buildings to allow views from the steps to downtown, all
while providing a much-needed informal gathering area at the top of the steps for pedestrians.

Contributing an architecturally significant development that is well-designed and contextually
sensitive to the larger neighborhood

Addition of sustainable elements such as solar panels, vegetated roofs, and low-water demand
plumbing fixtures.
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The history and significance of Telegraph Hill is an important consideration of this proposal.
We hope that this letter accurately informs the neighborhood about the facts of this project
and that everyone can see the the proposal for what it is: a well-crafted improvement to a
blighted area of the city, which adds to, not detracts from, the fabric of Telegraph Hill.

If you agree, please let the Planning Commission know you support approval of the project at
their hearing on July 17t by emailing Elizabeth.Watty@sfgov.org and referencing 115
Telegraph Hill Boulevard (Case No. 2013.1375CE).

If you'd like any additional information about the project, please feel free to contact Jeremy
Ricks at Jeremy@adshoremedia.com.
Thank you,

Jeremy Ricks
Telegraph Hill Housing, LLC
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363 Filbert Street Driveway cut. Address is now more commonly known as 115 Telegraph Hill Boulevard.
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From: John Stewart

To: Watty, Elizabeth (CPC)

Cc: Chiu, David (BOS); Rahaim. John (CPC); Lee, Olson (MYR); Ahalsted@aol.com; Wells Whitney; Bob Mittelstadt;
Lynda Spence; Rod Freebairn-Smith (f-sc@f-sc.com); Janet Crane; (osheajm@mac.com); “lrene Tibbits"; "Julie
Christensen (julie@surfacework.com)"; "Gussie Stewart "

Subject: 115 Telegraph Hill Blvd.

Date: Tuesday, July 08, 2014 4:16:47 PM

Attachments: 115 Telegraph.pdf

Dear Ms. Watty,

My wife and | live about 200 yards north of the subject site on the same street. We are in
receipt of a Telegraph Hill Development Alert which warns of a “massive, luxury
condominium project.” The bulletin states that “this is not about a particular neighbor’s self-

interest or views - this is about public interest.” Fair enough. In that regard, from a public

policy and planning perspective, what is the best use for this site? Let’s briefly run through

some options:

Commercial — Inconsistent with zoning

A Park — The site is uniquely unsuited for this use because of its 2:1 slope, customary
high winds, and budget constraints at the Open Space Committee. Additionally,
there’s already a park above it.

An affordable HUD-subsidized rental project- This site would support maybe 10-12
small units that would only have a remote chance of being financeable if a project-
based Section 8 contract were available from HUD, which it isn’t. Even then, it
would not underwrite well because of the land basis and the fact that there’s no
economy of scale operationally.

A Low Income Housing Tax Credit development - A small project on this site would
not pass muster with the Low Income Housing Tax Credit Committee, and even if it
did, an off-the-charts subsidy from the Mayor’s Office of Housing would be required,
which is an equally unlikely prospect.

HUD Section 811 —Developmentally Disabled — This non-profit, only HUD-insured and
subsidized program is tailored to small unit size (10-20); however, it would not meet
reasonable HUD criteria for accessible social services, let alone neighborhood
objection to high frequency visitation traffic.

A market rate rental— Because of the high land costs and the fact that the project
would have tenant incomes too high to qualify for Low Income Housing Tax Credits,
or the City’s Housing Trust Fund (Prop C) and because there’s no economy of scale,
this option is fiscally infeasible.

Market Rate Condominiums — This development category is financeable and will
generate over $200,000 a year in revenue to the City in tax increment, plus
intermittent transfer tax fees. These additional tax increment revenues will go into
the General Fund for myriad different budget items including, but not limited to,
infrastructure upgrades; the City’s Health Department; Rec & Parks; Homeless Shelter
maintenance, on and on. This has the substance and feel of public interest. Not
parenthetically, the City has an operational deficit of $134M per year which could
use some help.

There are some sites that cry out for mixed income; some for affordable and/or market rate



rentals. All would have far better economy of scale than this tiny parcel. In this case, the
City should capitalize on the highest and best use which the current proposal offers. At 3
units, it’s hardly “massive”. It is indeed, “luxury” but then its values comport with the
surrounding homes ringing Coit Tower. Architecturally, there are elements which
thoughtfully mirror the Gardner Dailey design directly next door to the east. It’s doubtful
that the curb cuts constitute an unsolvable safety problem. It blocks no views. Lastly, lest
we forget, it is code compliant and needs no variance.

| concur with the recommendation from some of my fellow Hill dwellers that the developer
upgrade and beautify the Filbert steps leading to the site.

It is not in the public’s best interest to let this lazy asset remain fallow, as it has for years.
Besides, it’s a refuse-collecting eyesore.

Sincerely,
John K. Stewart

John K. Stewart, Chairman

The John Stewart Company

1388 Sutter Street, 11th Floor

San Francisco, CA 94109

(415) 345-4400 (415) 614-9175 - fax

WWW.jsco.net

This message together with any attachments and responses (email) is intended only for the use of the individual or
entity to which it is addressed. The contents of this email are considered proprietary and confidential and may
contain information that is privileged, confidential and/or exempt from disclosure under applicable law. If you are not
the intended recipient, you are hereby notified that any dissemination, distribution, or copying of this email, is
strictly prohibited. If you have received this email in error, please notify the original sender immediately by
telephone or by return e-mail and delete this e-mail, from your computer, without making any copies.



From: Marcy Albert

To: Watty, Elizabeth (CPC)
Subject: SUPPORT FOR 115 Telegraph Hill Boulevard (Case No. 2013.1375CE
Date: Wednesday, July 09, 2014 12:01:42 PM

| have read both the supporting and opposing sides of this development and it looks to me to be a
perfectly delightful development. | encourage you to support it.

Marey Albert

101 Lombard St #904wW
San Francisco, CA 94111
415-627-6900

No virus found in this message.
Checked by AVG - www.avg.com
Version: 2014.0.4716 / Virus Database: 3986/7814 - Release Date: 07/07/14




From: Regan Anderlini

To: Watty, Elizabeth (CPC)

Subject: 115 Telegraph Hill Boulevard Townhouses
Date: Tuesday, July 08, 2014 9:20:39 PM

Ms. Watty,

I am a resident of the Telegraph Hill neighborhood in San Francisco and I am writing
in support of the proposed development at 115 Telegraph Hill Blvd. Recently there
has been some heated discourse on our neighborhood email list, and 1 fell it is
important that | let you know that my husband and | both support the idea of
replacing the unsightly vacant lot that now exists with a tastefully conceived
development. | have read the document sent to the list by Jeremy Ricks of
Telegraph Hill Housing, LLC and support the ideas presented in his communication.

Thank you for your consideration,

Regan Anderlini
300 Filbert St



From: Eriea Berg

To: Watty, Elizabeth (CPC)

Subject: I support "luxury condos on Telegraph Hill"
Date: Thursday, July 10, 2014 9:10:39 AM

Hi,

| live in the North Beach/Telegraph Hill neighborhood — don't see why TDH is so upset about the condo
development project. Personally | suspect TDH would fight any new project, and leaving that lot vacant
and surrounded by a chain link fence is ridiculous.

So ... wanted to voice my support for the project. Looks reasonable enough.
I have no stake in this, don't know any of the involved folks.
-Friea

Friea Berg | Strategic Alliances | friea@splunk.com | Direct 415.852.5820 | Mobile: 415.254.1544 | twitter.com/friea
San Francisco | Cupertino | London | Hong Kong | Washington D.C. | Seattle | Plano | Singapore | Munich | Tokyo

This message is intended only for the personal, confidential, and authorized use of the recipient(s) named above. If you are not that person, you are

not authorized to review, use, copy, forward, distribute or otherwise disclose the information contained in the message.



From: Cal J.

To: Watty, Elizabeth (CPC)

Subject: Support for proposal of 115 Telegraph Hill
Date: Wednesday, July 09, 2014 10:55:02 AM
Ms. Watty,

| own a TIC close to Telegraph Hill and often visit the Coit Tower area. Just last
month | took some relatives that were visiting from out of town. We walked up the
Filbert St stairs and one of them commented how ugly the vacant lot that sits on 115
Telegraph Hill was. When | spoke to Jeremy Ricks about his project | discovered that
this lot has been vacant for over 15 years. | don’'t understand why/how one of the
most beautiful and important streets in all of SF could have such a thing. | have
reviewed the plans that Jeremy and his architects have proposed and I think that they
would be an absolutely wonderful addition to the neighborhood. The proposed
homes have a nice modern feel but also keep with the consistency of the
neighborhood.

This letter is in STRONG support of the proposed 115 Telegraph Hill project. | urge
the planning commission to pass the project as is.

Thank you,
Calvin Chan



From: Lois Chess

To: Watty, Elizabeth (CPC)
Subject: SUPPORT for 115 Telegraph Hill Development
Date: Tuesday, July 08, 2014 4:15:10 PM

Just so you know, not everyone is against developing this site. It has been
empty way too long. Good luck. | hope if passes.

Lois Chess
415-385-7505



June 8, 2014

Ms. Elizabeth Watty

San Francisco Planning Department
1650 Mission Street, 4™ Floor

San Francisco, CA 94103

Subject: 115 Telegraph Hill Bivd.

Pear Ms. Watty:

As immediate neighbors to the proposed project, we would like to express our support for the new
development by Jeremy Ricks’ group at 115 Telegraph Hill Blvd. We have lived three homes away from
the site for the past fifteen years, we have reviewed Mr. Rick’s proposed plans as of May 2014, and we
have long appreciated the site, its history, and the immediate environs.

We support the proposed development at 115 Telegraph Hill Blvd. for several reasons:
¢ The proposed building plan:
o Has clean lines, open courtyards, and modern elements that contribute to the
neighborhood’s architecture.
Does not block views frorm Pioneer Park’s rear lawn area or Coit Tower.
Does not block any neighbors’ south facing views, and has little or no shadow impact on
neighboring residences.
¢ Now an empty lot, the proposed building site offers an opportunity to:
o Add residential units and tax-payers to both the neighborhood and the city.
o See new residents be motivated to maintain the heavily tourist-trafficked Filbert stairs
area in front, including keeping the area clean, graffiti-free, and planted.

We remember the former buildings on this site. After a long period of abandonment, we are glad to see
this proposed plan for 115 Telegraph Hill Blvd.

Greg Ehiamp

345 Filbert Street
San Francisco, CA 94133




July 8, 2014

Ms. Elizabeth Watty

San Francisco Planning Department
1650 Mission Street, 4™ Floor

San Francisco, CA 94103

Subject: 115 Telegraph Hill Blvd.

Dear Ms. Watty:

| am writing to respond to the “Telegraph Hill Development Alert” from Telegraph Hill Dwellers’ Planning
& Zoning Committee that was emailed to me yesterday and which urged that their members contact
you to complain about the 115 Telegraph Hill Boulevard residential development project. | received this
email because | am a member of Telegraph Hill Dwellers (“THD”) for about the past twenty years, | am a
former Board member of THD for six years, and | have lived two doors from the proposed development
for the past twenty years. My family and | completely support the 115 Telegraph Hill Blvd. project, as do
many of our immediate neighbors, and | categorically reject the demonizing and erroneous statements
in the email sent by THD.

The THD email declares the project will:

1) “Block the sweeping views of San Francisco enjoyed by Pioneer Park users.” | have seen the
views for 20 years, and the proposed project does not block historic views from Coit Tower or
the base of the tower.

2) “Create permanent dangerous conditions for pedestrians coming up the Filbert Steps and
Telegraph Hill Blvd. (by creating a new curb cut on the curviest section of Telegraph Hill Blvd. at
the very top of the Filbert Steps coming up from Kearny Street)”. This location has two stop signs
on either side (what better way to exit a driveway?)

There are curb cuts throughout Telegraph Hill Boulevard, and the specific site historically had a
curb cut, and furthermore it is not the curviest point of the Boulevard. It’s ironic that THD
successfully advocated installing a crosswalk and staircase up to Coit Tower at exactly that same
spot on the Boulevard in 1997 (including the installations of the two stop signs) but now for
some reason considers it a dangerous spot for any traffic.

3) “Exacerbate traffic congestion for visitors and residents to Coit Tower on Telegraph Hill Blvd.
both during and after construction.” This is a four unit project which will not add measurably to
traffic congestion on the Hill, and the units will have garages.

4) “Adversely impact users of the 39 Coit Tower MUNI bus both during and after construction
(particularly because the current stop will have to be moved but will still be next to their new
driveway).” | understand that the bus stop will continue as always, and it is an unsubstantiated
claim by THD.



5) “Eliminate access from the Filbert Steps to Coit Tower for up to two years while the project
sponsor digs 30 feet for a new parking garage on this highly constrained site”. | am sure there
will be some short-term interruptions, but that is true for all construction projects (as my
neighbors who have their homes painted or sidewalks repaved) and disturbances can and
should be addressed as part of the proposal.

6) “Reward the current owners for demolishing 11 units of affordable rent-controlled housing and
replacing them with three luxury, 4,000 to 5,000 square foot, condos.” This seems a sly
comment, as the residences there in 1994-1997ish were un-inhabited and largely uninhabitable.
(The larger houses were occasional flop houses.) Also, prospective developer, Jeremy Ricks, did
not remove the former houses, although this comment makes it sound as if he did. The current
owners, the Coopers, bought and emptied the parcel years ago, and they were blocked from
further developments.

7) “Reward the current owners for their de-facto demolition of the historic cottage on the southern
edge of the property.” This is a sly and curious comment. There was a beautiful, historic cottage
on the original parcel (“Bill Bailey’s cottage”) that was moved to another location (the Mission?)
by the Coopers by popular request. The existing cottage on the property is uninhabitable, not
historic, and an eyesore. | believe it was largely propped up by the Coopers to establish that
they were continuing to develop the property, but that was years ago and it remains an eyesore
of no significance.

THD is capable of meticulous research, but sly and erroneous claims like the above two claims
make me question their motives as well as their means.

| previously wrote your offices on June 2" (see my letter below) with my support of the 115 Telegraph
Hill Boulevard residential project. | reiterate my support.

Thank you,

Greg Chiampou

345 Filbert Street

San Francisco, CA 94133
Tel. 415.845.4479



June 5, 2014

Ms. Elizabeth Watty

San Francisco Planning Department
1650 Mission Street, 4™ Floor

San Francisco, CA 94103

Subject: 115 Telegraph Hill Blvd.
Dear Ms. Watty:

As immediate neighbors to the proposed project, we would like to express our support for the new
development by Jeremy Ricks’ group at 115 Telegraph Hill Blvd. We have lived three homes away from
the site for the past fifteen years, we have reviewed Mr. Rick’s proposed plans as of May 2014, and we
have long appreciated the site, its history, and the immediate environs.

We support the proposed development at 115 Telegraph Hill Blvd. for several reasons:
e The proposed building plan:
O Has clean lines, open courtyards, and modern elements that contribute to the
neighborhood’s architecture.
0 Does not block views from Pioneer Park’s rear lawn area or Coit Tower.
0 Does not block any neighbors’ south facing views, and has little or no shadow impact on
neighboring residences.
e Now an empty lot, the proposed building site offers an opportunity to:
0 Add residential units and tax-payers to both the neighborhood and the city.
0 See new residents be motivated to maintain the heavily tourist-trafficked Filbert stairs
area in front, including keeping the area clean, graffiti-free, and planted.

We remember the former buildings on this site. After a long period of abandonment, we are glad to see
this proposed plan for 115 Telegraph Hill Blvd.

Sincerely,
Greg and Jennifer Chiampou

345 Filbert Street
San Francisco, CA 94133



From: Janet Crane

To: Watty, Elizabeth (CPC)

Cc: Silcox. Louis; Rod Freebairn-Smith
Subject: 115 Telegraph Hill Boulevard
Date: Tuesday, July 08, 2014 5:01:09 PM

Dear Ms. Watty:

I am a 40 year resident of Telegraph Hill and wish to support the right of the
property owner to build homes on this lot.

I understand that the project does not require any variances and has received
design approval from the Planning Department. This is a logical site for luxury
homes.

It is reasonable to discuss with the property owner how the most difficult impacts of
construction will be mitigated for the neighbors and that the Filbert Steps should be
brought into good condition at that property line. Those discussions should occur
with any significant construction site in a congested area. However, the project
should not be attacked because it is not a park.

I am adding my name to the other letters of support that have been sent by our
neighbors.

Best regards,

Janet

Janet Crane

Freebairn-Smith & Crane

Planning, Urban Design, Architecture
442 Post Street

San Francisco CA 94102

415 398 4094

jcrane@f-sc.com




From: Alexis Donoghoe

To: Watty, Elizabeth (CPC)
Subject: 115 Telegraph Hill - Vote of Approval
Date: Wednesday, July 09, 2014 2:16:36 PM

To whom it may concern:

| live in North Beach (529 Filbert St.) right near 115 Telegraph Hill. | walk to work up
and over Telegraph Hill and pass by this empty lot everyday, so | am familiar with this
proposal. | have reviewed the details of Jeremy’s proposal with him and | think the
project will be a welcomed addition to the neighborhood. | strongly support the
project and urge the planning commission too as well, especially as it is below the
height limit and requires no variances.

Fellow Neighbor,

Alexis Donoghoe



From: MARINA GALLI

To: Watty, Elizabeth (CPC)
Subject: Support of 115 Telegraph Boulevard
Date: Sunday, July 06, 2014 5:51:16 PM

July, 6th 2014

Ms. Elizabeth Watty

San Francisco Planning Department
1650 Mission Street - 4th Floor

San Francisco, CA 94103

Subject: Support of proposed development of 115 Telegraph Hill Boulevard

Dear Ms. Watty,

Monty Reedy and | are writing to you to support the proposed development of 115
Telegraph Boulevard. We believe it is high time that this vacant and desolate lot be
turned into a home that contributes to the Telegraph Hill community and also
beautifies the approach to Coit Tower. As neighbors, we frequently walk up
Telegraph Hill Boulevard and past the 115 Telegraph Hill Boulevard lot. We often
wish there was a lovely home that was thoughtfully built, instead of a blighted empty
lot. It is our understanding that the owners are proposing a well thought out
architectural plan that complies with city ordinances. We should work with them to
create something in keeping with the neighborhood.

Wouldn't it be better to have a family or couple living in a newly built, well manicured
home, where currently there is nothing but dirt and an unsightly chain link fence? The
lot is filled with litter because of the wind tunnel effect, caused by no building on the
lot.

Think of the jobs the construction and ongoing maintenance will create, the increased
tax base, the additional stimulus to the community. The city needs to embrace and
welcome residents who want to set up roots here and improve the city.

Further, it would be nice to have the driveway that once existed reinstated. In an
emergency, there is no place to turn around until you get all the way to the top of the
hill.

We are neighbors, we are taxpayers and we are supporters of the development of
this unused parcel, 115 Telegraph Hill Blvd.

Thank you for your consideration.

Kind regards,



Marina Galli, CFA
& Monty Reedy



From: Lauren Haugh

To: Watty, Elizabeth (CPC)
Subject: Supporting the project on 115 Telegraph Hill
Date: Wednesday, July 09, 2014 11:46:15 AM

Dear Ms. Watty,

I would like to express my strong support for the proposed project at 115 Telegraph Hill. The Filbert
steps are one of my favorite places to run. | have lived in the city for over 7 years and | don’t think |
have seen a bigger eye sore than this vacant lot. | have always wondered why it has remained
vacant for so long. Last week | met Jeremy Ricks and his architects who were visiting the spot and
looking at plans. | approached them and asked if they were developing the project etc... They
showed me the plans and | absolutely love what they are proposing. | think that it will be a great
addition to the neighborhood. | asked them if there was anything that | could do to help and they
suggested that | write a letter of support, hence this email. | understand that there are no variances
to this project and it falls under the height limit.

I would like to show my strong support for this project.

Sincerely,
Lauren Haugh
650-996-1090
S.F Resident



From: Dustin Haytema

To: Watty, Elizabeth (CPC)
Subject: Support for proposed Telegraph Hill Property
Date: Wednesday, July 09, 2014 11:10:31 AM

Dear Ms. Watty,

I have been renting an apartment near North Beach for over two years and walk near Coit Tower everyday
on my way to work. Before even speaking to Mr. Ricks about the proposed project, | have commented on
the vacant lot with many neighbors and tourists over the past year. It has been a huge eye sore for all local
residents and tourists alike and sometimes even frequents vagrants at night.

| recently sat down with Mr. Ricks to discuss the building project and the proposed plans for 115 Telegraph
Hill and am strongly in support of its development. Based on my experience, the project clearly falls under
the height limit and there are clearly no proposed variances, thus making this project a perfect fit for that
lot. This beautifully designed building will only add to the neighborhood as a whole.

I look forward to supporting this project through to completion.

Please contact me with any questions.

Best,
Dustin Haytema



From: brad hedrick

To: Watty, Elizabeth (CPC)

Subject: Fwd: support for 115 Telegraph Hill
Date: Wednesday, July 09, 2014 12:38:01 PM
Attachments: Plans_Final_reduced.pdf
Elizabeth,

I hope this note finds you well. I have lived in North Beach for many years now and
know Jeremy Ricks from HS. Jeremy has brought me up to speed on the details of
his proposal of the 115 Telegraph Hill Project, which seems like a great idea
considering the lot he is pursuing has been vacant for so long. | foresee the project
being a welcomed addition to the neighborhood. Per the plans, it looks the structure
is below the height limit, and would not requires any major variances if any.

Just thought i would shoot over a note to mention my firm support of the project
and urge the planning commission too as well.

Always happy to chat.

brad hedrick
4154979844

520 chestnut St no 104
SF CA.



From: peter_iskandar

To: Watty, Elizabeth (CPC)

Cc: pi_iskandar@yahoo.com

Subject: 115 Telegraph Hill Project Support
Date: Wednesday, July 09, 2014 4:54:46 PM
Hi Elizabeth,

| live nearby and am a property owner at 1835 Grant Ave. | recently
reviewed the plans for Jeremy’s project at 115 Telegraph Hill and | think
this project will be a nice addition to the neighborhood. As far as | can tell
the project will add desired property value to the surrounding area, will
clean up an underused vacant lot, and does not exceed any size limits or
require any variances.

| support the project and urge the planning commission to do so as well.
Sincerely,

Peter Iskandar
1835 Grant Ave.



From: shane

To: Watty, Elizabeth (CPC)
Subject: Support for 115 Telegraph Hill
Date: Wednesday, July 09, 2014 11:19:12 AM

Dear Ms. Watty,

My wife and | have lived in North Beach for over 3 years. We often visit Coit Tower, especially when
we have out of town visitors.

For some time | have thought that this unpleasant vacant plot of land should be developed as it would
add MUCH beauty to the area.

I have met with Jeremy Ricks and reviewed his plans and think that what he is proposing, in its
CURRENT state, would be an absolutely fantastic addition to the neighborhood. 1 strongly believe that
this project should be approved and ask the commission to vote yes on this project.

Thanks,
Shane Kennedy



April 1,2014

San Francisco Planning Commission
City and County of San Francisco
1650 Mission Street

San Francisco, CA 94103

RE: Support for Conditional Use Application
115 Telegraph Hill Boulevard/363 Filbert Street
Case No.: 2013.1375C

Dear Commissioners,

I have lived at 381 Filbert Street since 1997. My home is immediately next door to
the proposed new building at 115 Telegraph Hill Boulevard. 1 believe the project deserves your
support. The property has been largely vacant for nearly twenty years, wrapped with a chain-
link and with only the shell of a cottage remaining. The owner has been receptive to my
suggestions about the design, which will be both attractive and at an appropriate scale for this
location. I look forward to the property being cleaned up and improved.

Thank you.
Sincerely,
/fjﬂ'f‘/ £ %:L"’ ~ sz Z /é/

Mary kay Kew
381-383 Filbert Street




From: Dana Kueffner

To: Watty, Elizabeth (CPC)

Cc: PMHeinemann@aol.com

Subject: Re: 115 Telegraph Hill Boulevard - Planning Case No. 2013.1375C
Date: Tuesday, July 08, 2014 8:51:50 PM

Dear Ms. Watty, President Wu and Commissioners:

Let me apologize in advance for the informal nature of
this correspondence.

My husband, Peter Heinemann, and | are wanting to go on record as
strong supporters of the above referenced project.

Peter and | have lived on Telegraph Hill for the past 30 years. Our home
is located at 335 Greenwich Street, approximately 6 parcels north/east of
115 Telegraph Hill Blvd.

We believe that the project has been very thoughtfully designed. The
owner and their architects have listened to and addressed a wide variety
of community concerns and issues. They should be commended for all
their efforts.

Please add our names to the list of supporters of this plan.
Thank you for your kind attention.

Sincerely,
Dana L. Kueffner and Peter M. Heinemann

335 Greenwich Street
San Francisco, CA. 94133



From: dennis leary

To: Watty, Elizabeth (CPC)
Date: Wednesday, <ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>