FILE NO. 150052

Petitions and Communications received from January 6, 2015, through January 16, 2015,
for reference by the President to Committee considering related matters, or to be ordered
filed by the Clerk on January 27, 2015. .

Personal information that is provided in communications to the Board of
Supervisors is subject to disclosure under the California Public Records Act and
the San Francisco Sunshine Ordinance. Personal information will not be redacted.

From concerned citizens, regarding Happy Vape. 313 letters. File No. 141291. Copy:
Each Supervisor. (1)

From Officers for Justice-Peace Officers’ Association, regarding President of the Board of
Supervisors vacancy. Copy: Each Supervisor. (2) '

From Mayor, regarding Notice of Appointment to the District 3 seat on the Board of
Supervisors: (3)
Julie Christensen

From Marie Gandolfo, regarding bicyclist behavior. Copy: Each Supervisor. (4)

From Public Health, submitting Annual 2014 Title XV Evaluation Reports. Copy: Each
Supervisor. (5)

From Fish and Wildlife, regarding Phasing of Nonlead Ammunition Requirement. Copy:
Each Supervisor. (6)

From Larry P. Blake, regarding Castro Cares program. Copy: Each Supervisor. (7)

From City Administrator, submitting Indemnification Quarterly Report January -
December 2013. Copy: Each Supervisor. (8)

From City Administrator, submitting Indemnification Quarterly Report January -
December 2014. Copy: Each Supervisor. (9)

From Sheriff, regarding Administrative Code 14B waiver request for Northpointe Inc.
Copy: Each Supervisor. (10)

From Sheriff, regarding Administrative Code 14B waiver request for Thomson Reuters.
Copy: Each Supervisor. (11)

From Public Defender, submitting 2014 Annual Report and 2015 Calendar. (12)

From Controller, submitting Citywide Contract Compliance Audits, FYs 201 1-2012 and
2012-2013 combined report. Copy: Each Supervisor. (13)



From Verizon Wireless, submitting General Order No. 159A notice for Broadway and
Battery SC1. Copy: Each Supervisor. (14)

From Adult Probation, regarding upcoming meetings and events. (15)
From concerned citizen, regarding healthcare. Copy: Each Supervisor. (16)
From Aaron Goodman, regarding 5m project. Copy: Each Supervisor. (17)

From Randall Kovar, regarding Youth Commission and voting age. Copy: Each
Supervisor. (18)

From Diane Rivera, regarding Neighborhood Emergency Response Team. Copy: Each
Supervisor. (19)

From concerned citizens, submitting signatures for petition regarding Municipal
Transportation Agency. 4,082 signatures. Copy: Each Supervisor. (20)

From Joan Hasselgren, regarding traffic calming. Copy: Each Supervisor. (21)
From Vanessa Bailey, regarding Better Together Project. Copy: Each Supervisor. (22)
From Allen Jones, regarding Human Rights Commission. Copy: Each Supervisor. (23)

From Treasurer, submitting Monthly Pooled Investment Report for December 2014.
Copy: Each Supervisor. (24)

From Controller, submitting report entitled Airport Commission: Better Oversight is
Required to Improve the Change Management Process for the New Air Traffic Control
Tower. Copy: Each Supervisor. (25)

From Controller, submitting report entitled Airport Commission: Avila Retail Development
& Management, LLC, Correctly Paid Its Rent for 2012 and 2013. Copy: Each Supervisor.
(26)

From Citizens’ General Obligation Bond Oversight Committee, submitting FY2013-2014
Annual Report. Copy: Each Supervisor. (27)

From Jaime Michaels, regarding proposed Corona Heights Development. Copy: Each
Supervisor. (28)

From Chamber of Commerce, regarding rights of formula retail employees in hotels. File
No. 141300. Copy: Each Supervisor. (29)

From Termeh Yeghiazarian, regarding advertising on Muni. Copy: Each Supervisor. (30)



From Library Users Association, regarding implementation of BiblioCommons. Copy:v
Each Supervisor. (31) ,

From concerned citizens, regarding 110 The Embarcadero appeal. 7 letters. File No.
141320. Copy_: Each Supervisor. (32)

From Mayor Lee, regarding appointment to the Residential Rent Stabilization &
Arbitration Board: (33)
David Wasserman - term ending September 1, 2018.

From Public Health, submitting Annual Report of Gifts Received in FY2013-2014. Copy:
Each Supervisor. (34)

From Terry Chong, regarding recent protests. Copy: Each Supervisor. (35)

From President Breed, regarding 2015 Board of Supervisors committee assignments.
Copy: Each Supervisor. (36)
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From: Board of Supervisors (BOS)
To: BOS-Supervisors
Subject: File 141291 FW: Letter Missing --> Support for AppealHappy Vape Shop & Hookah Lounge

From: Rene Casis [mailto:renecasis@gmail.com]

Sent: Sunday, January 11, 2015 1:20 PM

To: BOS Legislation (BOS)

Subject: Fwd: Letter Missing --> Support for AppealHappy Vape Shop & Hookah Lounge

Apologies, my original email address for the Board of Supervisors was errant.

Please find my request below to include my letter as it concerns the Appeal of the Happy Vape Shop & Hookah
Lounge.

Kind regards,
Rene Casis
---------- Forwarded message ----------

From: Rene Casis <renecasis@gmail.com>

Date: Sun, Jan 11, 2015 at 1:15 PM

Subject: Letter Missing --> Support for AppealHappy Vape Shop & Hookah Lounge
To: bos.legislation@sfgov.org, Board.of.Supervisors@sfg.org, "Yee, Norman (BOS)"
<Norman.Yee@sfgov.org>

All,
I submitted my letter to support the appeal of the Happy Vape Shope & Hookah Lounge on January 5, 2015 at
3:04pm ahead of the Spm deadline. I noticed my email was not included in the Comment Letters.

Comment Lirs 010515

Is it possible to include my letter especially as it was before the deadline?
Thank you.

Kind regards,
Rene Casis

On Mon, Jan 5, 2015 at 3:04 PM, Rene Casis <renecasis@gmail.com> wrote:
To Whom It May Concern,

I writing to oppose the the proposed use of 1963 Ocean Avenue as a vapor tobacco shop and lounge.

As a resident of Ingleside Terraces, I feel the proposed business negatively impacts the neighboring community.
On a related point, it is detrimental to the commercial success of Ocean Avenue. I am concerned that with the
adjacent public schools that such a business is inappropriate as there is a proportionally large number of young
children walking through the Ocean Avenue corridor.




I disagree with the Planning Commission's findings on 6 November 2014 that the proposed business provides
retail enhancement to the district, that is not detrimental to the health of the residents or those working in the
vicinity, and the notion that such a business is compatible with the neighborhood and the community.

The demographics of the neighborhoods adjacent to Ocean Avenue continues to change as more young families
(and hence young children) reside in the area. I feel the focus of the new businesses should be focused on
benefiting the community of residents, first and foremost.This proposed business (as well as the two marijuana
dispensaries on Ocean Avenue) and the proximity of two public schools invites negative temptation to the
young children residing and/or attending the adjacent schools.

I urge the Board of Supervisors to join the residents in the opposition of this business. In addition, I invite the
Board to increase their partnership with the surrounding neighborhood boards and residents to create a
community of businesses that will have a lasting positive impact of commerce to benefit the adjacent
neighborhoods as well as San Francisco as a whole.

Sincerely,
Rene Casis

Ingleside Terraces
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From: Board of Supervisors (BOS)

To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)

Subject: File 141291 FW: Conditional Use Appeal - 1963 Ocean Avenue
Attachments: petition_pp1-4.pdf; petition_pp5-8.pdf

From: Robert Karis [mailto:rckaris@gmail.com]

Sent: Wednesday, January 07, 2015 8:56 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS)
Subject: Conditional Use Appeal - 1963 Ocean Avenue

Dear Angela Calvillo, Clerk of the Board:

Please enter the attached documents for my appeal of the decision of the Planning Commission by Motion No.

19271 (Case No. 2014.0206C), for the property located at: 1963 Ocean Avenue, Assessor's Block No. 6915, Lot
No. 020. ‘

Petition_pp1-4.pdf and petition_pp5-8.pdf are copies of the petition containing over 100 signatures of neighbors
opposing the proposed vape shop at 1963 Ocean Ave. The petitions were submitted to the Planning
Commission at the hearing on Nov. 6, 2014.

Thank you.
Sincerely,

Robert Karis, M.D.
Appellant




Opposition to the opening of the Happy Vape Store at 1963 Ocean Avenue
Dear San Francisco Planning Commlssmners

We, the undersigned residents of the Ocean Avenue nelghborhood oppose the opening of a
“vape shop” on Ocean Avenue. This type of business is unnecessary as there are already
stores on Ocean Avenue that sell e-cigarettes and 21 “vape shops” in the City of San
Francisco. We live in a residential neighborhood with nearby schools including middle
schools, high schools, and the City College of San Francisco. A vape shop will encourage new
young users and others to use e-cigarettes that contain addictive nicotine and other harmful
chemicals in their fumes. We do not want ourselves, our neighbors, or our children to use or

to be exposed to this type of product.

DATE.......NAME...........ccrirnrmnnncnninsnnsisannns ADDRESS or NEIGHBORHOOD.............

”A ‘,/ /‘1 Z‘ac\my_ A:\Kd'ﬂh‘ INgeside T8 rce
W[ Chardes Benort — nglesde Tecrace

/1. 414 /(//u,j/ (ple. /na//s(@‘ Jerruie
14 1Y &D@%@ . /We&z chigco .
)‘/ b |1ty \?ifw’\\ Dones Ig\as\de Tewace
[&)M \cvw‘a O Ro)ven /! 4

Wl Genns 0/Sullvan . 11 7
(A1 Dicholy Whgenfof -«
/,//-a—w f)/// ol Tkl Teope.
- H.M T
H




Opposition to the opening of the Happy Vape Store at 1963 Ocean Avenue
Dear San Franciséo Planning Commissioners:

‘We, the undersigned residents of the Ocean Avenue neighborhood, oppose the opening ofa
“vape shop” on Ocean Avenue. This type of business is unnecessary as there are already
stores on Ocean Avenue that sell e-cigarettes and 21 “vape shops” in the City of San
Franciscb; We live in a residential neighborhood with nearby schools including middle
schools, high schools, and the City College of San Francisco. A vape shop will encourage new
young users and others to use e-cigarettes that contain addictive nicotine and other harmful
chemicals in their fumes. We do not want ourselves, our neighbors, or our children to use or

‘to be exposed to this type of product.
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Opposition to the opening of the Happy Vape Store at 1963 Ocean Avenue
Dear San Francisco Planning Commissioners:

We, the undersigned residents of the Ocean Avenue neighborhood, oppose the opening of a
“vape shop” on Ocean Avenue. This type of business is unnecessary as there are already
stores on Ocean Avenue that sell e-cigarettes and 20 “vape shops” in the City of San
Francisco. We live in a residential neighborhood with several nearby schools including a
middle school, high schools, and the City College of San Francisco. A vape shop will
encourage new young users and others to use e-cigarettes that contain addictive nicotine
and other harmful chemicals in their fumes. We do not want ourselves, our neighbors, or
our children to use or to be exposed to this type of product.
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11/3/2014
Opposition to the opening of the Happy Vape Store at 1963 Ocean Avenue
Dear San Francisco Planning Commissioners:

We, the undersigned residents of the Ocean Avenue neighborhood, oppose the opening of a
“vape shop” on Ocean Avenue. This type of business is unnecessary as there are already
stores on Ocean Avenue that sell e-cigarettes and 20 “vape shops” in the City of San
Francisco. We live in a residential neighborhood with several nearby schools i’ncluding a
middle school, high schools, and the City College of San Francisco. A vape shop will
encourage new young users and others to use e-cigarettes that contain addictive nicotine
and other harmful chemicals in their fumes. We do not want ourselves, our neighbors, or
our children to use or to be exposed to this type of product.
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Opposition to the opening of the Happy Vape Store at 1963 Ocean Avenue

Dear San Francisco Planning Commissioners:

We, the undersigned residents of the Ocean Avenue neighborhood, oppose the opening of a “vape shop” on Ocean
Avenue. This type of business is unnecessary as there are already stores on Ocean Avenue that sell e~cigarettes and
20 “vape shops” in the City of San Francisco. We live in a residential neighborhood with several nearby schools
including a middle school, high schools, and the City College of San Francisco. A vape shop will encourage new young
users and others to use e-cigarettes that contain addictive nicotine and other harmful chemicals in their fumes. We
do not want oursel\ies, our neighbors, or our children to use or to be exposed to this type of product.
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Opposition to the opening of the Happy Vape Store at 1963 Ocean Avenue
Dear San Francisco Planning Commissioners:

We, the undersigned residents of the Ocean Avenue neighborhood, oppose the opening of a “vape shop” on Ocean
Avenue. This type of business is unnecessary as there are already stores on Ocean Avenue that sell e-cigarettes and
20 “vape shops” in the City of San Francisco. We live in a residential neighborhood with several nearby schools
including a middle school, high schools, and the City College of San Francisco. A vape shop will encourage new young
users and others to use e-cigarettes that contain addictive nicotine and other harmful chemicals in their fumes. We
do not want ourselves, our neighbors, or our children to use or to be exposed to this type of product.
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Opposition to the opening of the Happy Vape Store at 1963 Ocean Avenue

Dear San Francisco Planning Commissioners:

We, the undersigned residents of the Ocean Avenue neighborhood, oppose the opening of a-
“vape shop” on Ocean Avenue. This type of business is unnecessary as there are already
stores dn Ocean Avenue that sell e-cigarettes and 21 “vape shops” in the City of San
Francisco. We live in a residential neighborhood with nearby schools including middle
schools, high schools, and the City College of San Francisco. A vape shop will encourage new
young users and others to use e-cigarettes that contain addictive nicotine and other harmful
chemicals in their fumes. We do not want ourselves, our neighbors, or our children to use or
‘to be exposed to this type of product.

DATE ....... NAME....ccccoiiririenrrrrcrerccnrerireeaes ADDRESS or NEIGHBORHOOD............. :
,/@‘/M Awmm 2y Urbme D SEop 427
JS[ ) opre @JMYJ& 5 Urhmoly 3% 7Y122
4;/5/,4 /%(WM 783 Ughonode SEck 7
2/ Wi Siudh ~Crage’ s53Utso SF ot T 7

///?/»/2/ /@Mmy 263 Hoad ST. SF CBIH52
///5//74 o ﬁﬁ\ﬁk@ 878 (Rbawio Drs F-a §41R)

1j05 1 FgedlMhsrs <~
///S///;ﬁ MA (/g;a /M/u/zwro /M/e*su/e, 7?_,/,/ ice_
uls GA.QQM QL5 Coroma (A—592))
“/5//‘{ %%m%j— GO CoroNA G 74127

; 7(0% (@ roy o C}( ?L/{rl(]
245y CORONA ST }74'127




Opposition to the opening of the Happy Vape Store at 1963 Ocean Avenue
Dear San Francisco Planning Commissioners:

We, the undersigned residents of the Ocean Avenue neighborhood, oppose the opening of a
“vape shop” on Ocean Avenue. This type of business is unnecessary as there are already
stores on Ocean Avenue that sell e-cigarettes and 21 “vape shops” in the City of San
Francisco. We five in a residential neighborhood with nearby schools including middle
schools, high schools, and the City College of San Francisco. A vape shop will encourage new
young users and others to use e-cigarettes that contain addictive nicotine and other harmful
chemicals in their fumes. We do not want ourselves, our neighbors, or our children to use or
to be exposed to this type of product.
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From: Board of Supervisors (BOS)

To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)

Subject: FW: Letter supporting the appeal of Planning Commission decision in Case No. 2014.0206C
(Letter opposing the vape shop/steam stone hookah lounge at 1963 Ocean Ave.)

Attachments: Ling TEROC Letter.pdf

From: Pam Ling [mailto:ling.pam@gmail.com]

Sent: Monday, January 05, 2015 4:45 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS); Wiener, Scott

Cc: Carolyn Karis; rckaris@gmail.com

Subject: Letter supporting the appeal of Planning Commission decision in Case No. 2014.0206C (Letter opposing the
vape shop/steam stone hookah lounge at 1963 Ocean Ave.)

Attached please find my letter representing the State Tobacco Education and Research Oversight Committee
(TEROC). '
Pamela Ling




" TOBACCO EDUCATION AND RESEARCH OVERSIGHT COMMITTEE

&

Pamela Ling, MD MPH
530 Parnassus Avenue, Suite 366
San Francisco, CA 94143-1390

RE: Appeal of Planning Commission approval of Conditional Use in Case No. 2014.0206C.
January 5, 2015
Dear San Francisco Board of Supervisors

My name is Dr. Pamela Ling, and | am a resident of San Francisco, but am writing primarily as a
member appointed by the California State Senate Rules Committee to California’s state Tobacco
Education and Research Oversight Committee, commonly known as TEROC. | thank the Board of
Supervisors for the opportunity to comment on the issue at hand, and to share our
recommendations on the matter.

The Committee oversees Proposition 99, which funds the California Tobacco Control Program at
the California Department of Public Health, as well as the Tobacco Related Disease Research
Program at the University of California, and tobacco education efforts administered by the
California Department of Education. This Committee also produces a master plan for tobacco
control and tobacco-related research, and makes recommendations to the State Legislature for
improving tobacco control and tobacco-related research efforts in California.

Besides my role as a Member of TEROC, | am a Professor of Medicine at the University of
California San Francisco, and a researcher with expertise in how tobacco marketing and
promotion encourages young people to start and continue tobacco use. | have studied cigarette,
smokeless tobacco, and e-cigarette marketing messages, and my research found that many of the
old marketing tactics that are no longer allowed for cigarettes are commonly used to sell e-
cigarettes. Many of these messages appeal to youth.

e TEROC supports the regulation of e-cigarette sales by requiring vendors to obtain a tobacco
retailer’s license and prohibiting the sale of the product where cigarettes cannot be sold. -
Currently 71 cities and counties in California require a retailer to obtain a license to sell e-
cigarettes.

e TEROC supports e-cigarette regulation by prohibiting the use of e-ciga.rettes wherever tobacco
products cannot presently be used. Currently 73 cities and counties in California have
ordinances prohibiting the use of e-cigarettes in some outdoor areas, some indoor areas, or
both.



TOBACCO EDUCATION AND RESEARCH OVERSIGHT COMMITTEE

e This position is consistent with TEROC's official position on e-cigarettes, adopted at the
Committee’s May 22, 2013 meeting, which simply states:

“TEROC opposes the use of e-cigarettes in all areas where other tobacco products are
banned.”

o TEROC adopted this official position for several reasons:

o Smoke-free policies protect nonsmokers from exposure to toxins and encourage
smoking cessation.

o Introducing electronic cigarettes into clean air environments created by smoke-free
policies reinforces the act of smoking as socially acceptable, and makes enforcement of
existing laws that protect the public from secondhand smoke difficult due to similarities
with cigarettes. .

o Early data show that electronic cigarette emissions can contain carcinogens and toxic
chemicals, which may result in additional harm to the public.

o TEROC is particularly concerned by recent reports by the Centers for Disease Control and
Prevention (CDC) and the 2014 national Monitoring The Future study of teens.

o The percentage of U.S. middle and high school students who have used e-cigarettes
more than doubled from 2011 to 2012, from 4.7 percent to 10.0 percent.

o In 2012, more than 1.78 million middle and high school students nationwide had tried e-
cigarettes.

o The CDC study also found that 76.3 percent of middle and high school students who
used e-cigarettes in the last 30 days had also smoked cigarettes.

o In 2014, more than twice as many 8th- and 10th-graders reported using e-cigarettes as
reported using tobacco cigarettes

o With emerging tobacco products like e-cigarettes on the rise, this vulnerable population
needs protection from exposure to these products.

e For these reasons, TEROC supports efforts to prohibit the use of e-cigarettes anywhere
smoking is currently prohibited and the regulation of electronic cigarette (e-cigarette) sales.

e TEROC regularly produces a Master Plan for tobacco control for the State of California. The
TEROC Master Plan includes the recommendation to support and defend local communities’
efforts to enact tobacco control policies, including policies to decrease youth access to and
initiation of tobacco use.

| appreciate the opportunity to discuss the issue with you, and | am happy to answer any
guestions you might have. '

Sincerely,

g
R e
| e —

T e

Pamela Ling, MD MPH
Member, Tobacco Research and Education Oversight Committee (TEROC)
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From: Board of Supervisors (BOS)

To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)
Subject: File 141291 FW: Conditional Use Appeal - 1963 Ocean Avenue
Attachments: Appeal-Document_Case_No_2014_0208C.pdf

From: Robert Karis [mailto:rckaris2@gmail.com]

Sent: Monday, January 05, 2015 2:12 PM

To: BOS Legislation (BOS)

Cc: Board of Supervisors (BOS); Yee, Norman (BOS); Robert Karis
Subject: Conditional Use Appeal - 1963 Ocean Avenue

Dear Angela Calvillo, Clerk of the Board:

Please enter the following document for my appeal of the decision of the Planning Commission by Motion No.
19271 (Case No. 2014.0206C), for the property located at: 1963 Ocean Avenue, Assessor's Block No. 6915, Lot
No. 020.

Appeal-Document_Case No 2014 0206C.pdf

Thank you.

Sincerely,

Robert Karis, M.D.
Appellant



Appeal of the decision of the Planning Commission Conditional Use Authorization by
Motion No. 19271 (Case No. 2014.0206C), for property located at 1963 Ocean
Avenue, Assessor’s Block No 6915, Lot No. 020.

We disagree with the following “Findings” contained in the Final Motion (“FM”) No.
19271 of the Planning Commission in approving, on November 6, 2014, the
Conditional Use Authorization for the tobacco paraphernalia establishment at 1963
Ocean Avenue.

The appeal to disapprove the Planning Commission’s authorization of the Conditional Use
for the vape shop/steam stone hookah lounge (aka Happy Vape) at 1963 Ocean Avenue is
based on the following:

1. The Planning Commission did not appropriately apply the criteria for a Conditional
Use Authorization for a tobacco paraphernalia establishment selling electronic
cigarettes. [Planning Code (“Code”) 303 (n), Ordinance #030-14 & #224-08]

2.. This was the first required Conditional Use Authorization hearing for a tobacco
paraphernalia establishment including the sale of electronic cigarettes. [Planning
Code 227(u); Ordinance #224-08 & #030-14]

3. The proposed business is not compatible with the character of the neighborhood, the
community, or its demographics. [Planning Code 303(c)(1)]

4. Compliance with the General Plan [the objectives, policies, and guidelines found in
the seven studies of Ocean Avenue] is not consistent. [Planning Code 101.1 Master
Plan]

5. The proposed business will be detrimental with the health, safety, and welfare of the
residents. [Planning Code 303 (c)(2)].

6. The ruling by the Planning Commissioners was not unanimous. (5 to 2)

7. 75% of the property owners/residents within the 300 foot area around 1963 Ocean
Avenue signed to support the appeal of the Planning Commission’s Authorization.
90% of the people in the neighborhood do not find the proposed business necessary
or desirable. [Planning Code 303(c)(1)]

8. The concentration of tobacco paraphernalia in the Ocean Avenue NCT is sufficient.
The neighbors have not expressed a need or desire for a store selling electronic
cigarettes, vaporizers and related tobacco paraphernalia, nor for a steam stone
hookah lounge.

Background:

1963 Ocean Avenue is located at the western end of the Ocean Avenue NCT
(Neighborhood Commercial Transit) District that extends from Phelan Avenue on
the east to Manor Drive, a length of approximately 34 mile. The site is within the
Balboa Park Station Plan Area. This plan states that the Ocean Avenue NCT is
intended to provide convenience goods and services to the surrounding
neighborhoods.

1963 Ocean Avenue is located in District 7. The Ocean Avenue Aréa includes the
residential neighborhoods of Ingleside Terraces, Balboa Terrace, Mount Davidson
Manor, Westwood Park, Ingleside and Merced Heights in Districts 7 and 11.



[Note: some URLs may need to be copied and pasted into a web browser.]

Balboa Area Plan Generalized Land Use Map — (p. 18 of the Land Use Index of
the General Plan of the City and County of San Francisco, 2011) http://www.sf-

planning.org/ftp/general plan/Land Use Index August 2011.pdf

The San Francisco General Plan Master Plan [101.1]
www.sf-planning.org/ftp/general plan/ includes the Balboa Park Station

Area Plan.
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Map from the OEWD Invest in Neighborhoods Study (2012)
http://investsf.org/neighborhoods/ocean-avenue/ Map found on page 6 of the
UPDATED_Neighborhood Profile OCEAN AVENUE.pdf
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Ocean Avenue has undergone extensive study and review by various city agencies
and consultant groups. The goals of these studies are strengthening what exists and
attracting positive changes for the area. All of the studies, dating from 2008 through
2014, conducted of the Ocean Avenue Corridor, focus on improving Ocean Avenue
for the long-term. The studies resulted in the following reports:

Reports on Ocean Avenue Corridor: '

e Historic Context Statement Balboa Park Area Plan & Historic Resource Survey
2008
http://www.sf-planning.org/Modules/ShowDocument.aspx?documentid=557

e Balboa Park Station Plan 2008 Balboa_Park_Station_Area_Plan_v2.pdf
http://www.sf-planning.org/ftp/general plan/Balboa Park Station.htm
a pdf version of the study document is found at
http://www.sf-planning.org/Modules/ShowDocument.aspx?documentid=1983

¢ Ocean Avenue Management Plan 2010
http://www.oewd.org/modules/showdocument.aspx?documentid=160
OceanAvenueManagementPlan.pdf '

e SF General Land Use Plan Land_Use_Index_August_2011.pdf - General
introduction for entire city http://www.sf-

planning.org/ftp/general plan/index.htm and pdf version http://www.sf-
planning.org/ftp/general plan/Land Use Index August 2011.pdf




Balboa Park Station Area Plan
http://www.sf-planning.org/ftp /general plan/Balboa Park Station.htm
e OEWD Invest in Neighborhoods Study 2012 ,
http://investsf.org/neighborhoods/ocean-avenue/ UPDATED_Neighborhood
Profile OCEAN AVENUE.pdf
e San Francisco Formula Retail Economic Analysis prepared for the SF
Planning Department by Strategic Economics June 2014 http://www.sf-
lanning.org/ftp /files/legislative changes/form retail/Final Formula Retail
Report 06-06-14.pdf
¢ Kjelstrom Economic Development Final report Sept 2014 Kjelstrom
Economic Development Final Report 2014.10.31.pdf
http://www.sfog.us/ocean_ave/kjelstrom 20141031.pdf

The studies point to the need for development of a vibrant commercial street that
serves the surrounding neighborhoods. The reports encourage pedestrian traffic,
use of public transit, and businesses that provide the goods and services needed by
the residents in the neighborhood.

We disagree with the following “Findings” contained in the Final Motion No. 19271
of the Planning Commission in approving, on November 6, 20014, the Conditional
Use Authorization for a tobacco paraphernalia establishment at 1963 Ocean Avenue.

Issue #1: Incorrect application of Planning Code 303(n) and 227 (u). The
ruling of the Planning Commission on November 6, 2014, to approve the Conditional
Use Application for the proposed business at 1963 Ocean Avenue, did not properly
apply the criteria for a Conditional Use Authorization (Code 303) of a tobacco
paraphernalia establishment (Code 227(u) [Note FM states 227(v); however the
correct current Planning Code is 227(u).]

Rationale: The Planning Commission did not correctly apply Planning Code
303. During the hearing and in the decision, the Planning Commissioners did
not consider fully whether this proposed business met the criteria of
“necessary or desirable to the neighborhood,” whether it would potentially
have a negative impact on the surrounding neighborhood, and whether the
use complies with the San Francisco General Plan and more specifically, the
Balboa Park Station Area Plan.

Commissioner Richards (who voted against approval) pointed out that the
1900 block of Ocean Avenue is not the appropriate context for the proposed
business, a vape retail store with a steam stone hookah lounge in the
basement. It is not a business that will attract neighborhood foot traffic.
Commissioner Antonini (who voted against approval) questioned the need
for a hookah lounge as a method to quit smoking. The project sponsor
stresses that his business aims to help people stop smoking (tobacco



cigarettes). Commissioner Antonini questioned why the Commission had
listened to neighborhood voices against a Starbucks but, in this matter, did
not consider the many concerns of neighbors about this type of business on
this block, about its potential effects on the character of the neighborhood,
and about the health and safety of this community.

The other five commissioners focused mainly on issues involving filling a
vacant storefront on this block. They discussed the number of entrances,
attractive displays, visibility from the street, signage, elevator access, hours
of operation, etc. - building design and construction issues, not the reasons
that made a Conditional Use Authorization a requirement for an
establishment planning to sell tobacco paraphernalia. The issue was not
about the design or construction of the building but whether the products
and goods to be sold by this business and used within the building were
necessary or desirable or compatible with the neighborhood. The matter
before the Commission was not a Discretionary Review but rather a
Conditional Use Authorization - a matter of different standards and criteria.

Neighborhood voices oppose this particular type of business for its
incompatibility with the neighborhood and for its detrimental effects on the
character of the community and particularly for the 1900 block of Ocean
Avenue. This business offering alternative tobacco paraphernalia products is
not what the neighbors find necessary or desirable or compatible - the
criteria for a Conditional Use Authorization.

Issue #2: 1963 Ocean Avenue was the first required Conditional Use
Authorization hearing before the Planning Commission for an electronic
cigarette/vape store business. The Planning Commissioners did not carefully nor
explicitly consider whether this business, the selling of tobacco paraphernalia, was
necessary or desirable for the neighborhood, whether it would be detrimental to the
health, safety, and welfare of the community.

The proposed business at 1963 Ocean Avenue required a Conditional Use
Authorization for a Tobacco Paraphernalia Establishment [Planning Code,
Section 227(u)].

227(u) Tobacco Paraphernalia Establishments, defined as retail uses where
more than 10% of the square footage of occupied floor area, as defined in
Section 102.10, or more than 10 linear feet of display area projected to the
floor, whichever is less, is dedicated to the sale, distribution, delivery, -
furnishing or marketing of Tobacco Paraphernalia from one person to
another. "Tobacco Paraphernalia" does not include lighters, matches,
cigarette holders, any device used to store or preserve tobacco, tobacco,
cigarettes, cigarette papers, cigars, or any other preparation of tobacco that
is permitted by existing law. Medical Cannabis Dispensaries, as defined in



Section 3301(f) of the San Francisco Health Code, are not Tobacco
Paraphernalia Establishments.”
San Francisco Ordinance No. 030-14 of March 2014, extended tobacco
paraphernalia to include the sale and use of electronic cigarettes.
__http://www.sfbos.org/index.aspx?page=15826
[ 131208 | 0030-14 |04/26/2014 ] Health Code - Restrictions on Sale and Use of Electronic Cigarettes Ii

Rationale for disagreement with decision: The issues of the health, safety,
and welfare of the neighbors are the ones that made this tobacco
paraphernalia establishment a required conditional use and the ones that
cause this business to be detrimental to the neighborhood. In the hearing,
Commissioners raised questions that implied confusion about this first
conditional use for a vape store. The matter before the Commission was
not a Discretionary Review, but rather a Conditional Use Authorization, a
matter that should be treated by the criteria of necessary or desirable and
compatible with the neighborhood and of not being detrimental to the health,
safety, and welfare of the community.

Health issues, concern about the content of nicotine, carcinogens, and toxic
chemicals found in the electronic cigarettes plus inconsistent manufacturing

~and other environmental issues, are cited in Ordinance # 030-14. These are
the reasons for the inclusion of electronic cigarettes as tobacco paraphernalia
and for the requirement of a Conditional Use Authorization hearing before
the Planning Commission. Harm to the health of the citizens of San Francisco
prompted the Board of Supervisors to require a Conditional Use
Authorization and CUA hearing for tobacco paraphernalia including
electronic cigarettes.

In its Final Motion (FM), the Planning Commission in presenting its “Finding”
concerning the criteria for Planning Code 303 (FM #7, p.4) stated the
following on FM page 6 (E.i.) with respect to the concentration of Tobacco
Paraphernalia Establishments as defined in Section 227(v) [actually 227 (u)]:

there is “no other Tobacco Paraphernalia Establishments within
the Ocean Avenue NCT that have received Conditional Use
authorization.” [emphasis added]

This argument is misleading since this is the first Conditional Use
Authorization hearing citywide for a tobacco paraphernalia establishment.
This business at 1963 Ocean Avenue is the first application for a vape shop
since the establishment of the CUA requirement by City Ordinance # 244-08,
passed unanimously by the Board of Supervisors in October of 2008.

At the Planning Commission hearing on November 6th, Marcelle Boudreaux,
the Planning Department representative, noted upon questioning by a



Commissioner that this project, 1963 Ocean Avenue, was the first business of
this kind to require'a CUA. She also noted that there were several other
similar project applications in the pipeline. This case could and should be
viewed as a test cast for this type of business establishment (vape shop and
steam stone hookah lounge). Therefore, it is important to correctly apply the
Conditional Use Authorization criteria to 1963 Ocean Avenue.

The health, safety, and welfare of the neighborhood should have received
higher priority and evaluation by the Planning Commission. The health,
safety, and welfare of the residents should have trumped filling a vacant
storefront.

Issue #3: Incompatibility of the proposed Tobacco Paraphernalia Establishment

[at 1963 Ocean Avenue] with the neighborhood and its demographics. {Planning

Codes 737.1, 737.69 and 227(v)}; [FM E7, Eiiij, p. 7]. Citing Planning Code Section
'227(v) [actually 227(u)], the Finding states:

ifi. The proposed astablishment is compatible with the existing . character of the
- particular district for which it is proposed.

The proposal s a new commereial establichment, wiich praposes to wtilize a vacant yetal
space for @i electromic mgm‘dte vetail stove wud steamn sfovee hookah longe. The wse il
Temuin as vt ﬂmbﬁﬁlmmmﬁ, arid mo changes gre p‘ﬂgmseti to the ﬁr’ué«-gﬁﬂnﬁi, padestiim-
orievited starefront. The establishremnt is compatible with the existing chavcter of partisular
district for which it i praposed. ‘

Rationale: The location of the proposed establishment is not “...compatible
with the existing character of the particular district...” The Ocean Avenue
NCT should serve the needs and character of the surrounding residential
neighborhood.

According the demographics provided in the Invest in Neighborhoods, Ocean
Avenue Neighborhood Profile, compiled in 2013 by the Office of Economic
and Workforce Development, http://investsf.org/wordpress/wp-
content/uploads/2014/03/Neighborhood-Profile-OCEAN-AVENUE.pdf
[overview at http://investsf.org/neighborhoods/ocean-avenue/], the
population of the Ocean Avenue neighborhood area is approximately 15,200.
The over 5,000 households include a high percentage of Asians (47%), family
households (66%) with children under 18, and people over 60. Please note:
Each of these percentages is higher for the Ocean Avenue District than
citywide.

Additionally, this Ocean Avenue district has higher percentages of single-
family housing (RH-1 and RH-1(D) (84% v. 33% citywide), larger sized



family household averages (4.5 v. 3.1 citywide), and fewer renting
households (27% v. 62% citywide).

There are 14 educational institutions, from elementary to college, in the
vicinity. Many students from Aptos Middle School walk by the proposed
business location on their way to and from school. The pedestrian traffic by
these students plus by children living in the neighborhood is not compatible
with the proposed establishment. Older students attending City College tend
to ride the K Muni Metro to the eastern end of the Ocean Avenue NCT and
patronize businesses at the eastern end of the commercial district. Other
educational institutions in the vicinity include the Voice of Pentecost
Academy (K-12, 130 feet from the proposed business), Commodore Sloat
Elementary, Lick Wilmerding High School, Kumon Learning Center, the
Stratford School, Archbishop Riordan High School, San Francisco State, and
Mercy High School.

The San Francisco’s General Plan includes the following goals and policies for Ocean
Avenue in the Balboa Park Station Area Plan:
http://www.sf-planning.org/ftp/general plan/index.htm
Goals:
¢ Improvement of the city as a place for living, by aiding in making it more
healthful, safe, pleasant, and satisfying, with housing representing good
standards for all residents and by providing adequate open spaces and
appropriate community facilities.
e Coordination of the varied pattern of land use with public and semi-
public service facilities required for efficient functioning of the city, and for
the convenience and well-being of its residents, workers, and visitors.

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

Issue #4: Compliance with the General Plan [the objectives, policies, and

guidelines found in the seven studies of Ocean Avenue] is not consistent.
[FM#8, p. 7] Neighborhood Commerce, Objectives and Policies: Objective 1,
Policies 1.1 to 1.3:

The proposed development will provide specialty goods and services to the neighborhood
and will provide employment opportunities to those in the community. Further, the
Project Site is located within a Neighborhood Commercial District and is thus consistent
with activities in the commercial land use plan.

Rationale: The proposed business does not provide specialty goods or
services desired by the neighborhood. At least five official studies of the Ocean
Avenue NCT include notations of requested and needed goods and services by
neighbors and residents. None of these included a request for a vape shop, an



electronic cigarette retail store, or steam stone hookah lounge. The following

desired businesses are excerpted from the studies and surveys:

. Balboa Park Station Plan, 2008 - every day goods and services without the
need for the use of automobiles. The businesses should provide for a wide
range of the goods needed by a large number of the residents rather than a
product that appeals to a limited number of individuals.

e OEWD Invest in Neighborhoods, 2013 - need for home furnishings, general
merchandise, clothing stores (everyday needs), books, used merchandise,
full service restaurants, gift stores, lawn and garden supplies, shoes,
jewelry, luggage and leather goods.

e Kjelstrom Economic Development Report, Sept 23-25, 2014 (p. 7). Meeting
participants identified several targets: movie theater, bookstore, espresso
bar, ice cream shop, stationery/card store, clothing stores (new and used),
high-quality restaurants with great bars, garden shop/nursery, toy store,
wine bar, musical instrument shop, and pet supplies/grooming.

o Residents have expressed desire for a greater diversity of restaurants
(current ones are mainly Chinese/Asian), specialized grocery, gardening
supplies, new and used book stores, clothing, galleries, music equipment,
toys, bakery, and the like.

e Examples of retail that would be welcome on Ocean Avenue: Food products,
appliances, electronics, furniture, sporting goods, lumber, clothing, fabrics,
footwear, cosmetics, medicines, stationery, art, books, handicrafts, musical
instruments, gifts, supplies for gifts, second hand goods

Issue #5: The Planning Commission did not properly apply Planning Code
303(c)(2). |
(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:

Rationale: The proposed business is detrimental to the health, safety
and welfare of the neighborhood. The Planning Commission did not place
sufficient weight on the criteria of the required Conditional Use
Authorization for sale of tobacco paraphernalia. The Planning Commission
is well versed in matters of building design, building codes — matters of height,
setback, materials, massing, etc. This Conditional Use for a tobacco
paraphernalia establishment required the Commission to consider more
particularly the health aspect of the items to be sold by this business within
the building—an unusual consideration for the Commission, but essential for
the determination of whether the proposed business use would be
detrimental to the health, safety, and welfare of the residents.

The project sponsor speaks many times about “harm reduction,” of providing
a “safer” alternative to tobacco cigarettes, of offering products and goods to



help people stop smoking tobacco cigarettes. However, this business is not a
smoking cessation clinic. It is a commercial establishment that aims to profit
through the sale of vaporizers, e-liquids, and other tobacco paraphernalia.
Quantity of sales will benefit this business.

Electronic cigarettes were developed in the last ten years. The healthfulness
and safety of these devices has not been definitely proven. Many scientists,
doctors, and public health organizations have questioned the long-term
effects of these battery-powered devices sold with glamorous advertising and
used with candy-flavored liquids.

Ads for electronic cigarettes use the “Don’t Quit. Switch” approach, an old
tactic of Big Tobacco, visually shown by the Campaign for Tobacco-Free Kids.

7. Their ads say, "Switch, Don't Quit."

Tobacto companies hava long triad to'discourage smiokers from quitting by marketing clyarete changes as reducing hesith
risk, Some e-cinarelte ads cary a similar message.,

http://www.tobaccofreekids.org/tobacco unfiltered/post/2013 10 02 ecigarettes

It took many years and many deaths before people heeded the warnings
about the dangers of tobacco smoking and secondhand smoke. Last year
(2014) the current Surgeon General issued the 50t Anniversary Report.
Valuable health effects have resulted from actions taken because of the
warnings in the 1964 Surgeon General report. The 50t Anniversary report:
“The Health Consequences of Smoking — 50 Years of Progress: A Report of the
Surgeon General, 2014” http://www.surgeongeneral.gov/library/reports/50-
years-of-progress/ includes chapters with warnings about electronic
cigarettes. The 50t Anniversary Consumer Guide “Let’s Make the Next
Generation Tobacco-Free” stresses the dangers of nicotine addiction.
http://www.surgeongeneral.gov/library/reports/50-years-of-

progress/consumer-guide.pdf
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In its “E-cigarette Primer,”
https://public.health.oregon.gov/PreventionWellness/TobaccoPrevention/S
mokefreeWorkplaceLaw/Documents/E-cigFactSheet.pdf , the Oregon Public
Health Department stated: “Smokeless does not mean harmless.” Nicotine, an
ingredient of many electronic cigarettes, has been found to be more addictive
than alcohol. According studies from the University of Minnesota
http://wwwl.umn.edu/perio/tobacco/nicaddct.html
e “Nicotine is:
o 1000 X more potent than alcohol
o 10-100 X more potent than barbiturates
5-10 X more potent than cocaine or morphine”

The long-term dangers of electronic cigarettes (with or without nicotine) are
unknown. Electronic cigarettes may be safer than tobacco cigarettes but they
may addict those who have not previously smoked.

It is true that the FDA has not issued definitive results and rulings about
electronic cigarettes. However, the FDA raised warnings as early as 2009
[http://www.fda.gov/downloads/ForConsumers/ConsumerUpdates/UCM17
3430.pdf] and has called for intensive studies. Nicotine liquids are toxic. The
attractive candy-colored and flavored liquids have poisoned children. It only
takes about 30 to 60 milligrams of nicotine to send a child to the
emergency room. Ingesting or getting the liquid nicotine on the skin can
send anyone, child or adult, to the emergency room.

Exploding batteries have harmed children and adults. The U.S. Fire
Administration, in October 2014, published a 13-page document titled

“Electronic Cigarette Fires and Explosions”
[https://www.usfa.fema.gov/downloads/pdf/publications/electronic cigaret

tes.pdf] that details the dangers of fires and explosions caused by electronic
cigarettes. Appendix 1 of this document is an extensive list of specific
incidents of reported fires and explosions that occurred from 2009 through
March 2014 that were caused by electronic cigarettes.

Public health organizations that have questioned the health and safety of
these devices and of vaping include:

e American Lung Association - letter from Kimberly Amazeen in BOS
packet File 131208, p. 63. Also http://www.lung.org/press-room/press-
releases/advocacy/FDA-ECig-Deeming-Reg-Statement.html ;
http://www.lung.org/stop-smoking/tobacco-control-
advocacy/federal/e-cigarettes.html

e - TEROC (California Tobacco Education Research Oversight Committee) -
http://www.cdph.ca.gov/services/boards/teroc/pages/TEROCLandingP
age%28default%29.aspx

e World Health Organization —
http://www.who.int/nmh/events/2014 /backgrounder-e-cigarettes/en
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e American Cancer Society - “Restrict the Sale of Electronic Cigarettes”
http://www.cancer.org/myacs/eastern/areahighlights/cancernynj-
news-ny-ecig-health-vote

e California Youth Advocacy Network - about e-cigarettes

http://cyanonline.org/e-cig-reading/ ; about Hookah including steam
stone http://cyanonline.org/hookah/ ' ‘

e Centers for Disease Control and Prevention - Key findings
http://www.cdc.gov/tobacco/youth/e-cigarettes/ ; concern especially
about youth http://www.cdc.gov/media/releases/2014/p0825-e-
cigarettes.html

e Campaign for Tobacco Free Kids - concern about poisoning cases
http://www.tobaccofreekids.org/tobacco unfiltered/tag/e-cigarettes
and evidence of E-cigarette companies copying Big Tobacco’s advertising
playbook “7 Ways E-Cigarette Companies Are Copying Big Tobacco’s
Playbook (or 7 reasons FDA should quickly regulate e-cigarettes)”
http://www.tobaccofreekids.org/tobacco unfiltered/post/2013 10 02
ecigarettes

o Americans for Nonsmokers’ Rights -
http://no-smoke.org/learnmore.php?id=645

Others who have stated concerns and positions about the health and safety of
electronic cigarettes:

e Senators Diane Feinstein, Nancy Pelosi, Richard Blumenthal, Jay
Rockefeller http://time.com /2896962 /electronic-cigarette-
executives-get-schooled-in-senate-hearing/

e Congresswoman Jackie Speier, June 2014, introduced legislation to
regulate e-cigarette products
http://speier.house.gov/index.php?option=com content&view=article
&id=1460:congresswomen-speier-introduces-smoke-act-to-regulate-
e-cigarette-products&catid=20&Itemid=14

e Richard A. Carranza, Superintendent of the San Francisco Unified
School District. Letter in March 6, 2014, BOS packet File #131208, p. 70

e TECH Times warned about the danger of e-cigarettes infecting
computers with malware through the USB port during the charging of
a battery. http://www.techtimes.com/articles/20814/20141124 /e-
cigarettes-can-be-dangerous-for-your-computers-health-what-you-
should-know.htm

Scientific research takes time. Acting now against potential dangers is the
wise approach. The Planning Commission did not properly apply the
appropriate criteria in approving the Conditional Use application for a
business with great potential health and safety harm to the neighborhood and
particularly to the young, impressionable people in the area.
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Issue #6: The Planning Commission approval of the Conditional Use was not
unanimous. The vote was 5-2 with many questions raised and issues left
unanswered. The Planning Commission disapproved a Conditional Use for a
Starbucks because of neighborhood opposition. Big tobacco has the patents for
extracting nicotine from tobacco leaves. Big tobacco funds the advertising making
electronic cigarettes and vaping “cool” and attractive. One teen when questioned if
she smoked replied, “No, I vape.” The Planning Commissioners unfortunately did
apply the pertinent criteria of Planning Code Section 303 when approving this
conditional use. They did not follow the criteria for a Conditional Use Authorization
for a tobacco paraphernalia establishment.

Issue #7: Support of the appeal by residents: Signatures obtained to file this
appeal represent more than 75% of the residential property owners/residents
within 300 feet of the proposed business that the appellant was able to
contact. The individuals signing stated opposition to this type of business. They
wished the focus to be on the long-term development of Ocean Avenue, and
particularly of the 1900 block. They believed that filling a vacant storefront with
“any” business, especially one that represents another alternative lifestyle, does not
work toward the goal of long-term improvement of Ocean Avenue, the goal of the
many studies noted in the Background section of this document.

Neighbors continue to state and believe that the proposed business, the vape
store selling devices (e-cigarettes/vaporizers), vaping liquids/e-juices and batteries
and operating a steam stone hookah lounge in the basement) is neither necessary
nor desirable nor compatible with the neighborhood.

They noted that a large number of students from Aptos Middle School walk by this
building on their way to and from school. The neighborhood parents do not want
their children exposed to these products. Although the proposed business states
that they will sell only to persons over 18, middle school age and high school
students may be tempted to get older people to purchase for them.

Other opponents of this business state that if this proposed business does open, they
will avoid the 1900 block of Ocean Avenue; thus defeating the purpose of filling a
storefront vacancy. The proposed business will not increase foot traffic on Ocean
Avenue by neighboring residents, one of the goals of the various Ocean Avenue
studies. ‘

Several people noted that it is getting to the point where traditional businesses that
have the option of locating elsewhere do not choose to open in the 1900 block of
Ocean Avenue. They question how this block reached this situation, in which
undesirable businesses came to predominate in the middle of very affluent
neighborhoods.

The eastern end of Ocean Avenue has dramatically improved with the new Whole
Foods. The western portion of the Ocean Avenue NCT needs improvement for the
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long-term. Residents have expressed delight with the opening of the new hardware
store on Ocean Avenue, the first to open anywhere in the city for many years. After
twenty.years, the residents are happy to finally have a bank (Chase) and a grocery
store (Whole Foods) and a new branch of the San Francisco Public Library. Most
residents are hopeful that the Target Express will open in the long vacant large store
located on Ocean at Dorado/Jules. They enjoy and support the Fog Lifter Café,
Sophia’s Pizzeria, Cut to Contrast barber, Ocean Cyclery, Serge-a-Lot (sewing), Yoga
Flow, all in the 1900 block of Ocean.

Issue #8: Concentration of tobacco paraphernalia businesses in Ocean Avenue
NCT. [FM #7. E.iii, p. 6]. There is no need for this type of business on Ocean Avenue.
In the various surveys conducted, no Ocean Avenue neighbor expressed a need for
this type of business.

The concentration of tobacco paraphernalia is more than sufficient. The map shows
the locations selling tobacco products on Ocean Avenue and in the vicinity. Six
schools are found within this mapped area. The western end of Ocean Avenue, the
section closest to 1963 Ocean Avenue, has six businesses selling e-cigarettes and/or
tobacco cigarettes.

There are vape shops selling similar products at 19th and Taraval and at Mission
near Geneva, 1.5 miles in either direction.

Magic Dragon Smoke Shop at 35 Cambon Drive in Park Merced shopping center,
which according to its website opened in 2010, sells water pipes, vapor pens,
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vaporizers, e-liquids, hookah and tobacco. Magic Dragon Smoke Shop is about 1
mile away (driving or walking) or .8 mile as the crow flies.

Conclusions:

We should value the health of the city and its residents and not allow this new
business to open. Opposing the opening of the vape shop would support the long-
term goals of the Board of Supervisors to reduce smoking in the City and to ’
encourage healthy living. It would support the objectives, policies, and guidelines in
the seven studies of Ocean Avenue.

The proposed vape shop/steam stone hookah lounge at 1963 Ocean Avenue
might appeal to and attract a few youths to the business, but Ocean Avenue, the NCT
and the neighborhood, should not be responsible for encouraging young adults to
start a new addiction—to “candy flavored” e-Cigarettes, vaporizers, and steam stone
hookah with unknown long-term health risks. And this business is not a stop
smoking clinic.

In June 2014, at a Congressional hearing, Senator Blumenthal of Connecticut said:
"I think we have seen this movie before...It is called big nicotine
comes to children near you and you are using the same kinds of
tactics and promotions and ads that were used by big tobacco and
proved so effective”
TIME “Electronic Cigarette Executives Get Schooled in Senate Hearing,” June 18,
2014: http://time.com /2896962 /electronic-cigarette-executives-get-schooled-in-

senate-hearing/

The TIME article ends with these quotes:
At the end of her time to question, Boxer said: “Mr. Healy and Mr.
Weiss, you can con yourself. But we don’t know if this product gets
people off cigarettes yet, so don’t think you are doing some great
mission. Don’t say you care about kids... Don’t be a part of this,
because you'll regret it.”

But the harshest words came from Senator Jay Rockefeller (D- West Virginia), who
said to the executives: “I'm ashamed of you. I don’t know how you go to sleep at v
night. I don’t know what gets you to work in the morning except the color green of
dollars. You are what is wrong with this country.”

“7 Ways E-Cigarette Companies are Copying Big Tobacco’s Playbook” published on
The Campaign for Tobacco-Free Kids website in October 2013 visually
demonstrates the phenomenon of using the same playbook:
http://www.tobaccofreekids.org/tobacco unfiltered/post/2013 10 02 ecigarettes

15



FACTS % ASSUES - - TRHEASOEN - WHRTIWEDRD ¢ WHOWE RHE WHEDUA CENTER

E&@z;;g Fosia

e Pramcaanb e T B B e hrg o v e n ey Sy teeany s VEpries

seretie Uormnanias don Onpnanis Big Toh

TR B e T D é-&a{gmmw_g;@
Han

PO Y P ooy 2
& Paywhoe®

BrCigmrattes A 2

Ligaretke Kl v

The webpage concludes:
No wonder youth e-cigarette use is on the rise.
These developments underscore the need for the FDA to quickly regulate e-
cigarettes and take steps to prevent their marketing and sale to Kids.

The Surgeon General’s 50t Anniversary Report (2014) recounts 50 years of progress
in combating the health hazards of smoking but warns of the attraction of teens to
the electronic cigarettes, the new form of nicotine delivery. It took a long time to
undo the influence of advertising promoting tobacco cigarettes. Many people died
and continue to die from lung cancer and the effects of secondhand smoke.

We trust that the Board of Supervisors will move forward by not allowing the
opening of this proposed business that would sell products that contain nicotine and
produce harmful fumes with unknown long term health effects. We trust that the
Board of Supervisor will act for the long-term benefit of the residents of Ocean
Avenue and the citizens of San Francisco and overturn the Planning Commission’s
decision.

We ask the Board of Supervisors to disapprove the decision of the Planning
Commission by its Motion No. 19271 approving a Conditional Use Authorization
identified as Planning Case No. 2014.0206C on property located at 1963 Ocean
Avenue. We ask that the tobacco paraphernalia establishment (dba Happy
Vape) not be allowed to open business at this location.
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From: Board of Supetrvisors (BOS)
To: Lamug, Joy; Carroll, John (BOS)
Subject: File 141291 FW: Uphold the San Francisco Planning Commission’s decision to grant Happy

Vape at 1963 Ocean Avenue their Conditional Use Permit and deny the appeal

From: Christina Dang [mailto:chdang713@gmail.com]

Sent: Monday, January 12, 2015 11:24 AM

To: Mar, Eric (BOS); Farrell, Mark (BOS); Christensen, Julie (BOS); Tang, Katy (BOS); Breed, London (BOS); Kim, Jane
(BOS); Yee, Norman (BOS); Wiener, Scott; Campos, David (BOS); Cohen, Malia (BOS); Avalos, John (BOS); Board of
Supervisors (BOS)

Subject: Uphold the San Francisco Planning Commission’s decision to grant Happy Vape at 1963 Ocean Avenue their
Conditional Use Permit and deny the appeal

Dear Board of Supetvisors of San Francisco,

My name is Christina Dang and I am a native San Franciscan. I want to express some thoughts with regards to the
appeal scheduled on January 13™, 2015 for 1963 Ocean Ave’s conditional use permit, I strongly utge the Board to
uphold the Planning Department’s decision to approve the permit, and deny the appeal.

I feel the project 1s in line with the goals of the board of supervisors, the project will fill a vacancy in a “dead block”
with 8 vacancies, numerous examples of people quitting cigarette smoking with the help of these products, and
definitely help with diversifying the business types around the Ocean Ave cotridor.

On the planning commission’s hearing on Nov. 6%, the commissioners voted with 5 votes in favor and 2 votes
against, approving the conditional use permit for 1963 Ocean Ave. I believe it demonsttates the project has met the
many criteria set in place by the city. Please again, I urge you to uphold the planning department’s decision to
approve the conditional use permit and deny the appeal. '

Thank you,

Christina Dang
277 Skyline Drive, Daly City, CA 94015

415-283-6483



From: ( Board of Supervisors (BOS)
To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)
Subject: File 141291 FW: Vape shop issue

From: Reza, Omar [mailto:RezaO@sfusd.edu]
Sent: Thursday, January 08, 2015 2:22 PM
To: Board of Supervisors (BOS)

Subject: Vape shop issue

In all honesty, | believe this is a non-issue. Students all over the city are already exposed to this culture of smoke shops
and the like. Stopping one smoke shop from setting up shop near our school will do little or nothing to prevent our kids
from using tobacco. . : :

This is a worthy cause, but a lost one because wherever else they go in the city they are going to see another store just
like it. We can try as a society to protect our kids from smoking, but the reality is that one less smoke shop/vape shop

will not deter them from smoking if they already have the urge or curiosity.

Sorry, but | do not support this issue. | do however wish you all well in this venture.
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From: Board of Supervisors (BOS)

To: BOS-Supervisors; Lamug, Joy;.Carroll, John (BOS)

Subject: File 141291 FW: Deny the Appeal and Support the Planning Commissions Decision to Grant
Happy Vape at 1963 Ocean Avenue their Conditional Use Permit

From: Ronald Xie [mailto:xie.ronald@gmail.com]

Sent: Thursday, January 08, 2015 3:31 AM

To: Board of Supervisors {BOS)

Subject: Deny the Appeal and Support the Planning Commissions Decision to Grant Happy Vape at 1963 Ocean Avenue
their Conditional Use Permit

_ Dear San Francisco Supervisors,

My name Ronald Xie, [ am a frequenter of the Ocean Avenue area, and a student at CCSF for the last decade. I would like to
pledge my support of the Happy Vape project as it is conducive to the area and a complimentary business that can fill one of the many
vacancies on the Ocean Avenue block. Please deny the appeal and support the Planning Commissions decision to grant Happy Vape at
1963 Ocean Avenue their conditional use permit

After many years of coming to the neighborhood, I have found that the area seems to be losing its business’s overtime. 1
remember when Blockbuster, Walgreens (the larger version), and Franciscan Hobbies used to bring a large draw, but now with the
newer digital age, less items are necessary to stock and more activities are conducted online. There is an attrition factor here with the
retail on Ocean Avenue having closed more businesses than they have opened new stores. No one is opposing the opening of new
businesses, however new business needs to see the profit in the area. There is a lack of foot traffic and therefore a lack of retail
interest. I believe Happy Vape is one step in the right direction.

Comparisons have been implied regarding the similarities between Happy Vapes products and the four other retailers that are
offering similar products, such as, 7-Eleven, Hom Run Liquor, and A&N Liquor. These othet stores seem to sell more than just e-
cigarettes, many also offer cigarettes and alcohol. They are not offering the same service, selection, knowledge, or experience of a
vape shop. There is a large difference between a vape shop that solely sells e-cigarettes and a convenience store that makes at most
10% of its profit from e-cigarette sales, that mainly is the experience.

The vaping experience to me has been closely related to hookah use, [ have used both regularly in intervals of my life. I have
found that in each experience I could relieve my desire to smoke cigarettes and join in with an activity that was at least somewhat less
harmful to others. I should not have to travel from the ocean avenue area to the inner sunset to obtain this type of experience, not to
mention traveling all the way to the opposite end of the sunset for Hookah, Why should Ocean Avenue be deprived of this type of
venue? 21 other operators selling solely e-cigarettes have opened in other neighborhoods without a conditional use permit, some with
more than two. Why do all the other neighborhoods get this feature yet Ocean Avenue is left out? On the basis of what this area is
turning into? The area is filled with massage parlors, a billiards hall, tattoo parlors, and nail salons that may not need a conditional use
permit to open. Yet this lone vape shop is being singled out? We live in a tolerant city. Where one’s own choice of recreational
activity is more a matter of personal opinion than that public policy.

In speaking with the project sponsor, Blake He, I have learned that there will be no vaping on the premises due to
neighborhood appeasement and that all entertainment will come from some TVs and what is considered Ipod music. I believe that
these concessions along with others being negotiated will better suit the current nature of the project and appease all groups and
individuals who are detractors and opponents of this project. Please take into consideration the thoughts and opinions I have presented
here as T am saddened to see this area take such a plunge after so many years of wonderful activity and liveliness.

Thank you for your consideration.



From: Board of Supervisors (BOS)
To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)
Subject: File 141291 FW: Letter to Commissioners and Planner in Support of Happy Vape

From: Winnie Liao [mailto:winnieliap912@gmail.com]

Sent: Thursday, January 08, 2015 3:36 AM

To: Board of Supervisors (BOS)

Subject: Letter to Commissioners and Planner in Support of Happy Vape

Dear San Francisco Board of Supervisors,

I am Winnie, I am a friend as well as a concerned citizen. I support the Happy Vape project and I believe that e-cigarettes are a great
alternative to smoking traditional cigarettes. I believe with the current regulations in place, e-cigarettes can really begin to take a
chunk out of the cigarette smoking industry, while promoting a form of smoking cessation. There has been much controversy on the
subject of e-cigarette use and its benefits and dangers, however much of this has been inconclusive. Since this seems to be an
effective alternative for some people to smoking cigarettes, I can see a fitting place for this type of establishment in the area.

Thank you for your time and consideration,

Signed,

Winnie



From: Board of Supervisors (BOS)

To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)

Subject: File 141291 FW: Uphold the San Francisco Planning Commission’s decision to grant Happy
Vape at 1963 Ocean Avenue their Conditional Use Permit and deny the appeal

From: Winnie Liao [mailto:winnieliao912@gmail.com]

Sent: Thursday, January 08, 2015 3:56 AM

To: Board of Supervisors (BOS)

Subject: Uphold the San Francisco Planning Commission’s decision to grant Happy Vape at 1963 Ocean Avenue their
Conditional Use Permit and deny the appeal

Dear San Francisco Board of Supervisors,

My name is Winnie and I am a resident of San Francisco. [ want to express some thoughts with
regards to the appeal scheduled on January 13™ 2015 for 1963 Ocean Ave’s conditional use
permit, I strongly urge the Board to uphold the Planning Department’s decision to approve the
permit, and deny the appeal.

I feel the project is in line with the goals of the board of supervisors, the project will fill a
vacancy in a “dead block” with 8 vacancies, numerous examples of people quitting cigarette
smoking with the help of these products, and definitely help with diversifying the business types
around the Ocean Ave corridor.

On the planning commission’s hearing on Nov. 6™, the commissioners voted with 5 votes in
favor and 2 votes against, approving the conditional use permit for 1963 Ocean Ave. I believe it
demonstrates the project has met the many criteria set in place by the city. Please again, I urge

you to uphold the planning department’s decision to approve the conditional use permit and deny
the appeal. '

Thank you,

Winnie Liao
191 Winchester Street

Daly City, CA 94014



(415)374-9806
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From: Board of Supervisors (BOS)
To: BOS-Supervisors; Carroll, John (BOS); Lamug, Joy
Subject: File 141291 FW: 1963 Ocean Ave

From: Blake He [mailto:blakehe@gmail.com]

Sent: Thursday, January 08, 2015 9:55 AM

To: Board of Supervisors (BOS); Carroll, John (BOS)
Subject: Fwd: 1963 Ocean Ave

Hi John,

I would like to include this email correspondence with Mark Scardina(President of the Ingleside Terraces Home
Association) in the packet of information to supervisors please. Thank you.

Blake He
Happy Vape

Electronic vaporizer retail &
Steam stone hookah lounge
(415)513-2620

1963 Ocean Ave.

San Francisco, CA 94127

mmmmeee Forwarded message ----------

From: Mark Scardina <president@jithasf.org>
Date: Thu, Nov 13, 2014 at 11:04 AM

Subject: Re: 1963 Ocean Ave

To: Blake He <blakehe@gmail.com>

I am pleased to hear that you have addressed the board’s concerns by not using the backyard area. As I
previously responded, the board will not be taking a further position on supporting or opposing the business.
However, I can say that the board has no plans to appeal the commission’s decision.

Regards,
Mark

Mark Scardina

President

Ingleside Terraces Homes Assoc.
www.ithasf.org

On Nov 13, 2014, at 10:33 AM, Blake He <blakehe@gmail.com> wrote:

1



Dear Mr. Scardina,

We are pleased to inform you that we were approved of our conditional use permit at the planning commission
last Thursday, November 06, 2014, five votes to fwo votes.

We are no longer using the backyard for any commercial purposes and were given conditions such as
operation hours limited to 10 PM, installing an 1.D. reader, posting age limit restrictions, no tasting or loitering in
front of the store, and act as a community liaison by providing and posting contact information.

There is a 30 day appeal period.

We ask you and/or The Ingleside Terraces Homes Association to support our small business at 1963 Ocean
Ave. We are new neighbors and want to be a part of the neighborhood.

Thank you for your time and consideration.

Sincerely,

Blake He
Happy Vape

Electronic vaporizer retail &
Steam stone hookah lounge
(415)513-2620

1963 Ocean Ave.

San Francisco, CA 94127




From: Board of Supervisors (BOS)

To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)

Subject: ‘ File 141921 FW: Uphold the San Francisc Planning Commission's Decision to Grant Happy
Vape at 1963 Ocean Avenue Their Conditional Use Permit and Deny the Appeal

From: chgo2cal@aol.com [mailto:chgo2cal@aol.com]

Sent: Monday, January 05, 2015 4:35 PM

To: Board of Supervisors (BOS)

Subject: Uphold the San Francisc Planning Commission's Decision to Grant Happy Vape at 1963 Ocean Avenue Their
Conditional Use Permit and Deny the Appeal

With regard to the appeal scheduled on January 13, 2015 for 1963 Ocean Avenue's conditional use permit, | urge the
Board to uphold the Planning Department's decision to approve the permit and deny the appeal.

Marilyn Elkins
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From: Board of Supervisors (BOS)
To: BOS-Supervisors; Carroll, John (BOS); Lamug, Joy
Subject: FW: Appeal of Conditional Use Authorization -- 1963 Ocean Avenue
Attachments: Appeal_Case_No_2014_0206C.pdf

From: Carolyn Karis [mailto:carolynkaris@gmail.com]

Sent: Monday, January 05, 2015 12:58 PM

To: BOS Legislation (BOS)

Cc: Board of Supervisors (BOS); Yee, Norman (BOS); Robert Karis
Subject: Appeal of Conditional Use Authorization -- 1963 Ocean Avenue

Dear Angela Calvillo, Clerk of the Board:

Please enter the following document for the appeal of the decision of the Planning Commission by Motion No. 19271 (Case No.
2014.0206C), for property located at: 1963 Ocean Avenue, Assessor's Block No. 69135, Lot No. 020.

Sincerely,
Carolyn Karis
Victoria Street
Ingleside Terraces



Appeal of the decision of the Planning Commission Conditional Use Authorization by
Motion No. 19271 (Case No. 2014.0206C), for property located at 1963 Ocean
Avenue, Assessor’s Block No 6915, Lot No. 020.

We disagree with the following “Findings” contained in the Final Motion (“FM”} No.
19271 of the Planning Commission in approving, on November 6, 2014, the
Conditional Use Authorization for the tobacco paraphernalia establishment at 1963
Ocean Avenue.

The appeal to disapprove the Planning Commission’s authorization of the Conditional Use
for the vape shop/steam stone hookah lounge (aka Happy Vape) at 1963 Ocean Avenue is
based on the following:

1. The Planning Commission did not appropriately apply the criteria for a Conditional
Use Authorization for a tobacco paraphernalia establishment selling electronic
cigarettes. [Planning Code (“Code”) 303 (n), Ordinance #030-14 & #224-08]

2. This was the first required Conditional Use Authorization hearing for a tobacco
paraphernalia establishment including the sale of electronic cigarettes. [Planning
Code 227(u); Ordinance #224-08 & #030-14]

3. The proposed business is not compatible with the character of the neighborhood, the
community, or its demographics. [Planning Code 303(c)(1)]

4. Compliance with the General Plan {the objectives, policies, and guidelines found in
the seven studies of Ocean Avenue] is not consistent. [Planning Code 101.1 Master
Plan]

5. The proposed business will be detrimental with the health, safety, and welfare of the
residents. [Planning Code 303 (c)(2)].

6. The ruling by the Planning Commissioners was not unanimous. (5 to 2)

7. 75% of the property owners/residents within the 300 foot area around 1963 Ocean
Avenue signed to support the appeal of the Planning Commission’s Authorization.
90% of the people in the neighborhood do not find the proposed business necessary
or desirable. [Planning Code 303(c)(1)]

8. The concentration of tobacco paraphernalia in the Ocean Avenue NCT is sufficient.
The neighbors have not expressed a need or desire for a store selling electronic
cigarettes, vaporizers and related tobacco paraphernalia, nor for a steam stone
hookah lounge. ‘

Background:

1963 Ocean Avenue is located at the western end of the Ocean Avenue NCT

(Neighborhood Commercial Transit) District that extends from Phelan Avenue on

the east to Manor Drive, a length of approximately 34 mile. The site is within the

Balboa Park Station Plan Area. This plan states that the Ocean Avenue NCT is

intended to provide convenience goods and services to the surrounding
neighborhoods.

1963 Ocean Avenue is located in District 7. The Ocean Avenue Area includes the
residential neighborhoods of Ingleside Terraces, Balboa Terrace, Mount Davidson
Manor, Westwood Park, Ingleside and Merced Heights in Districts 7 and 11.



[Note: some URLs may need to be copied and pasted into a web browser.]

Balboa Area Plan Generalized Land Use Map — (p. 18 of the Land Use Index of
the General Plan of the City and County of San Francisco, 2011) http://www.sf-

planning.org/ftp/general plan/Land Use Index August 2011.pdf

The San Francisco General Plan Master Plan [101.1] _
ttpn://www.sf-planning.org/ftp /general plan/ includes the Balboa Park Station

Area Plan.

Land Use Districts.
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Map from the OEWD Invest in Neighborhoods Study (2012)

http://investsf.org/neighborhoods/ocean-avenue/ Map found on page 6 of the
UPDATED_Neighborhood Profile OCEAN AVENUE.pdf

Ocean Avenue has undergone extensive study and review by various city agencies
and consultant groups. The goals of these studies are strengthening what exists and
attracting positive changes for the area. All of the studies, dating from 2008 through
2014, conducted of the Ocean Avenue Corridor, focus on improving Ocean Avenue
for the long-term. The studies resulted in the following reports:

Reports on Ocean Avenue Corridor:

e Historic Context Statement Balboa Park Area Plan & Historic Resource Survey
2008 :
http: / /www.sf-planning.org/Modules /ShowDocument.aspx?documentid=557

e Balboa Park Station Plan 2008 Balboa_Park_Station_Area_Plan_v2.pdf
http://www.sf-planning.org/ftp /general plan/Balboa Park Station.htm
a pdf version of the study document is found at
http://www.sf-planning.org/Modules/ShowDocument.aspx?documentid=1983

¢ Ocean Avenue Management Plan 2010
http://www.oewd.org/modules/showdocument.aspx?documentid=160
OceanAvenueManagementPlan.pdf

¢ SF General Land Use Plan Land_Use_Index_August_2011.pdf - General
introduction for entire city http: //www.sf-

planning.org/ftp/general plan/index.htm and pdf version http://www.sf-
planning.org/ftp/general plan/Land Use Index August 2011.pdf




Balboa Park Station Area Plan
http://www.sf-planning.org/ftp/general plan/Balboa Park Station.htm

e OEWD Investin Neighborhoods Study 2012
http://investsf.org/neighborhoods/ocean-avenue/ UPDATED_Neighborhood
Profile OCEAN AVENUE.pdf

¢ San Francisco Formula Retail Economic Analysis prepared for the SF
Planning Department by Strategic Economics June 2014 http://www.sf-
planning.org/ftp /files /legislative changes/form retail/Final Formula Retail

Report 06-06-14.pdf

» Kjelstrom Economic Development Final report Sept 2014 Kjelstrom
Economic Development Final Report 2014.10.31.pdf
hitp://www.sfog.us/ocean ave/kjelstrom 20141031.pdf

The studies point to the need for development of a vibrant commercial street that
serves the surrounding neighborhoods. The reports encourage pedestrian traffic,
use of public transit, and businesses that provide the goods and services needed by
the residents in the neighborhood.

We disagree with the following “Findings” contained in the Final Motion No. 19271
of the Planning Commission in approving, on November 6, 20014, the Conditional
Use Authorization for a tobacco paraphernalia establishment at 1963 Ocean Avenue.

Issue #1: Incorrect application of Planning Code 303(n) and 227 (u). The
ruling of the Planning Commission on November 6, 2014, to approve the Conditional
Use Application for the proposed business at 1963 Ocean Avenue, did not properly
apply the criteria for a Conditional Use Authorization (Code 303) of a tobacco
paraphernalia establishment (Code 227(u) [Note FM states 227(v); however the
correct current Planning Code is 227(u}.]

Rationale: The Planning Commission did not correctly apply Planning Code
303. During the hearing and in the decision, the Planning Commissioners did
not consider fully whether this proposed business met the criteria of
“necessary or desirable to the neighborhood,” whether it would potentially
have a negative impact on the surrounding neighborhood, and whether the
use complies with the San Francisco General Plan and more specifically, the
Balboa Park Station Area Plan.

Commissioner Richards (who voted against approval) pointed out that the
1900 block of Ocean Avenue is not the appropriate context for the proposed
business, a vape retail store with a steam stone hookah lounge in the
basement. It is not a business that will attract neighborhood foot traffic.
Commissioner Antonini (who voted against approval) questioned the need
for a hookah lounge as a method to quit smoking. The project sponsor
stresses that his business aims to help people stop smoking (tobacco



cigarettes). Commissioner Antonini questioned why the Commission had
listened to neighborhood voices against a Starbucks but, in this matter, did
not consider the many concerns of neighbors about this type of business on
this block, about its potential effects on the character of the neighborhood,
and about the health and safety of this community.

The other five commissioners focused mainly on issues involving filling a
vacant storefront on this block. They discussed the number of entrances,
attractive displays, visibility from the street, signage, elevator access, hours
of operation, etc. - building design and construction issues, not the reasons
that made a Conditional Use Authorization a requirement for an
establishment planning to sell tobacco paraphernalia. The issue was not
about the design or construction of the building but whether the products
and goods to be sold by this business and used within the building were
necessary or desirable or compatible with the neighborhood. The matter
before the Commission was not a Discretionary Review but rather a
Conditional Use Authorization - a matter of different standards and criteria.

Neighborhood voices oppose this particular type of business for its
incompatibility with the neighborhood and for its detrimental effects on the
character of the community and particularly for the 1900 block of Ocean
Avenue. This business offering alternative tobacco paraphernalia products is
not what the neighbors find necessary or desirable or compatible - the
criteria for a Conditional Use Authorization.

Issue #2: 1963 Ocean Avenue was the first required Conditional Use
Authorization hearing before the Planning Commission for an electronic
cigarette/vape store business. The Planning Commissioners did not carefully nor
explicitly consider whether this business, the selling of tobacco paraphernalia, was
necessary or desirable for the neighborhood, whether it would be detrimental to the
health, safety, and welfare of the community.

The proposed business at 1963 Ocean Avenue required a Conditional Use
Authorization for a Tobacco Paraphernalia Establishment [Planning Code,
Section 227(u}].

227(u) Tobacco Paraphernalia Establishments, defined as retail uses where
more than 10% of the square footage of occupied floor area, as defined in
Section 102.10, or more than 10 linear feet of display area projected to the
floor, whichever is less, is dedicated to the sale, distribution, delivery,
furnishing or marketing of Tobacco Paraphernalia from one person to
another. "Tobacco Paraphernalia" does not include lighters, matches,
cigarette holders, any device used to store or preserve tobacco, tobacco,
cigarettes, cigarette papers, cigars, or any other preparation of tobacco that
is permitted by existing law. Medical Cannabis Dispensaries, as defined in



Section 3301(f) of the San Francisco Health Code, are not Tobacco
Paraphernalia Establishments.”
San Francisco Ordinance No. 030-14 of March 2014, extended tobacco
paraphernalia to include the sale and use of electronic cigarettes.
http://www.sfbos.org/index.aspx?page=15826

ﬁ 131208, {.0030:14 | 04/26/2014 || Health Code - Restrictions 'on Sale and Use 'of Elecironic Cigarettes ]|

Rationale for disagreement with decision: The issues of the health, safety,
and welfare of the neighbors are the ones that made this tobacco
paraphernalia establishment a required conditional use and the ones that
cause this business to be detrimental to the neighborhood. In the hearing,
Commissioners raised questions that implied confusion about this first
conditional use for a vape store. The matter before the Commission was
not a Discretionary Review, but rather a Conditional Use Authorization, a
matter that should be treated by the criteria of necessary or desirable and
compatible with the neighborhood and of not being detrimental to the health,
safety, and welfare of the community. .

Health issues, concern about the content of nicotine, carcinogens, and toxic
chemicals found in the electronic cigarettes plus inconsistent manufacturing
and other environmental issues, are cited in Ordinance # 030-14. These are
the reasons for the inclusion of electronic cigarettes as tobacco paraphernalia
and for the requirement of a Conditional Use Authorization hearing before
the Planning Commission. Harm to the health of the citizens of San Francisco
prompted the Board of Supervisors to require a Conditional Use
Authorization and CUA hearing for tobacco paraphernalia including
electronic cigarettes.

In its Final Motion (FM), the Planning Commission in presenting its “Finding”
concerning the criteria for Planning Code 303 (FM #7, p.4) stated the
following on FM page 6 (E.i.} with respect to the concentration of Tobacco
Paraphernalia Establishments as defined in Section 227(v) [actually 227(u)]:

there is - Tobacco Paraphernalia Establishments within
the Ocean Avenue NCT that have received Conditional Use
authorization.” [emphasis added]

This argument is misleading since this is the first Conditional Use
Authorization hearing ¢ ngde for avtobacco paraphernalia establishment.
This business at the first application for a vape shop
since the establishment of the CUA requlrement by City Ordinance # 244-08,
passed unanimously by the Board of Supervisors in October of 2008.

At the Planning Commission hearing on November 6%, Marcelle Boudreaux,
the Planning Department representative, noted upon questioning by a



Commissioner that this project, 1963 Ocean Avenue, was the first business of
this kind to require a CUA. She also noted that there were several other
similar project applications in the pipeline. This case could and should be
viewed as a test cast for this type of business establishment (vape shop and
steam stone hookah lounge). Therefore, it is important to correctly apply the
Conditional Use Authorization criteria to 1963 Ocean Avenue.

The health, safety, and welfare of the neighborhood should have received
higher priority and evaluation by the Planning Commission. The health,
safety, and welfare of the residents should have trumped filling a vacant
storefront.

Issue #3: Incompatibility of the proposed Tobacco Paraphernalia Establishment
[at 1963 Ocean Avenue] with the neighborhood and its demographics. {Planning
Codes 737.1, 737.69 and 227(v}}; [FM E7, Eiiii, p. 7]. Citing Planning Code Section
227(v) [actually 227{u}], the Finding states:

Rationale: The location of the proposed estabhshment is not “

with the existing character of the particular district...” The Ocean Avenue
NCT should serve the needs and character of the surrounding residential
neighborhood.

According the demographics provided in the Invest in Neighborhoods, Ocean
Avenue Neighborhood Profile, compiled in 2013 by the Office of Economic

and Workforce Development, http://investsf.org/wordpress/wp-
content/uploads/2014/03 /Neighborhood-Profile-OCEAN-AVENUE.pdf

[overview at http://investsf.org/neighborhoods/ocean-avenue/], the
population of the Ocean Avenue neighborhood area is approximately 15,200.
The over 5,000 households include a high percentage of Asians (47%), family
households (66%]) with children under 18, and people over 60. Please note:
Each of these percentages is higher for the Ocean Avenue District than

citywide.

Additionally, this Ocean Avenue district has higher percentages of single-
family housing (RH-1 and RH-1(D} (84% v. 33% citywide), larger sized



family household averages (4.5 v. 3.1 citywide), and fewer renting
households (27% v. 62% citywide).

There are 14 educational institutions, from elementary to college, in the
vicinity. Many students from Aptos Middle School walk by the proposed
business location on their way to and from school. The pedestrian traffic by
these students plus by children living in the neighborhood is not compatible
with the proposed establishment. Older students attending City College tend
to ride the K Muni Metro to the eastern end of the Ocean Avenue NCT and
patronize businesses at the eastern end of the commercial district. Other
educational institutions in the vicinity include the Voice of Pentecost
Academy (K-12, 130 feet from the proposed business), Commodore Sloat
Elementary, Lick Wilmerding High School, Kumon Learning Center, the
Stratford School, Archbishop Riordan High School, San Francisco State, and
Mercy High School.

The San Francisco’s General Plan includes the following goals and policies for Ocean
Avenue in the Balboa Park Station Area Plan:
http://www.sf-planning.org/ftp /general plan/index.htm

Goals:

e Improvement of the city as a place for living, by aiding in making it more
healthful, safe, pleasant, and satisfying, with housing representing good
standards for all residents and by providing adequate open spaces and
appropriate community facilities.

e Coordination of the varied pattern of land use with public and semi-
public service facilities required for efficient functioning of the city, and for
the convenience and well-being of its residents, workers, and visitors.

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

Issue #4: Compliance with the General Plan [the objectives, policies, and

guidelines found in the seven studies of Ocean Avenue] is not consistent.
[FM#8, p. 7] Neighborhood Commerce, Objectives and Policies: Objective 1,
Policies 1.1 to 1.3: '

The proposed development will provide specialty goods and services to the neighborhood
and will provide employment opportunities to those in the community. Further, th
Project Site is located within a Neighborhood Commercial District and is
with activities in the commercial land use plan.

Rationale: The proposed business does n ot provide specialty goods or
services desired by the neighborhood. At least five official studies of the Ocean
Avenue NCT include notations of requested and needed goods and services by
neighbors and residents. None of these included a request for a vape shop, an



electronic cigarette retail store, or steam stone hookah lounge. The following

desired businesses are excerpted from the studies and surveys:

¢ Balboa Park Station Plan, 2008 - every day goods and services without the
need for the use of automobiles. The businesses should provide for a wide
range of the goods needed by a large number of the residents rather than a
product that appeals to a limited number of individuals.

e OEWD Invest in Neighborhoods, 2013 - need for home furnishings, general
merchandise, clothing stores (everyday needs), books, used merchandise,
full service restaurants, gift stores, lawn and garden supplies, shoes,
jewelry, luggage and leather goods.

¢ Kjelstrom Economic Development Report, Sept 23-25, 2014 (p. 7). Meetmg
participants identified several targets: movie theater, bookstore, espresso
bar, ice cream shop, stationery/card store, clothing stores (new and used),
high-quality restaurants with great bars, garden shop/nursery, toy store,
wine bar, musical instrument shop, and pet supplies/grooming.

e Residents have expressed desire for a greater diversity of restaurants
(current ones are mainly Chinese/Asian), specialized grocery, gardening
supplies, new and used book stores, clothing, galleries, music equipment,
toys, bakery, and the like.

e Examples of retail that would be welcome on Ocean Avenue: Food products,
appliances, electronics, furniture, sporting goods, lumber, clothing, fabrics,
footwear, cosmetics, medicines, stationery, art, books, handicrafts, musical
instruments, gifts, supplies for gifts, second hand goods

Issue #5: The Planning Commission did not properly apply Planning Code
303(c)(2).
(2) That such use or feature as proposed

vzczmty or ZI’I]L{I"ZOZ{S to properly improvements or potential development in the
vicinity, with respect to aspects including but not limited to the following:

Rationale: The proposed business is detrimental to the health, safety
and welfare of the neighborhood. The Planning Commission did not place
sufficient weight on the criteria of the required Conditional Use
Authorization for sale of tobacco paraphernalia. The Planning Commission
is well versed in matters of building design, building codes — matters of height,
setback, materials, massing, etc. This Conditional Use for a tobacco
paraphernalia establishment required the Commission to consider more
particularly the health aspect of the items to be sold by this business within
the building—an unusual consideration for the Commission, but essential for
the determination of whether the proposed business use would be
detrimental to the health, safety, and welfare of the residents.

The project sponsor speaks many times about “harm reduction,” of providing
a “safer” alternative to tobacco cigarettes, of offering products and goods to



through the séle ofrvaporlzers e-liquids, and other tobacco paraphernalia.
Quantity of sales will benefit this business.

Electronic cigarettes were developed in the last ten years. The healthfulness
and safety of these devices has not been definitely proven. Many scientists,
doctors, and public health organizations have questioned the long-term
effects of these battery-powered devices sold with glamorous advertising and
used with candy-flavored liquids.

Ads for electronic cigarettes use the “Don’t Quit. Switch” approach, an old
tactic of Big Tobacco, visually shown by the Campaign for Tobacco-Free Kids.

7. Their ads say, "Switch, Don't Quit.™

WHY QUIT?

ﬁs&*same-&cigamtte‘. 3ds carty s«milar messaje

http: //www.tobaccofreekids.org/tobacco unfiltered/post/2013 10 02 ecigarettes

It took many years and many deaths before people heeded the warnings
about the dangers of tobacco smoking and secondhand smoke. Last year
(2014) the current Surgeon General issued the 50t Anniversary Report.
‘Valuable health effects have resulted from actions taken because of the
warnings in the 1964 Surgeon General report. The 50t Anniversary report:
“The Health Consequences of Smoking ~ 50 Years of Progress: A Report of the
Surgeon General, 2014” http://www.surgeongeneral.gov/library/reports/50-
years-of-progress/ includes chapters with warnings about electronic
cigarettes. The 50t Anniversary Consumer Guide “Let’s Make the Next
Generation Tobacco-Free” stresses the dangers of nicotine addiction.
http://www.surgeongeneral.gov/library/reports/50-years-of-
progress/consumer-guide.pdf
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In its “E-cigarette Primer,”
https://public.health.oregon.gov/PreventionWellness/TobaccoPrevention/S
mokefreeWorkplaceLaw/Documents/E-cigFactSheet.pdf , the Oregon Public
Health Department stated: “Smokeless does not mean harmless.” Nicotine, an
ingredient of many electronic cigarettes, has been found to be more addictive
than alcohol. According studies from the University of Minnesota
http: //www1.umn.edu/perio/tobacco/nicaddct.html
« “Nicotine is:

o 1000 X more potent than alcohol

o 10-100 X more potent than barbiturates

o 5-10 X more potent than cocaine or morphine”

The long-term dangers of electronic cigarettes (with or without nicotine) are
unknown. Electronic cigarettes may be safer than tobacco cigarettes but they
may addict those who have not previously smoked.

Itis true that the FDA has not issued definitive results and rulings about
electronic cigarettes. However, the FDA raised warnings as early as 2009
[http://www.fda.gov/downloads/ForConsumers/ConsumerUpdates /UCM17
3430.pdf] and has called for intensive studies. Nicotine liquids are toxic. The
attractive candy-colored and flavored liquids have poisoned children. It only
takes about 30 to 60 milligrams of nicotine to send a child to the
emergency room. Ingesting or getting the liquid nicotine on the skin can
send anyone, child or adult, to the emergency room.

Exploding batteries have harmed children and adults. The U.S. Fire
Administration, in October 2014, published a 13-page document titled
“Electronic Cigarette Fires and Explosions”

[https: //www.usfa.fema.gov/downloads/pdf/publications/electronic cigaret
tes.pdf] that details the dangers of fires and explosions caused by electronic
cigarettes. Appendix 1 of this document is an extensive list of specific
incidents of reported fires and explosions that occurred from 2009 through
March 2014 that were caused by electronic cigarettes.

Public health organizations that have questioned the health and safety of
these devices and of vaping include:

e American Lung Association - letter from Kimberly Amazeen in BOS
packet File 131208, p. 63. Also http://www.lung.org/press-room/press-
releases/advocacy/FDA-ECig-Deeming-Reg-Statement.html ;
http://www.lung.org/stop-smoking/tobacco-control-
advocacy/federal /e-cigarettes.html

e TEROC (California Tobacco Education Research Oversight Committee) -
http://www.cdph.ca.gov/services /boards/teroc/pages/TEROCLandingP
age%28default%29.aspx

e World Health Organization -
http://www.who.int/nmh/events/2014 /backgrounder-e-cigarettes/en
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e American Cancer Society — “Restrict the Sale of Electronic Cigarettes”
http://www.cancer.org/myacs/eastern/areahighlights/cancernynj-
news-ny-ecig-health-vote

e (California Youth Advocacy Network - about e-cigarettes

http://cyanonline.org/e-cig-reading/ ; about Hookah including steam
stone http://cvanonline.org/hookah/

e Centers for Disease Control and Prevention - Key findings

http://www.cdc.gov/tobacco/youth /e-cigarettes/ ; concern especially
about youth http://www.cdc.gov/media/releases /2014 /p(0825-e-

cigarettes.html

¢ Campaign for Tobacco Free Kids - concern about poisoning cases
http://www.tobaccofreekids.org/tobacco unfiltered/tag/e-cigarettes
and evidence of E-cigarette companies copying Big Tobacco’s advertising
playbook “7 Ways E-Cigarette Companies Are Copying Big Tobacco’s
Playbook (or 7 reasons FDA should quickly regulate e-cigarettes)”
http://www.tobaccofreekids.org/tobacco unfiltered/post/2013 10 02
ecigarettes

e Americans for Nonsmokers’ Rights -
http://no-smoke.org/learnmore.php?id=645

Others who have stated concerns and positions about the health and safety of
electronic cigarettes:

e Senators Diane Feinstein, Nancy Pelosi, Richard Blumenthal, Jay
Rockefeller http://time.com /2896962 /electronic-cigarette-
executives-get-schooled-in-senate-hearing/

e Congresswoman Jackie Speier, June 2014, introduced legislation to
regulate e-cigarette products
http://speier.house.gov/index.php?option=com content&view=article
&id=1460:congresswomen-speier-introduces-smoke-act-to-regulate-
e-cigarette-products&catid=20&Itemid=14

e Richard A. Carranza, Superintendent of the San Francisco Unified
School District. Letter in March 6, 2014, BOS packet File #131208, p. 70

e TECH Times warned about the danger of e-cigarettes infecting
computers with malware through the USB port during the charging of

a battery. http://www.techtimes.com/articles/20814/20141124 /e-

cigarettes-can-be-dangerous-for-your-computers-health-what-vou-
should-know.htm

Scientific research takes time. Acting now against potential dangers is the
wise approach. The Planning Commission did not properly apply the
appropriate criteria in approving the Conditional Use application for a
business with great potential health and safety harm to the neighborhood and
particularly to the young, impressionable people in the area.
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Issue #6: The Planning Commission approval of the Conditional Use was not
unanimous. The vote was 5-2 with many questions raised and issues left
unanswered. The Planning Commission disapproved a Conditional Use for a
Starbucks because of neighborhood opposition. Big tobacco has the patents for
extracting nicotine from tobacco leaves. Big tobacco funds the advertising making
electronic cigarettes and vaping “cool” and attractive. One teen when questioned if
she smoked replied, “No, I vape.” The Planning Commissioners unfortunately did
apply the pertinent criteria of Planning Code Section 303 when approving this
conditional use. They did not follow the criteria for a Conditional Use Authorization
for a tobacco paraphernalia establishment.

Issue #7: Support of the appeal by residents: Signatures obtained to file this
appeal represent more than 75% of the residential property owners/residents
within 300 feet of the proposed business that the appellant was able to
contact. The individuals sighing stated opposition to this type of business. They
wished the focus to be on the long-term development of Ocean Avenue, and
particularly of the 1900 block. They believed that filling a vacant storefront with
“any” business, especially one that represents another alternative lifestyle, does not
work toward the goal of long-term improvement of Ocean Avenue, the goal of the
many studies noted in the Background section of this document.

Neighbors continue to state and believe that the proposed business, the vape
store selling devices (e-cigarettes/vaporizers), vaping liquids/e-juices and batteries
and operating a steam stone hookah lounge in the basement) is neither necessary
nor desirable nor compatible with the neighborhood.

They noted that a large number of students from Aptos Middle School walk by this
building on their way to and from school. The neighborhood parents do not want
their children exposed to these products. Although the proposed business states
that they will sell only to persons over 18, middle school age and high school
students may be tempted to get older people to purchase for them.

Other opponents of this business state that if this proposed business does open, they
will avoid the 1900 block of Ocean Avenue; thus defeating the purpose of filling a
storefront vacancy. The proposed business will not increase foot traffic on Ocean
Avenue by neighboring residents, one of the goals of the various Ocean Avenue
studies.

Several people noted that it is getting to the point where traditional businesses that
have the option of locating elsewhere do not choose to open in the 1900 block of
Ocean Avenue. They question how this block reached this situation, in which
undesirable businesses came to predominate in the middle of very affluent
neighborhoods.

The eastern end of Ocean Avenue has dramatically improved with the new Whole
Foods. The western portion of the Ocean Avenue NCT needs improvement for the
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long-term. Residents have expressed delight with the opening of the new hardware
store on Ocean Avenue, the first to open anywhere in the city for many years. After
twenty years, the residents are happy to finally have a bank (Chase) and a grocery
store (Whole Foods) and a new branch of the San Francisco Public Library. Most
residents are hopeful that the Target Express will open in the long vacant large store
located on Ocean at Dorado/Jules. They enjoy and support the Fog Lifter Café,
Sophia’s Pizzeria, Cut to Contrast barber, Ocean Cyclery, Serge-a-Lot (sewing), Yoga
Flow, all in the 1900 block of Ocean.

Issue #8: Concentration of tobacco paraphernalia businesses in Ocean Avenue
NCT. [FM #7. E.iij, p. 6]. There is no need for this type of business on Ocean Avenue.
In the various surveys conducted, no Ocean Avenue neighbor expressed a need for
this type of business.

The concentration of tobacco paraphernalia is more than sufficient. The map shows
the locations selling tobacco products on Ocean Avenue and in the vicinity. Six
schools are found within this mapped area. The western end of Ocean Avenue, the
section closest to 1963 Ocean Avenue, has six businesses selling e-cigarettes and/or
tobacco cigarettes

There are vape shops selling similar products at 19th and Taraval and at Mission
near Geneva, 1.5 miles in either direction.

Magic Dragon Smoke Shop at 35 Cambon Drive in Park Merced shopping center,
which according to its website opened in 2010, sells water pipes, vapor pens,
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vaporizers, e-liquids, hookah and tobacco. Magic Dragon Smoke Shop is about 1
mile away (driving or walking) or .8 mile as the crow flies.

Conclusions:

We should value the health of the city and its residents and not allow this new
business to open. Opposing the opening of the vape shop would support the long-
term goals of the Board of Supervisors to reduce smoking in the City and to
encourage healthy living. It would support the objectives, policies, and guidelines in
the seven studies of Ocean Avenue.

The proposed vape shop/steam stone hookah lounge at 1963 Ocean Avenue
might appeal to and attract a few youths to the business, but Ocean Avenue, the NCT
and the neighborhood, should not be responsible for encouraging young adults to
start a new addiction—to “candy flavored” e-Cigarettes, vaporizers, and steam stone
hookah with unknown long-term health risks. And this business is not a stop
smoking clinic.

In June 2014, at a Congressional hearing, Senator Blumenthal of Connecticut said:
"l think we have seen this movie before...It is called big nicotine
comes to children near you and you are using the same kinds of
tactics and promotions and ads that were used by big tobacco and
proved so effective”

TIME “Electromc Cigarette Executives Get Schooled in Senate Hearmg,” June 18

senate- hearmgz

The TIME article ends with these quotes:
At the end of her time to question, Boxer said: “Mr. Healy and Mr.
Weiss, you can con yourself. But we don’t know if this product gets
people off cigarettes yet, so don't think you are doing some great
mission. Don’t say you care about kids... Don’t be a part of this,
because you'll regret it.”

But the harshest words came from Senator Jay Rockefeller (D- West Virginia), who
said to the executives: “I'm ashamed of you. I don’t know how you go to sleep at
night. I don’t know what gets you to work in the morning except the color green of
dollars. You are what is wrong with this country.”

“7 Ways E-Cigarette Companies are Copying Big Tobacco’s Playbook” published on
The Campaign for Tobacco-Free Kids website in October 2013 visually
demonstrates the phenomenon of using the same playbook:
http://www.tobaccofreekids.org/tobacco unfiltered/post/2013 10 02 ecigarettes
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The webpage concludes:
No wonder youth e-cigarette use is on the rise.
These developments underscore the need for the FDA to quickly regulate e-
cigarettes and take steps to prevent their marketing and sale to kids.

The Surgeon General’s 50t Anniversary Report (2014) recounts 50 years of progress
in combating the health hazards of smoking but warns of the attraction of teens to
the electronic cigarettes, the new form of nicotine delivery. It took a long time to
undo the influence of advertising promoting tobacco cigarettes. Many people died
and continue to die from lung cancer and the effects of secondhand smoke.

We trust that the Board of Supervisors will move forward by not allowing the
opening of this proposed business that would sell products that contain nicotine and
produce harmful fumes with unknown long term health effects. We trust that the
Board of Supervisor will act for the long-term benefit of the residents of Ocean
Avenue and the citizens of San Francisco and overturn the Planning Commission’s
decision.

We ask the Board of Supervisors to disapprove the decision of the Planning
Commission by its Motion No. 19271 approving a Conditional Use Authorization
identified as Planning Case No. 2014.0206C on property located at 1963 Ocean
Avenue. We ask that the tobacco paraphernalia establishment (dba Happy
Vape) not be allowed to open business at this location.
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From: Board of Supervisors (BOS)
To: BOS-Supervisors .
Subject: File 141291 FW: No Vape/Hookah shop on Ocean Avenue at Victori

From: BOS Legislation (BOS) ,

Sent: Monday, January 12, 2015 8:36 AM.

To: Board of Supervisors (BOS)

Subject: FW: No Vape/Hookah shop on Ocean Avenue at Victoria

From: Jeanne Hughes [mailto:jhughes@ccsf.edu]

Sent: Friday, January 09, 2015 8:45 AM

To: BOS Legislation (BOS)

Subject: No Vape/Hookah shop on Ocean Avenue at Victoria

To Whom It May Concern,
Please do not allow the vape/hokkah shop plan on Ocean Avenue near Victoria to continue.

As a neighborhood member and parent of children who go to Aptos, or will soon be attending the school, | do not want such a
business in my area. The location is too close to schools and, additionally, would be a blight as compared to to the other
recent developmental improvements on Ocean Avenue. Many children walk past the proposed shop before and after school
each school day, and neighborhood children travel the route on the weekends and during the summers. A vape/hookah shop
sends an unhealthy message to our children and should be located in an area where children are not present. Even if the shop
is not open when children pass by, they get an unhealthy message from just seeing the storefront, which would serve to
normalize a form of smoking.

Additionally, vape smoking smelis horrible and | don’t want the air quality poisoned by vapors as my family and | walk down
Ocean Avenue...which we do on a regular basis. | have been a victim of vape vapors as | stood at a stoplight near SF State and
found it to be as taxing to my respiratory system as regular cigarette smoke.

The research is still undone concerning the safety of e-cigarettes. It would be irresponsible to subject our children to a shop
which would promote the practice of vaping when we don't know if it is safe.

Please keep this business of of Ocean Avenue and create guidelines to help such businesses locate elsewhere.

Thanks,

Jeanne-Marie Hughes,Ph.D.
Ingleside Resident

Parent

CCSF Faculty

SFSU Faculty



" From: Board of Supervisors (BOS)
To: BOS-Supervisors
Subject: File 141291 FW: No Vapor/Hookas at 1963 Ocean

From: BOS Legislation (BOS)

Sent: Monday, January 12, 2015 8:36 AM

To: Board of Supervisors (BOS)

Subject: FW: No Vapor/Hookas at 1963 Ocean SF

From: Lesa Lewis [mailto:lesallewislll@gmail.com]
Sent: Saturday, January 10, 2015 8:42 AM

To: BOS Legislation {(BOS)

Subject: No Vapor/Hookas at 1963 Ocean SF

Dear Board of Supervisors: |

Please do not allow the selling of this product near Aptos Middle School
students. Thank you.

SF

. It would be another distraction for the
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From: Board of Supervisors (BOS)
To: BOS-Supervisors
Subject: File 141291 FW: Case No. 2014.0206C - vape shop permit

From: BOS Legislation (BOS)

Sent: Monday, January 12, 2015 8:36 AM

To: Board of Supervisors (BOS)

Subject: FW: Case No. 2014.0206C - vape shop permit _
From: Judy Reynolds [mailto:Judy.Reynolds@sjsu.edu]
Sent: Sunday, January 11, 2015 7:59 PM

To: BOS Legislation (BOS)

Subject: Case No. 2014.0206C - vape shop permit

Dear San Francisco Board of Supervisors,

[ want to add my name to those who are appealing approval by the Planning Commission of a
Conditional Use permit for 1963 Ocean Avenue - Vape Shop/Steam Stone Hooka Lounge. This business is not
necessary or desirable for the neighborhood. This business will not provide needed products or services for
people living in this area.

Ocean Avenue has started its revival. The 1900 block of Ocean Avenue now has several businesses popular
with neighbors. The Fog Lifter Café, Cut to Contrast barbershop, Ocean Cyclery, Serge-a-Lot and Yoga Flow.
A hardware store and Champa Garden opened recently and a furniture store will open soon. These are the types
of businesses the neighborhood needs and desires.

As San Francisco Supervisors, you have three times passed ordinances restricting tobacco smoking and
sales, including electronic cigarettes. You wisely enacted legislation requiring a Conditional Use to open a
tobacco paraphernalia establishment. Clearly you understand that this type of business is detrimental to the
health and welfare of the residents. It is unwise to have such a business in such close proximity to schools and
our City College as youth are the prime target of tobacco marketers. Tobacco is a proven carcinogen and will
not contribute to the health of these young people or the neighborhood.

Please support the appeal of the Planning Commission approval. Do not impose this negative business
on Ocean Avenue. The vape shop will not benefit the neighborhood.

Thank you,
Judy Reynolds
660 Victoria
San Francisco, CA 94127
415 841-0903



From: Board of Supervisors (BOS)

To: Carroll, John (BOS); Lamug, Joy
Subject: File 141291 FW: Please appeal the Vape Shop opening on Ocean Ave--Case No.
2014.0206C

From: Arwen Griffith [mailto:arwenoreilly@gmail.com]

Sent: Monday, January 12, 2015 7:49 AM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS); Avalos, John (BOS); Breed, London (BOS);
Campos, David (BOS); Chiu, David (BOS); Cohen, Malia (BOS); Farrell, Mark (BOS); Kim, Jane (BOS); Mar, Eric (BOS);
Tang, Katy (BOS); Wiener, Scott

Subject: Please appeal the Vape Shop opening on Ocean Ave--Case No. 2014.0206C

Hello,

I somehow missed the approval of Happy Vape, an e-cigarette store on 1963 Ocean Ave., at Victoria. (Or maybe it
happened before my child started attending Commodore Sloat, so | was unaware.) This is very close to Aptos Middle ‘
School and Commodore Sloat School, where my son goes. This seems like a colossally bad idea. | understand there are
already two or three marijuana dispensaries in the neighborhood, and we really don't need something along these lines so
close to a middie school in particular. Please do your best to make Ocean Ave more child-friendly, as hundreds of children
walk down Ocean Ave. every day. This would be a very unwelcome addition.

Thank you,

Arwen Griffith

116 Manchester St
San Francisco CA
94110

(I don't live in the neighborhood but drive there every day for school.)



From: Board of Supervisors (BOS)

To: Wiener, Scott, Lamug, Joy; Carroll, John (BOS)
Subject: file 141291 FW: Letter supporting the appeal of Planning Commission decision in Case No.
2014.0206C

From: Ashleigh Harris [mailto:ashleigheharris@gmail.com]

Sent: Thursday, January 08, 2015 3:15 PM

To: Board of Supervisors (BOS); Yee, Norman (BOS); Avalos, John (BOS); Breed, London (BOS); Campos, David (BOS);
Chiu, David (BOS); Cohen, Malia (BOS); Kim, Jane (BOS); Mar, Eric (BOS); Tang, Katy (BOS)

Subject: Letter supporting the appeal of Planning Commission decision in Case No. 2014.0206C

Letter supporting the appeal of Planning Commission decision in Case No. 2014.0206C (opposing the vape shop at
1963 Ocean Ave.)

Dear Board of Supervisors,

I am an Ingleside resident and I live 3.5 blocks south of Ocean Avenue (50 Jules Ave). I will be déeply
disappointed to see another vape shop become a part of this corridor.

The surrounding neighborhoods on Ocean Ave are heading in the right direction. Ocean Avenue needs to attract
a variety of new businesses to help continue to revive this area. I fear that another smoke shop would deter new
businesses from coming to Ocean Avenue and we'll continue to have empty store fronts.

This corridor has the potential to be a lively pedestrian-friendly commerce section of the city, another vape shop
will not help that potential be realized.

Thank you for your time and consideration of this matter.

Sincerely,
Ashleigh Harris
Concerned Neighborhood Home Owner and Resident

Ashleigh Harris
(415) 871-8350
ashleigsheharris(@gmail.com

e www.linkedin.com/in/ashleighharris/



From: Board of Supervisors (BOS)
To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)
Subject: File 141291 FW: Cape Shop at 1963 Ocean Ave

From: Diana Chiang [mailto:di.chiang888@gmail.com]

Sent: Thursday, January 08, 2015 1:49 PM

To: Board of Supervisors (BOS); Yee, Norman (BOS); Avalos, John (BOS)
Subject: Cape Shop at 1963 Ocean Ave

I have two children who go to Aptos Middle School. I'm concerned about the possibility of opening a Vape
Shop so close to the school. My kids, as well as many of the other students, frequently walk pass that location
after school on their way to 7 Eleven, Walgreens or King's Tea shop when hanging out with their friends.
Middle school is such a young and impressionable age to have a shop of that nature so close to the school.
Please consider voting against this proposal.

Thank you!

Diana Chiang



From: Board of Supervisors (BOS)
To: BOS-Supervisors; Carroll, John {BOS); Lamug, Joy
Subject: File 141291 FW.: Please oppose Happy Vape on Ocean Ave

From: |eerawitscher@yahoo.com [mailto:leerawitscher@yahoo.com]

Sent: Wednesday, January 07, 2015 12:40 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS); Avalos, John (BOS); Breed, London (BOS);
Campos, David (BOS); Chiu, David (BOS); Cohen, Malia (BOS); Farrell, Mark (BOS); Kim, Jane (BOS); Mar, Eric (BOS);
Tang, Katy (BOS); Wiener, Scott

Subject: Please oppose Happy Vape on Ocean Ave

Hello,

[ am writing to urge you to appeal the opening of Happy Vape, an e-cigarette store on 1963 Ocean Ave., @
Victoria. This is very close to Aptos Middle School and Commodore Sloat School. My son Aren currently
attends CSS and will be going to Aptos. Next year, he will be walking to school (down Ocean Ave) with
another student in our neighborhood. In addition, I believe there are already two or three marijuana dispensaries
in the neighborhood.

Please do your best to make Ocean Ave more child-friendly, as hundreds of children walk down Ocean Ave.
every day. Happy Vape would be a very unwelcome addition.

Thank you,

Lee Rawitscher

70 Eastwood Drive
SF, CA 94112
(415) 999-4123
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From: Board of Supervisors (BOS)

To: Lamug, Joy; Carroll, John (BOS)
Subject: File 141291 FW: Support of the Appeal of Conditional Use Authorization for 1963 Ocean
Avenue

From: BOS Legislation (BOS)

Sent: Tuesday, January 06, 2015 1:45 PM

To: Board of Supervisors (BOS)

. Subject: FW: Support of the Appeal of Conditional Use Authorization for 1963 Ocean Avenue

FYL.

From: Carolyn Karis [mailto:carolynkaris@gmail.com]
Sent: Tuesday, January 06, 2015 1:24 PM

To: BOS Legislation (BOS); Yee, Norman (BOS); Avalos, John (BOS); Breed, London (BOS); Campos, David (BOS);
Cohen, Malia (BOS); Farrell, Mark (BOS); Kim, Jane (BOS); Tang, Katy (BOS); Wiener, Scott; Mar, Eric (BOS)
Subject: Support of the Appeal of Conditional Use Authorization for 1963 Ocean Avenue

January 4, 2015

Dear Supervisors: Re: Support of the Appeal of the Conditional Use
Authorization for 1963 Ocean Avenue;

Case No. 2014.0206C

| support the appeal of the Planning Commission’s decision on November 6, 2014, to approve the
Conditional Use Authorization of a vape shop/steam stone hookah lounge business at 1963 Ocean
Avenue. |

This business is the first conditional use after the San Francisco Board of Supervisors ordinance No.
030-14 amended the Health Code restrictions on tobacco paraphernalia to extend to the sale and use
of electronic cigarettes.

The Planning Commission approved the opening of Happy Vape, a business that will sell electronic
vaporizers (a more powerful version of e-cigarettes), along with related flavoring supplies, and
operate a steam stone hookah lounge in the basement. The Planning Commission approval was
based on the belief that filling a vacant storefront was better than an empty one in this section of
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Ocean Avenue. The Commission barely considered the detrimental health and community issues of
this business. | believe that the Commissioners did not properly interpret Planning Code 303 for this
matter. .

Neighbors submitted over 20 letters of opposition to the Planning Commission. Over 120 signed a
petition in opposition. Neighbors spoke strongly in opposition at the Planning Commission hearing on
November 6". Opposition stated that the business was not necessary or desirable for the
neighborhood, that it would have a negative impact on the condition and character of the
neighborhood, and that it would be detrimental to the health, safety, and welfare of the community.
Over 75% of residential property owners within a 300-foot radius of 1963 Ocean signed to support the
appeal of the Planning Commission ruling.

The Commissioners did not hear the pleas to stop the introduction of this negative business into our
neighborhood. The vape store/steam stone hookah lounge will not benefit the neighbors. In any of
the surveys or studies of Ocean Avenue (from the Balboa Park Station Plan of 2008 to the Final
Formula Retail Report of June 2014) there are no requests for such a business. In fact, we believe
this business will further depress the 1900 block of Ocean Avenue. This block has struggled for
years to improve. We wish to stop the downward cycle.

The 1900 block of Ocean Avenue has 40 storefronts, a large number to keep filled with businesses.
Great, positive businesses do exist on this block: the Ocean Cyclery, the Fog Lifter Café, the Serge-
a-Lot sewing store, Sophia’s Pizzeria, two popular Chinese restaurants, and 24-hour Fitness. Many
neighbors use the Cut to Contrast barber and the Yoga Flow studio. However, the 1900 block of
Ocean Avenue does have a high number of “alternative” offerings: an MCD (1944), billiards parlor
(1948) open to 2 A.M. and currently seeking to serve alcohol, three massage parlors, foot and
otherwise (which advertise in adult pages and online websites; a fourth parlor was closed because of
proven illegal activities), two tattoo parlors (1907 and 391 Ashton). We do appreciate and frequent
the positive businesses on this block and on the rest of Ocean Avenue. We do not need another
alternative life-style business like the vape shop/steam stone hookah lounge. It is not necessary or
desirable nor compatible with the neighborhood.

To reinforce my support for the positive businesses and services on Ocean Avenue, | frequently
shop at Fruit Barn, Whole Foods, CVS, Walgreens, Ocean Cyclery, and the new True Value
Hardware. I'm a frequent user of the Ocean Avenue Public Library and the bank. For all of these
purchases, | walk. | would like to make more purchases on Ocean Avenue. | would support
businesses such as a bakery, a butcher, a bookstore (I have purchased at the Comix store farther
west on Ocean), or general clothing store.

We do not understand how a Starbucks can be blocked from some areas because of neighborhood
opposition, but the introduction of a potential health threat to the neighbors and the youths attending
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the 14 educational establishments within the Ocean Avenue vicinity could be allowed, despite strong
opposition by residents. :

Marcelle Boudreaux, the Planning Department representative for this matter, stated when questioned
in the hearing, that although 1963 Ocean Avenue was the first Conditional Use for tobacco
paraphernalia to come before the Planning Commission, she had several other similar applications in
the works.

The statement in the Planning Commission Final Motion No. 19271, Page 6, Section E, i, and
repeated in Section E, ii, that “There are no other Tobacco Paraphernalia Establishments within the
Ocean Avenue NCT that have received Conditional Use authorization.” is misleading since 1963
Ocean Avenue is the FIRST business to apply for Conditional Use Authorization after the Board of
Supervisors extended Conditional Use to electronic cigarettes on March 25, 2014.

Contrary to the Final Motion statement, p. 5, that “The proposed use is designed to meet the needs
of the immediate neighborhood as well as limited comparison shopping-goods for a wider market”:
Almost no one in our neighborhood has expressed a desire for this type of business.

Additionally, this business will not help improve the 1900 block of Ocean Avenue. We do not seek
this type of diversity of goods, another alternative offering with significant health issues.

California state senators, U.S. Senators, Congresswoman Jackie Speier, the American Lung
Association, the CDC, and NIH have all stated opposition to e-cigarettes. College and university
campus-free policies, including those of San Francisco State and City College, have recently added
~ warnings and restrictions for electronic cigarettes and vaporizers. They warn of the power of the
candy-coated, glamorized advertising associated with these devices. The ads make these devices
seem “Cool” and “Hip.” However, they aim to addict a new generation to nicotine. Cigarette smoking
in the United States has declined since the Surgeon General issued a warning in 1964. E-Cigarette
and vaporizer manufacturers are using the same tactics used by Big Tobacco to sell tobacco
cigarettes.

Happy Vape might appeal to a few youths but should Ocean Avenue be responsible for
encouraging young adults to start a new addiction—“candy flavored” e-Cigarettes, vaping, and steam
stone hookah with unknown long-term health risks. It took a long time and many deaths before the
Surgeon General of the United States issued the Report on Smoking and Health.



A repeat of this pattern is unneeded. The long-term effects of electronic cigarettes and vaping are not
known. Disapproving the Planning Commission decision is the wise action.

Thank you,

Carolyn Karis

Victoria Street

Ingleside Terraces



From: Board of Supervisors (BOS)
To: Carroll, John (BOS); Lamug, Joy
Subject: File 141291 FW: Case 2014.206¢ appeal of planning commission vote

————— Original Message-----

From: Judy [mailto:tohutchi@yahoo.com]

Sent: Tuesday, January 06, 2015 6:20 AM

To: Board of Supervisors (BOS); Yee, Norman (BOS); Avalos, John (BOS); Tang, Katy (BOS);
Breed, London (BOS); scott.weiner@sfgov.org; Cohen, Malia (BOS); david.campis@sfgov.org;
Chiu, David (BOS); Farrell, Mark (BOS); Kim, Jane (BOS)

Subject: Case 2014.206c¢ appeal of planning commission vote

Dear Board of Supervisors,

Please vote Yes on the appeal to REVERSE the approval of VAPE business on Ocean Ave.

We are trying to build our community. The proposed business is too close to school sites,
right across from Aptos middle school, very vulnerable age group.

Thank you for doing the right thing for the community and the kids who do not have a voice.
Judy Hutchinson

Sent from my iPhone
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From: Board of Supervisors (BOS)
To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)
Subject: file 141291 FW: Appeal request for Ocean Ave

----Original Message-----

From: Allyson Rupp [mailto:allyson.rupp@yahoo.com]
Sent: Monday, January 05, 2015 11:57 PM

To: Board of Supervisors (BOS)

Cc: Yee, Norman (BOS); rckaris@gmail.com

Subject: Appeal request for Ocean Ave

Esteemed Board,

As a proud resident of San Francisco, a home owner in Mount Davidson Manor and mom to two
young boys, I am writing to you to encourage you to overturn your permit approval of the E-
Cigarette / Vape Lounge proposed to occupy space in my neighborhood (at 1963 Ocean Ave, Case
No. 2014.0206C).

We live a short half block from this location, where we encourage our boys (ages 5 and 7) to:
be active, explore our neighborhood and walk, ride and run outdoors. They,. and the children
in our neighborhood, who attend our local schools (Commodore Sloat and Aptos), do not need to
encounter the environmental and social hazards of such an institution. We already have
several "medicinal marijuana dispensaries™ locally, which often draw an unsavory clientele
base, and do not always foster safety or comfort as we move about our neighborhood. Our
neighborhood is growing and changing, and the vacant store fronts need to be occupied by
industries that support our kids, establish values and provide safe and positive examples for
our residents. '

Please reconsider your approval of this permit and, instead, allow our neighborhood to enable
exciting new and family-oriented businesses to thrive.

Thank you for your attention and consideration,
Allyson Rupp

76 Keystone Way
San Francisco, CA 94127



From: Board of Supervisors (BOS)
To: BOS-Supervisors; Carroll, John (BOS); Lamug, Joy
Subject: File 141291 FW: Appeal of planning commission decision in case no:2014.0206C

From: Sandie Yu [mailto:Sandieyu87@yahoo.com]

Sent: Monday, January 05, 2015 10:01 PM

To: Board of Supervisors (BOS)

Cc: BOS Legislation (BOS)

Subject: Appeal of planning commission decision in case no:2014.0206C

Dear board of supervisors,

I would like to voice my support to appeal the planning commission decision to allow for vape shop/ hookah
lounge at 1963 Ocean Ave.

I am a resident of this area, living half of a block from this location. I have two young children who go
frequently walk through this area. I do not support a shop who is selling e-cigarettes and operating a hookah
lounge in a close proximity to both Commodore Sloat Elementary School and Apto Middle School in my
neighbor. I strongly urge you to overturn the planning commission's decision. We want ocean avenue to attract
more family friendly businesses, and encourage more community building. This shop does not fit our
neighborhood needs. It would be a huge step backward!

Thank you for your consideration!

Sandie Yu
415-706-9165

55 Keystone Way
SF, Ca 94127

Sent from my iPhone
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From: Board of Supervisors (BOS)

To: Carroll, John (BOS); Lamug, Joy '
Subject: File 141291 FW: Please appeal the Vape Shop opening on Ocean Ave--Case No.

2014.0206C

From: Stacey Estes [mailto:stassilc@aol.com]

Sent: Monday, January 05, 2015 8:45 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS); Avalos, John (BOS); Breed, London (BOS);
Campos, David (BOS); Chiu, David (BOS); Cohen, Malia (BOS); Farrell, Mark (BOS); Kim, Jane (BOS); Mar, Eric {(BOS);
Tang, Katy (BOS); Wiener, Scott

Subject: Please appeal the Vape Shop opening on Ocean Ave--Case No. 2014.0206C

Hello,

I am writing to urge you fo support the appeal to the opening of Happy Vape, an e-cigarette store on 1963 Ocean Ave., @
Victoria. This is very close to Aptos Middle Schoo! and Commodore Sloat School, and two of my children are currently at
Commodore Sloat. In addition, | believe there are already two or three marijuana dispensaries in the neighborhood.
Please do your best to make Ocean Ave more child-friendly, as hundreds of children walk down Ocean Ave. every day.
This would be a very unwelcome addition.

Thank you,
Stacey Estes

2 Winston Drive
SF, CA 94132
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From: Board of Supervisors (BOS)
To: BOS-Supervisors; Carroll, John (BOS); Lamug, Joy
Subject: file 141291 FW: Thanks for agreeing to write a letter opposing the e-cigarette shop

From: brenda brown [mailto:brenbrownda@gmail.com]

Sent: Monday, January 05, 2015 6:23 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS)
Subject: Fwd: Thanks for agreeing to write a letter opposing the e-cigarette shop

Support of appeal of the Conditional Use Authorization for 1963 Ocean Avenue; Case No.
2014.0206C

| support the appeal and oppose the opening of the vape shop at 1963 Ocean Avenue that would sell
e-cigarettes, e-liquids (the flavored nicotine liquids used to create the "vapor"), and other tobacco
paraphernalia. I'm requesting the Board of Supervisors to overturn the Planning Commission's
approval of the Conditional Use Authorization for this vape shop.

A business requiring a Conditional Use Authorization (CUA) must prove that it is "necessary or
desirable and compatible with the neighborhood" and that "it will not be detrimental to the health,
safety, and welfare of the community." | believe that the Planning Commission did not appropriately
apply these criteria. It was the first CUA for tobacco paraphernalia before the Planning Commission,
a city agency accustomed to dealing with building height, building design, and other issues of
construction.

Here are some reasons why I'm opposed to the 1’963 Ocean Avenue store:

a) I'm no expert but I'm against these cigarettes because they dispense nicotine and also the liquid contains unregulated and potentially
harmful chemicals.

b) Ocean Ave. already has many stores where cigarettes and e-cigarettes are sold.

¢) This store won't contribute to the improvement of this commercial street nor will it help to attract needed
business to this commercial district.

d) Ocean Ave., particularly the 1900 block, already has too many alternative businesses that make it less
attractive to neighbors and to potential businesses that could serve our residential neighborhood (including
families with children under 18).

e) As an educator with 35 years of experience, I'm very familiar with the effects of addiction on youth. There
are 14 school in the vicinity from elementary to university. E-Cigarette makers are targeting youth with ads
echoing those of Big Tobacco. [Check

out http://www.tobaccofreekids.org/tobacco unfiltered/post/2013 10 02 ecigarettes for some examples. Teens and
youth (20s) attracted to the "cool" "hip" factor" of the e-cigarettes could be a new generation addicted to
nicotine.




Thank you for your attention to this important matter. Sincerely, Brenda Brown
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From: Board of Supervisors (BOS)
To: BOS-Supervisors; Carroll, John (BOS); Lamug, Joy
Subject: File 141291 FW: Case No. 2014.0206C

From: Rich Gonzales and/or Geraldine Azinheira [mailto:rich@aceweb.com]
Sent: Monday, January 05, 2015 5:29 PM

To: Board of Supervisors (BOS); BOS Legislation (BOS)

Subject: Case No. 2014.0206C

Dear sir or Madam,

I am a parent of a student attending the Aptos Middle school. | do not want a “e-vapor” lounge opening near the school.
| would not want another bar or especially, a medical marijuana store opening near the school either. Please oppose the
permit recently granted to the folks who want to open that shop/lounge.

Thank you,

Rich Gonzales
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From: Board of Supervisors (BOS)

To: BOS-Supervisors; Carroll, John (BOS); Lamug, Joy

Subject: file 141291 FW: Support of appeal of the Conditional Use Authorization for 1963 Ocean Ave,
Case No. 2014.0206C

From Franc0|s Hechmger [mailto: FHECHINGER@bdo com]

Sent: Monday, January 05, 2015 5:09 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS) -

Cc: rckaris@gmail.com

Subject: Support of appeal of the Conditional Use Authorization for 1963 Ocean Ave; Case No. 2014.0206C

| SUPPORT the APPEAL of the Planning Commission’s approval of the Conditional Use for 1963 Ocean Ave. |
STRONGLY OPPOSE this project as it is not necessary or desirable for the neighborhood.

The City has invested in the restoration of Ocean Ave Corridor. Ocean Ave has started its renewal! The 1900
block of Ocean Ave now has several businesses popular with neighbors: Ocean Cyclery, Fog Lifter Café, Yoga
Flow, Emmy’s Chinese Restaurant, and Serge-a-Lot (sewing). A long waited hardware store, Whole Foods,
Yogurt Land, and CVS Pharmacy opened in Ocean Ave. A furniture store WIII soon open. These are the type
of businesses the neighborhood needs and desires!

As San Francisco Supervisors, you have three times passed ordinances restricting tobacco smoking and
sales, including electronic cigarettes. You wisely enacted legislation requiring a Conditional Use to open a
tobacco paraphernalia establishment. You agree that this type of business is detrimental to the health and
welfare of the residents of San Francisco.

Please support the appeal of the Planning Commission approval. Do not impose this negative business on
Ocean Ave. The Vape Shop/Hookah Lounge will not benefit the neighborhood. The 1900 block of Ocean Ave
has an MCD, two tattoo parlors, three massage parlors. The residents are tired of these businesses popping
up that are detrimental to the health and welfare to minors, adjacent neighbors, workers, and San Francisco
citizens!

Sincerely,
Francois Hechinger

Francois Hechinger

Partner - West Region Venture & Private Equity Tax Practice Leader
415-490-3219 (Direct) 317-3219 (Internal)

415-397-2161 (Fax)

FHECHINGER@bdo.com

BDO

One Bush Street, Suite 1800
San Francisco, CA 94104
UNITED STATES
415-397-7900
www.bdo.com

|IBDO




BDO USA, LLP, a Delaware limited liability partnership, is the U.S. member of BDO International Limited, a UK company limited by guarantee, and
forms part of the international BDO network of independent member firms.

BDO is the brand name for the BDO network and for each of the BDO Member Firms.
IMPORTANT NOTICES

The contents of this email and any attachments to it may contain privileged and confidential information from BDO USA, LLP. This information is only
for the viewing or use of the intended recipient. If you are not the intended recipient, you are hereby notified that any disclosure, copying,
distribution or use of, or the taking of any action in reliance upon, the information contained in this e-mail, or any of the attachments to this e-mail,
is strictly prohibited and that this e-mail and all of the attachments to this e-mail, if any, must be immediately returned to BDO USA, LLP or
destroyed and, in either case, this e-mail and all attachments to this e-mail must be immediately deleted from your computer without making any
copies hereof. If you have received this e-mail in error, please notify BDO USA, LLP by e-mail immediately.




e iy, .

From: Board of Supervisors (BOS)

To: Carroll, John (BOS); Lamug, Joy
Subject: File 141291 FW: Letter supporting the appeal of Planning Commission decision in Case No.

2014.0206C (Opposing the vape shop at 1963 Ocean Ave.)

————— Original Message-----

From: Karen Gallagher [mailto:karen.gallagherf@gmail.com] On Behalf Of Karen Gallagher

Sent: Monday, January 05, 2015 5:03 PM '

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS); Avalos, John (BOS);
Breed, London (BOS); Campos, David (BOS); Chiu, David (BOS); Cohen, Malia (BOS); Farrell,
Mark (BOS); Kim, Jane (BOS); Mar, Eric (BOS); Tang, Katy (BOS); Wiener, Scott

Subject: Letter supporting the appeal of Planning Commission decision in Case No. 2014.0206C
(Opposing the vape shop at 1963 Ocean Ave.) '

Dear Board of Supervisors,

We have recently become aware that a new hookah lounge / Vape store has received city
approval to open at 1963 Ocean Avenue. We're writing to urge you to join us in opposition to
this permit.

As you are aware, Ocean Avenue is in the midst of a revival, with some recent additions of
many family friendly businesses near the Whole Foods. These new businesses have significantly
improved the image of Ingleside and nearby neighborhoods and have made great strides towards
attracting families to the area as well as retaining those who have been here for years. We
believe the opening of Happy Vape would be a step in the wrong direction. Particularly given
the multiple marijuana dispensaries, massage parlors, etc. already operating on Ocean Avenue,
the opening of this store risks establishing this area as a major destination for marijuana
commerce.

Our kids attend Commodore Sloat Elementary school, we live in the neighborhood and walk to
school. We walk right past this location as we try to frequent and support the businesses
along the Ocean Avenue corridor on our way home. As a member of the Commodore Sloat PCO
(Parent Committee), we do our best to promote walking to school and we strive to make it an
enjoyable experience for our families - we don’t want to avoid Ocean Ave. It concerns us that
this would happen close to an elementary school - and even worse - only 3 blocks from our
middle school and the public park — with a name like Happy Vape.

Thank you for your consideration and support.

Sincerely,
Karen Gallagher
900 Faxon Ave
San Francisco



From: Board of Supervisors (BOS)

To: ' Carroll, John (BOS); Lamug, Joy
Subject: File 141291 FW; SUBJ: Please appeal the Vape Shop opening on Ocean Ave--Case No.
2014.0206C

From: Caroline Leconte [mailto:caroline.leconte@gmail.com]

Sent: Monday, January 05, 2015 4:56 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS); Avalos, John (BOS); Breed, London (BOS);
Campos, David (BOS); Chiu, David (BOS); Cohen, Malia (BOS); Farrell, Mark (BOS); Kim, Jane (BOS); Mar, Eric (BOS);
Tang, Katy (BOS); Wiener, Scott

Subject: SUBJ: Please appeal the Vape Shop opening on Ocean Ave--Case No. 2014.0206C

Hello,

[ am writing to urge to to support the appeal to the opening of Happy Vape, an e-cigarette store on 1963 Ocean
Ave., @ Victoria. This is very close to Aptos Middle School and Commodore Sloat School. In addition, [
believe there are already two or three marijuana dispensaries in the neighborhood.

Please do your best to make Ocean Ave more child-friendly, as hundreds of children walk down Ocean Ave.
every day. This would be a very unwelcome addition.

Thank you,

Caroline Munck



From: Board of Supervisors (BOS)

To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)
Subject: File 141291 FW: Case No. 2014.0206C, January 13, 2015, 1963 Ocean Avenue
Attachments: Letter to BOS.1.5.2015-signed. pdf

From: suzanne mcdonnell [mailto:mcdonnell.suz@gmail.com]

Sent: Monday, January 05, 2015 4:47 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS)

Cc: Yee, Norman (BOS)

Subject: Case No. 2014.0206C, January 13, 2015, 1963 Ocean Avenue

Please submit the attached letter to the Members of the Board of
Supervisors. Thank you.

Suzanne McDonnell

Suzanne McDonnell
(415) 641-0700



Suzanne McDonnell

35 Alviso Street
San Francisco, CA 94127

415-333-2207
January 5, 2015

Members, San Francisco Board of Supervisors
City Hall
" San Francisco, CA 94102 Via E-Mail Only

Re: Case No. 2014.0206C, January 13, 2015
1963 Ocean Avenue, “Happy Vape”

Dear Members of the Board of Supervisors:

I am a 20-year resident of the Ingleside Terraces neighborhood and I shop regularly along the
nearby Ocean Avenue commercial corridor. I am writing to urge you to disapprove the decision of
the San Francisco Planning Commission allowing conditional use authorization of the proposed
“Happy Vape” store and hookah lounge at 1963 Ocean Avenue.

The Planning Commission decision should be disapproved and vacated because the Happy Vape
store and lounge, a tobacco paraphernalia establishment, does not meet the criteria of Section 303
of the Planning Code for conditional use approval:

1. This tobacco and e-cigarette establishment is not

~ necessary or desired (there are already multiple stores along Ocean Avenue where
e-cigarettes and related paraphernalia can be purchased) or

~ compatible for the neighborhoods adjacent to the Ocean Avenue Commercial District (the
Board of Supervisors is on record with three recent ordinances restricting tobacco smoking and
sales, including e-cigarettes. Approval of another tobacco-selling establishment is not compatible
with the stated desire of the Board of Supervisors to protect the health of its citizens).

2. This tobacco and e-cigarette establishment promotes sale of tobacco and addictive
nicotine products and use of these products in leisure activities. These activities are detrimental to
the health, safety, convenience and general welfare of persons residing or working in the
immediate neighborhood and to all citizens of San Francisco who would frequent the Ocean
Avenue commercial corridor.

The Planning Commission decision completely ignores (a) the serious detrimental health factors
involved in the sale and use of e-cigarettes and (b) the stated policy of the City and County of San
Francisco to limit the known adverse health impacts and economic impacts of tobacco-related
disease. Please disapprove the Planning Commission decision.

Sincerely,

chmw WeDsnnell

Suzanne McDonnell



From: Board of Supervisors (BOS)

To: Lamug, Joy; Carroll, John (BOS)

Subject: File 141291 FW: Please appeal the Vape Shop opening on Ocean Ave--Case No.
2014.0206C

From: Phil Vahey [mailto:pvahey@gmail.com]
Sent: Monday, January 05, 2015 4:43 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS); Avalos, John (BOS); Breed, London (BOS);
Campos, David (BOS); Chiu, David (BOS); Cohen, Malia (BOS); Farrell, Mark (BOS); Kim, Jane (BOS); Mar, Eric (BOS);
Tang, Katy (BOS); Wiener, Scott

Subject: Please appeal the Vape Shop opening on Ocean Ave--Case No. 2014.0206C

Hello,

1 am writing to urge to to support the appeal to the opening of Happy Vape, an e-cigarette store on 1963 Ocean Ave., @ Victoria. This
is very close to Aptos Middle School and Commodore Sloat School, where there are obviously young students, many of whom walk
on ocean avenue before and after school. In addition, I believe there are already two or three marijuana dispensaries in the
neighborhood.

Please do your best to make Ocean Ave more child-friendly, as hundreds of children walk down Ocean Ave. every day. This would be
a very unwelcome addition.

Thank you,
Geraldine Vahey
555 Flood Ave., SF 94112
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From: Board of Supervisors (BOS)

To: Lamug, Joy; Carroll, John (BOS)

Subject: File 141291 FW: Please appeal the Vape Shop opening on Ocean Ave--Case No.
2014.0206C

From: Geri Vahey [mailto:geri.vahey@gmail.com]
Sent: Monday, January 05, 2015 4:37 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS); Avalos, John (BOS); Breed, London (BOS);
Campos, David (BOS); Chiu, David (BOS); Cohen, Malia (BOS); Farrell, Mark (BOS); Kim, Jane (BOS); Mar, Eric (BOS);
Tang, Katy (BOS); Wiener, Scott

Subject: Please appeal the Vape Shop opening on Ocean Ave--Case No. 2014.0206C

Hello,

I am writing to urge to to support the appeal to the opening of Happy Vape, an e-cigarette store on 1963 Ocean
Ave., @ Victoria. This is very close to Aptos Middle School and Commodore Sloat School, where we have 7th
and a 3rd grade students. In addition, I believe there are already two or three marijuana dispensaries in the
neighborhood.

Please do your best to make Ocean Ave more child-friendly, as hundreds of children walk down Ocean Ave.
every day. This would be a very unwelcome addition.

Thank you,
Geraldine Vahey
555 Flood Ave., SF 94112



From: Board of Supervisors (BOS)
To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)
Subject: file 141291 FW: Re Vape Shop appeal CASE NO. 2014.0206 C 1963 Ocean Avenue

----- Original Message-----

From: Peter Vaernet [mailto:vaernetpeter@yahoo.com]

Sent: Monday, January 05, 2015 4:31 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS)
Cc: rckarisfgmail.com

Subject: Re Vape Shop appeal CASE NO. 2014.0206 C 1963 Ocean Avenue

Dear Supervisors:
RE: Vape Shop appeal of CASE NO. 2014.0206 C 1963 Ocean Avenue

The San Francisco Chronicle today, Monday, January 5 reported that the San Francisco
Department of Public Health is starting a campaign against e-cigarettes calling "e-cigarettes
harmful™.

This Health Department pronouncement does not seem to agree with the Planning Commission's
finding that:

Section 11.(pagel@): "The Commission hereby finds that approval of the Conditional Use
authorization would promote the health, safety and welfare of the City.”

Can members of the Board of Supervisors or a member of the Planning Commission explain this
incongruence at the appeal meeting on December 13th please?

Is it wise to approve a business that the Health Department, according to the SF Chronicle,
is declaring harmful to San Franciscans and other people in general?

Thank you very much for giving this some thought.

Peter Vaernet

335 Shields Street
SF CA 94132

415 586-1451



From: Board of Supervisors (BOS)
To: » BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)
Subject: file 141291 FW: VAPE AND HOOKAH - we don't want it !!

From: Heuser Fred [mailto:hfh2@me.com]

Sent: Monday, January 05, 2015 4:31 PM

To: Board of Supervisors (BOS)

Subject: VAPE AND HOOKAH - we don't want it !!

Dear Supervisors:
| wish to encourage you to support the appeal of the Planning Commission’s approval
of the Conditional Use for 1963 Ocean Avenue, a Vape Shop/Steam Stone Hookah
Lounge. We live four houses from Ocean Avenue.
We find it ironic that the city government that wants to rid itself of Coke and tobacco
products is encouraging electronic cigarettes and hookah smoking! How could either
of these be good for people?
Ocean Avenue is finally reviving under the leadership of a merchants’ association and
the formation of a Community Benefits District, not a simple accomplishment.
Why this latest dagger through the heart of our area? We are already trying to cope
with having three marijuana stores. These stores and the proposed vape shop ARE
NOT patronized by people in our area, but from outside. We live in just the type of
middle class housing that the City wants to encourage, but these policies are
destructive. We need businesses that are patronized by our neighbors, not outsiders!
We ask that you support the appeal of the Planning Commission approval. Do not
impose this negative business on Ocean Avenue. The vape shop will not benefit the
neighborhood.

Judith and Frederick Heuser
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From: Board of Supervisors (BOS)
To: BOS-Supervisors; Carroll, John (BOS); Lamug, Joy
Subject: File 141291FW: Appeal Letter.

From: Margret O'Driscoll [ mailto:mgtodriscoll@comcast.net]

Sent: Monday, January 05, 2015 4:03 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS); rckaris@gmail.com
Subject: Appeal Letter.

Support of appeal of the Conditional Use Authorization for 1963 Ocean Avenue; Case No. 2014.0206C. (Opposition,
to the vape shop.)

To: ‘
bos.legislation@sfgov.org

Board.of.Supervisors@sfgov.org
Norman.Yee@sfgov.org

Dear Supervisors:

| support the appeal of the Planning Commission’s approval of the Conditional Use for 1963 Ocean Avenue, a Vape
Shop/Steam Stone Hookah Lounge. This business is not necessary or desirable for the neighborhood.

Bringing in businesses that are desired and will be used by the people living in the neighborhood is important and
will improve the area. This business will not provide needed products or services for people living in this area.

Ocean Avenue has started its revival. The 1900 block of Ocean Avenue now has several businesses popular with
neighbors: Fog Lifter Café, Cut to Contrast barbershop, Ocean Cyclery, Serge-a-L.ot (sewing), and Yoga Flow.
Recently a hardware store opened on Ocean Avenue. A furniture store will soon open. These are the types of
businesses the neighborhood needs and desires.

As San Francisco Supetrvisors, you have three times passed ordinances restricting tobacco smoking and sales,
including electronic cigarettes. You wisely enacted legislation requiring a Conditional Use to open a tobacco
paraphernalia establishment. You agree that this type of business is detrimental to the health and welfare of the
residents.

Please support the appeal of the Planning Commission approval. Do not impose this negative business on Ocean
Avenue. The vape shop will not benefit the neighborhood.

Sincerely, Margaret O’Driscoll.



From: Board of Supervisors (BOS)
To: BOS-Supervisors; Carroll, John (BOS); Lamug, Joy
Subject: File 141291 FW: We oppose

From: de [mailto:ddeleon08@aol.com]

Sent: Monday, January 05, 2015 3:30 PM

To: Board of Supervisors (BOS); Yee, Norman (BOS)
Subject: We oppose

Dear Supervisors:

| support the appeal of the Planning Commission’s approval of the Conditional Use for 1963 Ocean Avenue, a Vape Shop/Steam Stone
Hookah Lounge. This business is not necessary or desirable for the neighborhood.

Bringing in businesses that are desired and will be used by the people living in the neighborhood is important and will improve the
area. This business will not provide needed products or services for people living in this area.

Ocean Avenue has started its revival. The 1900 block of Ocean Avenue now has several businesses popular with neighbors: Fog Lifter
Café, Cut to Contrast barbershop, Ocean Cyclery, Serge-a-Lot (sewing), and Yoga Flow. Recently a hardware store opened on Ocean
Avenue. A furniture store will soon open. These are the types of businesses the neighborhood needs and desires.

As San Francisco Supervisors, you have three times passed ordinances restricting tobacco smoking and sales, including electronic
cigarettes. You wisely enacted legislation requiring a Conditional Use to open a tobacco paraphernalia establishment. You agree that
this type of business is detrimental to the health and welfare of the residents.

Please support the appeal of the Planning Commission approval. Do not impose this negative business on Ocean Avenue. The vape
shop will not benefit the neighborhood.

Sincerely,

Donny Deleon

David Swanson

170 Urbano Drive -

San Francisco, CA 94127
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From: Board of Supervisors (BOS)

To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)
Subject: file 141291 FW: Support for Appeal: Happy Vape Shop & Hookah Lounge (1963 Ocean
Avenue)

From: Rene Casis [mailto:renecasis@gmail.com]
Sent: Monday, January 05, 2015 3:07 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS)

Subject: Support for Appeal: Happy Vape Shop & Hookah Lounge (1963 Ocean Avenue)

To Whom It May Concern,
I writing to oppose the the proposed use of 1963 Ocean Avenue as a vapor tobacco shop and lounge.

As aresident of Ingleside Terraces, I feel the proposed business negatively impacts the neighboring community. On a related point, it
is detrimental to the commercial success of Ocean Avenue. I am concerned that with the adjacent public schools that such a business
is inappropriate as there is a proportionally large number of young children walking through the Ocean Avenue corridor.

I disagree with the Planning Commission's findings on 6 November 2014 that the proposed business provides retail enhancement to
the district, that is not detrimental to the health of the residents or those working in the vicinity, and the notion that such a business is
compatible with the neighborhood and the community.

The demographics of the neighborhoods adjacent to Ocean Avenue continues to change as more young families (and hence young
children) reside in the area. I feel the focus of the new businesses should be focused on benefiting the community of residents, first
and foremost. This proposed business (as well as the two marijuana dispensaries on Ocean Avenue) and the proximity of two public
schools invites negative temptation to the young children residing and/or attending the adjacent schools.

I urge the Board of Supervisors to join the residents in the opposition of this business, In addition, I invite the Board to increase their
partnership with the surrounding neighborhood boards and residents to create a community of businesses that will have a lasting
positive impact of commerce to benefit the adjacent neighborhoods as well as San Francisco as a whole.

Sincerely,
Rene Casis
Ingleside Terraces
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From: Board of Supervisors (BOS)
To: ' BOS-Supervisors; Carroll, John (BOS); Lamug, Joy
Subject: File 141291 FW. Vape store on Ocean Avenue

From: ckindlerdc@comcast.net [mailto:ckindlerdc@comcast.net]
Sent: Monday, January 05, 2015 2:45 PM

To: Board of Supervisors (BOS)

Subject: Vape store on Ocean Avenue

January 5, 2015

Dear Board of Supervisors,

Thank you for appealing the decision to open a Vape store on Ocean Avenue. As a long time resident of that
neighborhood, I/ we have enjoyed the new stores and restaurants on Ocean Avenue in the recent past.

An addiotn of a vape store is not in alignment witht he forward progress of Ocean Avenue’s development.
Pleas oppose the establishment of this business.

Thank you for your consideration,

Claudia Kindler

71 Westwood Drive

Sent from Windows Mail
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From: Board of Supervisors (BOS)

To: BOS-Supervisors; Carroll, John (BOS); Lamug, Joy

. Subject: FW: Support of appeal of the Conditional Use Authorization for 1963 Ocean Avenue; Case
No. 2014.0206C. (Opposition to the vape shop.)

From: Gilby Francisco [mailto:gilbyfrancisco@gmail.com]
Sent: Monday, January 05, 2015 2:15 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS); rckaris@gmail.com

Subject: Support of appeal of the Conditional Use Authorization for 1963 Ocean Avenue; Case No. 2014.0206C.
(Opposition to the vape shop.)

Support of appeal of the Conditional Use Authorization for 1963 Ocean Avenue; Case No.
2014.0206C. (Opposition to the vape shop.)

Dear Supervisors:

| support the appeal of the Planning Commission’s approval of the Conditional Use for 1963 Ocean
Avenue, a Vape Shop/Steam Stone Hookah Lounge. This business is not necessary or desirable for
the neighborhood.

Bringing in businesses that are desired and will be used by the people living in the neighborhood is
important and wili improve the area. This business will not provide needed products or services for
people living in this area.

Ocean Avenue has started its revival. The 1900 block of Ocean Avenue now has several businesses
popular with neighbors: Fog Lifter Café, Cut to Contrast barbershop, Ocean Cyclery, Serge-a-Lot
(sewing), and Yoga Flow. Recently a hardware store opened on Ocean Avenue. A furniture store will
soon open. These are the types of businesses the neighborhood needs and desires.

As San Francisco Supervisors, you have three times passed ordinances restricting tobacco smoking
and sales, including electronic cigarettes. You wisely enacted legislation requiring a Conditional Use
to open a tobacco paraphernalia establishment. You agree that this type of business is detrimental to
the health and welfare of the residents.

Please support the appeal of the Planning Commission approval. Do not impose this negative
business on Ocean Avenue. The vape shop will not benefit the neighborhood.

Thank you.

Gilberto Francisco
Lunado Court

Ingleside Terraces
San Francsico, CA
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From: Board of Supervisors (BOS)

To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)

Subject: File 141291 FW: Letter supporting the appeal of Planning Commission decision in Case No.
2014.0206C

From: Morgan Jones [mailto:morganjones25@gmail.com]

Sent: Monday, January 05, 2015 2:13 PM

To: Board of Supervisors (BOS); BOS Legislation (BOS)

Subject: Letter supporting the appeal of Planning Commission decision in Case No. 2014.0206C

I wanted to write a letter opposing the vape shop at 1963 Ocean Ave. My four year-old daughter could be
attending Commodore Sloat next year (and Aptos after that), and this head shop seems way, way too close to a
school to be considered a good idea.

Please reconsider this!

Best, -

Morgan & Annie Jones
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From: Board of Supervisors (BOS)
To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)
Subject: File 141291 FW: Support of appeal of the Conditional Use Authorization for 1963 Ocean

Avenue; Case No. 2014.0206C. (Opposition to the vape shop.)

From: Gilby Francisco [mailto:gilbyfrancisco@gmail.com]
Sent: Monday, January 05, 2015 2:15 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS); rckaris@gmail.com

Subject: Support of appeal of the Conditional Use Authorization for 1963 Ocean Avenue; Case No. 2014.0206C.
(Opposition to the vape shop.)

Support of appeal of the Conditional Use Authorization for 1963 Ocean Avenue; Case No.
2014.0206C. (Opposition to the vape shop.)

Dear Supervisors:

| support the appeal of the Planning Commission’s approval of the Conditional Use for 1963 Ocean
Avenue, a Vape Shop/Steam Stone Hookah Lounge. This business is not necessary or desirable for
the neighborhood.

Bringing in businesses that are desired and will be used by the people living in the neighborhood is
important and will improve the area. This business will not provide needed products or services for
people living in this area.

Ocean Avenue has started its revival. The 1900 block of Ocean Avenue now has several businesses
popular with neighbors: Fog Lifter Café, Cut to Contrast barbershop, Ocean Cyclery, Serge-a-Lot
(sewing), and Yoga Flow. Recently a hardware store opened on Ocean Avenue. A furniture store will
soon open. These are the types of businesses the neighborhood needs and desires.

As San Francisco Supervisors, you have three times passed ordinances restricting tobacco smoking
and sales, including electronic cigarettes. You wisely enacted legislation requiring a Conditional Use
to open a tobacco paraphernalia establishment. You agree that this type of business is detrimental to
the health and welfare of the residents.

Please support the appeal of the Planning Commission approval. Do not impose this negative
business on Ocean Avenue. The vape shop will not benefit the neighborhood.

Thank you.

Gilberto Francisco
Lunado Court

Ingleside Terraces
San Francsico, CA



From: Board of Supervisors (BOS)

To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)
Subiject: File 141291 FW.: Case No. 2014.0206C, 1963 Ocean Avenue, letter of opposition
Attachments: appeal_letter_fc.pdf

From: Robert Karis [mailto:rckaris@gmail.com]

Sent: Monday, January 05, 2015 12:59 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS); Yee, Norman (BOS)
Subject: Re: Case No. 2014.0206C, 1963 Ocean Avenue, letter of opposition

| Dear Clerk of the Board,

Please enter the attached letter, written and signed by a neighbor, in opposition to the proposed vape shop at
1963 Ocean Ave.

Thank you,
Robert Karis






From: Board of Supervisors (BOS)
To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)
Subject: File 141291 FW: Opposition to Hookah Lounge et al permit

From: Michael.Ramos@gsaig.gov [mailto:Michael.Ramos@gsaig.gov]
Sent: Monday, January 05, 2015 1:21 PM

To: BOS Legislation (BOS); Board of Supetvisors (BOS); Yee, Norman (BOS)
Subject: Opposition to Hookah Lounge et al permit

| am emphatically against the issuance of a conditional use permit related to the aforementioned.
The neighborhood has seen an increase in criminal incidents (e.g. recent shooting, multiple
residential burglaries, robbery at 7-Eleven) and this type of establishment will continue to attract
unscrupulous subjects. Additionally, there are apparent health concerns the medical community is
just now beginning to study and research. The Planning Commission must await medical data to
further understand the health risks that will likely prove detrimental to the local community.
Furthermore, preliminary data suggests a disproportionate amount of minors are attracted to these
establishments; yet another impediment that will certainly attract our youth. | respectfully request the
Planning Commission reconsider their decision.

Michael Ramos

WARNING: This email and any attachments may contain legally privileged or sensitive information. The information is
intended solely for the use of the individual or entity to whom it is addressed. if you are not the intended recipient, you are
hereby notified that any unauthorized use, dissemination, distribution, or reproduction, or taking any action in reliance on
the contents of this transmission, is strictly prohibited. If you received this transmission in error, please notify the sender
and delete the message and any attachments.



v

From: Board of Supervisors (BOS)
To: BOS-Supervisors; Carroll, John (BOS); Lamug, Joy
Subject: File 141291 FW: Please no Vape shop on 1963 Ocean Avenue

From: Con & Danya Shegoleff [mailto:4shegs@sbcglobal.net]
Sent: Monday, January 05, 2015 12:12 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS)
Subject: Please no Vape shop on 1963 Ocean Avenue

Dear San Francisco Board of Supervisors,
I am writing today to support the appeal of Planning Commission decision in Case No. 2014.0206.

Residents of our communities surrounding Ocean Avenue along with city agencies have been working for many
years to revitalize Ocean Avenue and attract much-needed neighborhood businesses and services to the
corridor. Many of us feel strongly that adding this business would be a huge step backward.

This shop would be located across from the existing billiard lounge and in the former Aquatic Central spot -
way too close to Commodore Sloat and even closer to Aptos Middle School.

In addition, it doesn't take much research to find that hookah bars attract more crime in areas where they are
located. '

Please support our the health of our neighborhoods by support the appeal of Planning Commission decision in
Case No. 2014.0206

With Thanks,

Danya Shegoleff, MA Integrative Health Studies
111 Valdez Avenue
San Francisco, CA 94112



Appeal of the decision of the Planning Commission Conditional Use Authorization by
Motion No. 19271 (Case No. 2014.0206C), for property located at 1963 Ocean
‘Avenue, Assessor’s Block No 6915, Lot No. 020.

We disagree with the following “Findings” contained in the Final Motion (“FM"”) No.
19271 of the Planning Commission in approving, on November 6, 2014, the
Conditional Use Authorlzatlon for the tobacco paraphernalia establishment at 1963
Ocean Avenue.

The appeal to disapprove the Planning Commission’s authorization of the Conditional Use
for the vape shop/steam stone hookah lounge (aka Happy Vape) at 1963 Ocean Avenue is
based on the following:

1. The Planning Commission did not appropriately apply the criteria for a Conditional
Use Authorization for a tobacco paraphernalia establishment selling electronic
cigarettes. [Planning Code (“Code”) 303 (n), Ordinance #030-14 & #224-08]

2. This was the first required Conditional Use Authorization hearing for a tobacco
paraphernalia establishment including the sale of electronic cigarettes. [Planning
Code 227(u); Ordinance #224-08 & #030-14]

3. The proposed business is not compatible with the character of the neighborhood, the
community, or its demographics. [Planning Code 303(c)(1)]

4. Compliance with the General Plan [the objectives, policies, and guidelines found in
the seven studies of Ocean Avenue] is not consistent. [Planning Code 101.1 Master
Plan]

5. The proposed business will be detrimental with the health, safety, and welfare of the
residents. [Planning Code 303 (¢)(2)].

6. The ruling by the Planning Commissioners was not unanimous. (5 to 2)

7. 75% of the property owners/residents within the 300 foot area around 1963 Ocean
Avenue signed to support the appeal of the Planning Commission’s Authorization.
90% of the people in the neighborhood do not find the proposed business necessary
or desirable. [Planning Code 303(c)(1)]

8. The concentration of tobacco paraphernalia in the Ocean Avenue NCT is sufficient.
The neighbors have not expressed a need or desire for a store selling electronic
cigarettes, vaporizers and related tobacco paraphernalia, nor for a steam stone
hookah lounge. :

Background: -

1963 Ocean Avenue is located at the western end of the Ocean Avenue NCT
(Neighborhood Commercial Transit) District that extends from Phelan Avenue on
the east to Manor Drive, a length of approximately 3% mile. The site is within the
Balboa Park Station Plan Area. This plan states that the Ocean Avenue NCT is
intended to provide convenience goods and services to the surrounding
neighborhoods.

1963 Ocean Avenue is located in District 7. The Ocean Avenue Area includes the
residential neighborhoods of Ingleside Terraces, Balboa Terrace, Mount Davidson
Manor, Westwood Park, Ingleside and Merced Heights in Districts 7 and 11.



[Note: some URLs may need to be copied and pasted into a web browser.]

Balboa Area Plan Generalized Land Use Map — (p. 18 of the Land Use Index of
the General Plan of the City and County of San Francisco, 2011) http://www.sf-

planning.org/ftp/general plan/Land Use Index August 2011.pdf

The San Francisco General Plan Master Plan [101.1]

http://www.sf-planning.org/ftp/general plan/ includes the Balboa Park Station

Area Plan.
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Map from the OEWD Invest in Neighborhoods Study (2012)
http://investsf.org/neighborhoods/ocean-avenue/ Map found on page 6 of the

UPDATED_Neighborhood Profile OCEAN AVENUE.pdf
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Ocean Avenue has undergone extensive study and review by various city agencies
and consultant groups. The goals of these studies are strengthening what exists and
attracting positive changes for the area. All of the studies, dating from 2008 through
2014, conducted of the Ocean Avenue Corridor, focus on improving Ocean Avenue
for the long-term. The studies resulted in the following reports:

Reports on Ocean Avenue Corridor:

Historic Context Statement Balboa Park Area Plan & Historic Resource Survey
2008
http://www.sf-planning.org/Modules/ShowDocument.aspx?documentid=557
Balboa Park Station Plan 2008 Balboa_Park_Station_Area_Plan_v2.pdf

http: //www.sf-planning.org/ftp/general plan/Balboa Park Station.htm

a pdf version of the study document is found at
http://www.sf-planning.org/Modules/ShowDocument.aspx?documentid=1983
Ocean Avenue Management Plan 2010
http://www.oewd.org/modules/showdocument.aspx?documentid=160
OceanAvenueManagementPlan.pdf

SF General Land Use Plan Land_Use_Index_August_2011.pdf - General
introduction for entire city http://www.sf-

planning.org/ftp /general plan/index.htm and pdf version http://www.sf-
planning.org/ftp/general plan/Land Use Index August 2011.pdf




Balboa Park Station Area Plan
http://www.sf-planning.org/ftp/general plan/Balboa Park Station.htm
e OEWD Invest in Neighborhoods Study 2012
http://investsf.org/neighborhoods/ocean-avenue/ UPDATED_Neighborhood
Profile OCEAN AVENUE.pdf
e San Francisco Formula Retail Economic Analysis prepared for the SF
Planning Department by Strategic Economics June 2014 http://www.sf-
lanning.org/ftp /files/legislative changes/form retail/Final Formula Retail
Report 06-06-14.pdf
¢ Kjelstrom Economic Development Final report Sept 2014 Kjelstrom
Economic Development Final Report 2014.10.31.pdf
http://www.sfog.us/ocean_ave/kjelstrom 20141031.pdf

The studies point to the need for development of a vibrant commercial street that
serves the surrounding neighborhoods. The reports encourage pedestrian traffic,
use of public transit, and businesses that provide the goods and services needed by
the residents in the neighborhood.

We disagree with the following “Findings” contained in the Final Motion No. 19271
of the Planning Commission in approving, on November 6, 20014, the Conditional
Use Authorization for a tobacco paraphernalia establishment at 1963 Ocean Avenue.

Issue #1: Incorrect application of Planning Code 303(n) and 227 (u). The
ruling of the Planning Commission on November 6, 2014, to approve the Conditional
Use Application for the proposed business at 1963 Ocean Avenue, did not properly
apply the criteria for a Conditional Use Authorization (Code 303) of a tobacco
paraphernalia establishment (Code 227(u) [Note FM states 227(v); however the
correct current Planning Code is 227(u).]

Rationale: The Planning Commission did not correctly apply Planning Code
303. During the hearing and in the decision, the Planning Commissioners did
not consider fully whether this proposed business met the criteria of
“necessary or desirable to the neighborhood,” whether it would potentially
have a negative impact on the surrounding neighborhood, and whether the
use complies with the San Francisco General Plan and more specifically, the
Balboa Park Station Area Plan.

Commissioner Richards (who voted against approval) pointed out that the
1900 block of Ocean Avenue is not the appropriate context for the proposed
business, a vape retail store with a steam stone hookah lounge in the
basement. It is not a business that will attract neighborhood foot traffic.
Commissioner Antonini (who voted against approval) questioned the need
for a hookah lounge as a method to quit smoking. The project sponsor
stresses that his business aims to help people stop smoking (tobacco



cigarettes). Commissioner Antonini questioned why the Commission had
listened to neighborhood voices against a Starbucks but, in this matter, did
not consider the many concerns of neighbors about this type of business on
this block, about its potential effects on the character of the neighborhood,
and about the health and safety of this community.

The other five commissioners focused mainly on issues involving filling a
vacant storefront on this block. They discussed the number of entrances,
attractive displays, visibility from the street, signage, elevator access, hours
of operation, etc. - building design and construction issues, not the reasons
that made a Conditional Use Authorization a requirement for an
establishment planning to sell tobacco paraphernalia. The issue was not
about the design or construction of the building but whether the products
and goods to be sold by this business and used within the building were
necessary or desirable or compatible with the neighborhood. The matter
before the Commission was not a Discretionary Review but rather a
Conditional Use Authorization - a matter of different standards and criteria.

Neighborhood voices oppose this particular type of business for its
incompatibility with the neighborhood and for its detrimental effects on the
character of the community and particularly for the 1900 block of Ocean
Avenue. This business offering alternative tobacco paraphernalia products is
not what the neighbors find necessary or desirable or compatible - the
criteria for a Conditional Use Authorization.

Issue #2: 1963 Ocean Avenue was the first required Conditional Use
Authorization hearing before the Planning Commission for an electronic
cigarette/vape store business. The Planning Commissioners did not carefully nor
explicitly consider whether this business, the selling of tobacco paraphernalia, was
necessary or desirable for the neighborhood, whether it would be detrimental to the
health, safety, and welfare of the community.

The proposed business at 1963 Ocean Avenue required a Conditional Use
Authorization for a Tobacco Paraphernalia Establishment [Planning Code,
Section 227(u)].

227(u) Tobacco Paraphernalia Establishments, defined as retail uses where
more than 10% of the square footage of occupied floor area, as defined in
Section 102.10, or more than 10 linear feet of display area projected to the
floor, whichever is less, is dedicated to the sale, distribution, delivery,
furnishing or marketing of Tobacco Paraphernalia from one person to
another. "Tobacco Paraphernalia" does not include lighters, matches,
cigarette holders, any device used to store or preserve tobacco, tobacco,
cigarettes, cigarette papers, cigars, or any other preparation of tobacco that
is permitted by existing law. Medical Cannabis Dispensaries, as defined in



Section 3301(f) of the San Francisco Health Code, are not Tobacco
Paraphernalia Establishments.”
San Francisco Ordinance No. 030-14 of March 2014, extended tobacco
paraphernalia to include the sale and use of electronic cigarettes.

_ http://www.sfbos.org/index.aspx?page=15826

H 131208 } 0030-14 ]|04/26/2014/) Health Cade - Restrictions on Sale and Use of Electronic Cigareties II

Rationale for disagreement with decision: The issues of the health, safety,
and welfare of the neighbors are the ones that made this tobacco
paraphernalia establishment a required conditional use and the ones that
cause this business to be detrimental to the neighborhood. In the hearing,
Commissioners raised questions that implied confusion about this first
conditional use for a vape store. The matter before the Commission was
not a Discretionary Review, but rather a Conditional Use Authorization, a
matter that should be treated by the criteria of necessary or desirable and
compatible with the neighborhood and of not being detrimental to the health,
safety, and welfare of the community.

Health issues, concern about the content of nicotine, carcinogens, and toxic
chemicals found in the electronic cigarettes plus inconsistent manufacturing
and other environmental issues, are cited in Ordinance # 030-14. These are
the reasons for the inclusion of electronic cigarettes as tobacco paraphernalia
and for the requirement of a Conditional Use Authorization hearing before
the Planning Commission. Harm to the health of the citizens of San Francisco
prompted the Board of Supervisors to require a Conditional Use
Authorization and CUA hearing for tobacco paraphernalia including
electronic cigarettes.

In its Final Motion (FM), the Planning Commission in presenting its “Finding”
concerning the criteria for Planning Code 303 (FM #7, p.4) stated the
following on FM page 6 (E.i.) with respect to the concentration of Tobacco
Paraphernalia Establishments as defined in Section 227 (v) [actually 227 (u)]:

there is “no other Tobacco Paraphernalia Establishments within
the Ocean Avenue NCT that have received Conditional Use
authorization.” [emphasis added]

This argument is misleading since this is the first Conditional Use
Authorization hearing citywide for a tobacco paraphernalia establishment.
This business at 1963 Ocean Avenue is the first application for a vape shop
since the establishment of the CUA requirement by City Ordinance # 244-08,
passed unanimously by the Board of Supervisors in October of 2008.

At the Planning Commission hearing on November 6th, Marcelle Boudreaux,
the Planning Department representative, noted upon questioning by a



Commissioner that this project, 1963 Ocean Avenue, was the first business of
this kind to require a CUA. She also noted that there were several other
similar project applications in the pipeline. This case could and should be
viewed as a test cast for this type of business establishment (vape shop and
steam stone hookah lounge). Therefore, it is important to correctly apply the
Conditional Use Authorization criteria to 1963 Ocean Avenue.

The health, safety, and welfare of the neighborhood should have received
higher priority and evaluation by the Planning Commission. The health,
safety, and welfare of the residents should have trumped filling a vacant
storefront.

Issue #3: Incompatibility of the proposed Tobacco Paraphernalia Establishment
[at 1963 Ocean Avenue] with the neighborhood and its demographics. {Planning
Codes 737.1, 737.69 and 227(v)}; [FM E7, E.iii, p. 7]. Citing Planning Code Section
227(v) [actually 227(u}], the Finding states:

#ii. ‘The proposed estabhs}xmmt is compatible with the existing .character of the
- particular district for which it is proposed.

The propesal is o new compmercial establislopent, which proposes b0 utilize o wecand retol
sgmaé for @i electraiic mgzvtite retail store wud Stemne stoe hookl loroege. The wse awill
venain as vetail establislmet, and wo changes are proposed fo the fot-praed, pedestrion-
oviestted storefront. The establisherent s compatible with the existing chamcis of parfindo
Hstyiit for which 1 s proposed. '

Rationale: The location of the proposed establishment is not “...compatible
with the existing character of the particular district...” The Ocean Avenue
NCT should serve the needs and character of the surrounding residential
neighborhood.

According the demographics provided in the Invest in Neighborhoods, Ocean
Avenue Neighborhood Profile, compiled in 2013 by the Office of Economic
and Workforce Development, http://investsf.org/wordpress/wp-
content/uploads/2014/03 /Neighborhood-Profile-OCEAN-AVENUE.pdf
[overview at http://investsf.org/neighborhoods/ocean-avenue/], the
population of the Ocean Avenue neighborhood area is approximately 15,200.
The over 5,000 households include a high percentage of Asians (47%), family
households (66%) with children under 18, and people over 60. Please note:
Each of these percentages is higher for the Ocean Avenue District than
citywide.

Additionally, this Ocean Avenue district has higher percentages of single-
family housing (RH-1 and RH-1(D) (84% v. 33% citywide), larger sized



family household averages (4.5 v. 3.1 citywide), and fewer renting
households (27% v. 62% citywide).

There are 14 educational institutions, from elementary to college, in the
vicinity. Many students from Aptos Middle School walk by the proposed
business location on their way to and from school. The pedestrian traffic by
these students plus by children living in the neighborhood is not compatible
with the proposed establishment. Older students attending City College tend
to ride the K Muni Metro to the eastern end of the Ocean Avenue NCT and
patronize businesses at the eastern end of the commerecial district. Other
educational institutions in the vicinity include the Voice of Pentecost
Academy (K-12, 130 feet from the proposed business), Commodore Sloat
Elementary, Lick Wilmerding High School, Kumon Learning Center, the
Stratford School, Archbishop Riordan High School, San Francisco State, and
Mercy High School.

The San Francisco's General Plan includes the following goals and policies for Ocean
Avenue in the Balboa Park Station Area Plan:
http://www.sf-planning.org/ftp/general plan/index.htm

Goals: ‘

e Improvement of the city as a place for living, by aiding in making it more
healthful, safe, pleasant, and satisfying, with housing representing good
standards for all residents and by providing adequate open spaces and
appropriate community facilities.

¢ Coordination of the varied pattern of land use with pubhc and semi-
public service facilities required for efficient functioning of the city, and for
the convenience and well-being of its residents, workers, and visitors.

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

Issue #4: Compliance with the General Plan [the objectives, policies, and

guidelines found in the seven studies of Ocean Avenue] is not consistent.
[FM#8, p. 7] Neighborhood Commerce, Objectives and Policies: Objective 1,
Policies 1.1 to 1.3:

The proposed development will provide specialty goods and services to the neighborhood
and will provide employment opportunities to those in the community. Further, the
Project Site is located within a Neighborhood Commercial District and is thus conszstent
with activities in the commercial land use plan.

Rationale: The proposed business does not provide specialty goods or
services desired by the neighborhood. At least five official studies of the Ocean
Avenue NCT include notations of requested and needed goods and services by
neighbors and residents. None of these included a request for a vape shop, an



electronic cigarette retail store, or steam stone hookah lounge. The following

desired businesses are excerpted from the studies and surveys:

e Balboa Park Station Plan, 2008 - every day goods and services without the
need for the use of automobiles. The businesses should provide for a wide
range of the goods needed by a large number of the residents rather than a
product that appeals to a limited number of individuals.

e OEWD Invest in Neighborhoods, 2013 - need for home furnishings, general
merchandise, clothing stores (everyday needs), books, used merchandise,
full service restaurants, gift stores, lawn and garden supplies, shoes,
jewelry, luggage and leather goods.

¢ Kjelstrom Economic Development Report, Sept 23-25, 2014 (p. 7). Meeting
participants identified several targets: movie theater, bookstore, espresso
bar, ice cream shop, stationery/card store, clothing stores (new and used),
high-quality restaurants with great bars, garden shop/nursery, toy store,
wine bar, musical instrument shop, and pet supplies/grooming.

¢ Residents have expressed desire for a greater diversity of restaurants
(current ones are mainly Chinese/Asian), specialized grocery, gardening
supplies, new and used book stores, clothing, galleries, music equipment,
toys, bakery, and the like.

e Examples of retail that would be welcome on Ocean Avenue: Food products,
appliances, electronics, furniture, sporting goods, lumber, clothing, fabrics,
footwear, cosmetics, medicines, stationery, art, books, handicrafts, musical
instruments, gifts, supplies for gifts, second hand goods

Issue #5: The Planning Commission did not properly apply Planning Code
303(c)(2). 7 ,

(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:

Rationale: The proposed business is detrimental to the health, safety
and welfare of the neighborhood. The Planning Commission did not place
sufficient weight on the criteria of the required Conditional Use
Authorization for sale of tobacco paraphernalia. The Planning Commission
is well versed in matters of building design, building codes — matters of height,
setback, materials, massing, etc. This Conditional Use for a tobacco
paraphernalia establishment required the Commission to consider more
particularly the health aspect of the items to be sold by this business within
the building—an unusual consideration for the Commission, but essential for
the determination of whether the proposed business use would be
detrimental to the health, safety, and welfare of the residents.

The project sponsor speaks many times about “harm reduction,” of providing
a “safer” alternative to tobacco cigarettes, of offering products and goods to



help people stop smoking tobacco cigarettes. However, this business is nota
smoking cessation clinic. It is a commercial establishment that aims to profit
through the sale of vaporizers, e-liquids, and other tobacco paraphernalia.
Quantity of sales will benefit this business.

Electronic cigarettes were developed in the last ten years. The healthfulness
and safety of these devices has not been definitely proven. Many scientists,
doctors, and public health organizations have questioned the long-term
effects of these battery-powered devices sold with glamorous advertising and
used with candy-flavored liquids.

Ads for electronic cigarettes use the “Don’t Quit. Switch” approach, an old
tactic of Big Tobacco, visually shown by the Campaign for Tobacco-Free Kids.

7. Their ads say, "Switch, Don’t Quit."

WHY QUIT?

Tobacoo companias hae long tied to disoourage smokers from quitting by marketing igaratte changes as reducing heaith
fisk. Some e-cigaretie ads carry 8 similar message.

http://www.tobaccofreekids.org/tobacco unfiltered/post/2013 10 02 ecigarettes

It took many years and many deaths before people heeded the warnings
about the dangers of tobacco smoking and secondhand smoke. Last year
(2014) the current Surgeon General issued the 50t Anniversary Report.
Valuable health effects have resulted from actions taken because of the
warnings in the 1964 Surgeon General report. The 50th Anniversary report:
“The Health Consequences of Smoking - 50 Years of Progress: A Report of the
Surgeon General, 2014” http://www.surgeongeneral.gov/library/reports/50-
years-of-progress/ includes chapters with warnings about electronic
cigarettes. The 50t Anniversary Consumer Guide “Let's Make the Next
Generation Tobacco-Free” stresses the dangers of nicotine addiction.
http://www.surgeongeneral.gov/library/reports/50-years-of-

progress/consumer-guide.pdf
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In its “E-cigarette Primer,”
https://public.health.oregon.gov/PreventionWellness /TobaccoPrevention/S
mokefreeWorkplaceLaw/Documents/E-cigFactSheet.pdf , the Oregon Public
Health Department stated: “Smokeless does not mean harmless.” Nicotine, an
ingredient of many electronic cigarettes, has been found to be more addictive
than alcohol. According studies from the University of Minnesota
http://wwwil.umn.edu/perio/tobacco/nicaddct.html
e “Nicotine is:

o 1000 X more potent than alcohol

) 10-100 X more potent than barbiturates

o 5-10 X more potent than cocaine or morphine”

The long-term dangers of electronic cigarettes (with or without nicotine) are
unknown. Electronic cigarettes may be safer than tobacco cigarettes but they
may addict those who have not previously smoked.

It is true that the FDA has not issued definitive results and rulings about
electronic cigarettes. However, the FDA raised warnings as early as 2009
[http://www.fda.gov/downloads/ForConsumers/ConsumerUpdates /UCM17
3430.pdf] and has called for intensive studies. Nicotine liquids are toxic. The
attractive candy-colored and flavored liquids have poisoned children. It only
takes about 30 to 60 milligrams of nicotine to send a child to the
emergency room. Ingesting or getting the liquid nicotine on the skin can
send anyone, child or adult, to the emergency room.

Exploding batteries have harmed children and adults. The U.S. Fire
Administration, in October 2014, published a 13-page document titled
“Electronic Cigarette Fires and Explosions”
[https://www.usfa.fema.gov/downloads/pdf/publications/electronic cigaret

tes.pdf] that details the dangers of fires and explosions caused by electronic
cigarettes. Appendix 1 of this document is an extensive list of specific
incidents of reported fires and explosions that occurred from 2009 through
March 2014 that were caused by electronic cigarettes.

Public health organizations that have questioned the health and safety of
these devices and of vaping include:

e American Lung Association - letter from Kimberly Amazeen in BOS
packet File 131208, p. 63. Also http://www.lung.org/press-room/press-
releases/advocacy/FDA-ECig-Deeming-Reg-Statement.html ;
http://www.lung.org/stop-smoking/tobacco-control-
advocacy/federal/e-cigarettes.html "

e TEROC (California Tobacco Education Research Oversight Committee) -
http://www.cdph.ca.gov/services/boards/teroc/pages /TEROCLandlnEP

age%28default%29.aspx
e World Health Organization -

http://www.who.int/nmh/events/2014 zbackgrounder-e-éigarettes /en/
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e American Cancer Society - “Restrict the Sale of Electronic Cigarettes”
http://www.cancer.org/myacs/eastern/areahighlights/cancernynj-
news-ny-ecig-health-vote

e (California Youth Advocacy Network - about e-cigarettes
http://cyanonline.org/e-cig-reading/ ; about Hookah including steam
stone http://cyanonline.org/hookah/

e Centers for Disease Control and Prevention - Key findings
http://www.cdc.gov/tobacco/youth/e-cigarettes/ ; concern especially
about youth http://www.cdc.gov/media/releases/2014/p0825-e-
cigarettes.html

e Campaign for Tobacco Free Kids - concern about poisoning cases
http://www.tobaccofreekids.org/tobacco unfiltered/tag/e-cigarettes
and evidence of E-cigarette companies copying Big Tobacco’s advertising
playbook “7 Ways E-Cigarette Companies Are Copying Big Tobacco’s
Playbook (or 7 reasons FDA should quickly regulate e-cigarettes)”
http://www.tobaccofreekids.org/tobacco unfiltered/post/2013 10 02
ecigarettes

e Americans for Nonsmokers’ Rights -
http://no-smoke.org/learnmore.php?id=645

Others who have stated concerns and positions about the health and safety of
electronic cigarettes: :

e Senators Diane Feinstein, Nancy Pelosi, Richard Blumenthal, Jay
Rockefeller http://time.com /2896962 /electronic-cigarette-
executives-get-schooled-in-senate-hearing/

e Congresswoman Jackie Speier, June 2014, introduced legislation to
regulate e-cigarette products
http://speier.house.gov/index.php?option=com content&view=article
&id=1460:congresswomen-speier-introduces-smoke-act-to-regulate-
e-cigarette-products&catid=20&Itemid=14

e Richard A. Carranza, Superintendent of the San Francisco Unified
School District. Letter in March 6, 2014, BOS packet File #131208, p. 70

e TECH Times warned about the danger of e-cigarettes infecting
computers with malware through the USB port during the charging of
a battery. http://www.techtimes.com/articles/20814/20141124 /e-
cigarettes-can-be-dangerous-for-your-computers-health-what-you-
should-know.htm

Scientific research takes time. Acting now against potential dangers is the
wise approach. The Planning Commission did not properly apply the
appropriate criteria in approving the Conditional Use application for a
business with great potential health and safety harm to the neighborhood and
particularly to the young, impressionable people in the area.
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Issue #6: The Planning Commission approval of the Conditional Use was not
unanimous. The vote was 5-2 with many questions raised and issues left
unanswered. The Planning Commission disapproved a Conditional Use for a
Starbucks because of neighborhood opposition. Big tobacco has the patents for
extracting nicotine from tobacco leaves. Big tobacco funds the advertising making
electronic cigarettes and vaping “cool” and attractive. One teen when questioned if
she smoked replied, “No, I vape.” The Planning Commissioners unfortunately did
apply the pertinent criteria of Planning Code Section 303 when approving this
conditional use. They did not follow the criteria for a Conditional Use Authorization
for a tobacco paraphernalia establishment.

Issue #7: Support of the appeal by residents: Signatures obtained to file this
appeal represent more than 75% of the residential property owners/residents
within 300 feet of the proposed business that the appellant was able to
contact. The individuals signing stated opposition to this type of business. They
wished the focus to be on the long-term development of Ocean Avenue, and
particularly of the 1900 block. They believed that filling a vacant storefront with
“any” business, especially one that represents another alternative lifestyle, does not
work toward the goal of long-term improvement of Ocean Avenue, the goal of the
many studies noted in the Background section of this document.

Neighbors continue to state and believe that the proposed business, the vape
store selling devices (e-cigarettes/vaporizers), vaping liquids/e-juices and batteries
and operating a steam stone hookah lounge in the basement) is neither necessary
nor desirable nor compatible with the neighborhood.

They noted that a large number of students from Aptos Middle School walk by this
building on their way to and from school. The neighborhood parents do not want
their children exposed to these products. Although the proposed business states
that they will sell only to persons over 18, middle school age and high school
students may be tempted to get older people to purchase for them.

Other opponents of this business state that if this proposed business does open, they
will avoid the 1900 block of Ocean Avenue; thus defeating the purpose of filling a
storefront vacancy. The proposed business will not increase foot traffic on Ocean
Avenue by neighboring residents, one of the goals of the various Ocean Avenue
studies.

Several people noted that it is getting to the point where traditional businesses that
have the option of locating elsewhere do not choose to open in the 1900 block of
Ocean Avenue. They question how this block reached this situation, in which
undesirable businesses came to predominate in the middle of very affluent
neighborhoods.

The eastern end of Ocean Avenue has dramatically improved with the new Whole
Foods. The western portion of the Ocean Avenue NCT needs improvement for the
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long-term. Residents have expressed delight with the opening of the new hardware
store on Ocean Avenue, the first to open anywhere in the city for many years. After
twenty years, the residents are happy to finally have a bank (Chase) and a grocery
store (Whole Foods) and a new branch of the San Francisco Public Library. Most
residents are hopeful that the Target Express will open in the long vacant large store
located on Ocean at Dorado/Jules. They enjoy and support the Fog Lifter Café,
Sophia’s Pizzeria, Cut to Contrast barber, Ocean Cyclery, Serge-a-Lot (sewing), Yoga
Flow, all in the 1900 block of Ocean.

Issue #8: Concentration of tobacco paraphernalia businesses in Ocean Avenue
NCT. [FM #7. E.Li, p. 6]. There is no need for this type of business on Ocean Avenue.
In the various surveys conducted, no Ocean Avenue neighbor expressed a need for
this type of business.

The concentration of tobacco paraphernalia is more than sufficient. The map shows
the locations selling tobacco products on Ocean Avenue and in the vicinity. Six
schools are found within this mapped area. The western end of Ocean Avenue, the
section closest to 1963 Ocean Avenue, has six businesses selling e-cigarettes and/or
tobacco cigarettes.

There are vape shops selling similar products at 19" and Taraval and at Mission
near Geneva, 1.5 miles in either direction.

Magic Dragon Smoke Shop at 35 Cambon Drive in Park Merced shopping center,
which according to its website opened in 2010, sells water pipes, vapor pens,
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vaporizers, e-liquids, hookah and tobacco. Magic Dragon Smoke Shop is about 1
mile away (driving or walking) or .8 mile as the crow flies.

Conclusions:

We should value the health of the city and its residents and not allow this new
business to open. Opposing the opening of the vape shop would support the long-
term goals of the Board of Supervisors to reduce smoking in the City and to
encourage healthy living. It would support the objectives, policies, and guidelines in
the seven studies of Ocean Avenue.

The proposed vape shop/steam stone hookah lounge at 1963 Ocean Avenue
might appeal to and attract a few youths to the business, but Ocean Avenue, the NCT
and the neighborhood, should not be responsible for encouraging young adults to
start a new addiction—to “candy flavored” e-Cigarettes, vaporizers, and steam stone
hookah with unknown long-term health risks. And this business is not a stop
smoking clinic.

In June 2014, at a Congressional hearing, Senator Blumenthal of Connecticut said:
"I think we have seen this movie before...It is called big nicotine
comes to children near you and you are using the same kinds of
tactics and promotions and ads that were used by big tobacco and
proved so effective”
TIME “Electronic Cigarette Executives Get Schooled in Senate Hearing,” June 18,
2014: http://time.com /2896962 /electronic-cigarette-executives-get-schooled-in-

senate-hearing/

The TIME article ends with these quotes:
At the end of her time to question, Boxer said: “Mr. Healy and Mr.
Weiss, you can con yourself. But we don’t know if this product gets
people off cigarettes yet, so don’t think you are doing some great
mission. Don’t say you care about kids... Don’t be a part of this,
because you'll regret it.”

But the harshest words came from Senator Jay Rockefeller (D- West Virginia), who
said to the executives: “I'm ashamed of you. I don’t know how you go to sleep at
night. I don’t know what gets you to work in the morning except the color green of
dollars. You are what is wrong with this country.”

“7 Ways E-Cigarette Companies are Copying Big Tobacco’s Playbook” published on
The Campaign for Tobacco-Free Kids website in October 2013 visually
demonstrates the phenomenon of using the same playbook:
http://www.tobaccofreekids.org/tobacco unfiltered/post/2013 10 02 ecigarettes
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The webpage concludes:
No wonder youth e-cigarette use is on the rise.
These developments underscore the need for the FDA to quickly regulate e-
cigarettes and take steps to prevent their marketing and sale to kids.

The Surgeon General’s 50t Anniversary Report (2014) recounts 50 years of progress
in combating the health hazards of smoking but warns of the attraction of teens to
the electronic cigarettes, the new form of nicotine delivery. It took a long time to
undo the influence of advertising promoting tobacco cigarettes. Many people died
and continue to die from lung cancer and the effects of secondhand smoke.

We trust that the Board of Supervisors will move forward by not allowing the
opening of this proposed business that would sell products that contain nicotine and
produce harmful fumes with unknown long term health effects. We trust that the
Board of Supervisor will act for the long-term benefit of the residents of Ocean
Avenue and the citizens of San Francisco and overturn the Planning Commission’s
decision.

We ask the Board of Supervisors to disapprove the decision of the Planning
Commission by its Motion No. 19271 approving a Conditional Use Authorization
identified as Planning Case No. 2014.0206C on property located at 1963 Ocean
Avenue. We ask that the tobacco paraphernalia establishment (dba Happy
Vape) not be allowed to open business at this location.
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From: Board of Supervisors (BOS)
To: BOS-Supervisors; Lamug, Joy; Carroll, John (BOS)

Subject: File 141291 FW: VAP shop on Ocean Ave. SF

From: Jane Huey [mailto:jane.huey@yahoo.com]
Sent: Monday, January 05, 2015 12:05 PM

To: Board of Supervisors (BOS)

Subject: Fw: VAP shop on Ocean Ave. SF

On Monday, January 5, 2015 12:03 PM, Jane Huey <jane.huey@yahoo.com> wrote:

I am writing this letter to oppose the proposed vape shop selling e-cigarettes and operating a hookah lounge at
1963 Ocean Ave.

I cannot understand how the Board of Supervisors would approval such a use for this building. The vape shop
would be located exactly across the street from the Voice of Pentecost Academy, a school housing students
from k to 8th grade. Ilive in the Ingleside Terrace District and shop on Ocean Ave. I walk Ocean Ave. on a
daily basis and see how much student cross traffic goes by. This is not the place for an e-cigarette and hookah
lounge should be unless the City is now actively encouraging our young people to smoke. On a daily basis,
there are hundreds of students that would walk by this e-cigarette shop. I see young children with their parents
walking to Commodore Sloat School at Ocean and Sierra, I have seen countless middle schoolers walking by
after being dismissed from Apotos Middle School and I see City College students walking by heading home or
to the mall. .

This shop would not "provide substantial net benefits and minimizes undesirable consequences". In fact, it
would do the opposite to policy 1.1. I can see this shop encourage all those young people to consider smoking
because it would be "cool". This shop would not improve the neighborhood, rather the opposite. You would be
encouraging an unhealthy habit by locating it where so many young people would pass by and be influenced by
the "coolness" of doing something contrary.

I understand the BOS recently passed a legislation that would limit the number of tobacco sales permits. There
are already plenty of businesses that sell tobacco on Ocean Ave. and hope that you will not allow another shop
to exist. ‘

At present, there is a 7 Eleven store that sells cigarettes and e-cigarettes less than 400 feet from this new
proposed shop. There is also another shop just around the corner on Ashton that sells cigarettes. The
neighborhood does not need another cigarette shop. What we need are grocery or produce stores, small shops
or restaurants.

I hope the Board of Supervisors will carefully reconsider approving an e-cigarette shop at 1963 Ocean Ave.
Jane Huey



From: Board of Supervisors (BOS)
To: BOS-Supervisors, Lamug, Joy; Carroll, John (BOS)
Subject: File 141291 FW: Opposition of vape shop at 1963 Ocean Avenue

From: weegiegram@aol.com [mailto:weegiegram@aol.com]
Sent: Monday, January 05, 2015 12:01 PM

To: Board of Supervisors (BOS)

Subject: Opposition of vape shop at 1963 Ocean Avenue

Dear Board Members,

In concern of children in the neighborhood and in the schools nearby, | ask that the board turn down the permit for A Vape
& hookah lounge at 1963 Ocean Avenue. We already have two or more medical marijuana shops in the neighborhood. |
am really concerned what messages we are providing our youth who are our future. The Board has the ability to send the
message that children are far more important than drugs and money.

Sincerely,

Eva O'Brien

39 Westwood Drive

San Francisco, CA94112



From: , Board of Supervisors (BOS)

To: BOS-Supervisors

Subject: File 141291 FW: Appeal of Conditional Use Case No. 2014-0206C, 1963 Ocean Avenue
Board of Supervisors file 141291, January 13, 2015

Attachments: Appeal of CU No. 2014.0206C 1963 Ocean Ave. WPA letter 1_4_15.pdf;

Balboa_Park_Station_Area_Plan.pdf; Kjelstrom Economic Development Final Report
2014.10.31.pdf

From: Anita Theoharis [mailto:atheoharis@sbcglobal.net]
Sent: Monday, January 05, 2015 4:48 PM

To: BOS Legislation (BOS); Board of Supervisors (BOS)
Subject: Appeal of Conditional Use Case No. 2014-0206C, 1963 Ocean Avenue Board of Supervisors file 141291, January
13, 2015

Attention: Mr. John Carroll

Dear Mr. Carroll:

Thanks so much for your assistance today.

Attached are the following documents to be included in the file:

1. Letter from Westwood Park Association dated January 4, 2015
2. Balboa Park Station Area Plan (attachment to Westwood Park
Association letter)
3. Kjelstrom Economic Study of Ocean Avenue Corridor (attachment
to Westwood Park

Association letter)

Again, thanks.
Kindest regards,
Anita Theoharis
Board Member

Planning and Zoning Chair
Westwood Park Association
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Via Electronic Mail and USPS

Ms. Angela Calvillo, Clerk of the Board of Supervisors

Honorable Supervisors John Avalos, London Breed, David Campos, Malsa Cohen, Mark
Farrell,

Jane Kim, Eric Mar, Katy Tang, Scott Wiener and Norman Yee

City and County of San Francisco

Board of Supervisors

1 Dr. Carlton B. Goodlett Place, Room 244
San Francisco, CA 94102-4689

Re: Appeal of Conditional Use Authorization Case No. 2014.0206C
Proposed Vape Lounge 1963 Ocean Avenue, San Francisco CA
~ Hearing January 13, 2015

Dear Supervisors:

The Westwood Park Association ("WPA") a 685 home planned unit development that
borders the Ocean Avenue commercial corridor respectfully requests that you grant the
appeal in this case.

You have been provided with a wealth of information regarding the health issues
surrounding this business. While we share those concerns, there is another significant
reason to grant the appeal. We will concentrate on an important land use issue relating
to this appeal; namely the execution of a plan to turn this area into a model transit
village.

We respectfully disagree with the findings that support the proposed project is in
compliance with the Balboa Station Area Plan, ("Balboa Plan"), copy attached.**

By way of background, the property is located within the Balboa Plan area.

The Balboa Plan was signed into legislation in 2009 and became an Area Plan within
the General Plan. As an Area Plan, the Balboa Plan is to be used to guide the City's
decision-making on land use issues on the Ocean Avenue commercial corridor,
("corridor.")

The Balboa Plan calls for increased housing on a transit rich corridor to enable
residents to take public transportation to work and provide them access to businesses
that provide needed goods and services in close proximity to the surrounding

The Westwood Park Association, P.O. Box 27901 #770, San Francisco, California 94127
(415) 333-1125 www.westwoodpark.com  email: board@westwoodpark.com



neighborhoods. In essence, the Balboa Plan calls for a "transit village" allowing for
more much needed housing while at the same time being pedestrian friendly. The
corridor would provide needed goods and services for the neighborhood by allowing
residents to walk or ride their bikes or would only be a short car ride to neighborhood
serving commercial establishments.

Policy 1.2.3 of the Balboa Plan specifically states: Retain and improve the
neighborhood's existing businesses while also attracting new businesses that address
unmet retail and service needs of the diverse local neighborhoods. The primary
customer base of the neighborhood commercial district consists of residents of the
surrounding neighborhoods, although a few specialty retailers draw customers from a -
broader region. However, residents presently make a significant portion of their retail
purchases at other shopping districts both within and outside of San Francisco."

In September 2014, the San Francisco Office of Economic and Workforce Development
("OEWD") funded a study by consultant, Keith Kjelstrom ("Kjelstrom Report") to
evaluate and assist in business development on the corridor that is a part of the Balboa
Plan (copy attached).** '

Page 4 of the Kjelstrom Report states that "there is unmet trade area consumer demand
that could be captured by expanding existing business or opening new ones. There is a
total retail and restaurant demand of $950.5 million dollars each year. Unmet consumer
demands that may represent business development opportunities totaling nearly $671
million annually, are indicated in many categories including furniture and home
furnishings, clothing and accessories, garden supplies, general merchandise and
specialty stores." Presently, many residents in the surrounding communities drive to
West Portal or other shopping districts that provide a variety of neighborhood serving
retail establishments.

There are already two vape lounges dedicated to e-cigarette sales and smoking on the
premises located within one and one half miles from the proposed project. They are
Juicebox Vapor located at 907 Taraval Street at 19th Avenue and Dream Cloud Vapor
located at 4971 Mission Street near Geneva Avenue. In addition, e-cigarette and other
tobacco products are also available for sale in six other establishments within the
corridor. This is more than enough close by establishments for any residents that

. desire to purchase or smoke these products on site.

Residents of our diverse communities surrounding Ocean Avenue along with city
agencies have been working for many years to revitalize Ocean Avenue and attract
much needed neighborhood businesses and services to the corridor. During several
community meetings residents were asked about what businesses and services were
needed on Ocean Avenue. A vape lounge and store selling tobacco products was not
on the list. The Kjelstrom Report agrees with residents that have stressed the need for
a variety of restaurants, specialized grocery, hardware, gardening supplies, new and
used books, clothing, galleries, music equipment, toys and the like.

When you take the overall goals of the Balboa Plan, the OWED and many other city
agencies as well as the many residents who live in the surrounding community into



account, it becomes quite clear that the proposed project does not meet the required
conditional use criteria of necessary, desirable or compatible. Simply put, the present
and future residents of this area do not need more retail e-cigarette establishments or
lounges that sell e-cigarettes and other tobacco products.

This project would have a negative impact on achieving the Balboa Plan's goal to build
much needed housing that is supported by nearby businesses that residents could
readily access.

The area within the Balboa Plan is meant to be a model for the future. But that requires
both careful planning and then execution of that planning. At this point the plannlng has
been done. All that remains is the proper execution of the plan elements.

Approval of the appeal and denial of the conditional use before you will be just the sort
of execution needed to assist in realizing the vision of the Balboa Plan by encouraging
much needed retail and small businesses that are necessary, desirable and compatible
to come to the corridor.

Thank you for your kind consideration
Sincerely,
WESTWOOD PARK ASSOCIATION

Board of Directors:
Kate Favetti, Kathy Beitiks, Anne Chen, Tim Emert, Caryl lto and Ravi Knshnaswamy

By:

Q/\Mﬁk \ bw/\,w\m
Anita Theoharis, Board Member
Planning and Zoning Chair

cc: Ms. Marcelle Boudreaux, Planner
Mr. Robert Karis, Appellent
Mr. Ken Rich, Mayor's Office of Economic and Workforce Development
Mr. Richard Kurylo, Mayor's Office of Economic and Workforce Development

**Attachments contained in copies that are mailed electronically
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-1 Office of Econamic and Workforce Development

Business Development Visit to Ocean Avenue, San Francisco
September 23-25, 2014

Findings and Recommendations

an Francisco's Office of Economic and Workforce

~, opment (OEWD) contracted with Keith Kjelstrom,
an independent consultant on traditional business district
revitalization, to provide training and technical assistance
services to the Ocean Avenue Association (OAA).
(keithkjelstrom@gmail.com; 505.454.1187)

The OAA is developing an impressive track record of
performance in revitalizing and managing the Ocean
Avenue business district. The purpose of the visit was to
help the Association's continued evolution by exploring
ways to enhance its economic development activities and
effectiveness in the coming months and years.

The three-day visit included a series of meetings and
activities:

= Walking tour with OAA and OEWD staff to observe
the district's image, features, anchors, and
functionality, and the visible operating practices of
the businesses

#  Training session for OAA staff and contractors on
neighborhood commercial district economic
development tools

u  Session to discuss strategies for using multiple
revitalization programs of the City and others

=  Meeting to discuss OAA's goals and strategies on
market position and vision, business mix and clusters,
target consumer markets, sales potential, and
strategic locations for business enhancement and
business recruitment

5 Meeting with-OEWD and OAA staff to review OAA's
successful performance in establishing a
comprehensive database of district properties and

_businesses

#  An evening presentation to community members to
profile the Main Street approach to commercial
district management (pioneered by the National Trust
for Historic Preservation's National Main Street
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Keith Kjelstrom

Keith Kjelstrom Consulting
505454 1387
keithkjelstram@gmail.com
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Center), explore "economic restructuring" tools and
how they might apply to the district, and offer the
consultant’'s recommendations to the OAA

7 Meeting with OAA and OEWD staff to discuss ways
that historic preservation plans, processes and tools
might be used to help protect and capitalize on the
district's historic resources

7 Visits to two district businesses to assess their needs
and business development opportunities

In addition to this summary report, the consultant aiso
provided other products for the organization to use in its
business development work:

“  Main Street and Economic Restructuring: Business
Development Findings and Recommendations for the
Ocean Avenue Community, powerpoint presentation,
September 24, 2014

#  Business Development Tools for the Ocean Avenue
Association, powerpoint presentation, September 23,
2014

= Pop-Facts: Demographic Snapshot 2014 -- Ocean
Avenue 2-, 4- and 8-minute drive times, The Nielsen
Company, September 2014

7 RMP Opportunity Gap -- Ocean Avenue 2-, 4- and 8-
minute drive times, The Nielsen Company, September
2014

. Neil Ballard, Economic Development Contractor,

. Ocean Avenue Association

5 Mary Brown, San Francisco Planning Department (by
phone)

= Richard Kurylo, Project Manager, San Francisco Office
of Economic and Workforce Development

% Emily Lesk, Project Manager - Joint Development
Unit, San Francisco Office of Economic and Workforce
Development

= Luis Licea, Economic Development Contractor, Ocean
Avenue Association

#  Holly Lung, Program Manager, Neighborhood
Economic Development, San Francisco Office of
Economic and Workforce Development

= Jeff and Sabine Taliaferro, owners, Ocean Cyclery

@ Crezia Tano, Senior Project Manager, San Francisco
Office of Economic and Workforce Development

= Dan Weaver, Executive Director, Ocean Avenue
Association

% Lucia Fuentes Zarate and Bomani, owners, The
Avenue Bar

= Plus about twenty community residents who
attended the evening presentation




,g‘t'he four-point Main Street framework, the
consultant and participants explored the
comprehensiveness of the OAA's activities. The
organization implements a well-rounded revitalization
and management program for the district:

Findings

= Organization: OAA works closely with key partners
like OEWD, Oceanview, Merced and Ingleside Cultural
Participation Project, and Neighborhood
Empowerment Network. OAA is structured as a
Community Benefits District guided by a
Management District Plan.

u  Design: OAA's ambitious Street Life committee and
staff deploy the City's SF Shines program, conduct
graffiti removal initiatives, coordinate ADA
assessments of businesses, and plant trees and
sidewalk gardens.

u  Promotion: OAA works with OMICPP to produce the
Arts and Culture Festival and convenes community
meetings on a variety of topics of concern to
residents, business owners and property owners.

2 Economic Restructuring: Supported by CDBG funds,

.. ; economic development contractors and the OAA

, ‘ ‘ executive director maintain economic information

systems and administer multiple financial and

technical assistance programs for business and
property owners.

Participants explored the district's primary economic
characteristics and opportunities for enhancement.

= The Ocean Avenue business corridor serves as an
important community hub to the residents of the
area. With needed improvements to private
buildings and businesses, the district is well-
positioned to further attract and provide goods and
services to residents and visitors.

=  Several vital businesses and business clusters
address consumers' needs. These include Whole
Foods Market, The Avenue Bar, Champa Gardens and
other restaurants, coffee cafes, personal services
businesses, Ocean Cyclery, and the incoming
hardware store and Target Express.

¢  The district enjoys ample proximity to muiltiple target
markets. These include close-in residents, trade area
residents, daytime workers, students and tourists and
travelers. See the demographics data reports
provided earlier.
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Whole Foods Market locating in the district illustrates
the street's ability to draw from a greater trade area
than previously envisioned by city planners and
others. The trade area's consumer buying power is
impressive and there is unmet trade area consumer
demand that could be captured by expanding existing
businesses or opening new ones. The 55,682
residents who live within a 4-minute drive of the
business district have a total retail and restaurant
demand of $950.5 million each year. Unmet
consumer demands {or "market gaps" that may
represent business development opportunities),
totaling nearly $671 million annually, are indicated in
many categories including furniture and home
furnishings, clothing and accessories, garden supplies,
general merchandise, and specialty stores. (Source:
Nielsen-Claritas, 2014) See the retail sales analysis
data provided earlier.

The district possesses strategic locations that can be
considered for rehabilitation, provided that property
owners are receptive. These include larger buildings
such as the El Rey Theatre and smaller locations like
the former Ocean Taqueria building.

Ocean Avenue is strengthened over time by
significant public and private investment. Important
projects include investments in streetscape and
landscaping, Champa Gardens restaurant and the
trees and landscaping in front of it, the affordable
multi-family housing development at 1100 Ocean
Avenue, and the new hardware store opening soon.
Some businesses appear to be struggling with a lack
of customers, insufficient sales, shallow merchandise,
weak visual merchandising, and unattractive building
interiors and exteriors.

Not all of the private sector has kept pace with the
public, community and private investment into the
corridor's attractiveness. There is a critical need for
improving the appearance of private businesses and
buildings. By presenting a neglected and uninviting
face to their potential customers, several business
and building owners are undermining their ability to
achieve sales and rents. There appears to be
disinvestment on the part of several property owners,
or a conscious withholding on investment until more
entrepreneurial owners perform all of the hard work
necessary to improve the neighborhood.
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‘e“OAA‘should continue to implement its important
esign and business development work as outlined in its
action planning documents and in the CDBG agreement.

5 Make sure to empower and activate a full-fledged
Business Committee. While its work should be
coordinated with the Street Life and other
committees, this essential committee deserves its
own separate chair and team of committee members
to effectively carry out its many functions.

s Both committees should continue to implement a
campaign of clean up and pride-building in the
commercial district.

The OAA should boost its use of business development
tools. Successful business development requires skilled
circulating, networking, communicating, researching,
matchmaking, troubleshooting and orchestrating — with
diverse players like business owners, business prospects,
property owners, financial institutions, local and state
government representatives, and members of the core
and extended business development teams. These
activities can be very time consuming for the executive
director, contractors and others. Foundational tools help
to keep staff and volunteers intentional and effective.

« In addition to the demographic and sales
performance data provided by the consultant, gather
key market information from the Ocean Avenue
Invest in Neighborhoods district profile and from
other organizations. Help to keep your understanding
of the market current by periodically acquiring free
and low-cost market data from the internet. Partners
like OEWD and the City Planning Department can help
in this regard.

s Use the program's directory of businesses to analyze
the district's business mix and clusters.

#  Prepare a listing of the district's priority vacancies
(business opportunity locations). Include property
and contact information.

#  Using a district base map from the City Planning
Department, hang an enlarged version on the wall of
the office. Use it as a district "leasing plan map" or
"business cluster map" to strategize real estate and
other program activities.

«  Add business development features to the OAA
website such as a list of the top three to five priority
vacancies available for new business locations; profile
of public and private investments; expression of your
top business recruitment targets; demographic and
market profile; business development services that
you provide; and links to partners who can provide




financial and technical assistance.

#  Assemble a hardcopy business development packet
of the above materials plus the many OEWD program
flyers and brochures to share with existing and
prospective new business owners.

@ Publish a business development rack card.

@ Prepare property profile sheets to help with
marketing business locations.

Help to retain, strengthen and expand existing
businesses. In addition to addressing existing businesses'
needs, closely working with existing businesses is one of
the best ways to uncover business recruitment leads.

ORI AT

#  Keep conducting an ongoing business visitation
program to assess owners' needs, network on
business development opportunities, and build a
strong business-OAA program relationship.

s With trustful relationships in place, evolve business
visits into business coaching sessions that use a team
approach to troubleshooting problems and
encouraging strategic growth.

#  In collaboration with your economic development
partner organizations, produce business training and
networking events.

#  For example, coordinate with partners to bring
customer service training and technical assistance to
district businesses.

= Convene entrepreneur development roundtables to
facilitate strategy-building discussions among
businesses seeking to expand exports.

Recruit new businesses.

»  Complement your ongoing business visits program
with an intentional schedule of regular meetings with
property owners to learn their needs and stimulate
improvements to, and rental or sale of, their
buildings.

%  Create a vacancy treatment program to market
available business locations "through the windows."

®  Consult the provided sales performance data to
identify potential business development
opportunities. Sales leakages from the trade area
may indicate market gaps that could be filled by
business expansions, pop-up businesses, or new
bricks-and-mortar businesses. As mentioned above,
there exists unmet local consumer demands in
several business categories.

s Use entrepreneur development system tools to grow
new business owners from within the community.
(www.energizingentrepreneurs.org)




e |dentify business recruitment targets by type. Assess
target ideas by using the business recruitment matrix
provided. State your targets on the organization's
website. For example, meeting participants identified
several targets: movie theater, bookstore, espresso
bar, ice cream shop, stationery/card store, clothing
stores (new and used), high-quality restaurants with
great bars, garden shop/nursery, toy store, wine bar,
musical instrument shop, and pet supplies/grooming.

s Develop leads to potential new business recruits
from outside of the area by maintaining the various
business development features on your website
mentioned above; responding well to inquiries;
conducting prospecting visits to districts and
communities in the greater region; fielding business
recruitment teams; and networking with business
owners who have contacts in other "source"
communities.

Support catalytic property rehabilitations. Historic

buildings in the district may serve as potential locations

for housing, live-work space, restaurants, entertainment

venues, galleries, and mercantile, clothing, resale

merchandise, gift and hobby stores.

= Assist property owners and the greater community to
recognize the value of the district's historic
commercial building stock. The corridor possesses
many wonderful examples of historic commercial
fabric that should be retained capitalized on to
enhance the value of adaptive re-use projects.
Genuine historic features, attractive to buyers and
customers, can provide for more valuable
development projects.

s  Provide guidance and support to owners interested
in developing their properties.

s Work with City departments like OEWD and Planning
Department (historic preservation incentives) to use
incentives that provide essential gap financing.

Maintain a strong Business Committee and extended
business development team. The business development
visit demonstrated that many individuals and
organizations are keenly interested in helping Ocean
Avenue to achieve its economic development goals.

With continued strong support by the City and continued
application and evolution of OAA's business development
talents, the district's economic development efforts
promise to be very effective.
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. SUMMARY OF OBJECTIVES & POLICIES

01 LAND USE

OBJECTIVE 1.1

INTEGRATE THE DIVERSE USES

IN THE PLAN AREA AROUND THE
COMMERCIAL SPINE AND TRANSIT
NODE.

POLICY 1.1.1

Strengthen the link between transportation
and land use,

OBJECTIVE 1.2

STRENGTHEN THE OCEAN AVENUE
NEIGHBORHOOD COMMERCIAL
DISTRICT.

POLICY t.241

Improve access to and from the
commercial district.

POLICY 1.2.2

Encourage mixed-use residential and
commercial infill within the commercial
district.

POLICY 1.2.3

Retain and improve the neighborhood’s
existing businesses while also attracting
new businesses that address unmet retail
and service needs of the diverse local
neighborhoods.

OBJECTIVE 1.3

ESTABLISH AN ACTIVE, MIXED-USE
NEIGHBORHOOD AROUND THE
TRANSIT STATION.

POLICY 1.3.1

Mixed-use housing and retail should be
the principal land use in the Transit Station
Neighborhood.

POLICY 1.3.2

Encourage centers for cultural enrichment
in the Transit Station Neighborhood.

OBJECTIVE 1.4
DEVELOP THE RESERVOIRS IN A

MANNER THAT WILL BEST BENEFIT -

THE NEIGHBORHOOD, THE CITY,
AND THE REGION AS A WHOLE.

POLICY 1.3.1

Develop the east basin of the reservoir to
provide additional educational facilities
while enhancing existing college and
community services,

POLICY 1.3.2

Develop the west basin of the reservoir the
greatest benefit of the city as a whole as
well as for the surrounding neighborhoods.

OBJECTIVE 1.5

PLAN FOR PHYSICAL CHANGES
AT THE CITY COLLEGE OF SAN
FRANCISCO.

POLICY 1.4.1

The existing college campus, and future
expansions, should be better integrated
with the surrounding neighborhood and
the transit station.

02 TRANSPORTATION

OBJECTIVE 2.1

EMPHASIZE TRANSIT
IMPROVEMENTS THAT SUPPORT
THE NEIGHBORHOOD.

POLICY 2.1.1

Redesign the Balboa Park BART Station

as a regional fransit hub that efficiently
accommodates BART, light rail, buses,
bicycles, pedestrians, taxis and automobile
drop-off and pick-up.

POLICY 2.1.2

Reconfigure the Phelan Bus Loop

to encourage public transit use and
strengthen the connection between transit
and land use. '

OBJECTIVE 2.2

RECONSTRUCT AND RECONFIGURE
MAJOR STREETS IN THE PLAN
AREA TO ENCOURAGE TRAVEL BY
NON-AUTO MODES.

POLICY 2.2.1

Re-design Geneva Avenue as a new front
door to the BART station.

POLICY 2.2.2

Re-design San Jose Avenue between
Ocean and Geneva Avenues to better
accommodate public transit while
maintaining its character as a residential
street.

POLICY 2.2.3

Re-design Ocean Avenue as a transit and
pedestrian boulevard.

POLICY 2.2.4

Re-design Phelan Avenue in a manner
befitting a campus-oriented street.

OBJECTIVE 2.3

RECONNECT THE NEIGHBORHOODS
BISECTED BY THE INTERSTATE 280.

POLICY 2.3.1

Minimize the prominent physical barrier of
Interstate 280.

OBJECTIVE 2.4

ENCOURAGE WALKING, BIKING,
PUBLIC TRANSIT AS THE PRIMARY
MEANS OF TRANSPORTATION.

POLICY 2.4.1

Main streets in the plan area should
be civic spaces as well as movement
corridors.

POLICY 2.4.2

Improve and expand bicycle connections
throughout the plan area.

POLICY 2.4.3

Improve travel time, transit reliability,
and comfort level on all modes of public
transportation.



03 PARKING

OBJECTIVE 3.1

ESTABLISH PARKING STANDARDS
AND CONTROLS THAT PROMOTE
QUALITY OF PLACE, AFFORDABLE
HOUSING, AND TRANSIT-ORIENTED
DEVELOPMENT.

POLICY 3.1.1

Provide flexibility for new residential
development by eliminating minimum
off-street parking requirements and
establishing reasonable parking caps.

POLICY 3.1.2

Provide flexibility for non-residential
development by eliminating minimum
off-street parking requirements and
establishing parking caps generally equal
to the previous minimum requirements.

POLICY 3.1.3

Make parking costs visible to users by
requiring parking to be rented, leased
or sold separately from residential and
commercial space for all new major
development.

OBJECTIVE 3.2

ENSURE THAT NEW DEVELOPMENT
DOES NOT ADVERSELY AFFECT
PARKING AVAILABILITY FOR
RESIDENTS.

POLICY 3.2.1

Consider revisions to the residential
permit parking program (RPP) that make
more efficient use of the on-street parking
supply. :

POLICY 3.2.2

Manage the existing supply of on-street
parking in the plan area to prioritize
spaces for residents, shoppers and non-
commute transit trips.

POLICY 3.2.3

Promote car-sharing programs as an
important way to reduce parking needs
while still providing residents with access
to an automobile when needed.

POLICY 3.24

Increase the effectiveness and scope of
the city’s parking enforcement program.

POLICY 3.2.5

Carefully managed parking in the Phelan
Loop Area.

OBJECTIVE 3.3

ENSURE THAT NEW OFF-STREET
PARKING DOES NOT ADVERSELY
AFFECT NEIGHBORHOOD
CHARACTER OR THE PEDESTRIAN
FRIENDLINESS OF STREETS IN THE
PLAN AREA.

POLICY 3.3.1

Prohibit garage doors and curb cuts on
neighborhood commercial and transit
preferential streets.

OBJECTIVE 3.4

ESTABLISH PARKING POLICIES TO
SUPPORT REVITALIZATION OF THE
OCEAN AVENUE NEIGHBORHOOD
COMMERCIAL DISTRICT.

POLICY 3.4.1

Improve metered parking in the Ocean
Avenue Neighborhood Commercial
District.

POLICY 3.4.2

Maximize existing off-street parking
facilities in the commercial district for
business owners and employees as well
as for customers.

POLICY 3.4.3

Explore the potential for merchants and
their employees to park in the reservoir.

POLICY 3.4.4

Consider the long-term need for
additional public off-street parking only
after all existing on and off-street parking
opportunities have been exhausted.

BALBOA PARK STATION AREA PLAN

OBJECTIVE 3.5

ESTABLISH PARKING POLICIES
TO SUPPORT THE NEW TRANSIT
STATION NEIGHBORHOOD.

POLICY 3.5.1

Provide off-street parking to serve BART or
Muni employees should not be provided.

POLICY 3.5.2

Prioritize on-street parking in the Transit
Station Neighborhood for particular types
of users.

POLICY 3.5.3

Explore the extension of the validity of the
Fast Pass on BART to the Daly City station.

04 HOUSING

OBJECTIVE 4.1

MAXIMIZE OPPORTUNITIES FOR
RESIDENTIAL INFILL THROUGHOUT
THE PLAN AREA.

POLICY 4.1.1

Housing, supported by a modest amount
of neighborhood-oriented commercial
establishments, should form the backbone
of all new development in the plan area.

POLICY 4.1.2
Eliminate dwelling unit density maximums.

OBJECTIVE 4.2

STRENGTHEN THE OCEAN AVENUE
NEIGHBORHOOD COMMERCIAL
DISTRICT BY PROVIDING AN

APPROPRIATE MIX OF HOUSING.

POLICY 4.2.1

Encourage mixed-use commercial and
residential infill within the commeraial
district while maintaining the district's
existing fine-grained character.

POLICY 4.2.2

Redevelop the parcels in the Phelan Loop
Area with new mixed-use development.



. SUMMARY OF OBJECTIVES & POLICIES

OBJECTIVE 4.3

ESTABLISH AN ACTIVE, MIXED-
USE NEIGHBORHOOD AROUND
THE TRANSIT STATION THAT
EMPHASIZES THE DEVELOPMENT
OF HOUSING.

POLICY 4.3.1

Encourage mixed-use housing on the
Upper Yard.

POLICY 4.3.2

Encourage mixed-use housing on the
northeast corner of Geneva and San Jose
Avenues.

POLICY 4.3.4

Housing should be developed above the
Muni Green Yard.

OBJECTIVE 4.4

CONSIDER HOUSING AS A
PRIMARY COMPONENT TO ANY
DEVELOPMENT ON THE RESERVOIR.

POLICY 4.4.1

Develop housing on the West basin if it is
not needed for water storage.

OBJECTIVE 4.5

PROVIDE INCREASED HOUSING
OPPORTUNTIES AFFORDABLE TO A
MIX OF HOUSEHOLDS AT VARYING
INCOME LEVELS.

POLICY 4.5.1

Give first consideration to the development
of affordable housing on publicly-owned
sites.

POLICY 4.5.2

Establish programs to increase
affordability of housing developed in the
Plan Area.

OBJECTIVE 4.6

ENHANCE AND PRESERVE THE
EXISTING HOUSING STOCK

POLICY 4.6.1

Maintain a presumption against the loss of
existing housing units.

POLICY 4.6.2
Discourage dwelling unit mergers.

POLICY 4.6.3

Assist [ower-income homeowners in
making improvements to their houses.

OBJECTIVE 4.7

PROMOTE HEALTH THROUGH
RESIDENTIAL DEVELOPMENT
DESIGN AND LOCATION.

POLICY 4.7.1

New development should meet minimum
levels of “green” construction.

05 STREETS AND OPEN
SPACE

OBJECTIVE 5.1

CREATE A SYSTEM OF PUBLIC
PARKS, PLAZAS AND OPEN SPACES
IN THE PLAN AREA.

POLICY 5.1.1

Create a variety of new public open
spaces.

POLICY 5.1.2

Safe and active open spaces should be
designed, including a re-design of Balboa
Park.

POLICY 5.1.3

Ensure that new open spaces are linked
to and serve as an extension of the street
system

POLICY 5.1.4
Pay attention to transit waiting areas.

POLICY 5.1.56
Use “found space” as public open space.

OBJECTIVE 5.2

CREATE OPEN SPACE WITHIN NEW
DEVELOPMENT THAT CONTRIBUTES
TO THE OPEN SPACE SYSTEM

POLICY 5.2.1

Require good quality public open space as
part of major new developments

OBJECTIVE 5.3

PROMOTE AN URBAN FORM AND
ARCHITECTURAL CHARACTER
THAT SUPPORTS WALKING AND
SUSTAINS A DIVERSE, ACTIVE AND
SAFE PUBLIC REALM.

POLICY 6.3.1

Improve the visual and physical character
of the Ocean Avenue Neighborhood
Commercial District.

POLICY 5.3.2

Redesign the main streets — Phelan,
Ocean, Geneva, and San Jose Avenues
- to encourage walking and biking to and
from the Transit Station Neighborhood,
City College, and the Ocean Avenue
Neighborhood Commercial District.

POLICY 5.3.3

Pedestrian routes, especially in
commercial areas, should not be
interrupted or disrupted by auto access
and garage doors.

OBJECTIVE 5.4

CREATE AN SPACE SYSTEM

THAT BOTH BEAUTIFIES

THE NEIGHBORHOOD AND
STRENGTHENS THE ENVIRONMENT.

POLICY 5.4.1

Make the open space system more
environmentally sustainable by improving
the ecological functioning of all open
spaces in the plan area.

POLICY 5.4.2

Encourage efforts to uncover and restore
Islais Creek to its natural state.



06 BUILT FORM

OBJECTIVE 6.1

CREATE STRONG PHYSICAL AND
VISUAL LINKS BETWEEN THE
TRANSIT STATION NEIGHBORHOOD,
CITY COLLEGE, AND THE OCEAN
AVENUE NEIGHBORHOOD
COMMERCIAL DISTRICT.

POLICY 6.1.1

Large parcels should emphasize the
existing street pattern, by extending
Harold, Brighton, and Lée avenues south
across Ocean Avenue.

POLICY 6.1.2

Establish an east/west pedestrian pathway
connection to link the BART Station to the

Ocean Avenue Neighborhood Commercial
District and City College.

OBJECTIVE 6.2

KNIT TOGETHER ISOLATED
SECTIONS OF THE PLAN AREA WITH
NEW MIXED-USE INFILL BUILDINGS.

OBJECTIVE 6.3

DEVELOP THE TRANSIT STATION
NEIGHBORHOOD TO EMPHASIZE
ITS IMPORTANCE AS A TRANSIT
HUB AND LOCAL LANDMARK.

POLICY 6.3.1

Create a deck over the |-280 between
Ocean and Geneva Avenues to integrate
the Transit Station Neighborhood with
City College and the Ocean Avenue
Neighborhood Commercial District,

POLICY 6.3.2

The Balboa Park BART Station should
be reconstructed to reinforce its role as
a regional and local transit node and
important neighborhood landmark.

POLICY 6.3.3

Any development on the Upper Yard site
should be developed so that it contributes
to the existing neighborhood and respects
the character and scale of the Geneva
Office building.

OBJECTIVE 6.4

RESPECT AND BUILD

FROM THE SUCCESSFUL
ESTABLISHED PATTERNS AND
TRADITIONS OF BUILDING
MASSING, ARTICULATION, AND
ARCHITECTURAL CHARACTER OF
THE AREA AND THE CITY.

POLICY 6.4.1

Urban design guidelines should ensure
that new development contributes to and
enhances the best characteristics of the
plan area.

POLICY 6.4.2

New buildings should epitomize the best
in contemporary architecture, but should
do so with full awareness of the older
buildings that surround them.

POLICY 6.4.3

Ground floor retail uses should be tall,
roomy and as permeable as possible.

POLICY 6.4.4

Height and bulk controls should maximize
opportunities for housing development
while ensuring that new development is
appropriately scaled for the neighborhood.

POLICY. 6.4.5

Heights should reflect the importance

of key streets in the city’s overall urban
pattern, while respecting the lower scale
development that surrounds the plan area.

OBJECTIVE 6.5

PROMOTE THE ENVIRONMENTAL
SUSTAINABILITY, ECOLOGICAL
FUNCTION AND THE OVERALL
QUALITY OF THE NATURAL
ENVIRONMENT IN THE PLAN AREA,

POLICY 6.5.1

The connection between building form
and ecological sustainability should

be enhanced by promoting use of
renewable energy, energy-efficient building
envelopes, passive heating and cooling,
and sustainable materials.

POLICY 6.5.2

New buildings should comply with strict
environmental efficiency standards.

BALBOA PARK STATION AREA PLAN

07 HISTORIC PRESERVATION

OBJECTIVE 7.1

PROTECT, PRESERVE, AND REUSE
HISTORIC RESOURCES WITHIN THE
BALBOA PARK STATION PLAN AREA.

POLICY 7.1.1

The Secretary of the Interior’s Standards
and Guidelines for the Treatment of
Historic Properties should be applied in
conjunction with the overall neighborhood
plan and objectives for all projects
involving historic resources.

POLICY 7.1.2

The rehabilitation and adaptive reuse
of historic buildings in the Balboa Park
Station plan area should be promoted.

POLICY 7.1.3

Individually significant resources in the
Balboa Park Station plan area should

be protected from demolition or adverse
alteration.

POLICY 7.1.4

Archeological resources found in the plan
area should be preserved in-place or
through appropriate treatment.

POLICY 7.1.5

Historic resources that are less than fifty
years old should be protected.

OBJECTIVE 7.2

INTEGRATE HISTORIC
PRESERVATION WITH THE LAND-
USE PLANNING PROCESS FOR THE
BALBOA PARK STATION PLAN AREA.

POLICY 7.2.1

Revised policies, guidelines, and
standards should be adopted as needed
to further preservation objectives.

Policy 7.2.2

All projects located within the Ocean
Avenue Potential Historic District should
follow the Balboa Park Design Guidelines
for the Potential Ocean Avenue Historic
District.



. SUMMARY OF OBJECTIVES & POLICIES

POLICY 7.2.3

The destruction of historic resources from
owner neglect or inappropriate actions
should be prevented.

POLICY 7.2.4

An emergency preparedness and
response plan should be developed that
considers the Balboa Park Station plan
area’s historic resources.

OBJECTIVE 7.3

FOSTER PUBLIC AWARENESS
AND APPRECIATION OF HISTORIC
RESOURCES WITHIN THE BALBOA
PARK STATION PLAN AREA.

POLICY 7.3.1

Formal designation of the Balboa Park
Station’s historic resources should be
supported, as appropriate.

POLICY 7.3.2

Public participation in the identification of
cultural and historic resources within the
Balboa Park Station plan area should be
encouraged.

POLICY 7.3.3

Education and appreciation of historic
resources within the Balboa Park Station
plan area should be fostered among
business leaders, neighborhood groups,
and the general public through outreach
efforts.

OBJECTIVE 7.4

PROVIDE PRESERVATION
INCENTIVES, GUIDANCE, AND
LEADERSHIP WITHIN THE BALBOA
PARK STATION PLAN AREA.

POLICY 7.4.1

The availability of financial incentives for
qualifying historic preservation projects
should be promoted.

POLICY 7.4.2

The use of the State Historic Building
Code for qualifying historic preservation
projects should be encouraged.

08 PUBLIC ART

OBJECTIVE 8.1

INTEGRATE ART INTO THE FABRIC
OF THE NEIGHBORHOOD.

POLICY 8.1.1

The scope of the City’s Art Enrichment
Ordinance should be broadened in the
plan area.

POLICY 8.1.2

Non-city public agencies and institutions
should be encouraged to take part in the
2% for art program.

POLICY 8.1.3

The arts and artists should be integrated
with the overall design of new buildings,
facilities and public opens spaces.



. PREFACE

About The Better Neighborhoods Program

The development boom of the late 1990s found San Fran-
ciscans at odds. Where some would push for development
anywhere, others opposed it just as stridently. The city
was neatly paralyzed, and seemed unable to make ratio-
nal choices regarding change. In response, the Planning
Department initiated the Citywide Action Plan, a rational
framework for balancing job growth, housing needs, and

quality of life.

The Better Neighborhoods Program is one pillar of the
Citywide Action Plan. It has carried the discussion of
change to three pilot neighborhoods, where development
issues are perhaps felt most acutely but where it makes most
sense to find acceptable ways to build much-needed hous-
ing. Discussions with these communities uncovered deep
issues that need to be addressed if the city is to continue
to thrive.

San Francisco has a heritage of building well. A look
around at the beauty of this place and the way it is re-
vered by residents and visitors alike shows this, But some
of the evidence around us also suggests that we may have
lost some of our will to build good neighborhoods, with
a respect for sense of place. San Franciscans have become
concerned, and their concerns seem justified.

There are many factors that may contribute to a degra-
dation of our public realm, and which can be addressed
through planning. National financial markets may impose
inappropriate “suburban” development models on cities,
development projects may scek to express private values
at the expense of public place-making (although these
projects derive much of their value from the qualities of
the place), construction economies and methods may work
against San Francisco’s fine-grained scale and rhythm, street
fronts—always places primarily for pedestrians—are often
given over to parking or blank walls, planning controls can
be at odds with good place-making, unnecessary oversight
is imposed on projects that ought to be allowed as of right,
materials and details are cheap and inappropriate.

BALBOA PARK STATION AREA PLAN

And the public realm has suffered over time as a result of
the accommodation of autos over other ways of moving
about; this has not been successful even for those who
drive. It has degraded our streets as places for pedestrians,
as well as a system for moving about the city by foot, bike,

transit, or auto.

Many San Franciscans know that something is wrong with
our current development practices, and even the most
civic-minded have begun to respond to change by oppos-
ing it. If they do not try to stop a project, people demand
changes that sometimes seem to be more about unfocused
frustration than about creating good new development that
could benefit a neighborhood. They have little evidence
that change could improve their neighborhood and help
create and maintain if not strengthen its sense of place. It
became clear through our community discussions that we
need to resolve to build well if we are to retain our role as
a vibrant, world-class city, and if we are to accommodate
change gracefully. Meeting these challenges head on is the
goal of the Better Neighborhoods Program.

The Better Neighborhoods Program is a tool kit for build-
ing well and with a sense of place. It calls for a few simple
things that, together, are the keys to good San Francisco
place-making. Recognizing that population growth is both
inevitable and beneficial, it calls for building housing—as
much as possible at an appropriate scale and as affordably
as possible—in neighborhoods well-served by transit and
other urban services and amenities. It calls for strong neigh-
borhood commercial cores that allow people to satisfy their
daily needs by walking and bicycling and without the need
to rely on an auto. It calls for gracious streets and public
spaces that serve everyone well and that are the life-blood
of neighborhood life. And it asks that we design and build
well and with care, at a human scale and with respect for
the public realm. We know how to do all this. We need
only to want to begin.
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The Plan

The community members have shown an incredible will
for positive change. The tireless efforts of community
members have catalyzed the vatious improvement efforts
now underway in the plan area. It was at their request thac

the Balboa Park Station Area Plan was launched in 2000.

The Balboa Park Station Area has a good urban framework.
The area is strongly served by public transportation and
contains a diverse range of uses. Over the latter half of the
20th Century, we saw a decline in the vitality of this area
and as result, in the quality of life for the people who live
there, The Plan’s objectives and policies are informed by
three key principles;

1. Improve the area’s public realm,

2. Make the transit experience safer and more enjoy-

able, and

3. Improve the economic vitality of the Ocean Avenue
Neighborhood Commercial District.

Plan Area

The Plan is comprised of eight chapters. The Land Use
chapter aims to improve upon the existing land use pat-
tern. The Transportation chapter addresses the ared’s transit
facilities and services. The Parking chapter establishes bal-
anced patking policies and standards that promote quality
of place. The Housing chapter encourages infill, transit-
ariented development and family housing. The Street and
Open Space chapter creates a system of parks, plazas, and
open spaces. 'The Built Form chapter promotes an urban
form and architectural character that sustains a diverse,
active and safe public realm. The Historic Preservation
chapter identifies and fosters appreciation of the historic
resources in the plan area. The Public Art chapter inte-
grates art into the fabric of the plan area.

TheBalboa Park Station Area Plan includes the Ocean
Avenue Neighborhood Commercial District and related
zoning controls to ensure that new development meets the
goals outlined in the Plan. The Area Plan also includes
a Community Improvements Program. The Community
Improvements Program identifies the projects described in
the Area Plan and proposes a strategy to get them built.
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The Plan Area

The “plan area” for the Balboa Park Station Area Plan is in
south central San Francisco. The area comprises approxi-
mately 210 acres and includes the Ocean Avenue Campus
of City College of San Francisco (CCSF), the Ocean
Avenue Neighborhood Commercial District, Balboa Park,
and the Balboa Park BART station. More specifically, the
plan area consists primarily of those parcels fronting on
Ocean, Geneva and San Jose Avenues. The area provides a
diverse range of uses including; institutional, recreational,
retail, housing, and transportation. Seven neighborhoods
surround the Plan Area: Westwood Park, Ingleside, Ingle-
side Terraces, Miraloma Heights, Sunnyside, Oceanview,
and Balboa Terraces.

The plan area is best characterized by four distinct areas;
the Transit Station Neighborhood, City College of San
Francisco, the Reservoir, and the Ocean Avenue Commer-
cial District. '

* The Transit Station Neighborhood refers to the area
immediately surrounding the Balboa Park Station.
It is bounded by Interstate 280 to the west and
residential neighborhoods on all other sides.

BALBOA PARK STATION AREA PLAN

Plan Subareas

* Ocean Avenue Campus of the City College of San

Francisco is on the north side of Ocean Avenue, east
of the Ocean Avenue Neighborhood Commercial
District. CCSF is bounded by Ocean Avenue to

_the south, 1-280 to the east, residential neighbor-

hoods to the north, and the Balboa Reservoir to the
west. The campus occupies 67.4 acres and includes
academic and support buildings, commons, open
spaces, walkways and roads, and parking facilities.
The Ocean Avenue Campus is the historical heart of
the CCSF system and continues to serve as its flag-
ship campus, serving the majority of its students.

Balboa Reservoir is located on the west side of Phel-
an Avenue. [t is bounded by Riordan High School
and the Westwood Park residential neighborhoods
to the north, and the Ocean Avenue Neighborhood
Commercial District to the south, The reservoir is
divided into two basins. The San Francisco Public
Utilities Commission (SFPUC) owns the north
basin, while CCSF owns the south basin.

* The Ocean Avenue Neighborhood Commercial

District extends east-west along Ocean Avenue
from Phelan Avenue to Manor Drive.
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This chapter defines plan elements
that taken together fulfill the plan’s
goals and set the basis for controls
that would achieve the plan’s vision.
These elements address

1. Land Use

2. Transportation

3. Parking

4. Housing

5. Streets and Open Space

6. Built Form i

- 7. Historic Preservation, and
8. Public Art.
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LAND USE

This section is the land use plan for the Balboa Park Station
Area Plan. Land use refers to the manner in which parcels
of land or the structures on them are used. It establishes
land use strategies to meet identified community needs. A
core strength of the plan area is its diverse range of land
uses, and the Balboa Park Station Area Plan land use goal is
to strengthen the diverse land use, to build upon it, and to
encourage the coordination of these uses.

The Ocean Avenue Neighborhood Commercial District
houses the primary commercial and retail uses in the plan
area. It includes mostly neighborhood-serving shops and
services. The commercial district is not as economically
successful today as it has been in the past; many local resi-
dents travel elsewhere to shop. In addition, few City Col-
lege students shop in the district, even though it is directly
adjacent to their school.

This plan aims to revitalize the commercial district. It does
this by providing improvements to the way people access
the area, by encouraging infill development and by creating
a business improvement district.

The City College of San Francisco is the largest single land
use in the plan area. It and provides an enormous institu-
tional amenity to the area. ‘The college offers a wide range
of educational programs and services on its approximately
67 acre site. The City College campus however does not
relate well with the surrounding neighborhood: the school’s

physical barriers assist in the lack of patronage to the nearby
commercial district and to public transit. The plan aims to
integrate the college with the community, the neighbor-
hood commercial district, and the transit station area.

The atea is rich in open space and recreational facilities.
Balboa Park is the largest public open space in the area,
and is used by locals and visitors from throughout the city.
The patk provides four baseball fields, two large multi-use
fields, tennis courts, a swimming pool, and other park
amenities. However, the park needs to be renovated, and
the physical and visual linkages to Balboa Park from the
surrounding neighborhoods need to be improved. More
discussion regarding Balboa Park is provided in the Streets
and Open Space Chapter of the bplan.

Few San Francisco locations outside of downtown approach
the level of transportation services offered in Balboa Park.
The Balboa Part BART station is the busiest in the system,
BART
provides high-speed, high-frequency service to downtown
San Francisco, SFO, and the East Bay. In addition, the
San Francisco Municipal Railway (MUNI) serves the area,
with the 29-Sunset, 49-Van Ness-Mission, 43-Masonic,
15-Third Street, 54-Felton, 88-Bart Shuttle, 36-Teresita,
26-Valencia and the MUNI metro lines J-Church, K-
Ingleside, M-Ocean View. The Balboa Park Station Area
Plan strives to capitalize upon the high levels of service in

the neighborhood.

after the four downtown San Francisco stations.



This land use plan aims to encourage and support the
growth, coordination, and accessibility of land uses in the
plan area.

OBJECTIVE 1.1

INTEGRATE THE DIVERSE USES IN THE PLAN
AREA AROUND THE COMMERCIAL SPINE
AND TRANSIT NODE.

A principle objective of this plan is to increase accessibility
to, from, and within the plan area. It does this through
street and transportation enhancements that will help to
revitalize the Ocean Avenue Neighborhood Commercial
District with its surrounding neighborhoods and with
transit. It also creates a new neighborhood around the
Balboa Park Bart Station.

POLICY 1.1.1
Strengthen the link between transportation and land
use.

The plan area already has excellent transit service, and tran-
sit services along Ocean Avenue serve the Neighborhood
Commercial District well. However, the transit, pedestrian
and biking experience needs to be improved to help enliven
the street, create a more pleasurable shopping experience,
and improve overall accessibility within the plan area.

OBJECTIVE 1.2

STRENGTHEN THE OCEAN AVENUE
NEIGHBORHOOD COMMERCIAL DISTRICT.

A successful San Francisco neighborhood offers a full
complement of retail stores, conveniently located so local
residents can shop for everyday goods and setvices without
relying on automobiles. The Ocean Avenue Neighborhood
Commercial District serves some, but not all, of the local
population’s needs.

A comprehensive program is needed to revitalize the
commercial district and should include improvements to
the access in the district. It should also encourage infill
development that brings more housing and activity to the
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street and it should create a business revitalization partner-
ship between the merchants, community members, and
the city.

POLICY 1.2.1
Improve access to and from the commercial district.

Accessibility plays a key role in the success of a commercial
district. The plan proposes to increase accessibility from
public transit to the commercial district by redesigning
the connection between Ocean Avenue and the Balboa
Park Bart station. It aims to increase accessibility from
City College by reconfiguring the Phelan Bus Loop. In
addition, streetscape improvements along Ocean Avenue,
street tree plantings, and traffic calming measures within
the surrounding residential neighborhoods aim to make
the pedestrian environment more amenable to those who
would walk to nearby shopping.

POLICY 1.2.2
Encourage mixed-use residential and commercial
infill within the commercial district.

The commercial district offers opportunities for parcels to
be redeveloped over time. These small projects can add to
the housing stock on upper floors and improve retail spaces
on the ground floor while maintaining the district’s fine-
grained character. In addition, the larger parcels around the
Phelan Loop area provide an opportunity for development
of additional new housing and a few larger-scale retail uses,
such as a food market.

POLICY 1.2.3 _

Retain and improve the neighborhood’s existing
businesses while also attracting new businesses
that address unmet retail and service needs of the
diverse local neighborhoods.

The primary customer base of the neighborhood com-
mercial district consists of residents of the surrounding
neighborhoods, although a few specialty retailers draw
customers from a broader region. However, residents pres-
ently make a significant portion of their retail purchases
at other shopping districts both within and outside of San
Erancisco. The Ocean Avenue Neighborhood Commercial
District could increase its success by capturing a greater
share of local residents’ spending as well as catering better
to transit patrons and City College students and faculty.
The commercial district would benefit greatly from a coor-
dinated program to improve the business environment,
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OBJECTIVE 1.3

ESTABLISH AN ACTIVE, MIXED-USE
NEIGHBORHOOD ARQUND THE TRANSIT
STATION.

Transit-oriented development has the added benefit of
adding life and vitality to the area around a transit node,
making walking and using the transit system more pleasant
and safe. Regionally, creating a network of transit-oriented
developments that concentrate housing density and other
development activity around transit nodes has the poten-
tial to foster greater mobility, reduce auto dependence and
pollution, and reduce pressures for urban sprawl.

The transformation of the Transit Station Neighborhood
into a functional transit hub and mixed-use neighborhood
is a central focus of this plan. The area around the Balboa
Park Station should be reinvented as a vital urban transit
village: a transit hub and a new neighborhood that support
one another to create a truly unique place for daily com-
muters and neighborhood residents alike.

POLICY 1.3.1 .
Mixed-use housing and retail should be the principal
land use in the Transit Station Neighborhood.

Housing and retail around the station will help to enliven
the area while providing needed housing. Ground floor
retail space should be focused on neighborhood-oriented
shops and services. Individual retail uses should not be
larger than 3,000 square feet to create a fine-grained, pe-
destrian-oriented character. Auto-oriented uses should be

prohibited.

POLICY 1.3.2
Encourage centers for cultural enrichment in the
Transit Station Neighborhood.

The plan aims to enhance the area’s cultural diversity by
providing opportunities for cultural centers and art enrich-

The Geneva Office Building, built in
1901 and used for almost a century as an office building for

ment programs.

transit workers, is an important neighborhood landmark at
the corner of Geneva and San Jose Avenues. Restored to
its former state, this handsome building would serve as an
anchor for the revitalization of the entire Transit Station

Neighborhood.

Rendering of a restored Geneva Office Building.



OBJECTIVE 1.4

DEVELOP THE RESERVOIRS IN A
MANNER THAT WILL BEST BENEFIT THE
NEIGHBORHOOD, THE CITY, AND THE
REGION AS A WHOLE.

"The Balboa Reservoir represents one of the largest remain-
ing undeveloped sites in San Francisco. The reservoir,
which has never contained water, is approximately 25
acres in size, and currently forms an unpleasant void in
the neighborhood. This Plan encourages the owners of
this site-to develop the reservoir in a manner that will best
benefit the neighborhood, the city, and even the region as

a whole.

POLICY 1.3.1

Develop the east basin of the reservoir to provide
additional educational facilities while enhancing
existing college and community services.

In 1991, the San Francisco Public Utilities Commission
(PUC) transferred the east basin to City College, while
retaining ownership of the west basin. The college intends
to develop the east basin for expanded campus facilities
and underground parking. Development on the east basin
should respect the existing north to south grid established
in the neighborhood south of Ocean Avenue and the east-
to-west axis established by the existing staircase leading
to the main building on the City College campus east of
Phelan Avenue. The physical and visual continuation of
these existing patterns through new development on the
east basin will help create appropriately sized blocks of a
size similar to those in the surrounding neighborhoods,
promoting walkability and strong physical and visual con-
nection with the surrounding areas.

POLICY 1.3.2 ,

Develop the west basin of the reservoir the greatest
benefit of the city as a whole as well as for the sur-
rounding neighborhoods.

If the PUC should decide that the west basin is not needed
for water storage, it should consider facilitating the devel-
opment of a mixed-use residential neighborhood on part of
the site to address the city-wide demand for housing. The
development on the site should recognize the opportunity
to knit the surrounding neighborhoods together through
the creation of a community open space and pedestrian
connections.
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If the PUC does move ahead to use the west basin for water
storage, it should provide a roof structure on top of the new
water tank, to allow the development of a community park
or open space.

OBJECTIVE 1.5

PLAN FOR PHYSICAL CHANGES AT THE CITY
COLLEGE OF SAN FRANCISCO.

City College is the largest institution and use of fand in
the plan area; approximately 27,000 students attend CCSF
daily. The college represents an important asset for the
area. Few other neighborhoods in the city are able to enjby
such close proximity to the culrural, recreational, and edu-
cational offerings provided by the college.

The College’s Master Plan was completed in 2004, The
Master Plan provides a comprehensive strategy for the
development of grounds and facilities to meet the College’s
needs through the year 2015. The Master Plan evaluates ex-
isting campus conditions relative to institutional needs, and
recommends projects necessary to meet these needs.' The
Master Plan incorporated community issues and concerns
that are also addressed in this plan and include; improve
campus image, support Ocean Avenue retail, encourage
pedestrian connections to and from Ocean Avenue, resolve
parking impacts, support improvements to transit facilities,
mitigate neighborhood impacts from development and to
involve the local community.* As the campus changes and
grows, CCSF should seek to reach out and connect with
the Transit Station Neighborhood and the Ocean Avenue
Neighborhood Commercial District.

POLICY 1.4.1

The existing college campus, and future expansions,
should be better integrated with the surrounding
neighborhood and the transit station.

City College represents an important but underutilized
asset for the area. Currently, the campus is disconnected
from its commercial district. As the college grows in the
future, it should reach out and connect to the Transit Sta-
tion Neighborhood and to the Ocean Avenue Neighbor-
hood Commercial District, helping to enliven the areas
and provide customers for businesses.

1 hopf/wweestedu/MP/PDE0406/01 lotraduction.pdf, CCSF Master Plan, 2004, Janu-
ary 29, 2008

Master Phn B C1mpus Development Program, p.60, ]1nu1ry 29, 7008
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Conceptual rendering of City Colledge of San Francisco (CCSF Ocean Avenue Campus Master Plan, 2004)
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TRANSPORTATION

The area’s institutional, commercial, and residential uses
and amenities provide a good opportunity to increase
transit ridership and to promote walking and biking. Ap-
proximately 27,000 students attend CCSF daily, the sur-
rounding residential communities provide family housing,
and the neighborhood commercial district is characterized
by close-knit shops located directly adjacent to light rail
lines and bus services. Students, residents, and shoppets
need to be encouraged to use the transit that so adequately
services this district. Links need to be strengthened to
existing land uses in the plan area through the re-design of
streets and streetscape improvements, and improved transit
access.

Adding housing above the shops along Ocean Avenue has
the dual benefit of strengthening the commercial district
and increasing transit use. The area around the Balboa
Park BART Station needs to be developed with a broad
mix of uses — providing transit riders with the services
they need. Developing the large, unused parcels within
the transit station neighborhood will reduce the area’s large
scale, enhance walkability, and create smoother connec-
tions with the surrounding residential communities and

City College.

Successful transportation systems depend on connections
between modes and ultimately, the ability to travel in the
least amount of time, safely and comfortably. The dif-
ferent transportation services in the plan area are pootly
connected. This lack of connectivity slows travel time, is
inconvenient, and in some cases, unsafe. Reconfiguring
and improving the transportation network will benefit the
neighborhood and the citywide transportation network.

Good transportation policies play a strong role in the
creation of a livable place. This chapter establishes policies
to strengthen the connection between land use and trans-
portation.

OBJECTIVE 2.1

EMPHASIZE TRANSIT IMPROVEMENTS THAT
SUPPORT THE NEIGHBORHOOD.

The level of transportation service in the plan area provides
a strong case for increasing the ared’s development poten-
tial. Existing transportation services and facilities should
be redesigned and rehabilitated, and circulation networks



should be reconfigured to create stronger connections be-
tween land use and transit. BART recently completed the

Balboa Park Comprehensive Station Plan (CSP), developed

in tandem with the Balboa Patk Station Area Plan and with
support from partners including the City, MUNI, BART,
Caltrans, City College, and neighborhood groups and
residents. The overriding goal of the CSP was to create
a consensus of public agencies for future development
and included transit improvements in the Transit Station

Neighborhood.

POLICY 2.1.1

Redesign the Balboa Park BART Station as a
regional transit hub that efficiently accommodates
BART, light rail, buses, bicycles, pedestrians, taxis
and automobile drop-off and pick-up.

"The Balboa Park Station is the busiest BART station out-
side of downtown San Francisco. Eight Muni bus lines
serve the area, as do three Muni Metro lines. In addition,
the station is popular with drop offpassengers because of
the station’s close proximity to Interstate 280, "The station
was opened in 1973 and is confined between the 1-280
and the Muni light rail tracks. The station is poorly de-
signed; accessibility is compromised and signage is lacking,
Simply put, the current design does not realize the station’s
potential. Redesigning the station is a key transportation
improvement in the plan area, it would highlight the sta-
tion as an important neighborhood resource; a place for
people to gather; and an efficient transit hub.

POLICY 2.1.2

Reconfigure the Phelan Bus Loop to encourage
public transit use and strengthen the connection
between transit and land use.

The Phelan Loop has the potential to link the Transit Sta-
tion Neighborhood with the Ocean Avenue Neighborhood
Commercial District and City College. The existing Phelan
Bus Loop disrupts the urban fabric at the eastern edge of
~the Ocean Avenue Neighborhood Commetcial District
and breaks the connection between this transit node and its
commercial corridor. The existing Phelan Loop parcels as
currently configured provides little amenity for the transit
rider and a poor connection to the adjacent City College.
A redeveloped Phelan Loop would function simultaneously
as a new front door on Ocean Avenue for City College and
as a gateway to the commercial district.

BALBOA PARK STATION AREA PLAN
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Reconfigured Phelan Bus Loop

OBJECTIVE 2.2

RECONSTRUCT AND RECONFIGURE MAJOR
STREETS IN THE PLAN AREA TO ENCOURAGE
TRAVEL BY NON-AUTO MODES.

Streets constitute a large portion of the plan area’s public
space; their quality can affect the success or failure of a
neighborhood as a livable place. The plan area’s main
streets of Geneva, Ocean, Phelan, and San Jose Avenues
encourage the fast movement of cars, contain circuitous
pedestrian routes, have misaligned intersections, and often
have a generally cluttered street environment. Retrofitting
these streets will improve the public realm and enhance
neighborhood identity. Ensuring a balanced mix of travel
modes with special attention to pedestrians and street life
will help make the area more enjoyable.

POLICY 2.2.1
Re-design Geneva Avenue as a new front door to the
BART station.

Geneva Avenue, between Ocean and San Jose Avenues,
should be reconstructed to gracefully accommodate the
large volume of pedestrians, bus loading, passenger drop-
offs, and through automobile traffic. The street must ac-
commodate all these activities while remaining an attractive
and comfortable place for people to be.
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POLICY 2.2.2

Re-design San Jose Avenue between Ocean and
Geneva Avenues to better accommodate public tran-
sit while maintaining its character as a residential
street.

San Jose Avenue between Ocean and Geneva Avenues is
a residential street that accommodates streetcars as they
approach the Balboa Park BART station. Design improve-
ments should be made to this street, including reserving a
lane for transit vehicles, adding transit boarding platforms,
and improving the existing transit boarding platforms.
Sidewalks should be improved, specifically on the western
side just south of Geneva at the current bus stop, to create
more pedestrian space for this high activity corner.

S 8l Tt

POLICY 2.2.3
Re-design Ocean Avenue as a transit and pedestrian
boulevard.

Ocean Avenue should be redesigned as the key pedestrian
connector in the plan area. This street should be a tree-
lined boulevard that emphasizes pedestrian, transit and
bicycle movement while still adequately accommodating
auto traffic.

This street should be redesigned to improve pedestrian
safety and include a modification of the Ocean, Phelan and
Geneva Avenue intersection. An improved intersection
would accommodate bike lanes, shorten crossing distances
for pedestrians, and tighten turning radii for automobiles.
New bicycle lanes should be provided to allow bikes to
reach City College and the Ocean Avenue Neighborhood
Commercial District from the BART station. A planted
center median should be installed between Phelan Avenue
and the entrance to the freeway deck. The existing Muni
K-line platforms under the overpass should be removed
and rebuilt.

Streetscape improvements should also be included in this
redesign and include appropriate street lighting, street trees,
and curb bulb-outs. These improvements should build on
the work that has already been done on the western end of
Ocean Avenue.

Rendering of a redesigned Geneva Avenue fooking Southeast (towards Upper Yard development).



POLICY 2.2.4
Re-design Phelan Avenue in a manner befitting a
campus-oriented street.

Phelan Avenue between Ocean and Judson Avenues is cur-
rently a main thoroughfare for City College students and
the neighborhoods to the north. It is also an access point
for college-related parking in the reservoir. As the campus
expands onto the reservoir, Phelan Avenue will take on
more of the character of an internal campus street. This
street should be redesigned to be more pedestrian friendly
and to accommodate bicycle lanes serving the neighbor-
hoods to the north.

OBJECTIVE 2.3

RECONNECT THE NEIGHBORHOODS
BISECTED BY THE INTERSTATE 280.

Interstate 280 separates the ared’s neighborhoods and is a
considerable source of noise. Ocean and Geneva Avenues
cross the freeway by way of an overhead bridge. The ramps
create an unpleasant condition where they meet the city
streets; pedestrians walking between the transit station and
surrounding areas are forced to cross multiple intersec-
tions.

POLICY 2.3.1
Minimize the prominent physical barrier of Interstate
280.

This plan proposes two projects that would minimize
the negative impacts of the 1-280. The first shorter term
project would reconfigure the freeway ramps to make them
safer for pedestrians and to improve traffic congestion.
The plan proposes the development of a single point urban
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interchange (SPUI). The SPUI would bring together the
ramps to a single point above the freeway and then connect
them with a roadway between Geneva and Ocean Avenues.
The second, longer term, project is the construction of a
deck over the freeway. The deck would be constructed
to support the SPUI and fill the freeway between Ocean
and Geneva Avenues. A connecting roadway would run
along the center of the deck, and would be lined by the
new inter-modal terminal, new mixed-use buildings, and
a public open space.

Freeway deck and Single Point Urban Interchange.
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The construction of the SPUTI and deck would simplify the
interchange between the freeway and city streets; reducing
the number of pedestrian and auto conflict points and help
ing to reconnect the neighborhoods.

OBJECTIVE 2.4

ENCOURAGE WALKING, BIKING, PUBLIC
TRANSIT AS THE PRIMARY MEANS OF
TRANSPORTATION,

The plan area has a diverse array of land uses and an infra-
structure rich in transportation services. Walking, biking,
and public transit complement the area’s urban character
of small closely spaced houses, a fine-grained walkable
shopping district, and the availability of transit. This plan
encourages walking by proposing streetscape improvements
and traffic calming measutes. It encourages bike riding by
proposing stronger bicycle connections. It also encourages
the use of public transit by proposing to increase transit
reliability and comfort.

POLICY 2.4.1
Main streets in the plan area should be civic spaces
as well as movement corridors.

Streets that support and invite multiple uses, including
safe and ample space for pedestrians, bicycles, and public
transit, create a conducive setting for the public life of an
urban neighborhood.  Well-designed, multi-functional
streets become important urban public spaces. Streets
must be comfortable for pedestrians and functional for all
types of travel. The main streets in the plan area — Geneva,
Ocean, Phelan, and San Jose Avenues — should emphasize
pedestrian, bicycle, and transit movement, while allowing
for auto travel. On smaller streets the comfort of pedestri-
ans is paramount.

POLICY 2.4.2
Improve and expand bicycle connections throughout
the plan area.

There is a significant opportunity to boost cycling in the
plan area; street grades are relatively flat for San Fran-
cisco, there are excellent regional transit connections, and
a strong student population represents a potential pool of
cyclists. Official city bike routes serve the plan area on
Ocean, Geneva, Phelan, and Holloway Avenue. Currently,
these bike routes do not have dedicated bicycle lanes. This
plan improves access and road conditions for cycling by
proposing bike lanes on Ocean and Phelan Avenues, and
a by providing bicycle improvements along Holloway
Avenue, connecting City College with San Francisco State
University. All bike improvements proposed in the Balboa

Park Station Area Plan must comply with the City’s Bike
Plan.

POLICY 2.4.3
Improve travel time, transit reliability, and comfort
level on all modes of public transportation.

To encourage more people to use transit, the travel experi-
ence must be pleasant. The quality of the transit experience
should be improved through well-designed stops and sta-
tions. In addition, signal pre-emption for transit vehicles
can help reduce the ‘bunching’ together of transit vehicles
by allowing a bus or streetcar to pass through intersections
with minimal delay. Stops signs slow transit service and
should be minimized and replaced by signals with preemp-
tion on transit preferential streets.
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PARKING

Despite the vast array of transportation services offered in
the plan area, many people still drive to fulfill their daily
needs. As a result, parking is a primary concern among the
residents in the surrounding neighborhoods and with the
merchants in the Neighborhood Commercial District.

The land uses in the area, namely the City College of San
Francisco, the Ocean Avenue Neighborhood Commercial
District, the Balboa Park BART station, and the Muni
service yards, create a competitive parking situation for
the residents in the surrounding neighborhoods. City
College draws students and staff to its facility; many drive
their cars, creating congestion in the areas surrounding the
college. The merchants along Ocean Avenue recognize the
importance of on-street parking availability to the success
of their businesses and are discouraged by the current low
turn-over rate. ‘The BART station is the southernmost sta-
tion; encouraging some to ‘park and ride’ or to be dropped
off. Ironically, the transit services themselves generate traf-
fic; the Muni offices and service yards bring employees who
may drive to work.

Balanced parking policies are a critical component to creat-
ing a livable neighborhood. As a result, the Plan takes a
comprehensive approach to address the negative impacts of

patking in and around the plan area. First, the Plan pro-
vides modal choice; it enhances transportation services, and
encourages walking and biking through redesigned streets
and improved streetscapes. Second, the Plan prioritizes
parking for residents, shoppers, and visitors to the area by
revising the residential permit parking system. Lastly, the
Plan proposes parking management strategies to be imple-
mented after a parking survey of the area is completed.

OBJECTIVE 3.1

ESTABLISH PARKING STANDARDS AND
CONTROLS THAT PROMOTE QUALITY
OF PLACE, AFFORDABLE HOUSING, AND
TRANSIT-ORIENTED DEVELOPMENT.

The plan area cannot become a better place without a
balanced series of parking policies. If more parking is
provided, it will generare traffic. If parking policies are too
strict, they may have the effect of making life difficult for
residents. Balanced parking policies are critical to creating
a livable neighborhood. Parking should be provided where
needed, but care should be taken to avoid oversupply.



POLICY 3.1.1

Provide flexibility for new residential development
by eliminating minimum off-street parking require-
ments and establishing reasonable parking caps.

Eliminating minimum parking requirements allows devel-
opers the flexibility to tailor parking to the constraints of
a site and to the needs of expected residents. Maximum
requirements, by limiting the amount of off-street parking
that may be provided, help to protect the qualities of a
place, promote higher densities, reduce housing costs, and
encourage transit use.

POLICY 3.1.2

Provide flexibility for non-residential development by
eliminating minimum off-street parking requirements
and establishing parking caps generally equal to the
previous minimum requirements.

Current minimum parking requirements for commercial
and institutional uses of 10,000 square feet or less should
be converted to maximums, with no required minimums.
'This will allow developers the flexibility to maximize retail
and housing development in new mixed-use buildings near
transit, while still permitting enough parking to serve ap-
propriate uses.

POLICY 3.1.3

Make parking costs visible to users by requiring
parking to be rented, leased or sold separately from
residential and commercial space for all new major
development.

Currently most new ownership housing and some new
rental housing has parking included in the base price of a
unit. This encourages auto ownership and use because the
cost for storing a vehicle is an already “sunk” and invisible
cost, Individuals or families who do not own or may not
need a car must often pay for the space anyway, needlessly
driving up the cost of their housing,

Where possible, parking spaces should be sold or rented

to residents for a price separate from that of the unit itself.

This will encourage only those who really need a car to pay
for storing one and also serve to lower the cost of housing
for those who do not need or want a car.

BALBOA PARK STATION AREA PLAN

OBJECTIVE 3.2

ENSURE THAT NEW DEVELOPMENT
DOES NOT ADVERSELY AFFECT PARKING
AVAILABILITY FOR RESIDENTS.

Residents sometimes oppose new development because
of worries that new residents will compete for scarce on-
street parking spaces. Implementing parking management
strategies, enhancing patking enforcement programs, and
proposing alternatives to reduce the need for parking will
help to ensure that new development does not adversely
affect parking availability.

POLICY 3.2.1

Consider revisions to the residential permit parking
program (RPP) that make more efficient use of the
on-street parking supply.

The city’s existing residential permit parking (RPP) system
is intended to mitigate the impacts of commuters and
other long-term non-resident parkers on residential streets
while also accommodaring short-term parking for visitors.
The program, as it is currently configured, is only partially
successful in its purpose of ensuring that adequate on-street
space is available for permit holders.

The city should engage in a study to identify revisions to
the residential permit program so that it more effectively
allocates parking as a scarce resource and helps residents
to welcome appropriate new development. Directions for
further study include:

1. Creating mote of a true market for on-street park-
ing. This would involve raising the price for a park-
ing permit to a level where it would be more likely
to trade off the costs of maintaining a car against
the costs of other means of transportation;

2. Enacting regulations stipulating that residents of
new development on transit preferential streets are
not eligible for a permit; -

3. Channeling extra revenue from higher parking fees -
back into neighborhood improvements.
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These ideas, and others not yet identified, should be stud-
ied closely by the city’s Department of Parking and Traffic
to identify their costs and benefits before proceeding to
modify the RPP program.

POLICY 3.2.2

Manage the existing supply of on-street parking
in the plan area to prioritize spaces for residents,
shoppers and non-commute transit trips.

The on-street parking supply in the plan area is put under
pressure due to the proximity of transit and City College.
Drivers from outside the neighborhood seek unregulated
street parking in order to use BART or Muni. Likewise,
students attending courses at City College often seek park-
ing on neighborhood streets.

Highest priority for the limited supply of existing on-street
parking should go to residents on neighborhood streets (via
a residential permit parking system) and shoppers on com-
mercial streets (via parking meters). Effective enforcement
will be required to make this prioritization system effective.
A lower priority for access to on-street parking should be
assigned to non-commute users of the transit station and
employees of local businesses. City College parking de-
mand should be reduced via programs to encourage use of
non-auto modes and then be accommodated on dedicated
off-street facilities.

POLICY 3.2.3

Promote car-sharing programs as an important way
to reduce parking needs while still providing resi-
dents with access to an automobile when needed.

Car-sharing programs have gained popularity in the last
few years in many cities. Members of car-share organiza-
tions are able to quickly and easily access vehicles located in
their neighborhoods for everyday trips without needing to
own a car. These programs should be supported in the plan
area to minimize the negative impacts of new development
on parking availability.

POLICY 3.2.4
Increase the effectiveness and scope of the city’s
parking enforcement program.’

Parking meters, residential permits, and other measures rely
on enforcement if they are to work effectively to improve
availability and prioritize spaces as intended. Regular, con-

sistent enforcement is needed in the area. An enforcement
program is also important at bus stops to improve transit
reliability, to allow Muni vehicles to pull to the curb, and
to maintain dedicated curb space for delivery vehicles, taxis
and ‘kiss-and-ride’ functions.

POLICY 3.2.5
Carefully managed parking in the Phelan Loop Area.

New residential and commercial uses in the Phelan Loop
Area will generate demand for parking, though this demand
can be expected to be lower than average due to the proxim-
ity of the Muni K-line and the Balboa Park BART station.
There will be an opportunity to create new, metered, on-
street parking spaces along the new street extensions in the
Phelan Loop area. Off-street parking facilities can also be
developed as part of new buildings on the various parcels.

The following guidelines should govern the provision of
parking in the Phelan Loop Area.

Guidelines for Parking in the Phelan Loop Area

1. Curb patking is desirable in all cases, and its avail-
ability should be maximized along Ocean Avenue,
as well as along side streets. Curb parking should
be managed according to the Balboa Park Station
Area Plan Urban Design Guidelines in the Urban
Design and Built Form chapter of this Plan.

2. New metered curb parking spaces should be created
in the Phelan Loop Area. These new spaces will be
located along the extensions of Brighton and Harold
Avenues. When a new building is developed on the
Phelan Loop patcel, the street should be widened
to allow the creation of metered curb parking along
the north side of Ocean Avenue between Harold
and Lee Avenues, where it has not existed in the
past.

3. Off-street parking, in structures and underground,
should be centrally planned and managed for the
entire Phelan Loop area, to the greatest extent pos-
sible. Central planning and management of park-
ing in this area offers the opportunity to make the
most efficient use of the fewest number of spaces,
as well as to minimize the number of unattractive
driveways and entrances. Involvement of the San
Francisco Parking Authority should be explored.



Spaces for car share and other innovative programs
should be a part of the parking facilities in this
area.

4. Entrances to off-street parking should not be placed
on Ocean Avenue. All parking entrances should be
via Harold, Lee and Brighton Avenues. Openings
providing auto access into garages should be as nar-
row as possible.

5. Structured parking may be provided underground
or within building podiums. In all cases parking
should be screened from view from Ocean Avenue.
Parking should also be screened from view, to the
greatest extent practical, from the public spaces
along the extensions of Harold and Brighton Av-
enues. Parking should be set back at least 25 feet
from lot lines along Ocean, Harold and Brighton
Avenues,

6. There should be no minimum parking requirements
attached to any land use. Parking for residential
uses should not be provided at greater than one
space per unit. Parking for commercial uses should
not be provided at greater than two spaces per 1,000
square feet of occupied building area. Parking for
commercial uses must conform to all other design
and setback requirements set forth in this Plan.

OBJECTIVE 3.3

ENSURE THAT NEW OFF-STREET

PARKING DOES NOT ADVERSELY AFFECT
NEIGHBORHOOD CHARACTER OR THE
PEDESTRIAN FRIENDLINESS OF STREETS IN
THE PLAN AREA.

Curb cuts, leading to garages or surface parking lots,
adversely impact transit service and the quality of the
pedestrian environment as well as remove on-street park-
ing and trees. They also introduce auto traffic across busy
pedestrian sidewalks.

POLICY 3.3.1
Prohibit garage doors and curb cuts on neighbor-
hood commercial and transit preferential streets.

BALBOA PARK STATION AREA PLAN

Curb cuts should be prohibited on transit preferential streets
due to the delays they impose on buses and streetcars. This
will have the effect of prohibiting off-street parking in new
developments mid-block, but not in buildings developed
on corners, where parking garages can be accessed from
side streets.

OBJECTIVE 3.4

ESTABLISH PARKING POLICIES TO SUPPORT
REVITALIZATION OF THE OCEAN AVENUE
NEIGHBORHOOD COMMERCIAL DISTRICT.

Adequate short-term customer parking is one important
element of a successful neighborhood commercial district.
Currently, while parking along Ocean Avenue in the com-
mercial district is easier than in most of the city’s busiest
districts, spaces can be hard to find at peak times. Parking
in the commercial district needs to be carefully managed so
that it doesn’t detract from pedestrian, bicycle and transit
access which is critical to a healthy district.

POLICY 3.4.1

Improve metered parking in the Ocean Avenue
Neighborhood Commercial District.

The local nature of the Ocean Avenue Neighborhood Com-

" mercial District means that most shopping etrands can be

completed within an hour, and in many cases, significantly
less time. To maximize business for local merchants, park-
ing should be managed to give priority to short-stay cus-
tomers.

POLICY 3.4.2 ,
Maximize existing off-street parking facilities in
the commercial district for business owners and
employees as well as for customers.

Often business owners and employees park along Ocean
Avenue; occupying prime parking spots which should be
available to customers. The merchants’ association and
other neighborhood groups should negotiate with owners
of parking lots that have weekday surpluses to allow others
to use their lots within agreed time frames. These negotia-
tions would be likely to focus on parking for employees in
the commercial district, allowing them to use the lots to
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free up on-street parking spaces for customers. It may be
possible to use the lots for customer parking as well. Pos-
sible locations include:

* Rite-Aid/24-Hour Nautilus (107 spaces)

* New Providence Baptist Church (30 spaces at
Granada Avenue and Holloway Avenue)

* St. Emydius Church (50 spaces at De Montfort
Avenue and Ashton Avenue) -

* Voice of Pentecost Church (11 spaces at Ocean
Avenue and Keystone Way)

* SF Church Assembly (17 spaces, also on Ocean
Avenue)

POLICY 3.4.3
Explore the potential for merchants and their em-
ployees to park in the reservoir.

City College currently offers hundreds of parking spaces
every day at the reservoir for $1 a day. There is a large num-
ber of surplus spaces that could be used to accommodate
longer-term parking by merchants and their employees;
freeing up more cutbside spaces for customers.

Though both City College and the Public Utilities Com-
mission (PUC) have plans for using the reservoir in the
future, they are unlikely to move forward for several years.
In the meantime, the merchants association should explore
whether City College would offer a monthly permit to
local merchants and their employees. In addition, City
College and the PUC should explore creating a pedestrian
pathway that would connect the reservoir parking directly
to Ocean Avenue.

Balboa Reservoir

POLICY 3.4.4

Consider the long-term need for additional public
off-street parking only after all existing on and off-
street parking opportunities have been exhausted.

The use of scarce land in San Francisco for public parking
lots or parking structures should be considered only as a last
resort. First, all existing parking opportunities should be
fully utilized. If parking demand warrants the construction
of additional off-street parking it should only be developed
as part of a new mixed-use development rather than as a
standalone garage structure.

OBJECTIVE 3.5

ESTABLISH PARKING POLICIES TO
SUPPORT THE NEW TRANSIT STATION
NEIGHBORHOOD.

City policy strongly discourages the provision of all-day
commuter parking at transit hubs and encourages access
by public transit, walking, bicycling and passenger drop-
off. One component to the development of this area is the
management of on-street parking in a way that supports
transit use and prioritizes curb space for support services
and those who need it most.

POLICY 3.5.1
Provide off-street parking to serve BART or Muni
employees should not be provided.

Currently, there are parking spaces along main streets te-
served for Muni employees who work at the Muni facilities
in the Transit Station Neighborhood. Muni should ensure
that the existing off-street parking facilities in the area which
it currently owns or rents are being used to their full capac-
ity before the city reserves curb parking space for Muni
employees. Should additional parking be needed beyond
that provided in its own off-street facilities, only enough
cutb spaces should be reserved to cover the shortfall for
those employees who work late night and early morning
shifts when transit is not available. Curb-side parking space
in the Transit Station Neighborhood is limited, particularly
after satisfying the needs of transit services for curb space to
pick up and drop off passengers. This means that remain-



ing curb-side parking spaces must be carefully prioritized
for essential users, including local residents, who would be
ensured parking availability through a revamped residential
permit parking program.

POLICY 3.5.2
Prioritize on-street parking in the Transit Station
Neighborhood for particular types of users.

The following priorities should be established for curb
space in the Transit Station Neighborhood, on Ocean,
Geneva and San Jose Avenues:

1. Public buses and shuttles

2. Private buses and shuttles

3. Taxis

4. Car-sharing services

5. Passenger drop-off and pickup

6. Muni and BART employees working late night
and early morning shifts

7. Visitors to Balboa Park

8. Short-term (non-commute) parking for transit
riders

After critical functions are provided for, the next priority
should be given to users of Balboa Park and to those who
wish to park near BART for short term (non-commute)
trips. Four-hour meters, or a different technology, can be
used to make sure that commuters do not use neighbor-
hood curb-side parking space for all-day parking.

On the residential side streets around the station, parking
should be prioritized for residents and their visitors, by
means of the residential parking permit system and effec-
tive enforcement.

BALBOA PARK STATION AREA PLAN

POLICY 3.5.3
Explore the extension of the validity of the Fast Pass
on BART to the Daly City station.

Currently many BART riders from northern San Mateo
County park on the streets around the Balboa Park Station
in order to be able to use a Muni Fast Pass to ride BART
into downtown San Francisco, rather than paying the much
higher regular BART fare from the Daly City Station.
BART and Muni, in consultation with SamTrans and Daly
City, should investigate the costs and benefits of extending
the validity of the Fast Pass to Daly City Station.

23
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HOUSING

Housing above neighborhood-serving retail is one of the
most important strategies for revitalizing the plan area.
The development of new mixed-use buildings with hous-
ing above, carefully designed and affordable to a range of
income levels, will enliven the streets, supply more custom-
ets for local businesses, and help address the city’s housing
needs. The proximity of the neighborhood’s main streets
to excellent transit service makes this an especially good
place for housing.

There ate a number of opportunities to provide housing in
the plan area; through incremental infill and through the
development of underutilized lots in the area. The Ocean
Avenue Neighborhood Commercial District has many
underdeveloped sites; additional housing in this area will
increase the customer base and enliven the area. Toward
the eastern end of the district, the larger parcels around the
Phelan Loop also offer more opportunities for additional
new housing,

The Transit Station Area is also surrounded by underuti-
lized land. In fact, some parcels located directly adjacent
to the Balboa Park BART station are currently zoned for
single family housing. Transit station areas are ideal places
to encourage new housing growth, as new residents and
other acrivity can be accommodated without many of the
negative impacts associated with growth, notably traffic.
The transformation of this area into a functional transit
hub depends on intensifying development in the area,

which includes adding a variety of housing types. Focusing
compact growth and density around this transit oriented
area capitalizes on major investments in transit and brings
potential riders and destinations closer to transit facilities,
thereby increasing ridership.

In addition to new housing in the plan area, the Plan aims
to provide increased affordable housing opportunities and
to preserve and enhance the area’s existing housing stock,
resulting in a diverse housing mix that complements the
surrounding neighborhoods, while supporting the services
offered in the area.

OBJECTIVE 4.1

MAXIMIZE OPPORTUNITIES FOR
RESIDENTIAL INFILL THROUGHOUT THE
PLAN AREA.

Successful San Francisco neighborhoods follow a consistent
pattern. They generally include residential enclaves sur-
rounding a vibrant, mixed-use commercial core. In most
neighborhoods, the commercial core contains mixed-use
buildings along main streets, with neighborhood-oriented
stores and services on the ground floor and housing on up-
per floors. A critical mass of people living on or near main
commercial streets is what gives urban neighborhoods their
vitality, intetest, safety, and convenience.



POLICY 4.1.1

Housing, supported by a modest amount of
neighborhood-oriented commercial establishments,
should form the backbone of all new development in
the plan area.

Significant gaps in development and activity along streets
caused by underutilized land or the intrusion of major
infrastructure can make even very close areas seem distant,
isolated and unconnected. Filling in these gaps with active
mixed-use buildings will connect isolated sections of the
plan area. Ocean Avenue and San Jose Avenue present
opportunities for infill housing while the transit station
area and the reservoir area provide opportunities for larger
housing developments.

POLICY 4.1.2

Eliminate dwelling unit density maximums.

Dwelling unit density maximums unnecessarily constrain
the number of dwelling units that can be built on a given
lot. Eliminating density caps allows developers the flex-
ibility to construct the type of unit that reflects market
realities.

OBJECTIVE 4.2

STRENGTHEN THE OCEAN AVENUE
NEIGHBORHOOD COMMERCIAL DISTRICT
BY PROVIDING AN APPROPRIATE MIX OF
HOUSING.

A comprehensive program is needed to revitalize the com-
mercial district and should include infill development
that brings more housing and activity to the street. The
commercial district offers opportunities for parcels to be
redeveloped over time, either through additions on upper
floots, or on the potential development sites in the Phelan

Loop Area.

POLICY 4.2.1

Encourage mixed-use commercial and residential
infill within the commerecial district while maintaining
the district’s existing fine-grained character,

Over time there will be opportunities to replace some
existing structures in the commercial district. Infill on
these parcels with mixed-use developments containing up

BALBOA PARK STATION AREA PLAN

to three floors of housing, and retail space on the ground
floor should be encouraged. To retain the district’s fine-
grained character, consolidation or mergers of more than
one parcel should be prohibited. An exception to this rule
should be made for mergers where a corner parcel would
be consolidared with one adjacent parcel. These mergers
would allow slightly larger structures to be developed on
corners, which would allow more housing units to be de-
veloped with access to parking from the side street.

POLICY 4.2.2
Redevelop the parcels in the Phelan Loop Area with
new mixed-use development.

Although the Phelan Loop Area is functionally a part of
the Ocean Avenue Neighborhood Commercial District,
it has a distinctly different character from the rest of the
commercial district. This area breaks the traditional urban
pattern of buildings built to the sidewalk. The reconfigu-
ration of the existing Phelan Loop would encourage the
development of housing sites.

The first site, currently known as the Kragen Site because
it is occupied by a Kragen Auto Parts store, is the largest
individual site in the Phelan Loop area. New development
here would contribute substantially to the revitalization
of this area by introducing new housing and commercial
development and would add to the creation of a cohesive
streetwall along Ocean Avenue.

The second site is the existing fire station/bookstore parcel.
This parcel is currently occupied by a fire station and a
small building housing a bookstore for City College. The
relocation of the fire station is not necessary to realize the
vision of this area however, if the station should relocate, a
residential/commercial mixed-use buildings could be built
in its place to strengthen the connection between City Col-
lege and the neighborhood, and to help activate the Phelan
Plaza.

The third parcel in the Phelan Loop Area would be created
from the reconfiguration of the Loop itself. Reconfiguring
the Phelan Loop would provide a parcel of land that aims
to accommodate a 70 unit, 100% affordable housing proj-
ect, bringing new residential opportunities for people with
a variety of income levels to live in the neighborhood.

,25,
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OBJECTIVE 4.3

ESTABLISH AN ACTIVE, MIXED-USE
NEIGHBORHOOD AROCUND THE TRANSIT
STATION THAT EMPHASIZES THE
DEVELOPMENT OF HOUSING.

Transit station areas are often ideal places to encourage new
housing growth, as new residents and other activity can
be accommodated without many of the negative impacts
associated with growth, notably traffic. Focusing compact
growth and density around transit stops capitalizes on ma-
jor investments in transit and brings potential riders and
destinations closer to transit facilities, thereby increasing

ridership.

POLICY 4.3.1
Encourage mixed-use housing on the Upper Yard.

Development on the Upper Yard (the southwest corner of
San Jose and Geneva Avenues) represents the best near-term
opportunity for introducing mixed-use development into
the station area. Development of this site would provide
a stronger sense of neighborhood identity and bring much
needed housing to the Transit Station Neighborhood.

Development on the Upper Yard should seek to maximize
density in order to help create increased vitality around
the station and provide as much housing as possible. The
massing and character of new buildings must contribute to
the existing neighborhood and respect the character and

scale of the Geneva Office Building.

Development along Geneva Avenue should be primarily
residential, with some transit and neighborhood-serving
commercial uses at the street level. Development facing
San Jose Avenue should be predominately residential.

POLICY 4.3.2
Encourage mixed-use housing on the northeast
corner of Geneva and San Jose Avenues.

A parcel at the northeast corner of Geneva and San Jose
Avenues currently contains a one-story retail building and
some surface parking. Immediately to the east, the city
Recreation and Parks Department owns a strip of land run-
ning along Geneva Avenue as far as Delano Street, which
contains open planted areas surrounded by a fence. Both

of these parcels are significant in that they are underutilized
pieces of land very close to the heart of the new Transit

Station Neighborhood.

The retail building should be appropriately redeveloped
with a mixed-use building, containing housing on the
upper floors and either retail or institutional space on the
ground floor. The Recreation and Parks Department par-
cel is part of the city’s open space inventory. According to
the City Charter the parcel cannot be changed to another
use without voter approval unless a comparable parcel is
substituted for it. If the charter requirements are satisfied,
these two parcels could be combined to create the opportu-
nity for a substantial new development. Appropriate uses
would be some combination of housing, neighborhood-
oriented retail, institutional space and a small amount of
public open space.

POLICY 4.3.4
Housing should be developed above the Muni Green
Yard.

Both locally and regionally, the Muni Green Yard rail facil-
ity is an ideal location to concentrate new housing, because
of its exceptional access to transit, commercial services,
and other institutional assets. Additionally, the site is large
— an entire block — giving it the potential to house several
hundred dwelling units, greatly enhancing the activity and
life at the heart of the Transit Station Neighborhood.
However, even with the completion of a new inter-modal
transit terminal and freeway deck, this rail yard will remain
vital to Muni’s operations for many years.

While it would be very complex to build over the rail
facility, the potential exists to build a mid-rise, mixed-use
housing development in the “air rights” above the largely
single-story rail facility. In general terms, this proposal
would include building a deck for new development above
Muni rail operations, storage and maintenance facilities.
This scenario would be expensive and complex, yet it
would radically change the character of the Green Yard and
the neighborhoods that surround it. The project’s greatest
challenges include the creation of a viable and functional
rail yard while carefully integrating new development in a
manner that would contribute to the neighborhood.

It is likely that a complete yard redesign and reconstruction
effort would be necessary in order to realize the air rights



development. A potential benefit to this reworking could be
the creation of a more efficient and modern rail facility that
better meets Muni’s operational needs. The development
pattern atop the deck should follow the neighborhood’s
traditional street grid pattern and alignments (perpen-
dicular to San Jose Avenue), essentially creating a group-
ing of elevated city blocks, rather than a single, massive
super-block. Efforts should be made to align egress points
with existing streets and the traditional street grid pattern
along San Jose Avenue. To the extent practical, enough
space should be available between Muni operations and the
sidewalk to build new housing units along the Green Yard’s
street-facing edges.

Attention should be focused on scale and the creation of an
active and interesting street level presence. Low to mid-rise
(up to five stories) residential units such as stacked flats
and/or town homes should be built on the street level along
Ocean and San Jose Avenues. These units would separate
the otherwise blank walls associated with the rail yard and
the street.  The units built along San Jose Avenue should
follow a 25-foot wide pattern of vertical modules to respect
the scale and character of the homes across the street. In
both cases, particular emphasis must be placed on creating
buildings with human scale that do not appear monolithic
or unusually wide and massive. The buildings should fol-
low the urban design principles and guidelines set forth in
this Plan. More intensive mid- to high-rise development
should be built atop the deck, with density and height
increasing in closer proximity to the multi-modal station.
Any tall buildings built within the new blocks should be

graceful and slender.

OBJECTIVE 4.4

CONSIDER HOUSING AS A PRIMARY
COMPONENT TO ANY DEVELOPMENT ON THE
RESERVOIR.

The Balboa Reservoir represents one of the largest remain-
ing undeveloped sites in San Francisco and currently forms
an unpleasant void in the neighborhood. Developing
housing on this site would help fill this void in two ways.
First, housing here would add more people to the area;
enlivening the commercial district and increasing ridership
levels on the nearby public transportation services. Second,
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new housing development would fill the void between the
commercial district and the surrounding neighborhoods,
enticing residents to walk to the commercial district and
use alternative modes of transportation.

POLICY 4.4.1
Develop housing on the West basin if it is not
needed for water storage.

If the PUC should decide that the west basin is not needed
for water storage, ‘it should consider development of a
mixed-use residential neighborhood on part of the site
to address the city-wide demand for housing. Affordable
hsouing should be considered a high priority per Policy
4.5.1,

OBJECTIVE 4.5

PROVIDE INCREASED HOUSING
OPPORTUNTIES AFFORDABLE TO A MIX OF
HOUSEHOLDS AT VARYING INCOME LEVELS.

In addition to preserving and increasing the supply of
housing in the area, there is much that can be done to make
housing more affordable in the area. Innovative means of
increasing affordability have been explored as part of the
community planning process. This plan supports the cre-
ative application of all means to enhance the amount and
diversity of affordable housing in the area.

POLICY 4.5.1
Give first consideration to the development of af-
fordable housing on publicly-owned sites.

Development of a wide variety of housing stock, containing
units of various sizes, styles and prices, will help ensure that
the plan area’s current diversity in income, ethnicity, family
size, and lifestyle can be maintained. Where publicly-owned
parcels are being developed, the city should require that
this diversity be included as part of new development. In
addition, city policy directs that surplus public property be
considered for development of affordable housing. 'Thus,
when offering their land for development, first consider-
ation should be given by these agencies to the development
of housing affordable to individuals or families making less
than 120 percent of the area median income.
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POLICY 4.5.2
Establish programs to increase affordability of hous-
ing developed in the Plan Area.

The Bay Area is one of the pilot locations for the Location
Efficient Mortgage Program. This program recognizes
the lower costs of transportation for households living in
neighborhoods near good transit service and allows these
households to qualify for higher mortgage amounts based
on these lower transportation costs. The plan area should
be included in the eligibility zone for this new program.

OBJECTIVE 4.6

ENHANCE AND PRESERVE THE EXISTING
HOUSING 8TOCK

The plan area has approximately 2,755 housing units,
providing homes to more than 6,340 people. In contrast
to new housing, exisﬁing housing tends to be more afford-
able. The area’s existing housing stock should be preserved
and remain available for occupancy by a wide range of
residents.

POLICY 4.6.1
Maintain a presumption against the loss of existing
housing units.

As housing demand increases, developers or property
owners may seck to demolish or renovate housing that
currently serves lower-income households in favor of hous-
ing for higher-income households. With the exception
of substandard units, the existing housing stock should
be protected, especially those units serving lower-income
households. Development proposals that would result in
a net decrease in the number of housing units should be
rejected.  Development proposals which would result in
a net addition to the number of housing units in the area
should be considered on a case-by-case basis.

POLICY 4.6.2
Discourage dwelling unit mergers.

Dwelling-unit mergers reduce the number of housing units
available in an area.