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Notice is hereby given of an appeal o the Board of Supetrvisors from the following action of the City
Planning Commission.

The property is located at 3‘1 0?0(7 6%\ Q(d CQ}QQ 926%/ éO’LOOS/ ) |

April 7, 2016

Date of City Planning Commission Action
(Attach a Copy of Planning Commission’s Decision)

Y/)Ox\/ 5/ pl())-é

Appeal Filing Date

The Planning Commission disapproved in whole or in part an application for reclassification of
property, Case No. .

The Planning Commission disapproved in whole or in part an application for establishment,
abolition or modification of a set-back line, Case No.

> __ <% The Planning Commission approved in whole or in part an application for conditional use
authorization, Case No. X014 -000174 COA .

The Planning Commission disappraved in whole or in part an épplication for conditional use
authorization, Case No. .

Vi\Clerk's Office\Appeals Information\Condition Use Appeal Process5

August 2011
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Statement of Appeal:

a) Set forth the pari(s) of the decision the appeal is taken from:

' Seg gttt

b) Set forth the reasons in support of your appeal:

e afrdamint~

Person io Whom

Notices Shall Be Mailed Name and Address of Person Filing Appeal:

] * Grary Weles

Dirk Agquilar Prestd Wt o€ Corblr HRis /\)Q!\g\/\bﬁ\ﬁ
¥ Name Name | v
20 o Sireet | 78 Mars Sl |
San Fravicisco, CA 3414  Ban Fraveisc, CA G404
Address Address
(415) D47-5415 (419) R 79-5570
Telephone Number Telephone Number

- BEwadl t‘BA@uilm’ @%vwm il.com Ewail g/ @Cme#bQ’ngs .og

Sig I re of Appelant or
Authorized Ageht

V:\Clerk's Office\Appeals Information\Condition Use Appeal Process6
August 2011
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Statement of Appeal:

a)" The set forth part(s) of the decision the appeal is taken from:

b)

The approval of Conditional Use Authorization No. 2014-000174CUA,
including, among other things, to permit an increase to the existing

- square footage by more than 100%.

Set forth the reason in support of your appeal:

Among other things, the project fails to meet the criteria of the Interim
Zoning Controls Legislation and it fails to meet the City's Conditional
Use requirements. Specifically the project is undersirable for the
neighborhood and it is detrimental to its neighbors. Further, the permit
application is based on factually incorrect claims.

We incorporate by reference materials submitted and presented at the
Planning Commission Conditional Use Hearings. We will provide further
explanation, testimony and materials in our brlef and at the Board of
Supervisors Hearing.

1302



CORBETT HEIGHTS NEIGHBORS

www.corbeftheights.org

May 2, 2016

San Francisco Planning Department
1650 Mission Street, Suite 400

San Francisco, CA 94103

Re: Conditional Use Appeal: 32 Ord St. Board of Supervisors Appeal Fee Waiver

To Whom It May Concern,

My name is Gary Weiss. | am the President of Corbett Heights Neighbors, a
neighborhood association that is registered with the City and County of San
Francisco and the Secretary of State of California.

Corbett Heights Neighbors supported Supervisor Scott Wiener's Interim Zoning -
Controls legislation that were passed in 2015.

This project, as currently designed, does not comply with the intent of the
legislation. We feel that there are alternative solutions that would allow for an
equally good design and that would respect the Interim Zoning Controls. We
previously requested that the Planning Commission deny the Conditional Use
authorization. We are appealing their decision (Case Number 2014-000174CUA)
for the same reasons.

Sincerely,

Gary Weiss, President
Corbett Heights Neighbors

cc: Supervisor Scott Wiener
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Gary Weiss
President of Corbett Heights Neighbors
78 Mars Street

¢ San Francisco, CA 94114

May 5, 2016

San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103-9425

32 Ord Street Appeal: Letter of Authorization

To whom it may concern

| am the Appellant of the 32 Ord Street Conditional Use Authorization Case No
2014-000174CUA. | authorize Dive Agunlar to act as my agent and
on my behalf for all purposes of this appeal.

Please communicate directly with:

D o

20 Ovgl hat}, San Frauasco, CA 944
DAgula@gwonl.com / (15) D47 -5415

Sincerel

Gary Wei
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Gary Weiss

President of Corbett Heights Neighbors
78 Mars Street '

San Francisco, CA 94114

May 5, 2016

Office of the Clerk of the Board

San Francisco Board of Supervisors
1 Dr. Carlton B. Goodlett Place

City Hall, Room 244

San Francisco, CA 94102-4689

32 Ord Street Appeal: Letter of Authorizatioh

To whom it may concern

| am the Appellant of the 32 Ord Street Conditional Use Authorization Case No
2014-000174CUA. | authorize Diwe Aaulgl to act as my agent and
on my behalf for all purposes of this appéal.

Please communicate directly with:
Dirk Aguilar
%0 Ol S Dan Fravcise, CA 2414

gl @gqunil-com /(415) 3477545
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SAN FRANCISCO
PLANNING DEPARTMENT

Subject ta: (Select only if applicable)

o ) TE50WISSIon St
Ll Affordable Housing (Sec. 415) [ First Source Hiring (Admin. Code) Suite 400
D Jobs Housing Linkage Program (Sec. 413) En} .C’hi?d Care Requirement {Sec. 414) A g:";?gg‘s;::(g
1 Downtown Park Fee (Sec. 412) ‘ 3 Other :
Reception:
415.558.6378
Fax:
Planning Commission Motion No. 1 9609 4155586409
HEARING.DATE: APRIL 7, 2016 Planning
CONTINUED FROM JANUARY 7, 2016 AND MARCH 3,.2016 Information:
415.558.6377
Case No.: 2014-000174CUA.

Project Address: 32 ORD.STREET
Permit Application: 2014:10:17.9274

Zoning: RH-2 (Residential House, Two-Family) District
' 40-X Height and Bulk District
Block/Lot: 2626/005
Project Sponsor:  Jonathan Peatlman
Elevation Architects
1159 Green Street, Suite 4
) San Francisco, CA 94109 '
Staff Contact: Andrew Perry — (415) 575-9017 ‘ : !

Andrew. Perry@sfgov.org

ADOPTING FINDINGS ' RELATING TO THE APPROVAL OF -CONDITIONAL USE
AUTHORIZATION PURSUANT TO PLANNING CODE SECTIONS 303 AND 306.7 ESTABLISHING
INTERIM ZONING ‘CONTROLS IMPOSED BY RESOLUTION NO. 76-15 ON MARCH 9, 2015 TO
PERMIT A HORIZONTAL AND VERTICAL ADDITION TO A SINGLE-FAMILY HOME THAT
WOULD INCREASE THE EXISTING SQUARE FOOTAGE BY MORE THAN 100% AND RESULT IN
EXCESS -OF 3,000 SQUARE FEET WHILE ALSO INCREASING THE LEGAL UNIT COUNT FROM
ONE- TO -"TWO-UNITS, WITHIN AN RH-2 (RESIDENTIAL HOUSE, TWO-FAMILY) ZONING
DISTRICT AND A 40-X HEIGHT AND BULK DISTRICT.

PREAMBLE

On October 17, 2014, Jonathan Pearlman (hereinafter “Project Sponsor”), on behaif of Sunae Chon, filed
Building -Permit Application Number 2014.10.17.9274 for the horizontal and vertical expansion to an
existing single-family dwelling at 32 Ord Street. On February 20, 2015, the property was sold to John
Harty, and on March 5, 2015 an Environmental Evaluation application was filed with the Planning
Department (hereinafter “Department”).

www.sfplanning.org
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Motion No. 19609 CASE NO, 2014-000174CUA
Hearing Date: April 7, 2016 32 Ord Stregt

On March 9, 2015, the Board of Supervisors passed interim legislation to impose interim zoning controls
for an 18-month Period for -parcels in RH-1, RH-2, and RH-3 zoning districts within neighborhoods
known as' Corbett Heights and Corona Heights, requiring ‘Conditional Use Authorization for any
residential development on a vacant parcel that would result in total residential square footage exceeding
3,000 square feet; Conditional Use Authorization for any new residential development on a developed
parcel that will increase the existing gross square footage in-excess of 3,000 square feet by more than 75%
-without increasing the existing legal unit count, or more than 100% if increasing the existing legal unit
count; and requiring Conditional Use authorization for residential development that results in greater
than 55% lot coverage. The project 51te was affected’ by the interim legislation, reqmnng Conditional Use
Authorization.

On August 18,2015, Jonathan Pearlman, on, behalf of John Harty, filed Application No, 2014-000174CUA
(hereinafter “Application”) wifh the Department seéking Conditional Use. Authorization for horizontal
and vertical additions to the existing single-family dwelling that would increase the existing gross square
footage in excess of 3,000 square feet and more than 75% without an increase to the legal unit count,
within an RH-2 (Residential House, Two-Family) Zoning District and a 40-X Height and Bulk District,
The proposal will convert the two-bedroom single-family home with one off-street parking space, into a
four-bedroom single-family home with two off-street parking spaces, and is an addition of approximately
2,985 square feet, bringing the total square footage of.the home to approximately 4,750, The addition will
excavate info the upsloping lot at the basement garage and first floor levels, expand the building at the
rear of the second floor, and add a new third story. The upper floor-will be set back from the main front
 building wall by approximately 10 feet and by approximately 17 feet from the front property line.

On January 4, 2016, the Project Sponsor submitted a.revised proposal with the Department that would
provide an additional residential dwelling unit at the first floor. The revised proposal also eliminated
some of the excavation that was proposed at the rear of the first floor, so that the total square footage for
the building was reduced fo 4,336 square feet. The previously proposed building envelope at the second
and third stories remainedunchanged.

On January 7, 2016, the San Francisco Planning Commission (hereinafter “Commission”) conducted a
duly noticed public hearing at a regularly scheduled meeting-on Conditional Use Application No. 2014-
000174CUA. After receipt of public testimony, the Commission voted 6-0 to continue the item until March
3, 2016. At the hearing, the Commission directed the Project Sponsor to continue to work with neighbors
regarding the Project design and the creation of a viable second umit. The Commission also asked the
Project Sponsor to continue to work with neighbors to resolve any perceived discrepancies between the
surveyed heights shown on the plans and the corresponding 3D massing and shadow studies. To allow
more time in order fo resolve these concerns, the Project Sponsor requested a continuance until the April
7, 2016 Commission heating.

The project is exempt from the California Environmental Quahty Act (“CEQA") as a Class 1 categorical
exemption under CEQA.

The Commission has 'heard and considered the testimony presented to it at the public hearing and has

further considered written materials and oral testimony presented on behalf of the applicant, Department
staff, and other interested parties.

SAN FRANCISCO 2
PLANNING DEPARTMENT
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Motion No. 19609 CASE NO. 2014-000174CUA
Hearing Date: April 7, 2016 32 Ord Street

MOVED, that the Commission hereby authorizes the Conditional Use requested in Application No. 2014-
000174CUA, pursuant to Planning Code Sections 303 and 3067 -establishing interim zoning controls
imposed by Resolution No. 76-15 on March 9, 2015 to permit expansion of a single-family home and an
increase in the existing gross square footage in excess of 3,000 square feet and by more than 100% while

also.increasing the existing legal uriit ¢ount from oné- to two-units, subject to the conditions contained in.

“EXHIBIT A” of this motion, based on the following findings:

FINDINGS

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

1L

The above recitals are accuraté and constitute findings of this Commission.

Site Description and Present Use. The project is located on the west side of Ord Street, between
Ord.Court and the Vulcan Stairway to the north and 174 Street and the Saturn Street Steps to the
South, Block 2626, Lot 005. The subject property is located within a RH-2 (Residential House,
Two-Family) District and the 40-X Height and Bulk District, within the Castro/Upper Market

‘neighborhood. The property is developed with an existing two-story over basement, +/- 1,765

square-feet, single-family structure on.a 3,808 square foot lot, originally constructed in 1913 and
without substantial subsequent.alterations. Based on review conducted by Planning Department
staff,-the existing building is not eligible for listing in the California Register under any criteria

individually or as part.of a historic district, and is therefore not an ¢ligible historic resource under

CEQA.

Surrounding Properties and Neighborhood., The surrounding neighborhood consists of a
mixture of one-, two-, and three-story -buildings, containing mostly one- or two-residential
dwelling units. Ord Street slopes up slightly to the north, but the meighborhood as a whole is
characterized by very steep slopes;-all of the lots along the western side of Ord Street are steeply
upsloping, in excess of 20 percent. The adjacent building to the north is a two-story over garage,
single-family home, and is two stories in height at the rear yard grade. The adjacent building to
the south is a three-story over garage, two-family dwelling,.and is also two stories in height.at the
rear yard grade; there is additionally a two-story cottage at the rear of the lot.

The subject property is within the Castro/Upper Market neighborhood, and is located
approximately one-quarter mile west of the Castro and Market Street intersection, The
immediately surrounding area is characterized by residential zoning districts, predominantly
REL2, RH-3, and RM-1, and then transitions around the aforementioned intersection, containing
the Upper Market Street NCD and NCT Districts as. well as the Castro Street NCD, These latter
Zoning districts are mulfi-purpose commercial districts, well served by transit including the
Castro Street MUNI station and the historic E-Market streetcar line, and which provide limited
convenjence goods to the adjacent neighborhoods, but also provide shopping opportunities for a
broader area.

SAN FRANGISCO 3
PLANNING DEPARTMENT
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Motion No. 19609 CASE NO. 2014-000174CUA
‘Hearing Date: April 7, 2016 : 32 Ord Street

4. Project Description. The proposal is to expand the existing .approximately 1,765 square foot
single-family home through horizontal and vertical additions, which will bring the total area of
the home to approximately 4,208 square feét, an.addition of approximately 2,413 square feet,
including the basement garage level. The proposal will convert the two:bedroom single-family
home with one off-street parking space, into a two-unit home, comprised of a two-bedroom unit
with 1,374 square feet at the basement and first floor levels, and a three-bedroom unit with 2,834
square feet at the second and third.floor Jevels. The oné existing off-street parkxng space will
remain, and two bicycle parking spaces will be provided within the garage.. The addition will
excavate into the upsloping lot at the basement and first floor Jevels, expand the building at the
rear of the setond floor, and add a new third story. The upper floor will be set back from the
main front building wall by approxxmately 10 feetand by approxxma’cely 17 feet from the front
property line, The proposal utilizes much of the existing building, with minor material changesto
the front fagade, and is not tantamount to demolition under Planning Code ‘Section 317. The
proposed additions have been sensitively designed within the context of the adjacenit buildings
by providing ample setbacks, and the vertical addition is consisterit with the height and massing
of other buildings along the west side of Ord Street, being two stories at.the rear yard grade,

5. Public Comment/CommunityOiitreach. The Department has received numerous emails with
regard to the Project from both adjacent neighbors at 30 and 36-38 Ord Street. The first
communication was received on January 8, 2015 with concerns about the accuracy of the plans
and the representation .of the subject and adjacent properties. Additionally, the neighbor at 30
Ord ‘Street presented concerns that the Project height and vertical addition would result in
shadowing and loss of function to their rooftop solar panels; also, that the addition.at the rear
(including the new third story) would cause significant impacts to Yight, air, and privacy to their
property, particularly to their living room located at grade in the rear yard, with windows facing
the Subject Property. The neighbor at.36-38 Ord Street was concerned that the Project would have
significant-impacts to several windows located in proxumty to the shared property line and that
face onto the Subject Property.

The Planner has conveyed these communications to. the Project Sponsor, and subsequent
revisions addressed the discrepancies and plan deficiéncies that were identified in the public
comments. The Planner has also met with the nejghbors in person on two occasions, including
one at the-project site, so that conditions could be understood from inside both adjacent homes.

The Project Sponsor has revised the plans based on the comuments received in-order to allevidte
some of the concerns. Specifically, the Project height has been lowered toward the rear of the
proposed structure, so that it does not exceed the height of the solar panels and shadowing does
not occur; additional setbacks .and lightwells have been provided to give more protection to the
windows along 36-38 Ord Street; at the rear of the proposed Project, the new building mass will
have a setback of 8"-9” from the shared side property line with 30-Ord Street, resulting in a total
setback of 18"-3” from the adjacent neighbor’s living room wall.

Additionally, the Department received an inquiry from Jack Keating of the Euteka Valley
Neighborhood Association on December 9%, 2015 requesting information about the Project and
the Department’s internal review procedures more generally for proposals subject to the interim
zoning controls under Ordinance 76-15.

SAN FRANGISCO 4
PLANNING DEPARTMENT
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Motion No. 19609 CASE NO, 2014-000174CUA
Hearing Date: April 7,2016 32 Ord Street

Following the original Commission hearing on January 7, 2016, the Project Sponsor and
neighbors were in communicdtion regardmg the modified Project design. During this time, a

meeting occurred at the Plannning Department, attended by the Project Sponsor, subject property
owner, neighbors and representatives of the Eureka Heights Neighiborhood Association and
Corbett Heights Neighborhood Association. The Project Sponsor has submitted three sets of
revisions during this:time. With regard to the shadow models-for.the Project, the Pro]ect Sponsor
has revised the parameters of the model and adjusted the sun angle, to more accurately represent
the existing conditions as documented in photographs supplied by the adjacent property owner.

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

A. Rear Yard (Section 134). Planning Code Section 134 requires a.minimum rear yard depth
equal to 45% of the total depth of the lot on which the building is situated, except that rear
yard requirements can be reduced to a line on the lot, parallé] to the rear lotline, which is the
average between the depths.of the rear building walls of both adjacent properties.

The. subject property has a lot depth of 136 feet, and g required rear yard depth of 61-2%:". The rear
building walls of the adjacent properties would not dlow for any reduction of the rear yard
requirement. The Project maintains a rear yard setback of approximately 76™-2", with the rear wall of
the third floor 15" from the rear yard line. An elevated walkway conmects the third floor with a patio
area and stairs that lead to the second floor bélow, which do encrodch into the required rear yard
setback. However, these features qualify as permitted obstructions pursuant to Planning Code Sections
136(c)(14) and 136(c)(24), as they will be built into the upsloping topography of the site and will not
exceed a height that is 3 feet above grade within the required rear yard area.

B. Open Space (Section 135). Planning Code Section 135 requires a minimum of 125 square feet
. of usable open space for each dwelling unit if all private,

The. Project proposes to add one (1) additional dwelling unit for a total of two (2) dwelling units on the
property. The upper unit at the second and third floors meets the usable open space requirement
through the provision of a private front deck area at the third floor with approximately 224 square feet
of deck aren, exceeding the 125 square feet that-is required for the unit as private usable:open space.
The lower unit has.access to the rear yard through a passage along the northern side of the hiilding. At
the rear, there is a shared common patio with approximately 216 square feet of are; this exceeds the
166.25 square feet common usable open space requirementfaf the second unit.

C. Streetscape and Pedestrian Improvements (Section 138.1). Planning Code Section 138.1
requires one new street tree for every 20 feet of frontage for projects that meet the conditions
contained in Section 806(d):of the Public Works Code.

The Project triggers the requirement contained in the Public Works Code, as it proposes to add at least
500 square feet to the existing building. The subject property has 28 feet of linear frontage and would

SAN FRANCISEO 5
PLANMNING DEPARTMENT
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Motion No. 19609 ' ' CASE NO. 2014-000174CUA
Hearing Date: April 7, 2016 32.0rd Street

therefore require one (1) street tree. There is an existing street tree proposed to remain, therefore the
requirement is met,

Bird Safety (Section 139). Planning Code Section 139 requires that feature-related hazards,
such as free standing glass deck railings, either be treated with bird-friendly glazing or
limited in size such that no unbroken glazed segment is 24 square feet or larger in.size.

The Project proposes.free-standing glass deck railings at the rear deck on-the third floor level, however
the.area of unbroken glazing is only approximately 8 square feet, therefore the requirement is met.

Off-Street Parldng (Section 151).Plarirﬁng_ Code Sec’ﬁon 151 requires one off-street parking
space per-dwelling unit, and the maximum parking permitted as accessory may not exceed
three spaces, where one is required by Code.

The Project proposes to maintain the existing 1-car gardge. The Project with the addition of one unit,
does not constitute a major addition pursuant to Planning Code Section 150. No additional parking is
therefore required by Code.

Bicycle Parking (Section 155.2). Planning Code Section 155,2 requires one (1) Class 1 Bicycle
Parking space per dwelling unit, when there:is an addition of a dwelling unit.

The Project proposes two (2) Class 1 Bicycle Parking spaces within the garage, thérefore the
requirement is met.

Density (Section 209.1). Planning Code Section 209.1 permits up to two (2) dwelling units
per lot in an REL-2 District. '

The Project proposes to increase the existing legal unit countfrom.on;: (1) to fwo (2) units, therefore
the permitted density is not-exceeded.

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

SAN FRAN
PLANN

A. The proposed use or feature, at the size and intensity .contemplated and at the proposed

GISCO

location, will provide a development that is necessary or desirable for, ahd compatible with,
the neighborhood or the community.

The proposed Project ~ a horizontal and vertical expansion of the existing single-family home ~ is
consistent with development patterns in this residential neighborhood and with the requirements of the

- Planning Code. The additions have beent designed such that a large amount of the increase in square

footage is achieved through excavation into the upsloping lot — approximately 1,558 square feet of the
total expansion, or 65% of the added square footage is below grade — and will therefore be hidden from
the public right-ofway, and with minimal impact to the adjacent neighbors, Much of the existing
structure will be retained. Material changes are proposed for the front fagade consisterit with common

ING DEPARTMENT 6
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Motion No. 19609 . CASE'NO. 2014-000174CUA
Hearing Date: April 7, 2016 32:0rd Street

SAN FRANCISCO
Es

residential materials that can be found elsewhere in the neighborhood and a new entry for the second

- unit will be created at street level. The other-existing openings and proportions of the front fagade will

be retained, and the third floor addition will be set back from the main front building wall by 10° and
from the front property line by approximately 17, so as to be.minimally visible from the sireet,

The vertical addition at the third floor raises the building height of the stibject home, however, it will be
approximately two inches tuller than the héight of the adjacent neighbor at 30 Ord Street, so that no
shadowing of the adjacent solar panels will occur. The proposed vertical addition will also be 10 feet
Tower than the ridge of the adjacent neighbor at 36-38 Ord Street. At the rear, setbacks along the side
property lines have been provided for both adjacent neighbors. Along the northern side, the second floor
(at rear yard grade) will maintain the existing setback of the popout at approximately 4', and the new
third floor will be further set back, at 7° from the side property line. In conjunction. with the neighbor's
setback, total building separation is 16'-6", which helps niinimiize shadowing of the adjacent property.
Along the southern side property line, the Project maintains the existing building separation of 1-7”
at the front of the building. At the rear, the second floor and the new ihird floor will provide
approxrmately 6 feet of separation between the buildings and help maintain light and. gir for the
adjacent property’s bedroom windows. The third floor-also has a 6 side sethack from the southern

. property line at the front portion of the building.

Although the Project does result in an increase of 138% to theé existing square footage, it will create a
higher-quality two-family house, one tinit with three bedrooms, the other with two. The resulting
depth and height of the Project is comparable and consistent with the immediatély adjacent buildings
and -others in the surrounding neighborhood, and has been sensitively designed with regard to site-
specific constraints. For these reasons, the Project -has been found to be desirable for and cothpatible
with the neighborhood. '

The 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 followmg

i Nature of proposed site, including its size and shape, and the proposed size, shape and

arrangement of structures;

The Subject Property, similar to many lots within the surrounding neighborhood, is characterized
by u steep slope, with a rear-property line that is at least 50 feet higher than the front property line.
The proposed additions will not exceed "55% lot coverage, as-stipulated by Code, and is similar in
coverage to both adjacent neighbors, The third floor level is set back from the front fagade to be
minimally visible, is in scale with the adjacent building heights, and due-to the upsloping nature
of the site, is only one story above grade at the rear of the building. At the rear portion, setbacks
have been provided on both sides of the building relative to the adjacent buildings’ own extent of
setbacks. The result is approximately 16™-6” separation from 30 Ord Street, and approximately 6
feet of setback for much of the building at 36-38 Ord Street, which has a number of windows near
the property line. To facilitate privacy, the Project is not proposing any windows at the rear along
the northern or southern walls which would look directly onto efther of the adjacent properties.

LANNING DEPARTIVIENT 7
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Motion No. 19609 CASE-NO. 2014-000174CUA
Hearing Date: April 7, 2016 32 Ord Street

v,

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

The Pro]ect does propose to increase the unit count by one (1) unit, however will remain:within
the permttted density in the zoning district, This should have minimal zmpacts to overall traffic
patterns in the neighbothood as the additional unit is a studio, which would likely only have.a
single vehicle. Furthemore, the existing househas a single curb cut and off-street parkmg for one
vehicle; the Project proposes to maintain the exzstmg crh cut and one off-street parking space.
Within the garage are also two(2) Class 1 Bicycle Parking spaces.

The subject property is also in cloéepmximity to sevetal transit lines, located only approximately
a 10-minutewalk away from the Castro Street Muni Station, and within.a quarter-mile of the 24,
33,.35, and 37 Muwi bus lines.

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

The Project will not produce noxious or offensive emissions related to noise, glare, and dust,

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

The proposdl does not include loading or services areas, nor will it include atypical lighting or
signage. The existing front setback is occupied by the-entry stair and garage structute, however

" the Project proposes .an additional small planter at the base of the stair, and will retain the

existing, healthy street tree in front of the property. -Additional planters. are proposed at the rear,
second and third floor levels,.and existing trees in-the:rear yard will be retained fo contribute to.an
entjoyable rear yard and open space area. A planter and wood trellis along the northern side of the
front deck at the third floor will help to screen the area and provide privacy to the adjacent
building at 30 Ord Street. The rear deck at the third floor creates level, usable open space within
the steep site conditions, and is located such that it will mmmuzlly impact the neighboring
propertzes and.theit own enjoyment of their space.

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

SAN FRANGISCO

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

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

NNING DEPARTVENT ) 8
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Motion No. 19609 : CASENO. 2014-000174CUA
Hearing Date: April 7, 2016 © 32 Ord Street

[

The proposed project is consistent with the stated purﬁose of the RH-2 District. The building structure
is compatible to-the height and size of development expected in this District, and within the permitted
density.

8. Imterim Zon'iﬁg Controls (Resolution 76-15). On Maxch 9, 2015, the Board of Supervisqré ‘passed

interim legislation to impose inferim zoning confrols:for an 18-month period for parcels.in RH-1,
RE-2, and RH-3 zoning districts within neighborhoods known as Corbett Heights and ‘Corona
Heighis, requiring Conditional Use Authorization for any r_esidenﬁél development on a vacant
jparcel" that would result in total residential square footage exceeding 3;000 square feet;
‘Conditional Use Authorization for any new residential development-on a developed. parcel that
will increase. the existing gross square footage in excess of 3,000 square feet by more than 75%
without increasing the existing legal unit count, or more than 100% if increasing the existing legal
‘unit count; and requiring Conditional Use authorization for residential development that results
ini gredter than 55% lot coverage.

The proposed Project proposes residential development on a developed parcel that will increase the
existing gross square footage in excess of 3,000 square feet and by more than 100% while also

. increasing the existing legal unit count, therefore Conditional Use Authorization pursuant to

Planning Code Section 303 is required. An application was subntitted to that end, and findings were
made in accordance with the requirements of Section 303.

. The.PIarming Commission shall only grant a Conditional Use Authorization allowing

residential development to result in greater than 55% lot coverage upon finding umique or
exceptional Iot constraints that would make development on the lot infeasible without
exceeding 55% total lot coverage, or in the case-of the addition of a residential unif, that such
addition would be infeasible without exceeding:55% total lot coverage.

The: Project would not result in greater than 55% lot coverage, therefore additional findings are not

* required, however the lot is exceptional and unigue due to the steep upsloping grade at the site. A deck

at the third floor and stairs which lead to the second floor below exceed the 55% lot coverage threshold,
but.are. congidered as permitted obstructions wnder Section 136 of the-Code; it would be difficult to
otherwise create usable open space at the rear of the property without these permitted obstructions
exceeding the coverage threshold.

The Planning Commission, in considering a ‘Conditional Use Authorization in'a situation
where an additional residential unit is proposed on a through lot on which there is already
an existing building on the opposite street frontage, shall oxily granit such authorization upon
finding that it would be infeasible to add a unit to the already developed street frontage of
the lot. :

The Project is not a through lot, nor does it propose to add an-additional residential unit, therefore
additional findings are not required.

9. General Plan Compliance. The Project is, on balance, consistent with the following Objectives

SAN FRANGISCO

and Policies of the General Plan:

PLANNING DEPARTIVIENT 9
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Motion No. 19609 CASE NO.2014-000174CUA
Hearing Date: April 7, 2016 32 Ord Street

HOUSING ELEMENT
Objectives and Policies

OBJECTIVE L: )
IDENTIFY AND MAKE AVAILABLE.FOR DEVELOPMENT ADEQUATE SITES TO MEET THE
CITY’S HOUSING NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING.

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

Policy 1.6:

Consider greater flexibility in number and size of units within established building envelopes in
community based planning processes, espedially’ if it-can increase the number of affordable units
in mult-family structures.

The Project advances this palicy by creating a quality family-sized home that could accommodate o Jamily
with multiple children or @ multi-generational family, while additionally adding one net new urit to the
City’s housing stock through the creation of @ two-bedroom unit at the existing structure’s basement and

first floors.

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

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

The Project advances this-policy by creating a quality family-sized home that could accommodate a family
with multiple children or @ multi-generational family. Families with children typically seek more bedrooms
and larger shared living areas, which this home directly-provides, and also maintains all bedrooms on the
same living level.

OBJECTIVE 11: 4
SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN
FRANCISCO'S NEIGHBORHOODS.

Policy 11.L:
Promote the construction and rehabilitation of well-designed housing that emphasizes beauty,
flexibility, and inmovative design, and respects existing neighborhood character,

Policy 11.2:

SAN FRANGISCO 10
PLANNING DEPARTMENT
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Ensure implementation of accepted design standards in project-approvals.

Policy 11.3:
Ensure growth is accommodated without substantxally and adversely impacting exxstmg
resideritial ne1ghborhood character,

The Project supports these policies in that it is an addition that utilizes a large portion of the existing
structute, is sensitively designed within exzsfmg site constraints and conforms to the prevailing
neighborhood character. The Project is consistent with all accepted design standards, including those
related to-site design, building scale and form, architectural features and building details. The resulting
height and depth is compatible with the existing building scale on the adjacent properties. The building’s
form, fagcade materials, proportions, .and thivd floor addition are also compatible with the surrounding
buildings and consistent with the character of the neighborhood,

TRANSPORTATION ELEMENT

Objectives and Policies

OBJECTIVE 1:

MEET THE NEEDS OF ALL RESIDENTS AND VISITORS FOR SAFE, CONVENIENT AND-
INEXPENSIVE TRAVEL WITHIN SAN FRANCISCO AND BETWEEN THE:CITY AND OTHER
PARTS OF THE REGION WHILE MAINTAINING THE HIGH QUALITY LIVING
ENVIRONMENT-OF THE BAY AREA.

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

The Project furthers.this policy by creating a quality two-family house in.an area well-served by the City’s
public transit systern, The Castro Street Muni Station is less than g 10-minute walk-from the project site,
and several Muni bus lines (24, 33, 35, and 37) all have stops within a quarter-mile of the site,

URBAN DESIGN ELEMENT
Objectives and Policies
OBJECTIVE 4:

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

Policy 4.15;
Protect the livability and character.of residential properties from the intrusion of incompatible
new buildings.

The Project furthers this policy by ensuring that the proposed addition is nof incompatible with the
surrounding properties and neighborhood. The height and depth of the resulting building is compatible

SAN FRANCISCO 1 1
FPLANNING DEFARTMENT
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" Hearing Date: April 7, 2016 32 Ord Street

10.

with the adjacent buildings' scale in terms of bulk and 1ot coverage. Setbacks have been provided at the rear
to allow for increased light, air, and privacy to the adjacent buildings; a front setback minimizes the impact
of the uddi'tion as seen from the street, and a side setback at the front and planter and privacy trellis
minimize privacy concerns to the neighbors at the front deck area.

Planning Code Section 101.1(b) establishes eight priority-planning’ policies.and requires review

of permits for consistency with said poli¢ies. On balance, the project does comply with said
policies in that: ‘

A,

SAN FRANCISCO 12
PLANNING DEPARTMENT

That existing neighborhood-serving retail uses be ‘preserved .and enhanced and future
opportunities for resident employmentin and ownership of suchbusinesses be-enhanced.

This policy does not apply to the proposed project, as the project is residential and will not affect or
displace any existing néighborhood-serving retail uses.

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

The Project is consistent with this policy, as the proposed additions are designed to be consistent with
the height and size typical of the existing neighborhood. The openings and proportions of the existing
fagade and entry stair will be retained, and a large portion of the increase in square footage is achieved
below grade through excavation, which will not be perceived from the stre¢t or adjaceri properties.

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

The Project does not propose to remove .or add any dffordable housing units, nor are any required
undér the Planning Code. The Project does help td create a high-quality two-family house. The Project
contributes one net new family-sized unit to the City’s housing stock.

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

The Project is located in an area well-served by the City's public transit systems, maintains the
existing off-street parking space and provides two bicycle parking spaces. The Castro Muni Rail
Station and several Muni buys lines are in close.proximity to the subject property, therefore the Project
will not overburden streets or neighborhood parking. Muni transit service will not be overburdened as
the existing unit count is.only increasing by one unit,

That a-diverse economic base be maintained by protecting our industrial and service sectors
from displacement due o commercial office development, and that future opportunities for

resident employment and ownership in these sectors be enhanced.

This policy does not apply to the proposed project, as the project does not include commercial office
development and will not displace industrial or service sector uses.
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E

That the City achieve the greatest possible.pre.paredriess to protect against injury and loss of

life'in an earthquake,

The-existing building is substandard relative to earthquake preparedness with removal of some intetior
walls, dry rot and foundations that were built in 1927. The Project will meet or exceed all current
California Building Code requirements for earthquake preparedness, and is therefore consistent with
this policy. :

. ‘Thatlandmarks and historic buildings be preserved.

The Project will not.adversely affect any landmarks or historic buildings.

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

The Project will not affect any patks-or oper-space, through development upon such lands or impeding
their access to sunlight. No vistas will be blocked or otherwise affected by the proposed project,

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

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

SAN FRANGISCO

PLANNING DEPARTMENT 13
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Motion No. 19609 CASE NO. 2014-000174CUA
Hearing Date: April 7, 2016- 32 Ord Street

DECISION

That based upon the Record, the submissions by the Applicant, the staff of the Department and other
interested parties, the oral :testimony presented to this Commission at the public hearings, and all other
written materials submitted by all parties, the Commission hereby APPROVES Conditional Use
A'pp‘licatibxi No. 2014-000174CUA pursuant to Planning Code Sections 303 and 306.7 establishing interim
zoning controls imposed by Rescluition No. 76-15 on March 9, 2015 to permit expansion of a singlefamily
home and an increase in the existing gross square footage.in excess of 3,000 square feet and by more than
100%, while also increasing the existing legal unit count from one- to two-units, within an RH-2
(Residential House, Two-Family) Zoning District and a 40-X Height and.Bulk District, subject to the
conditions subject to the following conditions attached hereto as “EXHIBIT A” in general conformance

_with plans on file, dated"March 16, 2016, and stamped “EXHIBIT B”, which is incorporated herein by
reference as:though fully set forth,

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

19609. The effective date of this Motion shall be the date of this Motion if not appealed {(After-the 30-
day period has -expired) OR the date of the decision of the Board :of Supervisors if appealed to the.
Board of Supervisors. For further information, please contact the Board of Supervisors at (415) 554-
5184, City Hall, Room 244, 1 Dr.-Carlton B. Goodlett.Place, San Francisco, CA 94102.

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

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

I hereby-qgertify that the I’lanning Commission ADOPTED the foregoing Motion on.April 7, 2016.

a

Cod
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' Commission Secretary

{,4

AYES: Antonini, Fong, Hillis, Johnson, Moore, Richards, Wu

SAN FRANCISCO 14
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Motion No. 19609
Hearing Date: April 7, 2016

NAYS: Norne
ABSENT: None

ADOPTED: April 7, 2016

SAN FRANCISCD .
PLANNING DEPARTMENT
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Motion No. 19609 CASE NO., 2014-000174CUA
Hearing Date: April 7, 2016 ‘ 32 Ord Street

EXHIBIT A

!

AUTHORIZATION

This authorization is for a conditional use to to permit-expansion of a smgle—famﬂy home and an increase
in the existing gross square footage in excess of 3,000 square feet and by more than 100%, whilé also
increasing - the existing legal unit count from one- to two-units, at 32 Ord Street, Block 2626, Lot 005
pursuant to Planning Code Sections 303 and 306,7 ‘within an RE]-2 (Residential House, Two:Family)
District and a 40-X Height and Bulk District; in general conformance with plans, dadted March 16, 2016,
and stamped “EXHIBIT B” included ir the docket for Case No, 2014-000174CUA .and -subject to
conditions of approval reviewed and approved by ‘the Commission.on April 7, 2016 under Motion No
19609. This authorization and the conditions contained herein run with the property and not with a
particular Project Sponsor, business, or operator.

RECORDATION OF CONDITIONS OF APPROVAL

Prior to the .issuance of the building-permit or commencement of use for the Project the Zoning
‘Administrator shall approve and order the recordation of a Notice in-the Official Records of the Recorder
of the City and County of San Francisco for the subject property. This Notice shall state that the project is
subject to the conditions of approval contained herein and reviewed and approved by the Planning
Commissionon April 7, 2016 under Motion No 19609,

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

The conditions of approval under the "Exhibit A" of this Planning Commission Motion: No. 19609 shall be
reproduced on the Index Sheet of construction plans submitted with the Site or Building permit
application for the Project. The Index Sheet of the construction plans shall reference to the Conditional
Use authorization and any subsequent amendments or modifications.

SEVERABILITY

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

responsible’ party

CHANGES AND MODIFICATIONS

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

SAN FRANGISCO 16
PLANMING DEPARTIMENT .
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Motion No. 19609 ‘CASE NO. 2014-000174CUA
Hearing Date: April 7, 2016 . 32 Ord Strest

Conditions of Approval, Compliance, Monitoring, and Reporting
PERFORMANCE

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

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

www.sf—plannmg org

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

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

www.sf-planning.org

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

For information about compliance, contact Code Enforcement, Plantiing Department at 415-575-6863,
www.sfplanning.org

4. Extension. All time litits in the preceding three paragraphs may be extended at-the discretion of
the Zoning Administrator where implementation of the project is delayed by a public-agency, an
.appeal or a legal challenge and.only by the length of time for which:such public agency, appeal or
challenge has caused delay.
For- informuation about compliance, contact Code Enforcement, Plantiing Departtent at 415-575-6863,

www.sf-planning.org

5. Conformity with Current Law. No application for Building Permit, Site Permit, or other
entitlement shall be approved unless it complies with all applicable provisions of City Codes:in
effect at the time of such approval. A
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

www.sfplanning.org

SAH FRANCISCO 1 7
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DESIGN ~ COMPLIANCE AT PLAN STAGE

6. Final Materials. The Project Sponsor shall continue to work with Planning Department on the
building design. Final materials, glazing, color, textute, landscaping, and detailing shall be
subject to Department staff review and approval. The architectural .addenda shall be reviewed
and approved by the Planning Department prior to issuance. Finished materidls and selected
paint color shall be a light color shade, per Commission comments and approval.

For tnformation about -compliance, contact the Case Planner, Planning Department at 415-575-9017,
www.sf-planning.org

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

For information -about compliance, contact the Case Planner, Planning Department at 415-5756-9017,
www.sf-planning.org '

PARKING AND TRAFFIC

8. Managing Traffic During Construction. The Project Sponsor and construction contractor(s) shall
-coordinate with the Traffic Engineering and Transit Divisions of the San Francisco. Municipal
Transportation Agency (SFMTA), the Police Department, the Fire Department, the Planning
Department, and other construction contractor(s) for any concurrent nearby Projects fo manage
traffic congestion and pedestrian circulation effects during construction of the Project.
For.information about éompliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

PARKING AND TRAFFIC

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

www.sPplanning.org

10. Revocation due to Violation of Conditions. Should implementation of this Project result in
complaints from interested property owners, residents, or commercial lessees which are not
resolved by the Project Sponsor and found to be in violation of the Planning Code and/or the
specific conditions of approval for the Project as set forth in Exhibit A of this Motion, the Zoning

" Administrator shall refer such complaints to the Commission, after which it may hold a public
hearing on the matter to consider revocation of this authorization.

SAN FRANGISCO 18 .
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For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

wivw.sf-plantiing.org

OPERATION

11,

12,

13.

Garbage, Recycling, and Composting Receptacles. Garbage, recycling, and compost containers
shall be kept within the premises and hidden from public view, and placed outside only when
being serviced by the disposal company. Trash shall be contained and' disposed .of pursuant fo
garbage and recycling receptacles guidelines set forth by the Department of Public Works,

For. information dbout compliance, contact Bureair of Street Use and Mapping, Départment of Public”

Works at 415-554-.5810; hittp://sfdpw.org

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

For information about compliance, contact Bureou of Streét Use and Mapping, Department of Public
Works, 415-695-2017, httpi/lsfipw.org

Lighting. All Projectlighting shall be directed onto the Project site and jmmediately surrounding
sidewalk area only, and designed and managed so as not to be a nuisance to adjacerit residerits.
Nighttime lighting shall be the mirimum necessary to ensure safety, but shall in no case be
directed so as to constitute a nuisance to any surrounding property.

For information about compliance, contact Code Enforcement, Flanning Departmenf at 415-5756863,

www.sfplanning.org

SAN FRANCISCO 19
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May 5, 2016

San Francisco Public Works
Bureau of Street Use & Mapping
1155 Market Street, 3rd Floor
San Francisco, CA 94103

Re: 32 Ord Street
Lot 005 of Assessor’s Block 2626
Appealing Planning Commission’s approval of Conditional Use Application 2014-000174CUA

To Whom It May Concern

My name is Gary Weiss. | am the President of Corbett Heights Neighbors, a neighborhood association that is
registered with the City and County of San Francisco and the Secretary of State of California. We are the
appellant in the above referenced case.

We are pleased to provide the enclosed signatures in support of our appeal. Many of the respective homes are
held in Trust, in which cases we are supplying proof of authorized signatures. Evidence comprises of relevant
extracts from the Trust themselves and notarized Deeds that have been recorded with the City of San Francisco.

Please feel free to direct any questions to:

:Dthk_/4 e ldy
20 On{Soweed, San Fraucsco, CA 4114

Fbﬂqunla?@%wm:’. com / (415) Bh7-5415

Be

Gary Weiss
President of Corbett Heights Neighbors
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ay /5.7
The undersigned declare thial @y are hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has changed and assessment roll has not been amended, we aitach proof of ownership change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.
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W E 00 City Planning Commlssmn
H

Case No. A0t4-0c0i74CVA

THE unelersigned'demfﬁéﬁﬁéy are hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

7iEHAY -

If ownership has changed and assessment roll has not been amended, we attach proof of ownership change. If
' signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, ‘ Assessor’s Printed Name of Owner(s) Original Signature
property owned Block & Lot of Ownet(s)
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August 2011
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#1100 City Planning Commission

Case No. SAotb—ocOi74C VA

The?undemgﬁ&cm are hereby subscnbers fo this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

Y-

2&53§?‘

“

If ownership has changed and assessment roll has not been amended, we attach proof of ownership.change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached. .

Street Address, ‘ Assessor’s Printed Name of Owner(s) Original Signature
property owned Block & Lot : of Owner(s)
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City Planning Commissior
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City Planning Commission

Case No. Aot 4 —ccoi74Cc A

e /
The undersrgned ed declare that they are-hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has changed and assessment roll has not been amended, we attach proof of ownership change. [f
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessor’s Printed Name of Owner(s) Original Signatur
property owned Block & Lot lvggner%s)
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City Planning Commission

Case No. Aot —0coi74C U A

The unders;gned declare that they are hereby subscribers to this Nofice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that Is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.
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If ownership has changed and assessment roll has not been amended, we attach proof of ownership change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessor's Printed Name of Owner(s) Original Signature
property owned Block & Lot of Owner(s)
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City Planning Commzssuon

Case No. Aot 4 -CcoOi74C A

The undersxgned declare that they are hereby subscribers to thls Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has changed and assessment roll has not been amended, we attach proof of ownershlp change. If
- signing for afirm or corporation, proof of authorization to sign on behalf of the organization is aftached. :

Street Address, _ Assessor's Printed Name of Owner(s) Original Signature

property owned Block & Lot ) of Owner(s)
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cway 6 AL O City Planning Commission
thHRY 7O AT 0 Case No. 2014 —0C0I74C0A

o NI : .
The undérsigred-dEciare That they are hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
_ the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property. -

£y

If ownership has changed and assessment roll has not been amended, we attach proof of ownership change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessor's Printed Name.of Owner(s) Original Signature
property owned Block & Lot of Owper(s)
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City Planning Commission

Case No. ‘ACt4—0ocOI74C VA

Theaﬁ%‘déﬂﬁgnéa declare that they are hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use {that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the properiy.

3 -

If ownership has changed and assessment roll has not been amended, we attach proof of ownership change. If
signing for a firm or corporation, proof of authotization to sign on behalf of the organization is attached.

Street Address, Assessor’s Printed Name of Owner(s) Qriginal Signature
property owned Block & Lot of Owner(s)
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City Planning Commission

Case No. Ao té ”000174{.‘().«4'

_ The undersigned declare that they are ‘hereby subscribers to this Notice of Appeal and are owners of property
_affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
_ the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.
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If ownership has changed and assessment roll has not been amended, we attach proof of ownership.change. Iif.
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessor's Printed Name of Owner(s) Original Signature
property owned ) Block & Lot
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City Planning Commission

Case No. Aot4 —CcO174C A

The undersigned declare that they are hereby subscribers to this Notice of Appeal and are owners of property
affecied by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the propery.

if ownership has changed and assessment roll has not been amended, we aifach proof of ownership.changé. it
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessor's Printed Name of Owner(s) Original Signaiuf
property owned Block & Lot Ritho.ad 4. Copusedivs of Owner(s) £~
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Gity Planning Commission

Case No. Aot4-0cOI74C VA

The undsigigned-declars that fhey are héreby subscribers to this Notice of Appeal and are owners of-property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has changed and assessment roll has not been amended, we attach proof of ownership change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessor's Printed Name of Owner(s) Original Signature

property owned : Block & Lot of Owner(s) %
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CHEAT -5 MO City Planning Commission

Case No. Aot & —oco174cUA

The undersugnedﬁéclare that thay are hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
_ the application for amendment or conditional use, or w1thm a radius of 300 feet of the exterior boundanes of the property.

If ownership has changed and assessment roll has not been amended, we attach proof of ownershlp change. If
signing for a firm or corporatlon proof of authonzation to sign on behalf of the organization is attached.

Street Address, - . Assessors ' Printed Name of Owner(s) Original Signature
property owned Block & Lot

) Ny ‘ of Owner(s)
L Ok &t 25967 Themus ezl Qj/z '

-

o~ N

10.

1.

12.

13.

14.

15.

18.

17.

18.

18.

20.

21,

22,

ViClerk's Office\Appeals Information\Condition Use Appeal Process?
August 2011 ”

1338 \’5/3‘]



City Planning Commission
Case No. 20i4 —CCOI74¢V A

The umdggsjgnﬂde%ar&{hakﬂﬂmre hereby subscribers fo this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
~ the ‘application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has changed and assessment roll has not been amended, we attach proof of ownership change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached. :

Street Address, ' Assessor’s Printed Name of Owner(s) Original Signature
properly owned - Block & Lot .

. 94- %\booz\\%s 2625 /oy €
o 2 leﬁw 626/0% U fuwon

3.

4.

10.

11

12.

13.

14. -

15.

16.

17,

18.

18.

20.

21.

22.

V:\Clerk's Ol‘flce\Appeals Informatiom\Candition Use Appeal Process?
August 2011

1339 M/S‘?




City Planning Commission

Case No. A0t §—0cO 74CUA'

The undermgned declare that they are hereby subscribers fo this Notice .of Appeal and .are owners of property -
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the applicafion for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has changed and assessment roll has not been ‘amended, we attach proof of ownership'change. If
signing for a firm or corporation, proof of authorization o sign on behalf of the organization is attached.

Street Address, Assessot’s Printed Name of Owner(s) Original Sﬁgna’ture
property owned Block & Lot. of Owner(s)
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e e ‘ City Planning Commmission
WS HAY -5 AT 0N Case No. 2014 —C00I74CU A
The undersigmad_dggla@;%ilh@ute_heieby subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners. of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has changed and assessment roll has not been amended, we attach proof of ownership change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessor’s Printed Name of Owner(s) Original Signature
property owned Block & Lot of Owner(s)
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City Planning Commission

Case No. zoifk 74CUA

The undersfgned declare that they are hereby subscribers to this Notice- of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, oviners of property within the area that is the subject of
the apphcatxon for amendment or condltlonal use, or within a radius of 300 feet of the extenor boundaries of the property.

+

i ownershlp has changed and assessment roll has not been amended we attach proof of ownershlp change. If
signing for a firm or corporation, proof of authonzatlon fo sign on behalf of the orgamzatuon is attached.

Street Address, Assessor's Printed Name of Owner(s)
property owned Block & Lot
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LR E) City Planning Commission
. - ) Case No. 2014 ~0CO174c0A
B /jJ . -
“The undersigned declare that they are hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

"If ownership has changed and assessment roll has not been amended, we attach proof of ownership change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessor’s Printed Name of Ownetr(s) Original Signature
property owned Block & Lot of Owner(s)
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City Planning Commission
Case No. A0t & —0cOi74C A

Perd

The undersxgned eclare thaf they are hereby subscribers to this Notice of Appeal and are owners of property

affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or condmonal use or within a radius of 300-feet of the exterior boundaries of the property.

If ownership has changed and assessment roll has not been amended we attach proof of ownershlp change If

signing for a firm or corporation, proof of authorization to sign on behalf of the orgamza’non is attached,
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Street Address, Assessor's Printed Name of Owner(s) Original Signature

property owned Block & Lot : of Owner(s)
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e City Planning Commission
Alii g2 Case No. ROt 4-CcOI74CUA

The undefg'igneddeciareihatiheig@_hgreby subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the extetior boundaries of the property.

If ownership has changed and assessment roll has not been amended, we attach proof of ownership change. [f
signing for a firm or corporation, proof of authorization fo sign on behalf of the organization is attached.

Street Address, Assessor's Printed Name of Owner(s) OriginakSignature
property owned Block & Lot
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City Planning Commission

Case No. Rot4-0c0174C VA

The under%iéneddeciar%’/_thaubay_are hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that Is the subject of
the application for amendment or conditional use, ot within a radius of 300 fest of the exterior boundaries of the property.

If ownership has changed and assessment roll has not been amended, we attach proof of ownership change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessor's Printed Name of Owner(s) Original Signature

property owned Block & Lot ‘ of Owner(s)
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City Planning Commission
Case No. _ZOW -CG6174C UA

the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has changed and assessment roll has not been amended, we attach proof of ownership change. if
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessor's Printed Name of Owner(s) Original Signéture '

property owned Block & Lot of Owngr(s
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City Planning Commission

Case No. 4.0t —0o0i74C A

The undersigﬁé&—deciareﬂ’éﬁjhey*are'hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or.within a radius of 300 feet of the exierior boundaries of the property.

-

if ownership has changed and assessment roll has not been amended, we attach proof of ownership change. [f
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessor's Printed Name of Owner(s) Original Signature
property owned Block & Lot of Owner(
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City Planning Commission

Case No. R0t&-0c0174C A

. The understgned’ﬂecfé?‘ ihat they are hereby subscribers to this Notice of Appeal and are owners of property ‘
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
_ the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the propery.

It ownershxp has changed and assessment roll has not been amended, we attach proof of ownershlp change If f
sngmng for a firm or corporation, proof of authonza’non to sign on behalf of the organization is attached.

Street Address, Assessor’s Printed Name of Owner(s) Original Signature
propeity owned . Block & Lot of Owner(s)
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City Planning Commission

o an - Case No. AOt4CCOIT4CUA

R
z§¢ :.Er‘__'

The undersngned—décléré xhat thgy.are hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposediamendment of&gnditional use (that is, owners of property within the area that is the subject of
the application for amendiment orGonditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has changed and assessment roll has not been amended, we attach proof of ownership change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessor's Printed Name of Owner(s) Original Signature
property owned Block & Lot ) of Owner(s) x
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amir b BEE AL £ City Planning Commission
fat -0 . ko iz ‘ Case No. Aot —cco174C A
. - . .
The undetsigned-dec! at-they-are-hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has changed and assessment rall has not been amended, we attach proof of ownership‘change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached. '

Street Address, - Assessor's "Printed Name of Owner(s) - Original Signature
property owned Block & Lot :
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City Planning Commission

Case No. Aots—oo0i74Cc A

f‘/
The unders:gned’ffeclare that they are hereby subscribers fo thxs Notice of Appeal and are owners.of property

affected by the proposed amendment or conditional use {that is, owners of property within the area that is the subject of
| the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

if ownership has changed and assessment roll has not been amended, we attach proof of ownership change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is aitached. ‘

Street Address, Assessor’s Printed Name of Owner(s) Ongmal Slgnature
propetty owned Block & Lot of Ow$r(;,)’
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City Planning Commission
Hin2 Case No, 2014 ~CCOI74CV A

.‘*T«

The undersighed declare that th hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposed- irrerdmetit 6F Conar |onaruse (that is, owners of property within the area that is the subject of
_ the application for amendment or conditional use, or wrthln a radius of 300 feet of the exterior boundaries of the property.

if ownership has changed and assessment roll tias not been amended, we attach proof of ownership change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, : Assessor’s Printed Name of Owner(s) Original Signature
propetty owned Block & Lot of Owner(s)

1. 56 Lgwoes T:-c,/{uu(-( lélé/?ﬂﬁ' g,!fg,ls [Etlcétx, g =

2.

3.

4,

10.

11,

12.

13.

14.

15. -

. 16.

17.

18.

19.

20.

21.

22.

V:AClerk's Office\Appeals InformatiomCondition Use Appeal Process7
August 2011
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V\Clerk's Ofiflce\Appeals Information\Condition Use Appeal‘i’roqesﬂ

August 2011
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City Planning Commission
GATC AN Case No. 20?&’000174{0,4

FUMITIRT TO

The undersigned declare that ﬂgzgre hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposed ameéndnment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has changed and assessment roll has not been amended, we attach proof of ownership.change. If'
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, - . Assessor's Printed Name of Owner(s) Original Signature
" .property owned Block & Lot . of Owner(s)

1. | Sehun Sz SE U /04 Town \::\{ e /Ogéz«/mfﬁﬂr
2,

3.

~—

4.

10.

1. .. - 7

12

13.

14.

15.

186.

17.

18.

18.

20.

21.

22.

V:\Clerk's Office\Appeals information\Candition Use Appeal Process?
August 2011 ”
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City Planning Commission
Case No. AOt4&—CcOI74CU A

SRS

P

The un&é?signeﬁ‘d‘éﬂére ‘that they are hereby subscribers fo this Notfice of Appeal and are. owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has-changed and assessment roll has not been amended, we attach proof of owner'shipbhange. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Sireet Address, Assessor's Printed Name of Owner(s) Original Signature
property owned Block & Lot . of Owner(s)

0 AVulows Sausas  2636/0%6  \firhae] Rhee

2.

3.

4.

10.

11.

12,

13.

14.

15,

18.

17.

18.

18,

20.

21,

22.

ViClerk's Office\Appeals Information\Condition Use Appeal Process?
August 2011 -



City Planning Commrsston

Case No. AotE-0cO174CUA

The undersxgned %@jﬁa&ﬁg&a&hereby subscribers to this Notice of Appeal and are owners of property
affected by the propdsetd @amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the extenor boundaries of the property.

It ownershlp has changed and assessment roll has not been amended, we attach proof of ownershlp change
signing for a firm or corporation, proof of authorization fo sign on behalf of the organization is attached.

Street Address, . Assessor's Printed Name of Owner(s) Original Signature
property owned Block & Lot Zgwner s)
LYy IS 2626/0%8 Lue Mucens

: ()5/

10,

11

12,

13.

14.

18, . -

16.

17.

18.

19.

20.

21,

22,

V:\Clerk’s Office\Appeals information\Condition Use Appeal Process?
August 2011 -
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City Planning Commission

o v -h BEI DL Case No. Aot4-0co 74CUA

fuRt s

The undersigned declare thatﬁgx_are hereby subscribers to this Nofice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

if ownership has changed and assessment roll has not been amended, we attach proof of ownership change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessot’s Printed Name of Owner(s) Original Signature

property owned Block & Lot of Qwner(s '
A Seheen SE R646 /o4y “Tiron Mowajone ;ﬁ/

Ld

10.

11.

12.

13.

14.

15.

16.

17.

18.

18.

20.

21.

22.

V:\Clerk's Ofﬂce\AppeaIs information\Condition Use Appeal Process7
August 2011
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City Planning Commnssxon

Case No. A0t4—OcO|74CV A

The undersrgned declare that they are hereby subscribers to this Notice' of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the applicationi for amendment or copditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has changed-and assessment roll has not been amended, We attach proof of ownershlp change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization-is attached.

Sireet Address, Assessor’s Printed Name of Owner(s) Original Signature
property owned Block & Lot of ner(s)
1. 43 Satuvy 5peet 1646/047 s .~
2. .. : TRUSTEE /\\/,)QUMO/

. I Nee,
. y | 9\(7/ 3 5 x—PARA 75 P;Qa/’zewr /‘7’@5

10.

11.

12,

13.

14,

15,

16.

17.

18.

18.

20.

21,

22,

V:\Clerk's Office\Appeals lnformatlon\Gondmon Use Appeal Process7
August 2011 .
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pEpiLe ,uCIty Planning Commlssxon

g vl Case No. Rot4-Coo 1746C0A

et e T

The undermgned declare that they are hereby subscrlbers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

if ownership has changed and assessment roll has not been amended, we attach proof of ownership change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessot’s Printed Name of Owner(s) Orlgmal Slgnature

pr; e»rtg;;e;wm St Bglocz&é ,{Loots g 7ﬂ/7/ Fleia 7@# /Y 14 01@%«

..L

10.

11.

12.

13.

- 14

15.

16.

17. -

18.

19,

20.

21.

22.

ViClerk's Office\Appeals Information\Condition Use Appeal Process7
August 2011
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City Planning Commission

gAY -5 AT O3 Case No. At CoOI74C VA

The undersigned declare. ] Ihatég/—ar&hereby -subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or thhm a radius of 300 feet of the exterior boundaries of the property

If ownership has changed and assessment roll has not been amended we attach proof of ownershlp change If
signing for a firm or corporation, proof of authorization fo sign on behalf of the organization is attached.

Street Address, Assessor's Printed Name.of Owner(s) Original Signature.

property owned Block & Lot wner(g) ¢ -
i 3 Skven st 2646 /55 JopL VILLALsN W
2 2 saToen ST WHUSS Jocyua ScHwnelz W

3.

4.

10.

11

12.

13.

14.

15.

16.

17.

18.

18,

20.

21.

V:\Clerk's Office\Appeals Information\Condition Use Appeal Process?
August 2011 -
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City Planning Commission

Case No. ROt —ocoI74CU A

The undersigned- xﬂx’ar:l'c‘{n’&a‘4%—‘fw Ty are hereby subscribers to this Nofice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or condmonal use, or within a radius of 300 feet of the exterior boundaries of the property.

I ownership has changed and assessment roll has not been amended, we attach proof of ownershlp change. If
signing for a firm or corporation, proof of authonzatlon to sign on behalf of the organization is attached. '

Street Address, ‘Assessor’s Printed Name of Owner(s) Original Signature

~ property owned Block & Lot of Owner / M

5 Satury St 26656
S Gaturn ST 2644 /054

—h
"

C/:« ”(:n\/ a2

o A~ b

10.

11.

12.

13.

14.

15.

18.

17.

18.

19,

20.

21.

ViClerk's Office\Appeals Information\Condition Use Appeal Process?
August 2011 -
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City Planning Comrmssnon

Case No. ‘A0t& 0O 74C UA

The under31gned declare thét_?hey are hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment of conditional use (that is, owners of property within the area that is the subject of
_ the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has changed and assessment rolf has not been amended, we attach proof of ownership change If
signing for a firm or corporation, proof of authonzahon 1o sign on behalf of the organization is attached.

Street Address, 3 Assessor's Printed Name of Owner(s) Original Signature
property owned Block & Lot of Owner(s)

135 SETUEN STREET 2444/71 MAWRe Béroccy) ' MM'/L”
’ /

2,

3,

10.

1.

12,

13.

14.

15.

16.

17.

18.

10

20.

22.

ViClerk’s Office\Appeals Information\Condition Use Appeal Process7
August 2011 -

1365 ”gg/



iy} o City Planning Commigsion .
. Case No. éQH‘—OOO 174CUA
The undersigned declare that they are hereby subscribers to this Notice of Appsal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.
If ownership has changad and assessment roll has not been amended, we attach proof of ownership change.
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is aftached.

property owned Block & Lot of Owner(s)
L2 SToES ST 26908 Kevdm RENen , [N
| TUES 4 |

o Ok Qo 261949 ettery bt %% Fe__

Street Address, Assessor's Printed Name of Owner(s) ~ Original Signature \/
AN

2,

w

o

® N @

10.

i

12,

13.

14,

15.

186.

7.

18.

19.

20,

21,

22,

ViClerk’s Office\Appeals Informafion\Condifion Use Appeal Process7
August 2011
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RECORDING REQUESTED BY:

Ccage e o IIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIll g
O oG5 00E512623 San rancxsco Assessor-Recorder
Titla No.: 12-36512623-RM Phil Ting b Assessor=Recorder
When Recorded Mall Document DOC~ 2012-J353443-00
and Tax Statement To: . Aect  1~CHICAGO Title Company
Tueaday, FEB 14, 2012 08:00:00
Barbara Taylor Mayper
33 Ord Street Tt! Pd 08 Rept § 0004338768
San Francisco, CA - G4 1y REEL K583 I MRGE 0140
agl/6G/1-2
APN: Lot 027, Block 2619 SPACE ABOVE THIS LINE FOR RECORDER'S USE
5% oD courT GRANT DEED
The undersigned grantor(s) declare(s)
Documentary transfer tax s $ City Transfer TaxIs$ -
[ ] computed on full value of property conveyed, or
[ 1 ocomputed on full value less value of liens or encumbrances remalning at time of sale,
[ ] Unincorporated Area  City of San 'Frandueo, :

FOR A VALUABLE CONSIDERATION, receipt of which Is hereby acknowledged, Barbara Taylor Mayper, a
married woman as her sole and separate property . who acquired ttile as Barbara Anne Taylor, an unmarried wornan

hereby GRANT(S) to Barbara Taylor Mayper, a married woman as her sole and separate property
the following described real property in the City of San Francisco, County of San Frandsco, State of Callfornia:
SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF

DATED: January 23, 2012

State of Ca!j()gmla . : g
County of cd

Basbaa Taylor Mayper
On 20 . before me,
A \ Notary Public
(here insert name and title of (e cer), perspnally appeared

who proved to me on the basts of satisfactnry evidence to be the

whose na the within
lnstru entan ed m me that she/thiey executed the
her/thdir authorized ca (16$), .and that by
'21 /ﬂ‘.e gna ne(s) on the instrumen} the persongsy, or the
ntity/upon behalf of which the perso acted, the
Instrument.
I certify under PENALTY OF PERIURY under the laws of the State
of California that the foregoing paragraph Is true and correct.
WITNE and official

DANIEL FLORES
Commisgion # 1895963
Notary Public « « Galifornia

3 $ San Francisce Gounty
i o My Comm, Explres Jul 15, 2014[

(Seal)

z
z
=

FD-213 (Rev 12/07)
(grantfif) (10-03) (Rev. 07-11)
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RECORDING REQUESTED i)

e I | I||||I||I|||l|||

- San Francisco fssessor-Recorde
’ ﬁssessor-Recorder
cﬂrgg—miom-.rm 409-00

AND WHEN RECORDED MAILTO: check Nupber 2785

Name [Eeorge and Josephine White 1 Monday, SEP 15, 2014 1 i ; 30%:630”149'

s 3 Vulcan St. e % Rep oar/AB/1-2 i
Atdress San Francisco, CA 94114 v !

City

= ] T_//‘i 0%
=——SPACFE ABOVE THIS LINE FOR RECORDER'S USE —

. Trust Transfer Deed

Grant Deed (Echded from Reappralsal Under Proposition 13, La., Callf, Const. Art 13A§1 et. seq)

The undersigned Grantor(s) declare(s) under psnalty of perjury that the following is frus and correct:

THERE IS NO CONSIDERATION FOR THIS TRANSFER.

Documentary transfer tax is $ 0.00

{7 Computed on full value of property conveyed, or J Computed on full value less value of liens and encumbrances remalning
at time of sale or transfer.

There is no Documentary transfer tax due. (state reason and give Cods § or Ordinance number) Revenue & Tax Code -

11930 - Grantee is a Trust created for e benefit of the Grantors .

O Unincorporated area: [J City of and

This Is a Trust Transfer under §62 of the Revenue and Taxatlon Code and Grantor(s) has (have) checked the apphcable

exclusion;

Transfer to a revocable frust;

Transfer to a short-term trust not exceeding 12 years with trustor holding the reversion;

Transfer to a trust where the trustor or the trustor's spouse is the sole beneficiary;

Change of trustee holding fitie;

Transfer from trust to trustor or trustor’s spouse where prior transfer to trust was excluded from reappraisal and for a valuable

gct)':sudaratlon, receipt of which is acknowledged. _ (
er

GRANTOR(S): George E. White and Josephine White, his wife, as JOINT TENANTS

hereby GRANT(S) to- Gcorge E. White and Josephine White, as Trustees of the George E. Whitc and Josephine White :

Revocable Living Trust Dated September _-/O , 2014
the following described real property in the County of an Francisco . State of California

Please See Exhiibt A attached hereto

Dated:_@ ~+0 -/ b EJ_‘%‘_:___M ﬁf
STATE OF CALIFORNIA . eorgedE. s:'GW‘.JRE White

COUNTY OF San Francisco

O oooos

ASSESSORS PARCEL NO. Block 2626, Lot 29

= : SIGNATURE - 4
se ne White
On__G—yd=cf before me, % ‘ne }:ame&mla of officer],
personally appeared George E. White and Josephine White ___, who proved to me on the basis of satisfactory

evidence to be the pelson(s) whose name(s) is/are subscribed to the within instrument and acknowledged to me that helshelihey
executed the sama in histher/their authorized capacity(ies), and that by hisfher/their slgnature(s) on the instrument the person(s),
or the entity upon behalf of which the person(s) acted, executed the instrument.

-1 certify under PENALTY OF PERJURY under the laws of the State of Califomia that the foregolng paragraph Is true and comrect.
WITNESS' my hand and ofﬁc:al seal.

7 5 ; glGNAT%RE 3 . -

Title Order No. Escrow, Loan or Attorney Flle No. S
MAIL TAX TRov. January 28, 2000)
STATEMENTS TO: George and Josephine White, 3 Vulcan Stwy, San Francisco, CA 941 14 :

NAME ADDRESS CITY,STATE, ZIP @EB
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-EXHIBIT A

Real property located in the City and County of San Francisco and more commonly
known as 3 Vulcan Stairway, San Francisco, California 94114 and more fully described
as follows: s

Lot No. 14, in Block U, Park Lane Tract No. 5, according to map thereof rccordedl
September 22, 1891, in Map Book “E” and “F” at page 157, in the office of the Recorder
of the City and County of San Francisco, State of California.

Assessor’s Parcel Number: Block 2626, Lot 29

1369
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San Francisco Assessor-Recorder
RECORDING REQUESTED BY: 0. Hoa Nouyen, foting Assessor-Recorder

DOC~ 2012-J556722-00

ROBERTA LEBLANG-DAVIS Check Number 182D
. ’ Hondnv. DEC 10, 20912 15:54:433
MAIL DEED and TAX STMTSTO: Tt1 Pd - gJ Rept § 0004567590
REEL K789 IMQGE 0742
ROBERTA LEBLANG-DAVIS odm/KC/1-3
4322A 17 Street ;
San Francisco, CA 84114 ' : // W
APN: 2646-059 '

Address: 4322A 17th Street, San Francisco, CA 94114
SPACE ABOVE THIS LINE FOR RECORDER'S USE »

GRANT DEED

The undersigned grantor(s) declare(s):

Documentary transfer tax is $ NONE (Transfer to grantors' revocable trust) R&T Sect.
11930

(X ) Realty not sold

FOR NO CONSIDERATION, ROBERTA LEBLANG DAVIS (a.k.a. ROBERTA B.
LEBLANG DAVIS), a married woman as her sole and separate property,

hereby GRANT(S) to HARVEY'C: ‘DAVIS and ROBERTA LEBLANG-DAVIS as
Trustees of the HARVEY AND ROBERTA DAVIS 2012 LIVING TRUST dated
December 6, 2012,

the-real property situated in the City and County of San Francisco, San Francisco, State
of California, more particularly described as follows:

PARCEL I:

Condaminium Unit No. 1 Lot No. 59, as shown ug n the Condominium Map and
diagrammatic floor plan entitied “Map of 4322 17" Street, a Condominium, being a
resubdivision of Lot 5 portion of Assessor's Block 2646," which was filed for record on
March 30, 1990 in Condominium Map Book 31, at pages 5 to 7, inclusive, in the office of
the Recorder of the City and County of San Francisco, State of California (referred to
herein as “the Map"), and as further defined in the Declaration of Covenants, Conditions
and Restrictions recorded on April 3, 1990, in Book E526 Page 127 and following,

1370



the Declaration. -

Dated: December 6, 2012
ROBERTA LE G-DAVI
(a.k.a. ROBERTA B. LEBLANG-DAVIS)

ACKNOWLEDGMENT OF NOTARY PUBLIC

STATE OF CALIFORNIA )
) S8

COUNTY OF SAN FRANCISCO )

On December 6, 2012, before me, Wallis W. Lim, Notary Public, personally
appeared ROBERTA LEBLANG-DAVIS, who proved to me on the basis of satisfactory
evidence to be the person(s) whose name(s) is/are subscribed to the within instrument
and acknowledged to me that he/shefthey executed the same in his/her/their authorized
capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), or
the entity upon behalf of which the person(s) acted, executed the instrument.

| certify under PENALTY of PERJURY under the laws of the State of California
that the foregoing paragraph is true and correct. ‘

WITNESS my hand and official seal.

Signature (..()Qg&, (,U E&M

Wallis W. Lim, Notary Public

Commission # 1946596

Notary Public - California f T
San Francisco County

Comm. Exgires Aug 31, 2015

Y
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Amy Shelf - : < 17 < 1 San Francisco - '
Counselor At Law - Carmen ﬁssessosessoi Rm:r l‘
28 Gladys Street . Boc- éo14-J901613-00

San Francisco, CA 94110 ' Check Nusber 1888

Thuraday, JUN 28 2014 ©9:51:48

When recorded mail to:
Maurice Belote and Alan Broussard ' Til Pd 321 cht § WBEMM
74 Vulcan Stairway ‘ , . oma/MA/1-2
San Francisco, CA 94114 :
_ APN: Lot 13, Block 2619 s e -— - — .- - _ ,a'
‘ GRANT DEED

:The undersigned Grantors declare under penalty of perjury that the following is true and comect: Documentary transfer tax is $ 0;
-TRANSFER TO GRANTQORS’ REVOCABLE TRUST (REVENUE & TAXATION CODE§11930) NOT PURSUANT TO
"SALE; NO LOANS ASSUMED

-[ ]computed on full value of property conveyed, or [ ] computed on full value less value of llens or encumbrances remaining at
time of sale.

FOR valuable consideration, receipt of which is hereby aéknowledged Alan V. Brbussafd who took titl_e:as An
Unmarried Man, and Mautice A. Belote, who took title as An Unmarried Man, as Joint Tenants -

hereby GRANT to Maurice Belote and Alan Broussard, Co-Tmstees of The Maurice Belote and Alan Broussard
Revocable Trust dated June 16, 2014, to be held as their community property, the followmg described real property in
‘the City and County of San Francisco, State of Cahfomla ’

See EXHIBIT A attached hereto and.incorporated herein.

Commonly known as 74 Vulcan Stairway, San Francisco, CA 94114 -

Date: June 16, 2014 , %Ax /. M
AN . ﬁv Broussard | W
 iDite: June 16, 2014 éf \ N

Maurice A. Belote

STATE OF CALIFORNIA ' }
) } -
'COUNTY OF SAN FRANCISCO ) ' )

. On June 16, 2014, before me, Amy Shelf, a Notary Public, personally appeared Alan V. Broussard and Maurice A.
"Belote, who proved to me on the basis of satisfactory evidence (o be the person(s) whose name(s)-4s/are subscribed to the within
instrument and acknowledged to me that ho/she/they executed the same in-his/her/their authorized capacity(ies), and that by
.hisher/their signature(s) on the instrument the pcrson, or the entity upon behalf of which the person acted, executed thc
insrument.

1 certify under PE

TY OF PERJURY under the laws of the Statc of California that the foregoing paragraph is t_rixc and
correct. .

AMY SHELF
pcifh) Coun d 1862148 %

wi \AND OFFICIAL SEAL

RS

MAIL TAX STATEMENTS AS DIRECTED ABOVE
1372 .
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WHEN RECORDED MAIL TO: n ra’msw Rssessor-Recorder
s Ting, Rssessor-Recorder
5039 Dudley Blvd #D “;!’IJD DOC 2008-I668989-00
McClellan, Ca 95652 Check Number 373335
Escrow #5067710 ' ;RT,P‘;.V' ;2081' 21, 2008 10:18:57
: 00 Rept # 0693557526
THIS INSTRUMENT WAS PREPARED BY: REEL J751 I"mﬁcg%slz7
DARREN RODGERS
- Citibank

P.O. Box 790017, MS 221 e e e
St. Louis, MO 63179

1-866-643-5190 4
Reoordmg Requested By Equity Source Account® DEED OF TRUST h\
LSI ACCOUNTNO.: 108100106346000

as trustor "Wc “ “Us" and "Our® means CITIBANK, N.A. (""Beneficlary™), 3900 Paradise Road Suite 127, Las Vegas, Nevada
89109. The "Trustee” means Verdugo Trustee Scrvice Corporation or any successor appointed pursuant to Paragraph 26 of this Deed of
Trust. The "Borrower” means the indiv |dua1(s) who has(ve) signed the Equity Source Account® Agreement and Disclosure (the
"Apreement") of even date herewith and in connection with this Deed of Trust.

The “Property” means the real estate, including thc leasehold (if any), located at 187 §1
1403 and having the legal description attached to and made a part of this Deed of Trust.

THIS MORTGAGE between You, Trustee and Us is made as of the date next to Your first signature below and has a final
maturity date 30 years from such date,

The Agreement provides that the credit secured by the Property is an open-end revolving linc of credit at a variable rate of interest. The
maximum amount of all loan advances made to the Borrower under the Agreement and which may be secured by this Deed of Trust may
not exceed $150,000.00 (the "Credit Limit"). At any particular time, the outstanding obligation of Borrower to Us under the Agreement
may be any sum equal to or less than the Credit Limit plus interest and other charpes owing under the Agreement and amounts owing
under this Deed of Trust. Obligations under the Agreement, Deed of Trust and any riders thereto shall not be released even if all
indebtedness under the Agreement is paid, unless and until We causc a reconveyance of the Property to be executed to You and such
reconveyance is properly recorded.

TO SECURE to Us: (a) the payment and performance of all indebtedness and obligations of the Borrower under the Agreement
or any modification or replacement of the Agreement; (b) the payment of all other sums advanced in accordance herewith to protect the
security of this Deed of Trust, with finance charges thereon at the variable rate described in the Agreement; and (c) the payment of any
future advances made by Us to Borrower (pursuant to Paragraph 16 of this Deed of Trust (herein "Future Loan Advances”)) and, in
consideration of the indebtedness herein recited and the trust herein created, You hereby irevocably grant and convey to Trustec, in trust,
with, if allowed by applicable law, power of sale, the Property.

TOGETHER WITH all the improvements now or hereafter erected on the Property, and all easements, rights, appurtenances,
rents (subject however to the rights and authorities given hercin to You to collect and apply such rents), royalties, mineral, oil and gas
rights and proﬁts, water, water rights and water stock, and all fixtures now or hereafter attached to the Property (which, if this Deed of
Trust is on & unit in a condominium project or planned unit development, shall include the common elements in such project or
development associated with such unit), all of which, including replacemems and additions thereto, shall be deemed to be and remain a
part of the Property.

CEX-I-51-703-CA lof6 Revised 09/04/2008
WHITAKER . 1373 ACAPS: 108100106346000
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Decd of Trust, continued ' : Cltl

IN WITNESS WHEREOF, YOlll'..lmH'AVE EXECUTED THIS DEED OF TRUST, AND AGREE TO BE BOUND BY ALL TERMS
_.-AND CONDITIONS STATED ON PAGES 2 THROUGH 6 FOLLOWING.

10/15/2008

Trustor: JANE E. WHITAKER as trustee and also in Trustor:

hig/her capacity as an indlvidunl

|/} Marricd l)(l Unmarried 1 ] Married 4 | 1 Unmarried
Trustor: ' Trustor:

[ ] Married [ ] Unmarried | 1 Marrled i 1 Unmarried
| | Married ' | | Unmarried [ 1 Married | ] Unmarried
STATE OF CALIFORNIA ,
COUNTY OF __ Seun EM'S(Q)
On 10/15/2008, before me, M&_ g - C)o NOTARY PUBLIC,

personally appeared JANE E. WHITAKER

who proved to me on the basis of satisfactory evidence to be the
person(s) whosc name(s) i/are subscribed to the within instrument and acknowledged to me that he/she/they executed the same in
his/her/their authorized capaclty(les), and that by hls/herllhclr sxgnature(s) on the instrument the person(s) or the entity upon behalf of
which the person(s) acted, executed the instrument,

[ certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and correct.

WITNESS my hand and official seal. MAS. 0O

«(Signature of Person Taking Acknowledgment)

(Signature of Person Takmg Acknowledglwbnt Typed, Printed or Stamped)

You covenant that You are lawfully seized of the estate hereby conveyed and have the nght to mortgage, grant, and convey the Property,
and that the Property is unencumbered, except for the encumbrances of record and any first deed of trust. You covenant that You warrant
and will defend generally the title 1o the Property against all claims and demands, except those disclosed in writing to Us as of the date of
this Deed of Trust.

You and We covenant and agree as follows:

1. Payment of Indebtedness. Borrower shall promptly pay when due the indebtedness secured by this Deed of Trust including, without
limitation, that evidenced by the Agreement.

2. Application of i’aymenls. Unless appliéable law provides otherwise, all payments received by Us under the Agreement will be
applicd to the principal balance and any finance charges, late charges, collection costs, and other charges owing with respect to the
indebtedness secured by this Deed of Trust in such order as We may choose from time to time.

3. Charges; Liens. Except as expressly provided in this Paragraph 3, You shall pay all 1axcs, assessments and other charges, fines and
impositions attributable to the Property which may attain a priority over this Deed of Trust, and leasehold payments or ground rents, if
any, by Your making payments, when due, directly to the payee thercof. In the event You make payments directly to the payec thereof,
upon Our request You shall promptly furnish to Us reccipts cvidencing such payment.

CFX-H-SI-703-CA 20f6 Revised (9/0472008
WHITAKER - 1374 ACAPS: 108100106346000
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SHORT FORM DEED OF TRUST
- (EQUITY MAXIMIZER® ACCOUNT)

This Deed of Trust is made on JANUARY 7, 2016 by ROBERT J MAC KAY,
ROBERT :J. MAC KAY Trustee of ‘the ROBERT J. MAC KAY TRUST, DATED:
OCTOBER 27, 2009 '

04188

(collectively and individually "Trustor"); ReconTrust Company, N.A. ("Trustee"); and the beneficiary, Bank of
America, N.A. ("Bank"). Trustee is a subsidiary of Bank, Any non-titleholder signs below as Trustor solely for the
purpose of subjecting any community property interest in the property described below to this Deed of Trust. The
words "1," "me," and "my" in this Deed of Trust refer to the Trustor, whether one or more.

BANK AND | AGREE:

1. Property Securlty For the purpose of securing the obligations described below, I irrevocably grant, convey,
transfer and assign to Trustee, in trust with power of sale, the property located in SAN FRANCISCO
County, California described as follows:

SCHEBYEE A ATTACHED HERETO AND MADE A PART OF.

CSJMIOH—

with the street address 14 :ORD ‘CT, SAN FRANCISCO, CALIFORNIA 94114

and with Parcel No. {§- ],g X~ { and’ mcludmg all improvements and fixtures now or later
erected on the property, and all easements, rights, appurtenances and fixtures now or later a part of or related to the
above described property (collectively the. "Property").

Trustor's address is 14 ORD COURT, SAN FRANCISCO, CALIFORNIA 94114

ROBERT J MAC KAY/895152871641440

CALIFORNIA SHORT FORM DEED OF TRUST DocMaglc €Romms
{(EQUITY MAXIMIZER® ACCOUNT) . : , ! !
CAHESISFBOA 01/02/15 Page 1 of 4 ~, www.docmagic.com
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BY SIGNING BELOW, Trustor accepts and agrees to the terms and covenants contained in this Security
Instrument and in any Rider executed by Trustor and recorded with it.

it

&7& %‘%’E (Seal)
OBERT J. C KAY

ROBERT J MAC KAY Z -Trustor ~Trustor
Trustee of the ROBERT J MAC
KAY TRUST, DATED: OCTOBER 27,
2009
Seal
.ﬂﬁ?gg -Tr(ustog
[ 4
Seal Seal
-Tgusto?' -Th |€ust012
ROBERT J MAC KAY/985152871641440 .
CALIFORNIA SHORT FORM DEED OF TRUST DocMagle €Rorms

(EQUITY MAXIMIZER® ACCOUNT)

CAHESISFEOA 01/02/15 Page 3 of 4
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‘San Francisco Assessor-Recorder
STEVENE. PAYETTE, Fea. Phil Ting, Assessor-Recorder
AND WHEN RECORDED MAIL TO: : DOC- 2008-1702956—00
STEVEN E. PAYETTE mdam'bgscg;“m 14:15:52
Atomey at Law NP S Reph § G0OGOTET
1253 Ninth Avenue REEL J797 IMAGE 0501

$an Francisco, California 94122 ofa/FT/1-3

LSF’!’\('JE ABQVE FOR RECORDER'S USE ONLY--- z\

TRUST TRANSFER DEED

The undersigned grantor declares: APN: Bica
| Address: 10 Ord C

. San Francisco, CA
Cerrito, California

Dochmentary transfertax is $ 0- -

{ - ) computed on full vaiue of property conveyed, or

( ) computed on full value less value of liens and encumbrances remaining at time of sale.

{X) Gity and County of San Francisco

(X) Really not sold (Transferred from Transfercr’s Living Trust)
. ‘ FOR A VALUABLE CONSIDERATION, receipt of which is hereby acknowledged,

JUNE V. JOHNSON, as Trustee of thz JOHNSON LIVING TRUST DATED OCTOBER 22, 1990,
- and amendments thereto, hereby REMISES, RELEASES AND FOREVER QUITCLAIMS to JUNE V.

- JOHNSON, a single woman, surviving Trustor and beneficiary of the JOHNSON LIVING TRUST DATED

OCTOBER 22, 1890, and amendments thereto, alt the real property situated in the City and County of San
Francisco, State of California, described as follows:

FOR DESCRIPTION OF THE PROPERTY SEE EXHIBIT A" ATTACHED HERETO

Mail tax statements to: Mrs. June V. Johnson, 10 Ord Court, San Francisco, California 94114

Dated: /.l" X —~2F , 2008
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Lot Thompson | vy \Lj'fu- -
1050 Woodward Ave

Detroit. MI 48226-1906
(313)373-0000

{Space Ahove This Line For Recording Dain

7614 /07’3" @D MIN 100039033229266873
DEFINITIONS

Words used in multiple sections of this document are defined below and other words are defined in
Sections 3, 11, 13, 18, 20 and 21. Certain rules regarding the usage of words used in this document are
also provided in Section 16.

{A) "Security Instrument” means this document, which is dated January 30, 2014
together with all Riders to this document.

(B) "Borrower"is Thomas ‘Reeves Harrell, trustee of the Thomas Reeves Harrell
Trust: dated 2/22/2005

SWUS

Borrower's address is . 6 Ord Ct . San Francisco. CA 94114
. : . Borrower is the trustor under this Security Instrument.
(C) "Lender"is Quicken Loans Inc.

Lender is a Corporat1 on

organized and cxisting under the laws of the State of Michigan
GALIFORNIASIngle FamilyFannia Mae/Fraddlo Mac UNIFORM INSTRUMENT WITH MERS Form 3008 1/01
L —— 010 R
VMP®.GA(CA) (1312) 00 /M, 0033229 3 4

Page 106 18 Irtiain; l
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The undersigned Borrower requests that 2 copy of any Notice of Default and any Notice of Sale under
this Security Instrument be mailed to the Borrower at the address sct forth above. A copy of any Notice of
Default and any Notice of Sale will be sent only to the address contained in this recorded request. If the
Bormrower's address changes, a new request must be recorded.

BY SIGNING BELOW, Borrower accepts and agrees to the {erms and covenants contained in this
Sccurity Instrument and in any Rider cxecuted by Borrower and recorded with it.

Witncsses:

(Scal)

(Seal)

_ -Borrower

] O

26687 223

CAUFORNIA-Smu!e Faml!v-Flnnll Mea/Fraddis Mac UNIFORM INSTRUMENT WITH MERS
Pega 14 0] 18 :

VMP S.8A(CA} 113021.00

BY SIGNING BELOW, the undersi Settlor(s),

Thomas Reeves arrell. Sétﬂor fthe
Harre]l rus l{aﬂ ebru ar ?w"

ac s 1
ggcthg terms and cov ?&g contg nesm nthis ©
ur1t¥ nstrimen ri{s) thereto and
agrees 1o be ereby. )

2014 (Scal)
Thoma Reeves i l T tee of R
s arre rustes € ar yagémm

Zhﬂafm homas Eggves ﬁ‘;?.?en‘f““ Februa

(Seal)

~Borrower

(Scal)

-Borrower

Form 3005 1/0%
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Melody Marks DOC~ 2007-1481489-00
44 Vulcan Siairway Chack Number 37040
San Francisco, CA 94114-1425 Monday, OCT 28, 2007 29:09:3%
Tt1Pd  §12.00 Nor-8003340221
REEL J506 IMAGE 0099
ota/TD/1-2
_ SPACE ABOVE THIS LINE FOR RECORDERS USE
: Dead o a Trvsh Not g Saje
MAIL TAX STATEMENTS TO: DOCUMENTARY TRANSFER TAX $ None
..Computed on the consideration or value of property Conveyed; OR
SAME AS ABOVE ...Computed on the consideration or value less liens or encumbrances
remalning at fime of sale

__ Asdeclared by the underdaned Grantor - _

Sionohize of Declant or Agent delarmining tax o

GRANT DEED
FOR A VALUABLE CONSIDERATION, recelpt of which Is hereby ucknowledged
MELODY SUE MARKS, a single woman,

hegby NTS to MELODY MARKS, Trustee of the Melody Marks Revocable Living Trust dated
M,&& , 2007,

the real property In the City and County of San Francisco, Stale of Callfomla. described as follows:
SEE LEGAL DESCRIPTION ATTACHED HERETO AND MADE A PART HEREOF.

Block 2619.:10t 084
{Commonly known as 42-44 Vulcan Stairway, San Francisco, CA 94114-1 425)

Dateq: M? é , 2007

State of Califomnia }
Jss.
County of San Francisco }

on_QCToBeR._2l . 2007, before me, GREGORY P, O'KEEFFE,

a notary public, personally appeared MELODY SUE MARKS, aka
MELODY MARKS, personally known to me to be the person whose
name is subscribed to the within instrument and acknowledged to
me that she executed the same in her authorized capacity and
that by her signature on the instrument the person or the entilty
upon behalf of which the person acted, executed the instrument.

WITNESS my hand and

Signature.
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CERTIFICATE OF TRUST
FOR THE SMART-DAHLIN TRUST

We, Clarence A. Dahlin and Joel R. Smart, hereby declare under penalty of perjury under the
laws of the State of California that:

1. On January 11, 2016, we signed a Declaration of Trust which established a revocablé
living trust on behalf of the settlors, Clarence A. Dahhn and Joel R. Smart, known as The Smart-
Dahlin Trust (“Trust” herein).

2. The within Certificate is a true and correct representation of the terms of the Trust.
3. We, Clarence A. Dahlin and Joel R. Smart, are the curtently-acting cotrustees of The
Smart-Dahlin Trust. Any of our signatures as the currently-acting cotrustees is binding on the

Trust and its beneficiaries and may be relied upon by third parties.

4, The Trust is not of record in any court of law and has not been recorded in the real
property records of any county.

5. The Trust has not been revoked, modified, or amended in any manner which would cause
the representations contained herein to be incorrect.

6. We have reserved the right and authority to amend and revoke the Trust as long as we are
alive.
7. We are the current beneficiaries of the Trust.

8. The Trust is classified as a grantor trust” under applicable U.S. Treasury Regulations,
and either Settlor’s social security numbers, S RSTRSERNE or JENEIGI: .y be used as the
Taxpayer Identification Number for the Trust.

9. Title to assets of the Trust should be taken in substantially the following form:

“Clarence A. Dahlin and Jo&l
January 11, 2016.”

‘matti Trustees of The Smart-Dahlin Trust, Dated

10.  This Certificate is intended to serve as a “Certification of Trust” under California Probate
Code Section 18100.5, as amended. Its purpose is to certify the existence of the Trust, the
identity and powers of the Trustee(s), the manner of taking title to assets and to summarize some
of the more important provisions of the Trust, so that the Trustee(s) can deal with third parties,
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such as financial institutions, stock transfer agents, brokerage houses, title companies, insurance
companies, and others, without disclosing the entire Trust, which is a private and confidential
document.

11.  All third parties dealing with the Trustee(s) may rely on this Certificate of Trust as a true
statement of the provisions of the Trust described herein as of the date of this Certificate is
presented to such third party (regardless of the date of execution of this Certificate), unless the
third party has actual knowledge that the representations contained herein are incorrect. Any
third party who demands trust documents in addition to this Certification (other than excerpts
from the original trust documents) in order to prove facts set forth in this certification may be
liable for damages, including attorney’s fees, incurred as a result of the refusal to accept this
Certification in lieu of the requested documents. :

12.  Under the terms of The Smart-Dahlin Trust, the Trustees’ powers include the powers set
forth in Exhibit “A,” which is attached hereto and incorporated herein by reference. The
Trustees’ powers also include all other powers and authority granted to trustees under the
California Probate Code as amended from time to time.

13.  This Certificate of Trust is being signed by the currently-acting Trustees of The Smart-
Dahlin Trust.

~ Executed gs of January 11, 2016, at San Francisco, California.

) / W M a4 W

Clarepce A. Dahhf% Co-Trustee J oelygmart, Cb<Trustee
\

this certificate verifies only the identity of
the individual who signed\the document to
which this certificate is attached, and not the

A notar}\ public ot other \ifkfﬁcer completing

truthfulness, accuracy, or validity of that ACKNOWLEDGMENT
document.
STATE OF CALIFORNIA )
)ss
COUNTY OF SAN FRANCISCO )

On January 11, 2016, before me, Erin M. L. Loftus, a notary public in and for the State of California,
personally appeared Clarence A. Dahlin and Joel R. Smart, who proved to me on the basis of satisfactory evidence
to be the persons whose names are subscribed to the within instrument and acknowledged to me that they executed
the same in their authorized capacities, and that by their signatures on the instrument the persons, or the entities
upon behalf of which the persons acted, executed the instrument.

1 certify under PENALTY of PERJTURY under the laws of the State of California that the foregoing
paragraph is true and correct. A

- WITNESS myhand anfﬁma‘ sal. ERIN M LLOFTUS
S i COMM. £
Signaturo %gg %7% i~ (Seal) NOTARQPUBL?C?OCSES%RMA

7 SAN FRANCISCO COUNTY 0

Notary Public, ‘)

" - —_— ﬁ?.,_.
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REVOCABLE TRUST DECLARATION OF
KEVIN ANTHOMNY REHER

‘1. Kevin Anthony Reher, also known as Kevin A, Reher and Kevin Reher, as
setdor of a Revocable Vrust:of Aprl 42005 (herealer glso referred Lo as the ~Original
Trust™). herehy mnerid that Origindl Trast by deleting each and every word thereol and

~weplacing it with the following.

ARTICLE L.
SET UR THE TRUST ANB DESCRIBE WHAT F'WILL INCLUDE IN [T

A Setflor. [ Kevin-Anthony Rehur, also known as Kevin A Reher and Eian ™

S the setdor of this revocable trast by this Declaration. all the words =17, ~me™.

“arysel T myT, mine” or the Usettlor” refer Lo Kevin Anthiony Reher,

1.02. Beeluvation of Trust, | declare a trust. | have setaside or wansterred.

hereby ranster, or will ransfer 1o mwysell as ngtee. the properny Hsted on Schedules =A™
and "B G any) sttached to this declaration of trust Pwhich § alsoreler to'ay this
“Reclaration”). | call the properiy that is in the wrust (now ar al any later tine) the “trust
eatate,” D will hold the rust estate 1 wrust for the benelit of the beneliciarios and-on the

v bl set forth in his Doclaration,

14 Trost Bafe and MName. The daie of this Declaration i April 26, 3013 The

lul} tetle-of the rust this Declaration creates s " TFhe Kevin Anthony, Reber Living Trust

of !*mpril I8, 2003, as Amended und Restated on April 26. 20137 and | miay dlso refer o 1l

“The Kevin Anthony, Reher Living Trust, as ,»"\BK',XII;‘E‘; and Restated”™ and *The

.&ﬁihﬁig “Reher Living Trust™

A4, Indtial Trustee. Tam the inttial ustee and will perform that function antil

dies, resign or wm unable o performy the functions ol the rusee,

vt
o
]
et
"3
>

Amended mnd Restated Trust of Kevin Antls any Puge 1
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avoid invalidity by applying (he kaw in effectatanather time ar in another jurisdiction
that has eneuigh. contacts with the teost invalved for this purpose. ) amend any

provision. CaliTornia law ia cffeet on the date I sign each amedment shall govern the
meaning of' the provisions that the amend tnm{xllai’i’éu‘es. Ilany provision. of this
Declaration is invalid, the remuaining provisions s

@

shall novertheless repatn in elfect,

| am sigaing this Beclaration at Bmeryvite, Californis on April 26, 2013, as

settlor-and astrustee o the-Original irust und of this Amended and Restated revocable
rust that | have ereated in-this Decliration,

SETTLOR: T TRUSTIZE:
: 3

£
; P
. T 1
S v ) — E
‘ ™, i P e " A
g il i " / i ! } Fonl LA
Ry Fy 3 7 . e =
Revin AnthonkiReher kaevin Anthony-Reher

STATE.OF CALIFORNIA T April 26 20030 before me, Kt B, Yip, o Nowary Pablic,
s personally appenrdd Kiévin Anthouy Reher, who proved-ia me on U

hasis of satisfictory evidence do be'The pergan whose naue i suhseibed 1o
the within insepnment, and acknowledged to me thist e exeented flicsame inhis anthorized capucity, and thet by fis
sigiture on the instrmment the petson. or the entisy upar-behal ! of which the person acied, exewned the instroment,

2

'

H
COUNTY OF ALAMEDA }

beertify undur PENALTY OF PERJURY under the tows of the-Sate of Californiz that the Foregaing
prrngrapdt i feue and corest,

WETNESE MY HAND AND OFFICEAL SEAL,

R AL Notary Pulilic
S HOTARY FUBLEE - T ‘
T ONTRAGU

e

Amended and Restafed Tragt of Kevin Anthony Reher
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AND WHEN RECORDED MAIL TO: NI RO AR RO

M. Jean Johnston, Esq. San Francisco Assessor-Recorder
Johnston|Childress, LLP Phil Ting, Rssessor-Recorder

220 Montgomery Street, 15" Floor DOC- 2007-1490740-00
San Francisco, CA 94104 ‘ Check Number 1781

Friday, HOV 16, 2007 12:56:13

TtLPd - $12.00 Nor-0203351138
REEL J518 IMAGE @516
o ota/ER/1-2
APN: Lot 044, Block 2623 o

(29 Douglass, San Francisco, CA 94114)

SPACE ABOVE THIS LINE FOR RECORDER'S USE

GRANT DEED (INDIVIDUAL) I
The undersigned grantor declares: Transfer by Grantors to Revocable Living ' 6(
- Documentary transfer tax is $-0-. Trust of which Grantors are the sole Trustees

and Beneficiaries. R&T Code §11930.

FOR A VALUABLE CONSIDERATION, receipt of which is hereby acknowledged,
Jonathan E. Berkeley and Lauren Britt, husband and wife, as joint tenants,

hereby GRANT to Jonathan E. Berkeley and Lauren Britt, as Trustees of the Berkeley-Britt Family
Revocable Trus dated November 13, 2007,

all of the right, title and interest in the following described real property in the City and County of San
Francisco, State of Califomia:

BEGINNING at a point on the easterly line of Douglass Street, distant thereon 285 feet northerly
from the northerly line of 17" Street; running thence northerly along said linc of Douglass Street
25 feet; thence at a right angle easterly 102 feet; thence at a right angle southerly 25 fcet; thence
at a right angle westerly 102 feet to the point of beginning. ‘

BEING a portion of HORNER 'S ADDITION BLOCK NO, 200.

Dated: November -—E" 2007

Lauren Brift

MAIL TAX STATEMENTS TO:
Jonathan E. Berkeley and
Lauren Britt
29 Douglass Street
San Francisco, CA 94114
1385

CANE\DBERKI-GRANTDEED,DOC



S ‘:mzczzcm 4
Fruce .
Tz —

RCLORDER S

Tueadaws Febbe
Ror b
154
At .
AND WHEN RECORDED MATL T0: EJE’EL

e

i

Ir'lH':E S

e

BURTON J. PACIORETTY

Attorney at Law

431 tastro Street

San Francisco, California 94114

AFFIDAVIT TO ESTABLISH FACT OF DEATH
TO TERMINATE A JOINT TENANCY

STATE OF CALIFORNIA .
} ss:2
COUNTY OF SAN FRANCISCO )

LOUISE J. PALMER, being first duly sworn, deposes and says;

That BIANCA CASSINERIQ, also known as BIANCA C. CASSINERIO,
died March 9, 1991, in Ban Francisco, State of California, bexng a
resident of said State and County; and said decedent mentioned in
the attached certified copy of Certificate of Death 3 91 38 is
the.same person as BIANCA CASSINERIO, named as one of the joint
tenants in that certain Grant Deed dated Maxch 8, 1990, recorded
March 20, 1990, as Instrument E519506 in Reel F 85, Image 1272
of the Official Records of the San Francisco County Recorder's
Office, State of California, wherein BIANCR CASSINERIO, a widow
and mothex, conveyed to BIANCA CASSINERIO, a widow and mother,
and LOUISE J. PALMER, a widow and daughter, as Jjoint tenants,
the following described real property:

All that real property situated in the City and
County of San Francisco, State of California,
described as:

BEGINNING at a point on the easterly line of
Douglass Street, distant thereon 310 feet Y
northerly from the northerly line of Seventeenth )
Street; running thence northerly along said

line of Douglass Street 25 feet{ thence at a 1
right angle easterly 102 feet; thence at a

right angle southerly 25 feet; and thence at

a right angle westerly 102 feet to the poinf:

of beginning.

BEING portion of Horner's Addition Block
. No. 200.

APN: ¥2623/45
DATED; August 154 . 1991, ._ 7 .
< AN{/ / LZ)/W

LOUISE J.
Subscribed and ewom to hefore me manlnun:anﬁsl--naulaslﬁuu
this day of August, 1991. LG SILBERBERS §
KO]‘I«RY PURLIC-CALFORMA £
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RECONDING REQUESTED BY

SAaMN FRAKC I T e R
RECORDER"S OFFT r_‘-x:

nosc— ESi1asos

WHErE HECORDED MANK. 'O

. - .
o Tuegdayr March 29s 135p . H2144 0
NamE //44/ ‘,/{ufod- 5 .f(’[;(/f;, Rgc " 308~ Ps l 2 44 :02rn
Lgwen | pcg - 3 2 Mic 1,08 -~~~ Amt 5.30

TOTAL > I5.80 g 80""*“‘197"

2687 / 4L

AbL

TRV AT ALY IR TS e

The ||ndmnigncd grnntor(l) doclarg(m) ¢ ‘ :

b ¥ trausfor lax o $ _,%L__ . ’
{ ) computed on Full valio of praporty cohvoyed, or
{

{

(

} computed on (ull valdo lesy valuo of Honsand onicumbrances remaining at Hlmo of snle,
} Unincorpotated area: '{ ) City of. X *

) Realty wnol sold.
W&mﬁg F;gg:e pLo Nohlch ts hereby neknowledged,

BIANCA CASSINERIO, a widow and mother

hereby GRANT(S) to

BIANCA CASSINERIO; a widow and mother, and LOULSE 7. PALMER, a °
widow and daughter, as joint tenants

.

thatproperty in -~ the Ciky and County of San Prancigco -Sowty, State of Californle, déscribod
a8y

BEGINNING AT A POINT ON THE EASTERLY LINE OF DOUGLASS STREET,

DISTANT THEREON 310 PEET NORTHERLY FROM THE NORTHERLY LINE OF

© GRVENTEENTH STREET; RUNNING THENCE NORTHERLY ALONG SAID LINE OF
DOUGLASS STREET 25 FEET§ THENCE AT A RIGHT ANCGLE BASTERLY 102 FEET;
THENCE AT A RIGHET ANGLE SOUTHERLY 25 FEET; AND THENCE AT A RIGHT
ANGLE WES‘I'L‘RLY 102 FEET TO THE POINT OF BEGINNING.

BEING 'POR’I.‘ION OF HORNER'S ADDITION BLOCK'NO. 200,

' SR ot
Mauil tax stattmonts to.

‘Dale Maxrch -8,.1930

STATE OF GALIFONNIA . }ss' nianc:a Cassifierio \
CouNTY ornﬁml_r:r_at_]ﬂm___* .

On . i ‘hefots e, the ﬂ lﬁ‘m f‘vjé‘(ﬂw

[ Nobqry Publie in und for sald sta’le, poraonally oppearnd.

;Bianaa_caasin@m—“u

‘peraonany Kknowh' to me {or proyed to mo on the hasis of

attafactory avidenco) kb bo the person___ whoss nadie_Jg__ I
subserlbed to the within Ingirumont and avknowledged that Ve
~ANe _oxécuted the sems. Wibiess ry hwid sud officlal xeal.

y 3 JAvIN ER
Siganture A Nc?lmv p&auoo.«mmsr&l{\
R 06 E NIV 2R M)’yozmmlmonﬁxp!m Mg, 108
Natme Typed or Printed) o,

SPACE ABOVE THIS LINE FOR RECORDER'S USE
Grant Deed S \

FrG-3005 . MAJL TAX STATEMENTS AS DIRECTED ABOVE

T R R L R L A [ C oL FEE R

H m DA, e adSadess
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rancxsco Assessor-Recorder

Assessor-Recorder
| DOC- 2014—.1841878-00
Check Number 2588
Recording Requested by: Friday, FEB 21, 2014 14:0%:8s

Tt Pd  $24.80 Rept # 00048930
ATTORNEY REEL 089 Il‘lf-!(i‘*Eo 03.‘.';”9
ofa/FT/1-3

When Recorded Mail to:

- . —— PRr——

Martha Howard
P. 0. Box 714
Inverness, CA 94937

The undersigned declares that

this conveyance is exempt from
documentary transfer tax because it
is a gift/transfer to the grantor’s
revocable trust.

APN: 2623-046

DEED OF REALTY IN TRUST

Deed made on December c\; 2013, by GRANTOR: ELSA CAMERON, a
‘married woman as her sole and separate property, who took title
as a single woman, Settlor, to GRANTEE: ELSA SUE CAMERON,
Trustee of the CAMERON TRUST dated Decemberc" , 2013. \

GRANTOR hereby grants to GRANTEE, that certain real property
located at 15 Douglass Street, City and County of San Francisco,
California, and more particularly described in the Legal
Description attached hereto and incorporated herein as Exhibit A.

EXECUTED at &A’"E iMCCS(() , California on -the date first

above written.

ELSA CAMERON

Mail Tax Statements to: Elsa Cameron?gls Douglass Street, San
Francisco, CA 94114
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San Francisco Assessor-Recorder

Carmen Chu, Assessor-Recorder

DOC 2015-K091708-00

Acct 6003-Fidelity National Title - San Francisco
Thursday, JUL 16, 2015 13:12:00

RECORDING REQUESTED BY: : Tl Pd$12,297.25 Nbr—00051 85808
Fidelity National Title Company okc/RE/NA -3

Escrow Order No.: FSFM-3031500505

When Recorded Mail Document To:
Randy D. Lindholm, Trustee of The Randy D. |
Lindholm Trust, dated August 7, 2002 - i
2343 Bignonia St
Melbourne, FL 32901-5905

Property Address: 43 Douglass Street, SPACE ABOVE THIS LINE FOR RECORDER'S USE‘
San Francisco, CA 94114
APN/Parcel ID(s): Lot 226, Block 2623

GRANT DEED
The undersigned grantor(s) declare(s)
[0 This transfer is exempt from the documentary transfer tax.
M The documentary transfer tax is $12,266.25 and is computed on:
O the full value of the interest or property conveyed.

O the full value less the liens or encumbrances remaining thereon at the time of sale.
The property is located in [ the City of San Francisco.

FOR A VALUABLE CONSIDERATION, receipt of which is hereby acknowledged, Roland Meier and Daniela Meier,
husband and wife as community property with right of survivorship
hereby GRANT(S) to Randy D. Lindholm, Trustee of The Randy D. Lindholm Trust, dated August 7,2002
the following described real property in the City of San Francisco, County of San Francisco, State of California;
SEE EXHIBIT "A" ATTACHEb HERETO AND MADE A-PART HEREOF
Dated: July 14, 2015
IN WITNESS WHEREOF the undersigned have executed this document on the date(s) set forth below.

ﬂ\/\ Y/ yAlw

land Meier
/ VA OIS [Zots

Daniela Meier

MAIL TAX STATEMENTS AS DIRECTED ABOVE
Grant Deed

Prinfed: 07.14.15 @ 0B:42 AM
SCA0000129.do / Updated: 04.26.15 CA-FT-FSFM-01500,080303-FSFM-3031500506
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m e By e

San Fransisco, CA 94104 - | E“Of ,Tm%,.o !,::: J915466-00

‘ . : ‘l'unduv. 29, 2014 14:

N0 VN RECORDED ML o TR 0 "Rl i

51 Ord Street | e
San Francisco, CA 94114 . — o

RUST TRANSFER DEED — —

GRANT DEED (Excluded from Reappraisal Under Propoéition 13 ie, Calif. Const. Art. 13 A§l et Seq. and Calif. Revenﬁe &
Taxation Code Section 11930-Grantee is a trust for the benefit of the Grantor. THIS CONVEYANCE TRANSFERS AN INTEREST
INTO OR OUT OF A LIVING TRUST, R &T 11930)

The undersigned Grantor(s) declare under penalty of pejury that the following is true and correct:

There is no consideration for this transfer. Documentary transfer tax is $0. This is a Transfer under §62 of the Revenue and Taxation
Code, which qualifies for an exclusion because the transfer is to a revocable trust. Not pursuant o a sale and for the benefit of the
Granfor. ) -

GRANTOR(S): MICHE S, a married woman, who took title as-an married woman, as her sole and separate property,

‘ / SERGE NONDI FANGUINOVENY, Trustess, or their successors in
E T dated July 1, 2014, and any amendments thereto, as her sole and
separate propcrty, the following described propeny in the City 6f San Francisco, County of San Franeisco, State of California,

described as follows:

SEE EXHIBIT “A" ATTACHED HERETO AND MADE A PART HEREOF..

- - ~—— -
- -

APN:  Lot: 020, Block:2625 V Commonly knowuas 51 Ord Streer, San Francixco, CA 94114

DATED: July 1, 2014

MICHELLE A. EDKINS, GRANTOR

State of California )
County of San Francisco )

On July 1, 2014, before me, Heather Rose S
cvidence fo be the person(s) whose namey) @

autlorizedl capacity(ics), and that by his
1 certify under PENALTY OF PERJURY under the lnws of 1the State of Califomia that the foregoing paragraph is true and cosrect.

eucman, a Nolary Public, personally appeared MICHELLE A. EDKINS who gspved (o me on the basis of sgig{actory
@ lare subscribed to the within instrument and acknowledged to me that he/ghofthey exceuted the same in hi ir
fheir signature{s) on the insirument the person(s). or the entity upon behalf 8Y which 1he person(s) acted, execlled the

instrument,

Witness my hand and official seal,

& D HEAIHER ROSE BIONEMAN &
- = f 2 Comu. ¥ 1980265 m
i Eee S KOIARY FUBC-CAEORNA
7 Cate L0 Couary OF Baxc Frugasco ™
M'\A_/\M 3 gt v cous e, dn 2408 p
NOTARY PURBLIC
MAIL TAX STATEMENTS TO:
Michelle A. Edkins
51 Ord Street
San Francisco, CA 94114
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ECORDING REQUESTED BY llIHIHHIIIIMIHIIIIIHIIIHIIHHHIlllll

First American Title
essor
AND WHEN RECORDED MAIL DOCUMENT TO: DOC ngb -Jgoordser998-00
Michelle A. Edkins Reet 3-FIRST MERICRN Title Canpan
51 Ord Street Friday, DEC 82, 2011 @g. :09:00 Y
San Frandisco, CA 94114 Tt] Pd ﬁa 00 Rept # 9004280453
REEL K534 IMAGE 0027
, ' ogl IGGII-
S( OH—D S‘h‘\éé‘r ‘ l SPRTE ALAITE N tses mrm oo 3

AP.N.: LOT: 020, BLOCK: 2625 ~ - Flle No.: 3807-3862304 (KC)

INTERSPOUSAL TRANSFER GRANT DEED

This is an Interspousal Transfer and not a change in ownership under Section 63 of the Revenue and Taxation
Code, and transfer by Grantor(s) is excluded from reappraisal as a creation, transfer, or termination, solely
between the spouses of any co-owner's interest,

SURVEY MONUMENT FEE $0

The Undersigned Grantar(s) declare(s): DOCUMENTARY TRANSFER TAX $0; CITY TRANSFER TAX $0;
This conveyance is solely between spouses and is EXEMPT from the imposition of Documentary Transfer Tax

because it is an inter vivos gift pursuant to Section 11930 of the Revenue and Taxation Code and therefore
consideration does not W pursuant to 11911 of the Revenue and Taxation Code.

Gorifor

Signature of edlarant

FOR A VALUABLE CONSIDERATION, receipt of which is hereby acknowledged, Vincent Guy Serge Nondl
Fangulnoveny, spouse of the grantee herein

. hereby GRANTS to Mlqhelle A. Edkins, a married woman as her sole and separate property
the following described property in the City of San Frandsco, County of San Francisco, State of California:

See Exhiblt A attached hereto for legal description.

Itis the express IntentofﬂieGranm, being the spouse of the Grantee, to convey all right, title and
interest of the Grantor, community or otherwise, In and to the herein dwcrlbed property to the
Grantee ag his/her sole and separate property.

N Gmpirir

Vincent Guy Sergé Nondi Fangulnoveny

Mail Tax Statements To: SAME AS ABOVE

1391




- -

AP.N.: LOT: 020, BLOCK: Interspousal Transfer Grant Deed - continued File No.: 3807-3882304 (KC)
2625

STATE OF Ca/iﬁ-m{au< )ss
COUNTY OF N2 fraaci/scz )

on_ JF24~ 201/ 4 . , Notary
Public, personally appeared MM%~
__,'Who proved to me on the'basis of satisfadtory evidence to

the person(s) whose name(s){sfare subscribed to the within instrument and acknowledged to me that
they executed the same ifhiS/her/their authorized capacity(ies), and that her/their signature(s) on
Instrument the person(s), or the entity upon behalf of which the parson(s) acted, &xecuted the Instrument.

__; before me,

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is
true and correct. .

WITNESS my hand and official seal.

Signature.

My Commission Expires: This area for official nofaria/ séal
Notary Notary . - - '
Name: \ AV ﬁﬁ a,/ﬁ/ Phone;___ 4/ S5¢ 3 FHAL
Notary R tbf =/ County of Principal Place of

Number; s | Business:

Page 2

1382



TRUST AGREEMENT ESTABLISHING
RICHARD NELSON 2005 REVOCABLE TRUST
RICHARD NELSON, TRUSTOR

t) -
THIS AGREEMENT is made this % - day of August, 2005 by and 6?A

between Richard Nelson of San Francisco, California, as Trusfor
and Rithard Nelson as Trustee. It is the intention of the Trustor
to create a revocable trust; and for that purpose, the Trustor
agrees to transfer certain property to the Trustee. The Trustor
upon signing this Agreement declares and establishes this Trust,
to bé held by the Trustee in trust subject to all of the terms,
conditions and'provisions of this Agreement; and the Trustee upon
executing this Agreement agrees to hold and administer the trust
estate of the Trust and shall dispose of the principal and income
of the Trust as set forth in this Agreement. |

ARTICLE I
Name of Trust

The trust created under this Agreement shall be known as the
RICHARD NELSON 2005 ‘REVOCABLE TRUST (hereinafter sometimes
referred to as the "Trust").

ARTICLE II -
Family Declarations

At the date of this Agreement the Trustb; has no children,

living or dead. The Trustor is a single persomn.
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poses of this trust, the person shall be consideredbto have
predeceased Trustor.

M. No Contest. If any beneficiary under this Agreement
in any manner, directly or indirectly, contests or attacks this
Agreement or any of its provisions, any share or interest in the
trust estate given to that contesting beneficiary under this
Agreement is re&oked and shall be disposed of in the same manner
provided herein as if that contesting beneficiary had predeceased
the Trustor and such contéesting beneficiary shall not serve in
any fiduciary capacity hereunder.

N. The property subject to this Agreement includes, but is
not limited to, the property on Schedule A, attached hereto and
incorporated by reference herein.

IN WITNESS WHEREOF, the Trustor and the Trustee have each

executed this instrument on thz;?ate firsty written above.

&Lj‘/( ﬂ 7ln‘£ “}'cﬁ’

37
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an Francisco Assessor-Recorder

RECORDING REQUESIEDBY Carmen Chu, Assessor-Recorder

AST Propertis Invesiments 'DOC- 2014-J981856-00

Chack Number 1046

WHEN RECQRDED MA.H, 10 ' + Tuesday, DEC 02, 2014 10:29:51
AND MAIL TAX STATEMENTS TO Tu Pd 321‘00 cht # 0005055267

AST Properties Invesiments i ‘ ojl/Kc/1-2

PO.Box 1212 -

Millbrae, CA 94030

4 |

APN: Block 2626 Lot 003 GRANT DEED  spACE ABOVE THIS LINE FOR RECORDER'S USE

THE UNDERSIGNED GRANTOR(S) DECLARE(S):

i
DOCUMENTARY TRANSFER TAX is $0.00 CITY TAX is $0.00
[1 computed on the full value of the property conveyed, or
1 computed on full value less value of the liens or encumbrances remaining at the time of the salc
X real estate not sold

FOR A VALUEABLE CONSIDERATION, receipt of which is hereby acknowledged,
AST Properties Investments, a California Corporation
Hereby GRANT(S) to

AST Propertics Investments, a Califomia Corporation as to an undivided 50 percent (%) interest and William Tsao-Wu, single man as to an
undivided 25 percent (%) interest and Judy Tsai, single woman as to an yndivided 25 percent (%) interest, all as Tenants in Common,

The real property in the City of San Francisco, County of San Francisco, State of California, described as;
SEE LEGAL DESCRIPTION ATTACHED
Property address: 24-26 Ord Street, SanFrancisco, California 94114

- A California Corporatio

State of California ) / .
\ .
County OM> By: & /
' PLRo-Wu, President/Officer

le\\cé

who proved to me on the basis of Satisfactory cvidence to be the person(s) whose name(s)
Sere subscribed to the within instrument and acknowledged to me thafTBVshe/they
executed the same in their authorized capacity(ies), and that by(fi¥her/their signature(s)
on the instrument the person(s), or the entity upon behalf of which the person(s) acted
exccuted the instrument.

1 certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct,

(This area for official notary seal)

WITNESS my hand and ofticial seal

tly.Efsina Burnatte Crantha
2 PR oMM, #2004688 .

n mnc:sco un 1
\"'ZQ,« My Comm. Expires Jan. 20, 20 7'

Mail Tax Statements as directed
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Ef;f'::lelx:su*cl L. Ehrman, Esq
A"THOITS

- - of bay
““Trustet”™) of The.Guan
.dccordam,e with Californi
"'hlcts conwrmng the qut )

i RECORDING REQUESTED BY
AND WHEN RECORDED RETURN TO

VE, HERSHBERGER & McLEAN
Corporatmn -

) ‘Suite 300"

Palo Alfd, CA'294’301*-',5 o

CERTIFICATION OF
THE GUANAB.ANA ’I‘RU‘?.'I1 '
PURSUANT TO PROBATE CODE SL‘C’I TON 18100.5
QN OF THEGUANABANA TRUST is executed thig }' sy day
y. Dirk: Agu:lar,] as. Trustes (herdinafter referied o fas the

nd. Trust (sometimés Meréinafter-referred to 48 the “Trust™..
la_Pi()bdtﬁ Code sectmn 18100 5, the Trustes Lonﬁrms the fo]Iowmg

THIS CERTI BcA)
, ROO6

Va,mtem,e and was estabhshed by The: Guanab;um Tmst

g . The Trudt is presén

-dec,mauon of 4fust executed em]ler ‘this- day:-

2. The Trust Was- estabhshed by Du‘k Aguxlar, as” Seltlor Dxrk Aguﬁar 8 the only
currently acl1n,<, Trustee of the Trust.: Scrtlor m'ly nse the trust pwperty a8 -collateral for any
personal Joad’ of S&tﬂor, and the Tlustee off behalf of the trust ‘may- guarantcc any such
personal toans, and, it thxs connection, -the. Trustee. shall £Xecute, -alone, or shall -join with
Settlor in the :execution: of any guarantles promissory notes, -deeds of trust, miorigages,
financing stateients, escfow instroctions, or other documents convenient or ‘necessary in order
10 evidence the loan and the security for the loan, even though the lender shall deliver the loan

proceeds directly to Scttlor

0777001121667
© May 10,2066

A-
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San Francxsco fssessor-Reco

‘ or-Reeorde
Recording Requested By: . Cifoﬂecn_ é@ls—J 680423—00
Please Return this D ¢ aft °’"°k 10 2813 1
e
Recordimg o2 e ’53 Reok 4 mmms
005 RECORDING TEAM ‘Law REEL IHGGEx IMRY 1 24
3001 Leadenhall Road
ML Laurel, NJOBOS4 - ,D.\
Prepared By:
Lisa Arcangeletti
c/o P%IH Mortgage, 1 Mortgage Way, Mount Laurc), NJ 08054
f L 9 2 # 7 b {Space Above This Line For Recording Data] @ ..
oeqfeett DEED OF TRUST
2o Ovd T '

MIN 100262860067100139

DEFINITIONS

Words used in multiple sections of this document are defmnd below and other words arc defined in
Scctions 3, 11, 13, 18. 20 and 21. Centain rules regarding the usage of words used in this document are
also provided in Section 16,

(A) "Security Instrament" means this document, which is dated May 30,2013
together with all Riders 1o this document. o
(B) "Borrower" is Dirk Aguilar, Trustee of the Guanabana Trust Dated May 10, 2006

Borrower' s address is 30 ORD STREET, San Francisco, CA 94114
. Borrower ig the trustor under this Security Instrument.
{€) "Lender” is Morgan Stanley Private Bank, National Assoclation

Lender is a National Bank
organized and existing under the laws of United States of Amerlca

60067]00]3 )
CALIFORNIA-Single Family-Fannfe Mae/Freddie Mac UNIFORW INSTRUMENT WiTH MERS Form 3005 1/01

Wolters Kluw er Financial Services
VMP®.8A(CA) (oT11)
Plglidﬁ lnlhll:LA
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j
The undersigned Borrower requests that a copy of any Notice of Default and any Notice of Sale under
this Securily Instrument be mailed 1o the Borrower at the address sei forth above. A copy of any Notice of

Default and any Notice of Sale will be sent only to the address contained in this recorded request. If the
Borrower's address changes. a new request must be recorded,

1
BY SIGNING BELOW, Borrower accepts and agrees to the terms and covenants contained in this
Security lnstrument and in any Rider executed by Borrower and recorded with it.

Witnesses:
(Seal) ' (Seal)
DirkAguila -Boower  Dirk Agy e of the The Guanabana  -Homower
Trust under ment dated 05/10/2006, for
the benefit of Dirk Aguilar.
{Scal) (Scal)
- Bormower ) -Borower
6005710013 .
CALIFORNIA-Single Family-Fannls Mae/Freddie Mac UNIFORM INSTRUM ENT WITH MERS Form 3005 1/01
VMP™.BA(CA) po111) Page 14 of 18
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Recording Requested By: San“:arm;\ Ry nmmr -R e der
Recording Requested By & Return To: DOC— 201 3_J582662_00
Chicago Title ServiceLink Division Check Nupber 1039 .
-4000 Industrial Blvd Honday, JAN 14, 2513 .;20031596567

liquippa, PA 15001
Aliquippa : EIEPEdL ﬁzalz IHQGE 0165

1/6B/71-16

=2 _[Space Above This Line For Reconding l)ala[ ——— —
Loan No.: 1222048592
MIEN: 100063412220485923

DEED OF TRUST

DEFINITIONS

Words used in mulliple sections of this document are defined below and other words are defined in Sections 3. {1,
13, 18,20 and 21. Certain rules regarding the usage of words used in this document are also provided in Section 16,

(A) “Security Instrument” means this document. which is dated Dec&nber 27, 2012, together with all Riders

- to this document.

() “Borrower” is . STEVEN DEEKS AND FABIOLA COBARRUBIAS, HUSBAND AND WIKE AS

. COMMUNITY PROPERTY WITII RIGHT OF SURVIVORSHIP. Borrowers address is 36~38 Ord 8¢, SAN

FRANCISCO, CA 94114. Borrawer is the trustor under this Security nstrument.

\gifus
© “Lender” is EverBank. Lender is a Federal Savings Association organized and cxisting under the Jaws
of the United States of America. Lender’s address is 301 W. Bay Street, Jacksonville, F1. 32202.

D) ‘;ﬁustee” is First American Title Insurance Company.

(E) “MERS” is Mortgage Electronic Registration Systems. Inc. MERS is a separate corporation that is acting
solely as a nominee for Lender and Lender’s suceessors and assigns. MERS is the beneficiary under this Security
Instrument. MERS is organized and existing wnder the laws of Delaware, and has an address and telephone
number of P.O. Box 2026, Flint, MI 48501-2026, tel. (888) 679-MERS.

()] “Note” means the promiﬁsnry note signed by Borrower and dated December 27, 2012, The Note states
that Bormower owes Lender Eight Ilundred Eighty Three Thousand and 00/100ths Dollars (U.S. $883,000,00)

. plus intercst. Bomrower hns promised 1o pay this debt in regular Periodic Payments and to pay the debt in full not

later than January 1, 2028,

) “Property™ means the property that is described below under the heading “Transfer of Rights in the
Property.”

Californis Deed of Trast—Single Famify—Fannie Mae/Freddie Mxc Unlform Instrument MERS Madified Form 3005 101
The Complisnce Sonree, Inc. Page 1of18  Modified by Compllsnce Source 14301CA 08/00 Rev. 0312
www,compliancesonrce.com £2000-2012, The Complisnce Sonree, Inc.

0. 0 0 4 0
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l'ce is permitted under Applicable Law. If the fee charged does not exceed the fee set by Applicable Law the fee is
canclusively presumed to be reasonable.

24. Substitute Trustee. Lender, at its option. may from lime to time appoint a successor trustee 10 any
Trustee appointed hereinder by an instrument executed and acknowledged by Lender and recorded in the office of
the Recorder of the county in which the Property is located. The instrument shall contain the name of the original
Lender, Trustee and Borrower, the book and page where this Security Instrument is recorded and the name and
address of the successor trustee. Without conveyance of the Propeny, the successor trustee shall succeed to all the
title, powers and duties conferred upan the Trustee herein and by Applicable Law. This procedure for substitution of
trustee shall govern to the exclusion of all other provisions for substitution.

25, Statement of Obligation Fee. Lender may collect a fee not to exceed the maximum amount permitted
by Applicable Law for fumishing the statement of obligation s provided by Secuon 2943 of the Civil Code of
Califomia.

BY SIGNING BEILOW. Borrower accepts and agrees to the terms nnd covenants contained in this Security
Instrument and in any Rider executed by Borrower and recorded with it.

The undersigned Rommower requests that a copy of uny Natice of Default and any Noftice of Sale under this
. Security Instrument be mailed to him at the address of the Borrower sct forth above. A copy of any Notice of
Default and any Notice of Sale will be sent anly to the address contained in this recorded request. If the Borrower’s
address changes, a new request must be recorded.

//72;6;”" (Seal)

: {Seal)

STEVEN DEEKS ~Borrower COBARRUBIAS -Borrower
[Printed Name] . [Printed Name]

(Seal) (Seal)

~Borrower ~Borrower

[Printed Name] [Printed Name]

California Deed of Tml——Sénlle Famlly—Fannie Mac/Freddie Mac Uniform Instroment MERS Modificd Farm 3005 101
The Compllance Source, Inc. Page 13015 Modified by Compliance Source 14301CA 0304 Rev. 03/12
www,compliancesonrce.com €2000-2012, The Complisuce Source, Inc.

P20 5 OO O PR 0 0 0 0 B
2220‘48592—5814;301XX-13—15*
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ACKNOWLEDGMENT

statcof  CadiLovras - §

§

County of [ewp Weapaice §
on VWML ~ before me. N Feas, Suhedan, o Notmong fux

personally appeared STEVEN DEEKS. who proved to me on the basis of satisfactory evidence to be the persontg)
whose nametw) isse subscribed to the within instrument. and acknowledged 1o me that he/Ssokkey exceuted the
same in his/Resitheir authorized capacityl¥eg). and that by his/weitheir signaturéls) on the instrument the personts).
or the entity upon hehalf of which the person(W,acted, excculed the instrument.

T certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing

paragraph is true and carrect.
%%

WITNESS my hand and official seul.

EES SUBEDAR r
cu“mﬁuion # 192;’519. Notgry Publie———

pubiic - Canfornt .
"“‘Q'!n Maten County \N SN ES

. Expirea Mar 4, 2 Printed Name

My Commission Expires:@\ &'\L . (_\ ol

Californin Deed of Trust- Single Famlly—Fannie Mar/Freddle Muc Liniform Instromest MERS Modifled Form 308 1101
The Complisnce Nource. Foc. Page 140f 185 Modified by Compliance Source 14301CA €8/00 Rev. 03/12
www.compliagceshurce.com D2000-2012, The Campliance Sourcs, Inc.

AR 0 L 000 A
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Recording Requested by, and ranclsco fissessor-Recorder

When Recorded, mail to, l fissessor-Recorder

Roderick D, Hil, Trustes DOC- 2012-.1512979-00
50 Flint Street, #4 Check Number 11394

San Francisco, CA 94114 Thursday, SEP 27, 2012 14:36:%9

TLIPd  $26.00  Rept & QOOAS(TTT2
REEL K741 IHQGE 0465

odm/MR/1-5
AFFIDAVIT OF CHANGE OF TRUSTEE
STATE OF CALIFORNIA ) Name of Former Trustee: _Lillian A. Hil
* )ss.Date of Change: , 2012
COUNTY OF SAN FRANCISCO ) Name of Successor- Trustee: Roderick D Hill

I, RODERICK D. HILL, of legal age, being duly sworn, depose and say that on August 20, 1895,
Lillian A. Hill became the sole Trustee of the Survivor's Trust — Trust A, of the Raymond and Lillian Hill Trust,
dated February 2, 1993. -Lillian A. Hill, as the sole remaining Trustee of the Raymond and Lillian Hill Trust,
dated February 2, 1993, executed a grant deed, which was dated August 21, 1995, which was recorded on
January 7, 1897, as Document No. 97-G099446-00 on Reel G793, Image.0328, of the official records of the
San Francisco County Recorder, and which conveyed to Lillian A. Hill, as the Trustee of the Survivor's Trust
— Trust A of the Raymond and Lillian Hill Trust, dated February 2, 1983, an undivided one-quarter (1/4)
interest in that property in the City and County of San Francisco, State of Califoria, described as follows;

BEGINNING at the pomt of intersection of the northerly line of 17" Street and the westerly

line of Ord Street, running thence northerly along said line of Ord Street 36 feet; thence ata
right angle westerly 81 feet; thence at a right angle southerly 36 fest to the northerly line of 17"
Street; and running thence easterly along said line of 17™ Street 81 feet to its lntersectlon with
the westerly line of Ord Street and the point of beginning.

BEING a portion of Homer's Addition Block No. 201.

Commonly known as 4 ™ Street. -

Paragraph 6A(2)(a) on page 24 of the Raymond and Lillian Hill Trust, dated February 2, 1993,
provides that if for any reason the Trustee of the Survivor's Trust — Trust A should be unable to act as
Trustee, then she shall have the power to designate a Successor Trustee. A copy of said page 24 of said
trust is attached hereto as Exhibit 1. On 'Ség 2% 2012, Lillian A. Hill executed a Designation of
Successor Trustee in which she declared that she was no longer able to act as the Trustee of said Survivor's
Trust and that she designated Roderick D. Hill to be the Successor Trustee of said Survivor's Trust. A copy
of said Designation of Successor Trustee is aftached hereto as Exhibit 2. On Sv-& &5 2012,

_ Roderick D. Hill executed a written Acceptance of said frust and Consent to Act as Successdr Trustee and
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thereupon became the Successor Trustee of said Trust. A copy of said Acceptance is attached hereto as
Exhibit 3. On that date the Trustee of said trust changed from Lillian A. Hill to Roderick D. Hill.

The undersigned, Roderick D, Hill, is the éﬁrrent and only acting Trustee of said trust

Dated: S;.k‘ =X 2012 : .
| __‘____ban&-n)& R e N\
Roderick D. Hill, Successor Trustee

State of California )ss.
County of San Francisco )
Su\ \y , 2012, by

Subscribed and sworn to (or affirned) before me on this 24 day of
Rodenck D. Hill, proved to me on the basis of satisfactory evidence to be the person(s) who appeared before

Wh\ /“ s

Si reofnotaryp

KRISTINA BELTRAN
Commission # 1895651
Notary Public - Catiforniy 2
San Francigcp County 5
Comm, Expires Juf 16, 2014

Signature
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" CERTIFICATION OF TRUST
OF THE -
WILLIAM C. HOLTZMAN REVOCABLE TRUST

I, WILLIAM C. HOLTZMAN , as Trustee of the WILLIAM C. HOLTZMAN
REVOCABLE TRUST (“Trust” berein), certify as follows:
1. CREATION OF TRUSY

The Trust was estéblished on July 36, 2002, as amended and restated in its entirety on
December 15, 2009, by William C. Holtzinan, as Sétﬂor and ;l‘rustee.
2. NAME OF TRUST |

The name of the Trust is the “WILLIAM C. HOLTZMAN REVOCABLE TRUST.”
3. TRUSTEE

The currently acting Trustee of the Trust is WILLIAM C. HOLTZMAN , |
4. ‘SUCCESSOR TRUSTEE

In the ecvent that WILLIAM C. HOLTZMAN shall cease to act as Trustee, SUSAN
HOLTZMADN, is appointed to act as sole Trustee. In the event that SUSAN HOLTZMAN shall
fail or cease to act as Trustee, NANCY SHEER is appointed to act as sole Trustee.
5. TRUST PROPERTY

The Trustee is now holding as Trustee of the Trust one or more items of property, which
constitute the Trust Estate. | |
6. BENEFICIARIES OF TRUST

WILLIAM C. HHOLTZMAN is the current beneficiary of the Trust,
7. REVOCABILITVIRREVOCABILITY OF TRUST

The Trust is amendable and revocable. WILLIAM C. HOLTZMAN is the person who

holds the power to amend or revoke the Trust,

30006.00!
263\1208455.1

1404



MU I

RECORDING REQUESTED BY AND gm Frﬁmtllscg nzzgse:os:; _;g:;r:l:r
WHEN RECORDED MAIL TO: oris . Nar

' | DOC- 2002—H261842—00
Check Numbar 35283/7832

Charles H. Packer, Esq. Wednesday, OCT 02, 2002 13:54:38

Gray Cary Ware & Freidenrich 11p THL P, $15.00 Nor-0091364685
400 Hamilton Avenue REEL 235 I"ﬂ(i%cggﬁqs
Palo Alto, Calilbmia 94301-1825 .
= }
LA

. Space Above This Line For Recorder’s Use
MAIL TAX STATEMENTS TO:
Mr. William C. Holtzman

60 Lower Terrace

San Francisco, CA 94114

GRANT DEED

DOCUMENTARY TRANSFER TAX $-0-(None) Revenue & Tax Code § 11902 - convevance of grantor's
interest to a revocable living trust. There is no consideration for this transfer. This is a transfer to u revocable living
trust and is excluded from a change of ownership under §62(d) of the Revenue & Taxation Code.

WILLIAM HOLTZMAN, a single man
hereby Grants to

WILLIAM C. HOLTZMAN, irustee of the WILLIAM C., HOLTZMAN REVOCABLE"
TRUSTdated Tty Jeo ~ 2002

all of his right, title, and interest in and to that certain real property in the City of San Francisco, the
County of Sun Francisco, State of California, .md more particularly described in L\dubu “A” attached
hereto and tully incorporated herein.

Commonly known as 7 Vulcan Stairvay, San I‘ranc1sco, CA 94114
APN: Lot 27, Block 2626 '

D-mcd: gulj ‘30‘1, pXoY-¥,

Pleasc send tax statements to: William C. Holtzman, 60 Lower Terrace, San Francisco, CA 94114

Gray CaniPAMI40207 1 .
2501310-0001100 1
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Peeposczd /
Recording Requested By: Jt Morales

Return To: JPMorgan Chase Bank, N.A.
Collateral Trailing Documents
P.0. Box 8000 - Monroe, LA 71203

Deed of Trust

Definitions. Words used in multiple sections of this document are defined below and other words arc
defined in Sections 3, 11, 13, 18, 20 and 21. Certain rules regarding the usage of words used in this
document are also provided in Section 16.

(A) S'ecurxty Instrument” means this document, which is dated March 4, 2013, together with all
Riders to this document.

(B) “Borrower” is William R. Cooper, as Ty f the William R. Cooper 2000 Revocable
Inter-Vivos Trust . Borrower's address is 54 LOWER TERRACE, SAN FRANCISCO, CA 94114,
Borrower is the trustor under this Security Instrument.

(C) “Lender™ is JPMorgan Chase Bank, N.A.. Lender is a National Banking Association organized
and existing under the laws of the United States. Lender's address is 1111 Polaris Parkway, Floor 41,
Columbus, OH 43240 . Lender is the beneficiary under this Security Instrument.

(D) “Trustee” is JPMorgan Chase Bank, N.A..

(E) “Note " means the promissory note signed by Borrower and dated March 4, 2013. The Note states
that Borrower owes Lender one hundred sixty eight thousand seven hundred thirty-six and 00/100
Dollars (U.S. $168,736.00) plus interest. Borrower has promised to pay this debt in regular Periodic
Payments and to pay the debt in full not later than March 1, 2043.

(F) "Property” means the property that is described below under the heading “Transfer of Riéhts in
the Property.”

(G) “Loan’ means the debt evidenced by the Nole, plus interest, any prepayment charges and late
charges due under the Note, and all sums due under this Security Instrument, plus interest.

3

’ 1304838412 -
CALIFORNIA-Single Famdy-Fannia MaalFroddis Mac UNIFORM INSTRUMENT Form 3005 11
VMPD - 0311
Wbitors Kiuwee Fanancia! Sorvicos 201302274 0 0 0 4D02-JAH10929Y w.u.M_, Page i of 17

AR
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25. Statement of Obligation Fee. Lender may collect a fee not to exceed the maximum amount
permitted by Applicable Law for furnishing the statement of obligation as provided by Section 2943 of
the Civil Code of California.

The undersigned Borrower requests that a copy of any Notice of Default and any Notice of Sale under

this Security Instrument be mailed to the Borrower at the address set forth above. A copy of any Notice

. of Default and any Notice of Sale will be sent only to the address contained in this recorded request. If
. the Borrower's address changes, a new request must be recorded.

BY SIGNING BELOW, Borrower accepts and agrees fo the terms and covenants contained in this Security
Instrument and in any Rider executed by Borrower and recorded with it.

Borrower
f »
»/“"/ . 3 “'f - /3
» Igdvidually Date
d as Trustee of the WILLIAM R, . :
COOPER 2040 REVOCABLE

INTER-VIVOS TRUST under trust
" instrument dated October 16, 2000 for
the benefit of WILLIAM R COOPER,

Borrower.
1304836412
CALIFORNIA-Singla Farmlly-Fannie MaelFrecdie Msc UNIFORM INSTRUMENT Form aoos1m
vNPe .
. Wolters Khrwer Frsanclal Seevices 2012022740 0 0.4002-120110820Y ldﬂlﬁ‘_m. Plglledﬂ

AR
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RECORDING REQUESTED BY: lllllllllllllmlIIIHIII (L

Angle Yen  Hng Wang _ n rancxsco sesEEr-Regorder

an Francisco, ssessor ecoraer

San F CA 94114 DDC- 2008—1534941-00
e Vo g W ML TO: T T RO L
ngic Yen Hung Wang

[Smowndl REEL J576 I"“%E,,?,gﬁgz

APN: LOT 43, BLOCK 2626

Property Addms 1 Saturi Strect #1,San anenw, California 94114
Lot Number: 43 )
Block Number: 2626

GRANT DEED

on 'Hiing Wang, 1 Satum Street # 1, San Francisco,
California 94114

FOR A VALUABLE CONSIDERATION, receipt of which is hereby acknowledged,
GRANTOR, Angie Yen Hung Wang, an unmarried woman

hereby GRANTS TQ Angie Yen Hung Wang , Trustée of the Angie Yen Hung' Wang
Revocable Trust dated 2% [comber , 2007 the following described real property in
the City of San Francisco, County of San Francisco, State of California:

PARCELX:

Condominium Unit No. 1, Lot 43 as shown upon the Condominium Map and dlagrammatic
floor plan entitied "Parcel Map of 1 Saturn Street™ which was filed for record on October 28,
2005 in Condominium Map Book 92, at pages 81-83, indusive, in the Office of the Recorder
of the City and County of San Frandisco, State of Callfornia (referved o herein as "the Map™),
amd as further defined In the Declaration of Covenants, Conditions and Restrictionsof 1 -
Satumn Street recorded on November 9, 2005, in Book J14 Page 850 and following, Official
Records of the City and County of San Frandsco, State of Californla (referred to hereln as
"the Dedaration”).

Excepting therefrom, any portion of the common area lying within said Unit.
Reserving therefrom:

{a) Easements through said Unit, appurtenant to the common area and all other Units, for
support and repair of the common area and all other Units.

(b) Easements, appurtenant to the commen area for encroachment upon the air space of the
Unit by those portions of the common area located within the Unit.

PARCEL IX:

- An undivided 35.01% interest in and to the Common Area as shown and defined on the Map,

reserving therefrom the following:
1408



APN: LOT 43, BLOCK 2626 GRANT DEED - continucd.

(a) Exclusive easements, other than PARCEL ITI, as designal:ed on the Map and reserved by
Grantor to units for use as designated in the Declaration; and

(b) Nonexclusive easements appurtenant to all units for ingress and egress, support, repalr
and maintenance.

PARCEL XII:

(a) The exclusive easement o use the Patking area(s) designated P-1 on the Map.

(b) The exclusive easement to use the Patio area(s) designated PA-1 on the Map.
PARCEL 1V

A nonexclusive easement appurtenant to Parce! I above for support, repair and
maintenance, and for lngress and egress through the Commion Area in acoordance with
California Civil Code Section 1361 (a).

PARCEL V:

Encroachment easements appurtenant to the Unit in accordance with the provisions of the
Declaration.

Dated: 22 Pecember 200] _&gg_%gjﬁo: Ugrs
ANGIE NG WANG

State of California

)
} ss
County of S4n Francicee )
On__J2 -22. _,2007 beforeme, _ Luyt E¢trery , a notary public

in and for the State of California, personally appeared Angie Yen Hung Weng, personally known
to me (or proved to me on the basis of satisfactory evidence) to be the person whose names is
subscribed to the within instrument and acknowledged to me that she executed the same in her
authorized capacity, and that by her signature on the instrument, the person, or the entity upon
behalf of which the person acted, executed the instrument.

WITNESS my hand and official seal.

. Signamre _ ~g-mm A oo
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Recording Requested By:

llllllﬂllllllllllllﬂllmHIHIIHII!HIIIII

isco Assessor-R ecorder
Bank of America, N.A.
¢/o PHH Mortgage, 1 Morigage Way, Mount L Carnen GSSOI"RGCOI‘dQP

C- 2013-.1571054—00

Qect 11-FIDELITY NATIONAL Title Compan
y
Thursday, MAY 30, 2013 @3: 00:02

TELPd  $81.08  Rept ¥ 0004595937
Prepased By: REEL K907 IHQGE 0077

- oar/GG/1-22
¢/o PHH Mortgage, 5201 Gate Parkway, Jacksoo ..o, . .

DW\%@:} [Space Above This Line For Recording Data]—
Sohon DEED OF TRUST

DEFINITIONS

Words used in multiple sections of this document are defined below and other words are defined in
Sections 3, 11, 13, 18, 20 and 21. Certain rules regarding the usage of words used in this document arc
also provided in Section 16.

(A) "Security Instrument" means this document, which is dated May 22,2013 ’

" together with all Riders to this document.

(B) "Borrower" is John W. Frye, Trustee of the John w, Frye Revocable Trust 2004 dated April
14th, 2004

Borrower's address is 1 Saturn Street, APARTMENT 2, San Francisco, CA 94114
. Borrower is the trustor under this Security Instrument.

(C) "Lender" is Bank of America, N.A.

Lender is a Corporation
organized and existing under the laws of Delaware

TI4TSTITS
CALIFORNIA -Single Family-Fannie Mae/Fraddie Mae UNIFORM INSTRUMENT Form 3006 101
Wolters Kiuwer Financial Services

VMP ®-8{CA) cor11)
Poge 1 of 18 Intilals:
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The undersigned Borrower requests that a copy of any Notice of Defauit and any Notice of Sale under
this Security Instrument be mailed to the Borrower at the address set forth above. A copy of any Notice of
Default and any Notice of Sale will be sent only to the address contained in this recorded request. If the
Borrower's address changes, a new request must be recorded.

BY SIGNING BELOW, Borrower accepts and agrees to the terms and covenants contained in this
Security Instrument and in any Rider executed by Borrower and recorded with it.

Witnesses:

1, (Seal) 281

{Seal)

ohn Warren Frye -Barowes, n W Frye, as Trustee of the-Job W Bormower
' Revocable Trust 2004 wnd hment
dated 0471472004, for the beneilta
Frye.
(Scal) {Seal)
Rorower Bomower
TI8415TITD )
CALIFORNIA -Singla Famlly-Fannie Sae/Freddie Mac UNIFORR IRSTRUMENT Form 3005 1/0%
VMP ©-8{CA) (n711) Pugs M ol 18 ‘
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State of California ‘ ‘
County of SAN FRANCISCO } s

On May 22,2013 before me, MLMULA ,l\)“l""( %"b

. personally appeared
John Warren Frye :

X . who
proved 10 me on the basis of satisfactory evidence to bg the person(s) whase name(s) is/are suhscribed to
the within instrument and acknowledged to me th:@shchhey executed the same in his/her/their
authorized capacity(ics), and that b cr/their signature(s) on the instrument the person(s), or the cntity
upon behalf of which the person(s) acted, executed the instrument. T certify under PENALTY OF
PERJURY under the laws of the State of California that the foregoing paragraph is true and correct.

VV‘A ' ' ‘ (Seal)
\

WITNESS my hand and official seal.

on # 1853312
Public - Californly . ;
c Contra Costs County

7104757179 A
CALIFORNIA-Single Family-Fannle Mas/Freddie Mac UNIFORM INSTRUMENT V Form 3006 1101
VMP 8-8{CA) (u71} Pagn 10 o 18 Il
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Certification of Trustee

. ) of , .
"The Neuberger ~ Zinssexr Revocable Trust
(California Probate Code Section 18100.5)

NOTICE: California Probate Code Section 18100.5(h) provides
that "any person making a demand for the trust documents in addition
to a certification of trust to prove facts set forth in the
certification of trust acceptable to the third party shall be liable
for damages, including attorney's fees, incurred as a result of the
refusal to accept the certification of trust in lieu of the requested
documents if the court determines that the person acted in bad Faith
in requesting the trust documents."

TO WHOM IT MAY CONCERN:

J O’NATHAN A. NEUBERGER and KATHERINE J. ZINSSER, as Trustors and
Trustees of The Neuberger — Zinsser Revocable Trust, hereby certify
as follows:

JONATHAN A. NEUBERGER and KATHERINE J. ZINSSER, as the original
Trustors and Trustees, created The Neuberger — Zinsser Révocable Trust
pursuant to that certain Revocable Trust Agreement dated May 31, 2013.
(hereinafter referred to as "the Trust").

JONATHAN A. NEUBERGER and KATHERINE J. ~ZINSSER' are the current
duly appointed and acting Trustees of the Trust.

The Trust ig fully revocable by JONATHAN A. NEUBERGER and
KATHERINE J. ZINSSER.

The tax identification number for the Trust is the Social Security
Number of either Trustor. The Social Security Number of JONATHAN A,

NEUBERGER is and the Social Security Number of KATHERINE
J. ZINSSER e . - ' :

The Trustees have all of those powers conferred on them by law and
ag described in Exhibit "A", attached hereto and made a part hereof. The
Trustees are properly exercising their powers under the Trust,

While JONATHAN A. NEUBERGER and KATHERINE J. ZINSSER are acting
as co-Trustees, either of them acting alone may bind the Trust in any
transaction, either of them may act as sole Trustee with respect to
a trust asset, and any third party dealing with the trust may rely on
this singular authority without requiring the other co- Trustee to join
in the transaction.

Under the terms of the Trust, if either JONATHAN A. NEUBERGER
or KATHERINE J. ZINSSER fails or ceases to act as a co-Trustee, then the
other of them is named to act as sole Trustee. If both of JONATHAN A.
NEUBERGER and KATHERINE J. ZINSSER fail or cease to act as Trustees,
then DEBRA J. DOLCH is designated to sexrve as successor Trustee of
the Trust. If DEBRA J. DOLCH fails or ceases to act as successor

Orlginal Held By
1413 A Dudnick, Detwiler, Rivin & Stikker
: 351 California St., 15th Floo?

[ SRV JSURSON Boigsgy YW VI TV}
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Title to assets of the Trust may be held in the name of both
Trustees or either of them as follows:

Jonathan A. Neuberger and Katherine J. Zinsser, or their
successor(s), as Trustees of The Neuberger - Zinsser
Revocable Trust under Revocable Trust Agreement dated May
31, 2013, as amended

Jonathan A. Neuberger, or his successor(s), as Trustee
of The Neuberger - Zinsser Revocable Trust under Revocable
Trust Agreement dated May 31, 2013, as amended

Katherine J. Zinsser, or her successor(s), as Trustee
of The Neuberger - Zinsser Revocable Trust under Revocable
Trust Agreement dated May 31, 2013, as amended

This Certification is being signed by all of the currently acting
and authorized Trustees of the Trust. All ‘of the information
contained in this Certification is true and correct and the recipient
of this Certification conducting businegs with the Trustees may rely
on this information until the recipient receives wrltten notice of any
changes s:Lgned by the. then acting Trustees

Fach of the under51gned declares under penalty of perijury under
the laws of the State of California that the foregoing is true and correct,
and that this Certification was executed at San Francisco, California.

Dated: Maygfi l . 2013.

<<\\§?NATHAN'AJ NEUBERGER,

~ co-Trustee

(L

KATHERINE J. ZINSSER,
co-Trustee
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I certify under PENALTY OF PERJURY under the laws of the State
of Califormia that the foregoing paragraph is true and correct.

WITNESS my hand and official seal.

/%(Z?Mﬁ W\%&W{/W . (seal)

%, REGINAM, ZUN)
ﬁuom’:’,'.‘:" #20146%
o ublie-Califomig

1416



I certify under PENALTY OF PERJURY under the laws of the State
of California that the foregoing paragraph is true and correct.

WITNESS my hand and official seal.

7

1/2?1/&& CM/) 4{/%14&‘/ (geal)

REGINA M. ZUNIGA

. #2014629 m
?X?’caktayhleubﬁgca}ifomln 2

2007
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RECORDING REQUESTED BY AND c:?m;mscﬁss soﬁ' ecﬁ: o

WHEN RECORDED MAIL TO: DOC- 2me§s:56ec_;r82rss 00

JEFFREY T.ANTONCHUK, ES0- | Thumaday, JIN 86, 2013 13:08:45

Dudnick Detwiler TELPd  §24.00 Rept & 0004704713
Rivin & Stikker » LLP REEL K912 IMAGE 1042

351 California Street, 15th Floor oar/DM/1-3

San ancism, CA 84104

40 "’o 2.y S‘n & . SPACE ABOVE THIS LINE FOR RECORDER'S USE

GRANT DEED

DOCUMENTARY TRANSFER TAX $ 0~ NO CONSIDERATION ~ Transfer by Grantora to a revocable truat for tholr own benefit,
... Computed on the consideration or valua of proparty conveyed; OR
... Compulad on the conslderation or vaiue leas liens or encumbrances remaining

Jonathan A. Neuberger and Katherme J. Zinsser, husband and wife as commumty
property with right of survivorship

hereby GRANT(S) to

JONATHAN A *NEUBERGER and KATHERINE J. ZINSSER,; or their successor(s), as
Tiustees of The Neuberger —Zinsser Revocable Trust under Revocable Trust
Agreement dated May 31, 2013, as amended,

that certain real property in the City and Courity of San Francisco, State of California,
described as follows:

ng..gt.tached "Exhibit A" hereby referred to and made a part hereof
AP#: Lot 049; Block 2626
Dated: May @ l , 2013

STATE OF CALIFORNIA : )
CITY AND COUNTY OF SAN FRANCISCO - }S.S. NONATHAN A. TRGER
On May .i'_.. 2013, before me, REGINA M. ZUNIGA,

Notary Public, personally appeared JONATHAN A.

NEUBERGER and KATHERINE J. ZINSSER, who proved TN
fo me on the basis of safisfactory evidence to be the

person(s) whose name(S])) lsAird) subscribed to the wit ' KATHERlNEmSSER
instrument and acknowladged o me thal

executec{@ the same - in hisfen ma(z;horized -

capacity and that by M@B‘ﬂgn&tu on the r REGINA M, ZUNIGA !
instrument the person(g) or the entity upon behalf of COMM. #2014029 g
which the person(§) acled, executed the instrument. | i b G
cerfify under PENALTY OF PERJURY under the laws of 7

the State of California that the foregmng paragraph is true
and comvect.

WITNESS my hapg and official seal,

(Seal)

Signature

MAIL TAX STATEMENTS TO PARTY SHOWN ON FOLLOWING LINE: )

Mr. Sonathan A. Neuberger & Ms. Katherine J. Zingser 40 Ord Siroet San Francisco, GA 84114
Name Adkiress City, Stats, Zip
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San Franciseo Resessor-R

-Record
WEEN RECORDES MATL To: © g@‘&f“&g{%ﬁﬁnmss—m
KAREN M.Z. MITCHELL ““‘::‘m"_"‘m 25, 2013 14:03:08
Aao wocy BEtaY Aveme i gL I&gé@“&ﬁ%
-S8an Francisco, CA 94127-1411 REEL 946 al/MA/1-2

MAIL TAX STATEMENTS TO:

SFACE ABOVE THIS LINE FOR RSCONDER'S USK

DOCUMENTARY TRANSFER TAX 8 NONE

DIANE A. VEGAS, Trustee Transfer to a, revocable

{ tyust for the benefit of Grantor
487 Vernon Street ‘ ; &m" , ZI s
San Francisco, CA 94132 Gignatul® of Leuiazant or lgtn‘ Sereining tux  Firm name

i

FOR NO CONSIDERATION

GRANT DEED

DIANE VEGAS, a married woman as her sole and separate property,

hereby GRANT (S) to

DIANE A. VEGAS, Trustee of the DIANE A. VEGAS 2013 SEPARATE PROPERTY
TRUST, under Declaration of Revocable Living Trust dated July 24,

2013,

The real property in the City and County of San Francisco, State of

California, described as

SEE LEGAL DESCRIPTION ATTACHED HERETO, MARKED EXHIBIT "A" AND

MADE A PART HEREOF.

APN: Block 2646, Lot 47

Commonly known as: 29-31 Saturn Street, San Francisco, CA

Dated: ‘“’-—Jﬁ Bﬁ‘ A3 :
STATE OF CALIFORNIA } :

COUNTY OF SAN FRANCISCO } :
on o 2M-7ZaR , before me,

_DeepT ﬂ}é&m , Notary Public,
personally appeared DIANE K. 8 who proved to

me on the basis of satisfactory evidence to be the
person{d) whose name{#) is/axe subscribed to the
within instrument and acknowledged to me that
he/she/they executed the same in his/her/theix
authorized capacity(ies), and that by
his/her/theix signature S,ﬂ on the instrument the
person(;'f , or the entity upon behalf of which the
person(g acted, executed the instrument.

I certify under PENALTY OF PERJURY under the
laws of the State of California that the foregoing
* paragraph is true and correct,

WITNESS my hand and official geal.

Signature _ @“-‘Cﬁ tda
v 1420
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COMM. #1909327
Notary Public - Cafifornia
San Francisco County -

{This area for official notarial seal)




Recording Requested by:

By 5264 G ot 5L
‘When Recorded Mail to:
First Republic Bank
111 Pine Street
San Francisco, CA 94111

Aitn.: LOAN REVIEW DEPT.

LOAN# _ 60-552371-7

20159K 13429000027

San Francisco Assessor-Recorder

Carmen Chu, Assessor-Recorder

DOC 2015-K134290-00

Acct 2001-Chicago Title Company Concord
Friday, SEP 18, 2015 13:09:43

THHPd $96.00 Nbr-0005233940
oar/RE/1-27 :

¢t ( WM 3,35‘ Slﬁ)m FL(Spuce Above This Line For Recording Data)
5 Sidwn 5.

DEED OF TRUST

NOTE: This document contams a provision for Adjustable interest Rate and secures a revolving line of credit.
THIS DEED OF TRUST ("Security. Insﬁ-ument") is made on August 21, 2015 . The trustot is

12, 2010

("Borrower")

‘The trustee is

Fidelity National Titla Insurance Company

The beneficiary is First Republic Bank,

which is organized and existing under the laws of California
and whose address is 111 Pine Street, San Francisco, CA 94111 ("Lender").

This Security Instrument secures (a) all of the obligations of Bortower under that certain agreement entitled
EQUITY SECURED LINE OF CREDIT AGREEMENT AND FEDERAL TRUTH-IN-LENDING DISCLOSURE
between Borrower and Lender (the Note) as the Note may be modified, extended, renewed or replaced from time to
time. The Note provides, among other things, for the establishment of a revolving line of credit in the maximum

amount of §

200,000.00 , an adjustable interest rate tied to an index and other charges, (b) the

payment of all other sums, with interest, advanced under paragraph 7 to protect the security of this Security
Instrument, and (c) the performance of Borrower's covenants and agreements under this Security Instrument and the
Note. For this purpose, Borrower irrevocably grants and conveys to Trusiee, in trust, with power of sale, the
following described propetty, located in_ SAN FRANCISCO County, California:

See Legal description(s) attached hereto '

and by this reference made a part hereof4s Ex#/Rr7 4

which has the address of 5 Saturn Street ,_San Francisco
(Street) : (City)
California 94114 ("Property Address");
(Z1p) :
1of9 ELTDP1 Rev, 12/24,

.
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22. Reconveyance. Upon payment of all sums secured by this Security Instrument, Lender shall request Trustes to
reconvey the Property and shall surrender this Security Instrument and all notes evidencing debt secured by this
Security Instrument to Trustee. Trustee shall reconvey the Property without warranty to the person or persons
legally entitled to it. Borrower will have to pay a recording fee and a reconveyance fee for release of this Security
Instrument.

23. Substitute Trustee. Lender, at its option, may from time to time appoint a successor trustee to any Trustes
appointed hereunder by an instrument executed and acknowledged by Lender and recorded in the office of the
Recorder of the county in which the Property is located. The instrument shall contain the name or the original
Lender, Trustee and Borrower, the book and page where this Security Instrument is recorded and the name-and
address of the successor trustee, Without conveyance of the Property, the successor trustee shall succeed to all the
title, powers and duties conferred upon the Trustee herein and by applicable law. This procedure for subshtu’non of
trustee shall govern to the exclusion of all other provisions for substitution.

24, Request for Notices. Borrower requests that copies of the notices of default and sale be sent to Borrower's
address which is the Property Address.

25. Statement of Obligation Fee. Lender may collect a fee not to exceed the maximum amount permitted by law
for furnishing the statement of obligation as provided by Section 2943 of the Civil Code of California.

26. Riders to this Security Instrument. If one or more riders are executed by Borrower and recorded together with
this Security Instrument, the covenants and agreements of each such rider shall be incorporated into and shall
amend and supplement the covenants and agrcements of this Security Instrument as if the rider(s) were a part of this
Security Instrument,

Check applicable box(es)

K] Bquity Line Rider [X] condominium Rider [] 14 Family Rider

D Graduated Payment Rider D Planned Unit Development Rider D Biweekly Payment Rider
E] Balloon Rider D Rate Improvement Rider D Second Home Rider

Other(s) [specify] __ LEGAL
Revocable and Settlor Riders, Add. to Equuty Line Rider

BY SIGNING BELOW, Borrower accepts and agrees to the terms and covenants contained in this Security
Instrument and in any rider(s) executed by Borrower and recorded with it.

2 e %/M{,\

Callan G. Carter, Trustee ' -Trustor Adohnhy E , Trustee ~Trustor
~Trustor : A -Trustor
8 of 9 ELTDPS Rev. 12/24/2014
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[Space Below This Line for Acknowledgment]

A notary public or other officer completing this certificate verifies only the identity of the
individual who signed the document to which this certificate is attached, and not the
truthfulness, accuracy, or validity of that document.

STATE OF CALIFORNIA
COUNTYOF §un Friinspisco - f s

On_ A’\MWST 23 W15 pefore me, Avnce Lew) '
Notary Public, personally appeared Callan Q. Caweter

who proved to me on the basis of satisfactory evidence to be the person(y} whose namefé) is/ayé
subscribed to the within instrument and acknowledged to me that Jle/she/théy executed the same
in hi/her/their’authorized capacity(ies), and that by his/her/thetr signature(sy on the instrurnent
the person(s), or the entity upon behalf of which the person(s); acted, executed the instrument.

" I certify under PENALTY OF PERJURY, under the laws of the State of California, that the
foregoing paragraph is true and correct.

‘WITNESS my hand and official seal,

», FLORENCE LOW

- . 48D  comM. # 2086779
,-. ... Yy NOTARY PUBLIC & CALIFORMIA
MW E:{G v \f “m SANFRANCISCO COUNTY 2
Notary Public MY 3, 2018

My commission, exﬁires: 05/ 02) , ‘ 6

Loan origination organization First Republic Bank

NMLS ID 362814
Loan originator Dyann E Tresenfeld
NMLS ID 0487194

9of9 ELTDP9 Rev.12/24/2014
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CASE NUMF
Far Gt L wnily

'i A[ ipi:mnt aind Project Information

i A R icle A ADIHESS

H

"8 bars bl
. San Framcf@co, cA ﬂm

: Nancuacmnooo ORAANIZATION A
Corboll H: ﬁe NQ
NEIGHBORHOODORGANW\TIG AGORESS: :

| 78 Pare 6VVQSH\

1 | TECEPHONE -

(4 RS)I?Q

AL i

O ,wémf@wbqﬁ“ @’5‘“" o Te..

@,;Z’mgr}é mpmt (:6loc& Zézé /LmL oos) o
§FLANN1NGCA$1:N0 Y B DN G S DATEOFDEGISION(IFANY)
201~ &Dlﬂtcdﬂ 4/7/1014

2: Fequirad Griteria for Granting Walver
- (All must be satisfied; please aitach supporting mafc.eriaIS)

. The appellant is'a member of the stated neighborhood organization and is authorized to file the appeal
on behalf of the organization. Authorization may talke the form of 5 letter signed by the President or other
-officer of the organization.

E”('The appéllént 1 appealitig on behalf of an organization that Is registered with the Plannin'g Dapartroent
and that appears on the Depariment's current list of neighborhcod organizations.

3 The appellart s appealing on behalf of an organization that has been In existence at laast 24 months prior
1o the submittal of the fee walver reguest. Existence may-he established by evidence including that relating -
1o the organization's activities at that time suich as meeting minutes, resolutions, publications and rosters.

X The appellant is appealing on behalf of a neighborhood urganlzaﬁnn that Is affected by the projeot and
that is the subject of the appeal.

Pesl 00 glfachmints.
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* iPlanning lnformatlan Genter (PIC‘.)
“ . A8B0:Missior Stribt, Sulte A00 1660 Missioh Street;First Floor
San Ffapclsco CA 941082479 . © San Francmco CA 941 03 24?9
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T R ANNING
s l}l«PAElTMENT

- TER 41 5.558 6377 :
R . 'Flannlng sfall ‘a1 avaliabie by phone and at tlm PIC counder,
ﬁp,l/ www.ﬂfplanning.urg Ho dppol/:lu)o{u s mx,owuly
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CORBETT HEIGHTS NEIGHBORS

www.corbettheights.org

May 2, 2016

San Francisco Planning Department
1650 Mission Street, Suite 400

San Francisco, CA 94103

Re: Conditional Use Appeal: 32 Ord St. Board of Supervisors Appeal Fee Waiver

To Whom It May Concern,

My name is Gary Weiss. | am the President of Corbett Heights Neighbors, a:
neighborhood association that is registered with the City and County of San
Francisco and the Secretary of State of California.

Corbett Heights Neighbors supported Supervisor Scott Wiener's Interim Zoning
Controls legislation that were passed in 2015.

This project, as currently designed, does not comply with the intent of the
legislation. We feel that there are alternative solutions that would allow for an
equally good design and that would respect the Interim Zoning Controls. We
previously requested that the Planning Commission deny the Conditional Use
authorization. We are appealing their decision (Case Number 2014-000174CUA)
for the same reasons.

Sincerely,

| Gary Weiss, President
Corbett Heights Neighbors

cc: Supervisor Scott Wiener
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Appeal Waiver attachment

1. The appellant is authorized to file an appeal on behalf of the organization:
Gary Weiss is President of Corbett Heights Neighbors.

Source: http://www.corbettheights.org/p/welcome.html

2. The organization is registered with the Planning Department:

Corbett Heights Neighbors is é neighborhood organization registered with the
Planning Department.

gource ;_ : http://sf-planning.org/neighborhood-groups-map

ource 2:
http://default.sfplanning.org/administration/communications/neighborhoodgroups/Neig
hborhoodGroupList.xlsx

BE e e HeighlohoptGrovplistsdss - Excel TR . B X
BODEH voMC  WSIAT  RAGLLAVOUT  FGIMULAS  DATA  REMCW  WILW  ADDNS
“psy - © A Cobent Heights Nelghbors

o < e £ SRRSOV SN SN . e A

prommmnd S gy s e S JUSV— p T U TY. - PO

ADDRESR (=i g STAYE jziP TELEPHORE |EMAIL (NEIGHEORH:

iFIRST LAST TTLE ORGANIZATION

Gary [waiss {Prosidont Corbail Hoights Hoighbors 78 fars Stroot san Francisco oA 194114 415.279-5570 CastroUppar

gary@corbetisights org _{Westof Twin{

3. The organization has been in existence at least 24 months prior to the waiver
request:

Corbett Heights Neighbors was established in July 2004 and newsletters that date
back to January 2011 are available on its website.

Source 1: http://www.corbettheights.org/p/welcome.html
Source 2: http://www.corbettheights.org/

4. Corbett Heights Neighbors encompasses 32 Ord Street:

“Clayton Street, from Seventeenth Street to Market Street, both sides; Market Street,
north side, from Clayton Street to Douglass Street; Douglass Street, from Market
Street to Ord Court, both sides; Seventeenth Street, from Douglass Street to Clayton
Street, both sides; Corbett Avenue, from Douglass Street to Iron Alley, both sides;
Ord Street, from Market Street to Ord Court, both sides; Ord Court, from
Douglass Street to Ord Street, both sides; Saturn Street, from Ord Street to
Roosevelt Way, both sides; Roosevelt Way, from Saturn Street to 17th Street, both
sides; Temple Street, from Saturn Street to 17th Street, both sides; Hattie Street, from
Market Street to Corbett Avenue, both sides; Danvers Street, from Market Street to
Corbett Avenue, both sides; erritt Street, both sides; Mars Street, both sides; Deming
Street, both sides; Uranus Terrace, both sides.”

Source: http://www.corbettheights.org/p/map.html

1428



Pursuant to Planning Code Section 308.1(b), the undersigned members of the Board of Supervisors

believe that there is sufficient public interest and concern to warrant an appeal of the Planning Commission on Case No.

, a conditional use authorization regarding (address) )
' , District ___. The undersighed members respectiully request the Clerk

of the Board to calendar this item at the soonest possible date.

SIGNATURE DATE

(Attach copy of Planning Commission’s Decigion)

V:Clerk's Office\Appeals Information\Condition Use Appeal Process8
August 2011 - :
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San Francisco Public Works
Bureau of Street Use and Mapping
1155 Market St

3rd Floor

San Francisco, CA 94103

May 5, 2016

Appéal against Conditional Use 2014-000174CUA for 32 Ord St (Block 2626 / Lot 005)

Dear Sir or Madam,

Corbett Heights Neighbors filed the above appeal on May 5, 2016 at 10:53am.
_Additional owner signatures were received less than one hour after the original filing.

These signatures are being submitted on the same filing date and before the May 9,

2016 filing deadline, in the hopes that they can be considered for the appeal as well.

Thank you for your attention to this matter.
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City Planning Commission

Case No. ACtE-0COI74CUA
The undersigned declare that they are hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has changed and assessment roll has not been amended, we attach proof of ownership change. If
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessor's Printed Name of Owner(s) Qriginal Signature
" property owned Block & Lot of Owner(s)

1. 4 Dovglass 5ot 2645 ook Jacinda Watts @h@m

2.

o

4,

10.

11.

12.

13.

14.

15,

186.

17.

18. -

19.

20.

21.

22,

V:\Clerk's Office\Appeals Information\Condition Use Appeal Process7
‘August 2011
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City Planning Commission

Case No. Aoté-ccoi74C A
The undersigned declare that they are hereby subscribers to this Notice of Appeal and are owners of property
affected by the proposed amendment or conditional use (that is, owners of property within the area that is the subject of
_ the application for amendment or conditional use, or within a radius of 300 feet of the exterior boundaries of the property.

If ownership has changed and assessment roll has not been amended, we attach proof of ownership.change. It
signing for a firm or corporation, proof of authorization to sign on behalf of the organization is attached.

Street Address, Assessor’s Printed Name of Ownet(s) - Original Signature

property owned Block & Lot of Owner{s) ;

20 Gd Coort 2614 /279 26 Jive r fg—zyﬁt“/
27| skiteaShoat 2619/079

-l
"

I

10.

11.

12.

13.

14.

15.

-16. ~ ' : '

17.

18.

18,

20.

21.

22,

ViClerk's Office\Appeals Information\Condition Use Appeal Process7
August 2011 “
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Carroll, John (BOS)

Jom: BOS Legislation, (BOS)
Sent: Monday, June 06, 2016 2:22 PM
To: daguilar@gmail.com; gary@corbetthe\ghts org; nanharty13@yahoo com; Perry, Andrew
(CPC); 'jonathan@elevationarchitects.com'
Cc: Givner, Jon (CAT); Stacy, Kate (CAT); Byrne, Marlena (CAT); Rahaim, John (CPC); Sanchez,

Scott (CPC); Jones, Sarah (CPC); Starr, Aaron (CPC); Rodgers, AnMarie (CPC); lonin, Jonas
(CPC); BOS-Supervisors; BOS-Legislative Aides; Calvillo, Angela (BOS), Somera, Alisa
(BOS); BOS Legislation, (BOS); Carroll, John (BOS); Lew, Lisa (BOS); Jalipa, Brent (BOS)

Subject: Appeal Response - Conditional Use Authorization Appeal - 32 Ord Street - Appeal Hearing on
June 14, 2016 :

Categories: 160534

Good afternoon, -

Please find linked below an appeal response received by the Office of the Clerk of the Board from the Planning
Department, concerning the Conditional Use Authorization Appeal for the proposed project at 32 Ord Street.

Planning Response - June 6, 2016

The appeal hearing for this matter is scheduled for a 3:00 p.m. special order before the Board on june 14, 2016.

i invite you to review the entire matter on our Legislative Research Center by following the link below:

Board of Supervisors File No. 160534

Thank you,

John Carroll

Legislative Clerk

Board of Supervisors

San Francisco City Hall, Room 244

San Francisco, CA 94102

(415)554-4445 - Direct | {415)554-5163 - Fax
john.carroli@sfgov.org | bos.legislation@sfgov.org

& Click here to complete a Board of Supervisors Customer Service Satisfaction form.
The Legislative Research Center provides 24-hour access to Board of Supervisors legislation and archived matters since August 1998.

Disclosures: Personaol 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 provided will not be redacted. Members of the public are not required to.provide personal identifying
information when they communicate with the Board of Supervisors and its committees. All written or oral communications that members of the public submit to the
Clerk’s Office regarding pending legislation or hearings will be made available to all members of the public for inspection and copying. The Clerk's Office does not
redact any information from these submissions, This means that personal information—including names, phone numbers, addresses and similar information that a
member of the public elects to submit to the Board and its committees—may appear on the Board of Supervisors website or in other public documents that members
of the public may inspect or copy.
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SAN FRANCISCO

wgw - = 1650 Misslon St.
Conditional Use Authorlzatlon'Ap@aI—’” Sulo 400
_ Sén Francisco,
32 Ord Street A Oh 9#103-2479
T Reception:
415.558.6378
DATE: : June 6, 2016 ;
TO: Angela Calvillo, Clerk of the Board of Supervisors 4a1x5 558.6 409
FROM: John Rahaim, Plarming Director — Planning Department (415) 558- 6411
Andrew Perry, Case Planner — Planning Department (415) 575-9017 :::?:rrrlg;%on
RE: File No. 160534, Planming Case No. 2014-000174CUA - Appeal of the approval of 4155586377
Conditional Use Authorization for 32 Ord Street,
HEARING DATE: June 14, 2016
ATTACHMENTS: .

A, Planning Comimission Staff Report Documents (including: Memo to
Planning Commission from April 7, 2016 hearing; Exhibits, Final Motion No.
19609)

B. Project Sponsor Submittal and Drawings as Approved at April 7, 2016
hearing

C. Appeal Letter filed by Gary Weiss (May 5, 2016)

D. BOS Resolution No. 76-15

PROJECT SPONSOR:  Jonathan Pearlman, Elevation Architects, 1159 Green St., San Francisco, CA 94109
APPELLANT: Gary Weiss, on behalf of Corbett Heights Neighbors, 78 Mars Street, San
Francisco, CA 94114

INTRODUCTION

This memorandum and the attached documents are a response to the letter of appeal to the Board of
Supervisors (“Board”) regarding the Planning Commission’s (“Commission”) approval of the application
for Conditional Use Authorization under Planning Code Sections 303 (Conditional Use Authorization)
and 306.7 (Interim Zoning Controls), to permit a horizontal and vertical addition to a single-family home
that would increase the existing square footage by more than 100% and result in square footage in excess
of 3,000 square feet while also increasing the legal unit count from one- to two-units, within an RH-2
(Residential House, Two-Family) Zoning District and a 40-X Height and Bulk District (“the Project”).

This response addresses the appeal (“Appeal Letter”j to the Board filed on May 5, 2016 by Gary Weiss, on
behalf of Corbett Heights Neighbors. The Appeal Letter referenced the proposed project in Case No.
2014-000174CUA.

The decision before the Board is whether to uphold or overturn the Planning Commission’s approval of
Conditional Use Authorization to allow the proposed addition and increased unit count to the existing
building located at 32 Ord Street.”

Www.sfplénning.()rg
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Board of Supervisors Conditional Use Authorization Appeal File No. 160534
Hearing Date: June 14, 2016 Planning Case No. 2014-000174CUA
32 Ord Street

SITE DESCRIPTION & PRESENT USE .
The project is located on the west side of Ord Street, between Ord Court and the Vulcan Stairway to the

. north and 17% Street and the Saturn Street Steps to the South, Block 2626, Lot 005. The subject property is
located within a RH-2 (Residential House, Two-Family) District and the 40-X Height and Bulk District,
within the Castro/Upper Market neighborhood. The property is developed with an existing two-story
over basement, +/- 1,765 square-feet, single-family structure on a 3,808 square foot lot, originally
constructed in 1913 and without substantial subsequent alterations. Based on review conducted by
Planning Department staff, the existing building is not eligible for listing in the California Register undex
any criteria individually or as part of a hlstonc dlstnct and is therefore not an eligible historic resource
under CEQA.

SURROUNDING PROPERTIES AND NEIGHBORHOOD

The surrounding neighborhood consists of a mixture of one-, two-, and three-story buildings, containing
mostly one or two residential dwelling units. Ord Street slopes up slightly to the north, but the
neighborhood as a whole is characterized by very steep slopes; all of the lots along the westemn side of
Ord Street are steeply upsloping, in excess of 20 percent. The adjacent building to the north is a two-story
over garage, single-family home, and is two stories in height at the rear yard grade. The adjacent building
to the south is a three-story over garage, fwo-family dwelling, and is also two stories in height at the rear

. yard grade; there is additionally a two-story cottage at the rear of the lot.

The subject property is within the Castro/Upper Market neighborhood, and is located approximately one-
quarter mile west of the Castro and Market Street intersection. The immediately surrounding area is
characterized by residential zoning districts, predominantly RH-2, RH-3, and RM-1, and then transitions
around the aforementioned intersection, into the Upper Market Street NCD and NCT Districts as well as
the Castro Street NCD. These latter zoning districts are multi-purpose commercial districts, well served
by transit including the Castro Street MUNI station and the historic E-Market streetcar line, and which
provide limited convenience goods to the adjacent neighborhoods, but also provide shoppmg
opportunities for a broader area.

PROJECT DESCRIPTION

The proposal is to expand the exsting approximately 1,765 square foot single-family home through
horizontal and vertical additions, which will bring the total area of the home to approximately: 4,208
square feet, an addition of approximately 2,413 square feet, including the basement garage level. The
proposal will convert the two-bedroom single-family home with one off-street parking space, into a two-
unit home, comprised of a two-bedroom unit with 1,374 square feet at the basement and first floor levels,
and a three-bedroom unit with 2,834 square feet at the second and third floor levels. The one existing off-
street parking space will remain, and two bicydle parking spaces will be provided within the garage. The
addition will excavate into the upsloping lot at the basement and first floor levels, expand the building at
the rear of the second floor, and add a new third story. The upper floor will be set back from the main
front building wall by approximately 10 feet and by approximately 17 feet from the front property line.
The proposal uiilizes much of the existing building, with minor material changes to the front facade, and
is therefore not “tantamount to demolition” under Planning Code Section 317. The proposed additions,
while large in size, have been sensitively designed within the context of the adjacent buildings by

SAN FRANGISCO 2
NING DEPARTMENT )
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Board of Supervisors Conditional Use Authorization Appeal File No. 160534
Hearing Date: June 14, 2016 Planning Case No. 2014-000174CUA
32 Ord Street

providing ample setbacks, and the vertical addition is consistent with the height and massing of other
buildings along the west side of Ord Street, being two stories at the rear yard grade.

BACKGROUND

On October 17, 2014, Jonathan Pearlman (heremafter “Project Sponsor”), on behalf of Sunae Chon, filed
Building Permit Application Number 2014.10.17.9274 for the horizontal and vertical expansion to an
existing single-family dwelling at 32 Ord Street. On February 20, 2015, the property was sold to John
Harty, and on March 5, 2015 an Environmental Evaluation application was filed with the Planning
Department (hereinafter “Department”). The initial project did not require Conditional Use
Authorization.

On March 9, 2015, the Board of Supervisors passed interim legislation (hereinafter “Interim Controls”) to
- impose interim zoning controls for an 18-month period for parcels in RH-1, RH-2, and RH-3 zoning
districts within neighborhoods known as Corbett Heights and Corona Heights, requiring the following;
1. Conditional Use Authorization for any residential development on a vacant parcel that would
result in total residential square footage exceeding 3,000 square feet; ‘
2. Conditional Use Authorization for any new residential development on a developed parcel that
will increase the existing gross square footage in excess of 3,000 square feet by more than 75%
without increasing the existing legal unit count, or more than 100% if increasing the existing legal
unit count; and .
3. Conditional Use authorization for residential development that results in greater than 55% lot
coverage. '
The project triggered the the interim controls because it would increase the size of the development by
more than 100% while adding a unit, thus requiring Conditional Use Authorization under number two
above,

On August 18, 2015, Jonathan Pearlman, on behalf of John Harty, filed Application No. 2014-000174CUA
(hereinafter “Application”) with the Department seeking Conditional Use to comply with the Interim
Controls. This initial CUA application had proposed a slightly different project than what was eventually
approved by the Commission. The original proposal was for a larger structure overall, with
approximately 4,750 square feet (compared to the approved 4,208sf) and it would have kept the building
as a single-family dwelling instead of increasing the unit count.

On January 4, 2016, the Project Sponsor submitted a revised proposal with the Department that included
a proposed studio unit with 490 square feet of space at the first floor, increasing the total unit count to
two (2) units. The revised proposal also eliminated some of the excavation that was proposed at the rear
of the first floor, so that the total square footage for the building was reduced to 4,336 square feet. The
previously pfoposed building envelope at the second and third stories remained unchanged. These
changes were made to help the project be more necessary and desirable for the neighborhood and City
through the provision of a new unit, and to be more in accordance with the Interim Controls.

On ]anﬁary 7, 2016, the San Francisco Planning Commission (hereinafter “Commission”) conducted a

duly noticed public hearing at a regularly scheduled meeting on the Conditional Use Authorization. At

SAN FRANGISCO 3
PLANNING DEFARTMENT
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Board of Supervisors Conditional Use Authorization Appeal File No. 160534
Hearing Date: June 14, 2016 Planning Case No. 2014-000174CUA
32 Ord Street

the hearing, the Commission directed the Project Sponsor to continue to work with neighbors regarding
the Project design and the creation of a viable second unit. The Commission also asked the Project
Sponsor to continue to work with neighbors to resolve any perceived discrepancies between the surveyed
heights shown on the plans and the corresponding 3D massing and shadow studies. After public
testimony, the Commission voted 6-0 to continue the item until March 3, 2016. To allow more time in
order to resolve the Commission’s concerns, the Project Sponsor requested a continuance until April 7,
201e. :

Between the time of the first and second hearing, the Project Sponsor continued to work with Department
staff, neighbors and neighborhood groups, and revised the Project to respond to the comments made by
neighbors and the Commission. The size of the second umit was increased from a 490 square-foot studio
to 1,374 square-foot two-bedroom unit. This was achieved by maintaining the existing one-car garage
instead of expanding to a two-car garage, and providing this additional space at the basement level to the
second unit. As a result, the second unit has a clear second, direct entrance at street level and is better
suited to function as an actual second unit instead of a short-term rental unit, as discussed by the
Commission at the first hearing. To provide more light to the unit, lightwells are proposed below grade
along the southern side of the building. The unit has access to the rear yard and patio area through the
open-air passage and stairs along the northern side of the building, the door to which also allows for light
into the unit, ‘

The massing of the building was also further reduced, pulling in the rear building wall by an additional
9’6", to be 15’ less than the maximum building allowed. The new location of the rear wall does not
extend further toward the rear yard than either adjacent neighbor. Along the southern side property line,
a portion of the existing second floor and the new third floor were further set back from the adjacent
building, providing a 6’-2” separation between buildings along the rear portion, which will increase light
and air to the adjacent property line windows. Along the northern property line, this change did also
move the Project slightly closer to the adjacent building. At the second floor the existing wall of the
popout will remain, at approximately 4’ to the property line. The third floor will have a 7/-0” setback
from the shared property line, however, with the neighbor’s adjacent setback, total building separation is
approximately 16’-6”. Lastly, the overall height of the Project has been lowered, so that the top of parapet
height is essentially equal to that of the adjacent building, resulting in zero shading to the adjacent solar
panels. ‘

The Project Sponsor has revised the 3D models and looked further into the discrepancies with the
shadow diagrams, adjusting the parameters such that the existing conditions in the model match the
existing conditions as provided through photo evidence by the neighbor. Department staff has reviewed
previously approved plans for the adjacent property and is not aware of any discrepancy with how
heights are being represented in the current Project and plans, based off a licensed survey.

On April 7, 2016, the Commission conducted the second hearing on the proposed Project. At the hearing,
many neighbors, induding both adjacent property owners, spoke in opposition to the Project. Most of the
comments again focused on the potential impacts to light and air on the living room of the adjacent
neighbor to the north, and the accuracy of the submitted shadow study. The neighbors stated that they

SAN FRANCISCO 4
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Board of Supervisors Conditional Use Authorization Appeal . File No. 160534
_Hearing Date: June 14, 2016 Plannlng Case No. 2014-000174CUA
32 Ord Street

would be supportive of a project with a vertical addition that did not extend further to the rear than the
existing main footprint of the house, Some of the stated opposition to the project was also due to the fact
that the Project exceeded the 3,000 square foot and 100% increase trigger threshold of the Interim
Controls.

The Commission made a point to clarify that the Interim Controls were not intended to outright prohibit
projects that exceeded the square footage triggers, but fo require the Commission make additional
findings about the Project being necessary and desirable. The Commission also commented that the
Project Sponsor did respond to the direction given in the first hearing to create a larger second unit.
Lastly, the Commission acknowledged that the densification of the City would inevitably result in some
loss of light and air, however, the resulting separation between the Project and the neighbor to the north
~ (at 16'-6”) is appropriate and consistent with Residential Design Guidelines, and would not need to be
further reduced. The Commission recognized that this is a Code-complying project and that it has been
designed sensitively within the constraints of the adjacent properties and site topography. After the
Commission heard and considered the testimony presented on behalf of the applicant, Department staff,
and other interested parties, the Planning Comumission approved (7-0) the Conditional Use Authorization
under Motion No. 19609.

CONDITIONAL USE AUTHORIZATION REQUIREMENTS

Planning Code Section 303 establishes criteria for the Commission to consider when reviewing all
applications for Conditional Use approval. To approve the project, the Comlmssmn must find that these
criteria have been met:

1. That the proposed use or feature, at the size and intensity contemplated and at the proposed
* location, will provide a- development that is necessary or desirable for, and compatible w1th the
neighborhood or the community; and.

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

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

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

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

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

3. That such use or featuré as proposed will comply with the applicable provisions of this Code and
will not adversely affect the General Plan.

4. That such use or feature as proposed will provide development that is in conforrmty with the’

stated purpose of the applicable Use District.
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In addition, the Interim Controls established by Board of Supervisor’s Resolution 76-15 established one
additional trigger applicable to this project, requiring Condl‘aonal Use Authorization by the Planning
Commission as follows:

Any new residential development on a developed parcel that will increase the existing gross square
footage in excess of 3,000 square feet and by more than 100% if increasing the existing legal unit count.
The above Conditional Use Authorization requirement imposed by the Interim Controls would be
applicable because the Project proposes to expand an existing 1,765 square-foot structure with one
dwelling unit, to a 4,208 square-foot two-family dwelling. The resulting building is in excess of 3,000
square feet and represents an increase to the existing building’s square footage of approximately 138%.

The Interim Controls also require additional findings be made prior to approval of projects that exceed
55% lot coverage, or propose development on the opposite street frontage on through lots. Neither of
these additional findings are applicable to the project as it does not exceed 55% lot coverage, nor is a
through lot.

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

ISSUE 1: The appellant cites a concern about the project’s adherence to meet the standard conditional
use requirements of Planning Code Section 303, specifically that the project is undesirable for the
neighborhood and it is detrimental to its neighbors.

RESPONSE 1: The project meets the Conditional Use criteria and has been found to be desirable and
compatible with the neighborhood. The Conditional Use speczﬁc criteria are outlined below in italics,
followed by the Commission’s findings in standard font.

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

Planning Commission 'Findings: The proposed Project — a horizontal and vertical expansion of
the existing single-family home — is consistent with development patterns in this residential
neighborhood and with the requirements of the Planning Code. The Commission found that the
Project is necessary and desirable in that it meets the Objectives and Policies of the Housing
Element and Transportation Element of the General Plan. Specifically, the Project results in a net
addition of one dwelling unit to the City’s Housing Stock, within an RH-2 Zoning District that -
permits a density of two dwelling units per lot. Both resulting units provide quality farrﬁly—sizéd
housing, with a two-bedrooin unit and three-bedroom unit proposed. Furthermore, the location
of the Project is well-served by public transit, providing housing that is.accessible to residents of
various needs, and supporting the City’s Transit First Policy. Compared with the original plans
submitted for the Project, the plans that were approved by the Commission were supported, in
part, because the Project will maintain the existing single-car garage, and provide the additional
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area at that floor for use by a dwelling unit, instead of an additional parking space as originally
proposed.

The additions have been designed such that a large amount of the increase in square footage is
achieved through excavation into the upsloping lot — approximately 1,558 square feet of the total
expansion, or 65% of the added square footage is below grade — and will therefore be hidden
from the public right-of-way, and with minimal impact to the adjacent neighbors. Much of the
existing structure will be retained. Material changes are proposed for the front facade consistent
with common residential materials that can be found elsewhere in the neighborhood and a new
entry for the second unit will be created: at street level. The other existing openings and
proportions of the front facade will be retained, and the third floor addition will be set back from
the main front building wall by 10" and from the front property ]me by approximately 17’, so as
to be minimally visible from the street.

The vertical addition at the third floor raises the building height of the subject home, however, it
will be approximately two inches taller than the height of the adjacent neighbor at 30 Ord Street,
so that no shadowing of the adjacent solar panels will occur. The proposed vertical addition will
also be 10 feet lower than the ridge of the adjacent neighbor at 36-38 Ord Street. At the rear,
setbacks along the side property lines have been provided for both adjacent neighbors. Along the
northern side, the second floor (at rear-yard grade) will maintain the existing setback of the
popout at approximately 4, and the new third floor will be further set back, at 7’ from the side
property line. In conjunction with the neighbor’s setback, total building separation is 16'-6”,
which helps minimize shadowing of the adjacent property. Along the southern side property
line, the Project maintains the existing building separation of 1'-7” at the front of the building. At
the rear, the second floor and the new third floor will provide approximately 6 feet of separation
between the buildings and help maintain light and air for the adjacent property’s bedroom
windows. The third floor also has a 6’ side setback from the southern property line at the front
portion of the building,

Although the Project does result in an increase of 138% to the existing square footage, it will
create a higher-quality two-family house, one unit with three bedrooms, the other with two. The
resulting depth and height of the Project is comparable and consistent with the immediately
adjacent buildings and others in the surrounding neighborhood, and has been sensitively
designed with regard to site-specific constraints. For these reasons, the Project has been found to
be desirable for and compahble with the neighborhood.

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

a. Nature of proposed site, including its szze and shape, and the proposed size, shape and
arrangement of structures;
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Planning Commission Findings: The Subject Property, similar to many lots within the
surrounding neighborhood, is characterized by a steep slope, with a rear property line
that is at least 50 feet higher than the front property line. The proposed additions will not
exceed 55% lot coverage, as stipulated by Code, and is similar in coverage to both
adjacent neighbors. The third floor level is set back from the front fagade to be minimally
visible, is in scale with the adjacent building heights, and due to the upsloping nature of
the site, is only one story above grade at the rear of the building. At the rear portion,
setbacks have been provided on both sides of the building relative to the adjacent
buildings” own extent of setbacks, The result is approximately 16'-6” separation from 30
Ord Street, and approximately 6 feet of setback for much of the building at 36-38 Ord
Street, which has a number of windows near the property line. To facilitate privacy, the
Project is not proposing any windows at the rear along the northern or southem walls
which would look directly onto either of the adjacent properties.

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

Planning Commission Findings: The Project does propdse to increase the unit count by
one (1) unit, however will remain within the permitted density in the zoning district. This
should have minimal impacts to overall traffic patterns in the neighborhood as the
additional unit is a studio, which would likely only have a single vehicle. Furthermore,
the existing house has a single curb cut and off-street parking for one vehicle; the Project

_proposes to maintain the existing curb cut and one off-street parking space. Within the

garage are also two (2) Class.1 Bicycle Parking spaces.

The subject property is also in close proximity to several transit lines, located only
approximately a 10-minute walk away from the Castro Street Muni Station, and within a
quarter-mile of the 24, 33, 35, and 37 Muni bus lines. ’

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

Planning Commission Findings: The Project will not Produce noxious or offensive
emissions related to noise, glare, and dust,

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

Planning Commission Findings: The proposal does not include loading or services
areas, nor will it include atypical lighting or signage. The existing front setback is
occupied by the entry stair and garage structiure, however the Project proposes an
additional small planter at the base of the stair, and will retain the existing, healthy street
tree in front of the property. Additional planters are proposed at the rear, second and
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third floor levels, and existing trees in the rear yard will be retained to contribute to an
enjoyable rear yard and open space area. A planter and wood trellis along the northern
side of the front deck at the third floor will help to screen the area and provide privacy to

* the adjacent building at 30 Ord Street. The rear deck at the third floor creates level, usable
open space within the steep site conditions, and is located such that it will minimally
impact the neighboring properties and their own enjoyment of their space.

3.- That the use or feature as proposed will comply with the applicable promszons of the Planning Code and.
will not adversely affect the General Plan.

Planning Commission Findings: The proposed Project complies with all applicable requirements
and standards of the Planning Code, and is consistent with the Objectives and Policies of the
General Plan as detailed below:

HOUSING ELEMENT
Objectives and Policies

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

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

Policy 1.6:

" Consider greater flexibility in number and size of units within established building envelopes in
community based planning processes, especially if it can increase the number of affordable units
in multi-family structures.

Planning Commission Findings: The Project advances this policy by creating a quality family-sized
home that could accommodate a family with multiple children or a multi-generational family, while
additionally adding one net new unit to the City’s housing stock through the creation of a two-bedroom
unit at the existing structure’s basement and first floors.

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

Policy 4.1 :
Develop new housing, and encourage the remode]mg of existing housing, for families with
" children.
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Planning Commission Findings: The Project advances this policy by creating a quality family-sized
home that could acconmodate a family with multiple children or a multi-generational family. Families with
children typically seek more bedrooms and larger shared living areas, which this home directly provides,
and also maintains all bedrooms on the same living level. ' '

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

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

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

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

Planning Commission Findings: The Project supports these policies in that it is an addition that

utilizes a large portion of the existing structure, is sensitively designed within existing site constraints and

conforms to the prevailing neighborhood character. The Project is consistent with all accepted design

standards, including those related to site design, building scale and form, architectural features and

building details. The tesulting height and depth is compatible with the existing building scale on the
adjacent properties. The building’s form, facade materials, proportions, and third floor addition are also

compatible with the surrounding buildings and consistent with the character of the neighborhood.

TRANSPORTATION ELEMENT
Objectives and Policies

OBJECTIVE I: ) » ,

MEET THE NEEDS OF ALL RESIDENTS AND VISITORS FOR SAFE, CONVENIENT AND
INEXPENSIVE TRAVEL WITHIN SAN FRANCISCO AND BETWEEN THE CITY AND OTHER
PARTS OF THE REGION WHILE MAINTAINING THE HICH QUALITY LIVING
ENVIRONMENT OF THE BAY AREA.

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

Planning Commission Findings: The Project furthers this policy by creating a quality fwo-family house

in an area well-served by the City’s public transit system. The Castro Street Muni Station is less than a
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10-minute walk from the project site, and several Muni bus lines (24, 33, 35, and 37) all have stops within
a guarter-mile of the site.

URBAN DESIGN ELEMENT
Objectives and Policies

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

Policy 4.15:
Protect the hvablhty and character of residential properties from the intrusion of incompatible
new buildings.

Planning Commission Findings: The Project furthers this policy by ensuring that the proposed
addition is not incompatible with the surrounding properties and neighborhood. The height and depth of
the vesulting building is compatible with the adjacent buildings’ scale in terms of bulk and lot coverage.
Setbacks have been provided at the rear to allow for increased light, air, and privacy to the adjacent
buildings; a front setback minimizes the impact of the addition as seen from the street, and a side setback at
the front and planter and privacy trellis minimize privacy concerns to the neighbors at the front deck area.

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

i That existing neighborhood-serving retail uses be preserved and enhanced and fui—ure opportunities for
resident employment in and ownership of such businesses be enhanced.

This po]iéy does not apply to the proposed project, as the project is residential and will not
affect or displace any existing neighborhood-serving retail uses.

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

The Project is consistent with this policy, as the proposed additions are designed to be
consistent with the height and size typical of the existing neighborhood. The openings and
proportions of the existing facade and eniry stair will be retained, and a large portion of the
increase in square footage is achieved below grade through excavation, which will not be
perceived from the street or adjacent properties.

iti. That the City's supply of affordable housing be preserved and enhanced.
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The Project does not propose to remove or add any affordable housing units, nor are any
. required under the Planning Code. The Project does help to create a high-quality two-family
house, The Project contributes one net new family-sized unit to the City’s housing stock.

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

The Project is located in an area well-served by the City’s public transit systems, maintains
the existing off-street parking space and provides two bicycle parking spaces. The Castro
Muni Rail Station and several Muni bus lines are in close proximity to the subject property,
therefore the Project will not overburden streets or neighborhood parking, Muni transit
service will not be overburdened as the existing unit count is only increasing by one unit.

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

This poﬁcy does not apply to the proposed project, as the project does mot include
commercial office development and will not displace industrial or service sector uses.

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

The existing building is substandard relative to earthquake preparedness with removal of
some interior walls, dry rot and foundations that were built in 1927. The Project will meet or
exceed all current California Building Code requirements for earthquake preparedness, and
is therefore consistent with this policy.

vii. That landmarks and historic buildings be preserved,
The Project will not adversely affect any landmarks or historic buildings.

viii. That our parks and open space and their access to sunlight and visias be protected from developmerit,
The Project will not affect any parks or open space, through development upon such lands or

impeding their access to sunlight. No vistas will be blocked or otherwise affected by the
proposed project.

4. That the use or feature as proposed would provide development that is in conformity with the stated

purpose of the applicable Use District.
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Planning Commission Findings: The proposed project is consistent with the stated purpose of
the RH-2 District. The building structure is compatible to the height and size of development
expected in this District, and within the permitted density.

For the above reasons, the Commission found the proposed additions and increase by one dwelling unit.
at 32 Ord Street to be necessary and desirable.

ISSUE 2: The Appellant contends that the permit application and plans are based on factually incorrect

claims.

RESPONSE 2: Based on materials submitted by the Appellant and testimony from neighbors at the
Planning Commission public heatings, this contention appears to be focused primarily on the anticipated
shading that is to occur to the property to thenorth asa result of the Project. The Appellant and northern
neighbor have raised the following issues:

1.

SAN FRAN
PLANN

Appellant Concern: Language contained within the Conditional Use Authorization application
and within emails between the Project Sponsor and neighbors alludes to a development proposal
that would not cause any shading, or virtually no shading during most of the year onto the
property to the north, particularly. to the adjacent living room at the rear ground floor and the
solar panels on the roof; however, the shadow models submitted by the Project Sponsor and
testimony at the hearings does show that the Project will result in some level of shadowing,
particularly around the time of the winter solstice, but no shading of the solar panels should
occur during the year.

Department Response: The Planning Code does not regulate the amount of shadow that may be
deemed acceptable for any given project; however, these design issues may stil, in part, be
addressed through the application of the Residential Design Guidelines. It is expected that in a
dense urban environment development may result in reduced light and air to adjacent
properties. Review of the Project by the Residential Design Team found the proposal to be
consistent with the Guidelines.; Specifically, at the rear of the proposed building, the Project
provides a 7’ setback along the shared northern side property line for the new third floor. This
setback, in conjunction with the adjacent property’s own 9-6” setback, results in a total
separation of 16’-6” along the sun access plane. Furthexmore, the overall height of the Project has
been lowered such that the proposed parapet sits below the adjacent solar panels, avoiding any
potential shading. '

Appellant Concern: The original plan submittal contained errors in the representation of existing
heights of buildings and features on the adjacent properties, and therefore understated or
otherwise misrepresented the effects the Project would have on the adjacent properties.

Department Response: Following the original submittal of plans, these discrepandes were
brought to the Project Sponsor’s attention. The Project Sponsor subsequently hired a licensed
surveyor, who performed a boundary and site survey for the Subject Property, as well as for the
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adjacent buildings’ corners and heights. The revised plans were based on the results of this
survey, and have therefore been prepared according to standard development practices.
Department staff has also reviewed the plans that are on file with the Department of Building
Inspection for the northern adjacent property (30 Ord 5t.) as part of their remodel and addition
under Building Permit Application No. 2009.02.24.2710, completed in August 2011. Following the
review of those plans, Department staff found no errors nor discrepancies in the Subject Project
plan set, and found that existing conditions on the adjacent properties have been accurately
represented.

3. Appellant Concern: The shadow models that have been submitted by the Project Sponsor do not
accurately represent the existing shadowing that is seen at the Subject Property and adjacent ot
to. the north. Photographs taken on the days represented in the models show that the model does
understate the level of existing shading; therefore, it follows that the model for the proposed
condition Would also understate the amount of shading, and therefore make it difficult to
"determine the true level of impact to the adjacent propezty.

Department Response: The photos supplied by the adjacent neighbor to the north, taken on
December 21¢, did not match the initial, existing shading conditions as represented in the Project
Sponsor’s model for that same day. Following the first hearing in January, the Project Sponsor

- subsequently adjusted the model’s inputs to more accarately reflect the existing conditions, and
was incorporated into the submittal for the April 7% hearing before the Planning Commission.
Just prior to the hearing, it 'was also brought to the Project Sponsor’s attention that there were
discrepandies in the representation of existing shadows on the spring date (March 21s). It is
unclear what is causing the discrepancy, as the adjacent neighbor had another sun and shadow
survey prepared based on the proposed plans, which resulted in a similar error as was seen in the
Project Sponsor’s submittal. The Project Sponsor has demonstrated a willingness to find the error
and correct the study based on .the evidence provided. Ultimately, however, the Department
agrees that some level of additional shading is anticipated as a result of the Project, but the
Project is consistent with the Residential Design Guidelines and any additional shading would
not be exceptional nor extraordinary.

ISSUE 3: The Appellant is concerned that the Interim Controls may be rendered useless, as applied to
this project. ‘

RESPONSE 3: To the contrary, the Interim Controls do not prohibit new development such as the
proposed project, but instead establish parameters for review of such projects. As described above, the
Interim Controls require that the Project Sponsor proéure Conditional Use Authorization and asks the
Commission to only approve projects that can be found to meet specific aforementioned criteria. The
Commission duly considered both the standard Conditional Use criteria of Planning Code Section 303 as
well as the additional criteria of the Interim Controls and appropriately approved the project.

SAN FRANGISCO . 14
PLANNING DEPARTMENT )
1447




Board of Supervisors Conditional Use Authorization Appeal , File No. 160534
Hearing Date: June 14, 2016 - Planning Case No. 2014-000174CUA
: 32 Ord Street

CONCLUSION

For the reasons stated above, the Planning Department recommends that the Board uphold the Planning
Commission’s decision in approving the Conditional Use authorization to permit a horizontal and
vertical addition to a single-family home that would increase the existing square footage by more than
100% and result in square footage in excess of 3,000 square feet while also increasing the legal unit count
from one- to two-units, within an RH-2 (Residential House, Two-Family) Zoning District and a 40-X
Height and Bulk District, at 32 Ord Street and deny the Appellant’s request for appeal.
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Memo to the Planning Commission 1550 islon 1.
HEARING DATE: APRIL 7, 2016 San Francisco,
Continued from the January 7, 2016 and March 3, 2016 Hearings OA 94103-2479
Reception:
415.558,6378
Date: ’ March 31, 2016
Case No. 2014-000174CUA Exé.ssa.mg
Project Address: 32 ORD STREET
Permit Application: 2014.10.17.9274  Planning
Zoning: RH-2 (Residential House, Two-Family) District 2‘;%"‘5]?;) ?;377
40-X Height and Bulk District
Block{Lot: 2626/005
Project Sponsor:  Jonathan Pearlman
Elevation Architects
1159 Green Street, Suite 4
San Francisco, CA 94109
Staff Contact: Andrew Perry — (415) 575-9017

andrew.perry@sfgov.org
Recommendation: ~ Approve with Conditions

BACKGROUND

On January 7, 2016, the Planning Commission heard Case No. 2014-000174CUA proposing a 2,592 square
feet horizontal and vertical addition to an existing single-family house at 32 Ord St. The Project required a
Conditional Use authorization due to the intexim zoning controls passed by Resolution 76-15; the Project
would result in a house in excess of 3,000 square feet, and an increase of more than 100% to the existing
structure, while proposing a second umnit,

The Commission voted 6-0 to continue the Project. While recognizing the unique topography of the site
and the addition of much of the square footage through excavation, the Commission did ask that the
second unit deliver more, adding a quality unit to the City’s housihg stock and functioning as a true
second umit. Additionally, the Commission directed the Project Sponsor to continue working with
neighbors regarding the Project’s massing at the third floor and along the side setbacks at the rear. Lastly,
the Commission directed the Project Sponsor to work with neighbors in resolving perceived
" discrepancies between surveyed and proposed heights, and corresponding shadow impact studies.

CURRENT PROPOSAL

The current project responds to the comments made by neighbors and Commissioners at the hearing in a
number of ways. Regarding the second unit, the proposed size has been increased from a 490 square-foot
studio to 1,374 square-foot two-bedroom unit. This was achieved by maintaining the existing one-car
garage instead of expanding to a two-car garage, and providing this additional space at the basement
level to the second unit. As a result, the second unit has a clear second, direct entrance at street level. To
provide more light to the unit, lightwells are proposed below grade along the southern side of the
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building. The unit has access to the rear yard and patio area through the tradesman passage along the
northern side of the building, the door to which also allows for light into the unit.

The massing of the building has also been further reduced, pulling in the rear building wall by an
additional 9"-6”, to be 15’-0” from the 45% rear yard line. Along the southern side property line, a portion
of the existing second floor and the new third floor have increased the amount of setback with the
adjacent building from 1’-7” to 6’-2”; this change will reduce impacts on light and air to the adjacent
property line windows. Along the northern property line, the Project is now slightly closer to the adjacent
building. At the second floor the existing wall of the popout will remain, at approximately 4’ to the
property line. The third floor will have a 7/-0” setback from the shared property line, however, with the
neighbor’s adjacent setback, total building separation is approximately 16™-6”. Lastly, the overall height of
the Project has been lowered, so that the top of parapet height is essentially equal to that of the adjacent
building, for no shading to the adjacent solar panels. :

The Project Sponsor has revised the 3D models and looked further into the discrepancies with the shadow
diagrams, adjusting the parameters such that the existing conditions in the model match the existing
conditions as provided through photo evidence by the neighbor. Department staff has reviewed
previously approved plans for the adjacent property and is not aware of any discrepancy with how
heights are being represented in the current Project and plans, based off a licensed survey.

REQUIRED COMMISSION ACTION

In order for the project to proceed, the Commission must grant Conditional Use.authorization to allow
for expansion of a single-family home to a two-family home, in excess of 3,000 square feet, and by more
than 100% of the existing square footage, within a RH-2 District.

BASIS FOR RECOMMENDATION

= The project provides one net new family-sized dwelling unit to the City’s housing stock.
= The project is compatible with the neighborhood and immediately adjacent buildings, providing
setbacks to allow for light and air to neighboring windows, and minimizing the amount of
* shading, '
»  The proposed Project meets all applicable requirements of the Planning Code.

r RECOMMENDATION: Approve with Conditions A

Attachments:
Revised Draft Motion
Revised Draft Motion (with Tracked Changes from January 7% Draft MOthII)
Revised Project Sponsor Submittal
Revised Plans
Letter from Daniel Westover, Project Surveyor
Additional Comments in Opposition
Project Plans as proposed during January 7% hearing (for reference)
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Aerial Photo

(looking west)

Aerial Photo

(looking east)
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Aerial Photo
(looking south)

Aerial Photo
| (looking north)
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Site Photos
(on Ord Street, looking west)
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Subfect to: (Select only if applicable)

) 1650 Mission St.
0O Affordable Housing (Sec. 415) O First Source Hidng (Admin. Cade) ' Suite 400
0O Jobs Housing Linkage lfrogram (Sec. 413) [1 Child Care Requirement (Sec, 414) - 32“92'138;‘;‘2’79
{3 Downtown Park Fee (Sec. 412) O Other :
Reception:
415.558.6378
n . L] n . Fax: )
Planning Commission Motion No. 19609 = ssssusas
HEARING DATE: APRIL 7, 2016 , Planning
CONTINUED FROW JANUARY 7, 2016 AND MARCH 3, 2016 tnformation:
. | . 415.558.6377
Case No.: 2014-000174CUA

Project Address: 32 ORD STREET
Permit Application: 2014.10.17.9274

Zoning: RH-2 (Residential House, Two-Family) District
40-X Height and Bulk District

Block{Lot: 2626/005 '

Project Sponsor:  Jonathan Pearlman
Elevation Architects
1159 Green Street, Suite 4

San Francisco, CA 94109
Staff Contact: Andrew Perry — (415) 575-9017
Andrew.Perry@sfgov.org

ADOPTING FINDINGS RELATING TO THE APPROVAL OF CONDITIONAL USE
AUTHORIZATION PURSUANT TO PLANNING CODE SECTIONS 303 AND 306.7 ESTABLISHING
INTERIM ZONING CONTROLS IMPOSED BY RESOLUTION NO. 76-15 ON MARCH 9, 2015 TO
PERMIT A HORIZONTAL AND VERTICAL ADDITION TO A SINGLE-FAMILY HOME THAT
WOULD INCREASE THE EXISTING SQUARE FOOTAGE BY MORE THAN 100% AND RESULT IN
EXCESS OF 3,000 SQUARE FEET WHILE ALSO INCREASING THE LEGAL UNIT COUNT FROM
ONE- TO TWO-UNITS, WITHIN AN RH-2 (RESIDENTIAL HOUSE, TWO-FAMILY) ZONING
DISTRICT AND A 40-X HEIGHT AND BULK DISTRICT.

PREAMBLE

On October 17, 2014, Jonathan Pearlman (hereinafter “Project Sponsor”), on behalf of Sunae Chon, filed
Building Permit Application Number 2014.10.17.9274 for the horizontal and vertical expansion to an
existing single-family dwelling at 32 Ord Street. On February 20, 2015, the property was sold to John
Harty, and on March 5, 2015 an Environmental Evaluation application was filed with the Planning
Department (hereinafter “Department”).

www.sfplanning.org
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Motion No. 19609 ‘ CASE NO. 2014-000174CUA
Hearing Date: April 7, 2016 32 Ord Street

On March 9, 2015, the Board of Supeérvisors passed interim legislation to impose interim zoning controls
for an 18-month period for parcels in RH-1, RH-2, and RH-3 zoning districts within neighborhobds
known as Corbett Heights and Corona Heights, requiting Conditional Use Authorization for any
residential development on a vacant parcel that would result in total residential square footage exceeding
3,000 square feet; Conditional Use Authorization for any new residential development on a developed
parcel that will increase the existing gross square footage in excess of 3,000 square feet by more than 75%
without incréasing the existing legal unit count, or more than 100% if increasing the existing legal unit
count; and requiring Conditional Use authorization for residential devélopment that results in greater
than 55% lot coverage. The project site was affected by the mtenm legislation, requiring Conditional Use
Authorization.

On August 18, 2015, Jonathan Pearlman, on behalf of John Harty, filed Applicaﬁon No. 2014-000174CUA
(hereinafter “Application”) with the Department seeking Conditional Use Authorization for horizontal
and vertical additions to the existing Single—famﬂy dwelling that would increase the existing gross square
footage in. excess of 3,000 square feet and more than 75% without an increase to the legal unit count,
within an RH-2 (Residential House, Two-Family) Zoning District and a 40-X Height and Biilk District.
The proposal will convert the two-bedroom single-family home with one off-street parking space; into-a
four-bedroom single-family home with two off-street parking spaces, and is an addition of approximately
2,985 square feet, bringing the total square footage of the home to approximately 4,750. The addition will
excavate info- the upsloping lot at the basement garage and first floor levels, expand the buﬂding at the
rear of the second floor, and add a new third story. The uppef floor will be set back from the main front
building wall by approximately 10 feet and by approximately 17 feet fror the front property line.

On January 4, 2016, the Project Sponsor submitted a revised proposal with the Departinent that would
" provide an additional residential dwelling unit at the first floor, The revised proposal also eliminated
some of the excavation that was proposed at the rear of the first floor, so that the total square footage for
the building was reduced to 4,336 square feet. The previously proposed building envelope at the second
and third stories remained unchanged.

On January 7, 2016, the San Francisco Planning Commission (hereinafter “Commission”) conducted a
duly noticed public heaxing at a regularly scheduled meeting on Conditional Use Application No. 2014-
000174CUA. After receipt of public testimony, the Commission voted 6-0 to continue the item until March
3, 2016. At the hearing, the Commission directed the Project Sponsor to continue to work with neighbors
regarding the Project design and the creation of a viable second unit. The Commission also asked the
Project Sponsor to continue to work with neighbors to resolve any perceived discrepancies between the
surveyed heights shown on the plans and the corresponding 3D massing and shadow studies. To allow
more time in order to resolve these concerns, the Project Sponsor requested a continuance until the April
7,2016 Commission hearing, '

The project is exempt from the California Environmental Quality Act (”CEQA”) ag a Class 1 categorical
exemption under CEQA.

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

SAN FRANCISCO . 2
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MOVED, that the Commission hereby authorizes the Conditional Use requested in Application No. 2014~
000174CUA, pursuant to Planning Code Sections 303 and 306.7 establishing interim zoning controls
imposed by Resolution No. 76-15 on March 9, 2015 to permit expansion of a single-family home and an
increase in the existing gross square footage in excess of 3,000 square feet and by more than 100% while
also increasing the existing legal unit count from one- to two-units, subject to the conditions contained in
“EXHIBIT A” of this motion, based on the following findings:

FINDINGS

Having reviewed the materials identified in the pream’ble above, and having heard all tesﬁmony‘ and
arguments, this Commission finds, concludes, and determines as follows:

L

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

Site Description and Present Use. The project is located on the west side of Ord Street, between
Ord Court and the Vulcan Stairway to the north and 17% Street and the Saturn Street Steps to the
South, Block 2626, Lot 005. The subject property is located within a RH-2 (Residential House,
Two-Family) District and the 40-X Height and Bulk District, within the Castro/Upper Market
neighborhood. The property is developed with an existing two-story over basement, +/- 1,765
square-feet, single-family structure on a 3,808 square foot lot, originally constructed in 1913 and
without substantial subsequent alterations. Based on review conducted by Planning Department
staff, the existing building is not eligible for listing in the Califormda Register under any criteria
individually or as part of a historic district, and is therefore not an eligible historic resource under
CEQA.

Surrounding Properties and Neighborhood. The surrounding neighborhood consists of a
mixture of one-, two-, and three-story buildings, containing mostly one- or two-residential
dwelling units, Ord Street slopes up slightly to the north, but the neighborhood as a whole is
characterized by very steep slopes; all of the lots along the western side of Ord Street are steeply
upsloping, in excess of 20 percent. The adjacent building to the north is a two-story over garage,
single-family home, and is two stories in height at the rear yard grade. The adjacent building to
the south is a three-story over garage, two-family dwelling, and is also two stories in height at the
rear yard grade; there is additionally a two-story cottage at the rear of the lot.

The subject property is within the Castro/Upper Market neighborhood, and is lpcated
approximately one-quarter mile west of the Castro and Market Street intersection. The
immediately surrounding‘area is characterized by residential zoning districts, predominantly
RHE-2, RH-3, and RM-1, and then transitions around the aforementioned intersection, containing
the Upper Market Street NCD and NCT Districts as well as the Castro Street NCD. These latter
zoning districts are multi-purpose commercial districts, well served by transit including the
Castro Street MUNI station and the historic F-Market streetcar line, and which provide limited
convenience goods to the adjacent neighborhoods, but also provxde shopping opportunities for a
broader area.

SAN ERANGISCD 3
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4. Project Description. The proposal is to expand the existing approximately 1,765 square foot
_single-family home through horizontal and vertical additions, which will bring the total area of
the home to approximately 4,208 square feet, an addition of approximately 2,413 square feet,
including the basement garage level. The proposal will convert ‘the two-bedroom single-family
home with one off-street parking space, into a two-unit home, comprised of a two-bedroom uriit
with 1,374 square feet at the basement and first floor levels, and a three-bedroom unit with 2,834
squate feet at the second and third floor levels. The one existing off-street parking space will
remain; and two bicycle parking spaces will be provided within the garage.. The addition will
excavate into the upsloping lot at the basement and first floor levels, expand the building at the
rear of the second floor, and add a new third story. The upper floor will be set back from the
main front building wall by approximately 10 feet and by approximately 17 feet from the front
property line. The proposal utilizes much of the existing building, with minor material changes to
the front fagade, and is not tantamount to demolition under Planming Code Section 317. The
proposed additions have been sensitively designed within the context of the adjacent buildings
by providing ample setbacks, and the vertical addition is consistent with the height and massing
of other buildings along the west side of Ord Street, being two stories at the rear yard grade.

5. Public Commént/CommmlityOuireach. The Department has réceived nuinérous emails with
regard to the Project from both adjacent neighbors at 30 and 36-38 Ord Street. The first
communication was received on January-8, 2015 with concerns about the accuracy of the plans
and the representation of the subject and adjacent properties. Additionally, the neighbor at 30
Ord Street presented concems that the Project height and vertical addition would result in
shadowing and loss of function to their rooftop solar panels; also, that the addition at the rear
(including the new third story) would cause significant impacts fo light, air, and privacy to their
property, particularly to their living room located at grade in the rear yard, with windows facing
the Subject Property. The neighbor at 36-38 Ord Street was concerned that the Project would have
significant impacts to several windows located in proximity to the shared property line and that
face onto the Subject Property.

The Planher has conveyed these communications to the Project Sponmsor, and subsequent
revisions addressed the discrepancies and plan deficiencies that were identified in the public
commients, The Planner has also met with the nieighbors in person on two occasions, including
one at the project site, so that conditions could be understood from inside both adjacent homes.
The Project Sponsor has revised the plans based on the comments received in order to alleviate
some of the concerns, Specifically, the Project height has been lowered toward the rear of the
proposed structure, so that it does not exceed the height of the solar panels and shadowing does
not occur; additional setbacks and lightwells have beeri provided to give more protection to the
windows along 36-38 Ord Street; at the rear of the proposed Project, the new building mass will
have a setback of 8-9” from the shared side property line with 30 Ord Street, resulting in a total
setback of 18"-3” from the adjacent neighbor’s living room wall.

Additionally, the Department received an inquiry from Jack Keating of the Eureka Valley
Neighborhood Assocdation on December 9t, 2015 requesting information about the Project and
the Department’s internal review procedures more generally for proposals subject to the interim
zoning controls under Ordinance 76-15.

SAN ERANCISCO :
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Following the original Commission hearing on January 7, 2016, the Project Sponsor and
neighbors were in communication regarding the modified Project design. During this time, a
meeting occurred at the Plahnning Department, attended by the Project Sponsor, subject property
owner, neighbors and representatives of the Eureka Heights Neighborhood Association and
Corbett Heights Neighborhood Association. The Project Sponsor has submitted three sets of
revisions during this time. With regard to the shadow models for the Project, the Project Sponsor
has revised the parameters of the model and adjusted the sun angle, to more accurately represent
the existing conditions as documented in photographs supplied by the adjacent property owner.

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

‘A. Rear Yard (Section 134). Planning Code Section 134 requires a minimum rear yard depth

SAN FRANCISCD

equal to 45% of the total depth of the ot on which the building is situated, except that rear
yard requirements can be reduced to a line on the lot, parallel to the rear lot line, which is the
average between the depths of the rear building walls of both adjacent properties.

The subject property has a lot depth of 136 feet, and a required rear yard depth of 61°-2%2". The rear
building walls of the adjacent properties would not allow for any reduction of the rear yard
requirement. The Project maintains a rear yard setback of approximately 76"-2", with the rear wall of
the third floor 15" from the rear yard line. An elevated walkway connects the third floor with a patio
area and stairs that lead o the second floor below, which do encroach into the required regr yard
setback. However, these features qualify as permitted obstructions pursuant to Planning Code Sections
136(c)(14) and 136(c)(24), as they will be built into the upsloping topography of the site and will not
exceed a height that is 3 feet above grade within the required rear yard area.

Open Space (Section 135). Planning Code Section 135 requires a minimum of 125 square feet
of usable open space for each dwelling unit if all private.

The Project proposes to add one (1) additional dwelling unit for a total of two (2) dwelling units on the
property. The upper unit at the second and third floors meets the usable open space requirement
through the provision of a private front deck area at the third floor with approximately 224 square feet
of deck area, exceeding the 125 square feet that is required for the unit as private tisable open space.
The lower unit has access to the rear yard through a passage along the northern side of the building. At
the rear, there is a shared common patic with approximately 216 square feet of area; this exceeds the
166.25 square feet contmon usable open space requirement for the second unit.

Streetscape and Pedestrian Improvements (Section 138.1). Planning Code Section 138.1
requitres one new street tree for every 20 feet of frontage for projects that meet the conditions
contained in Section 806(d) of the Public Works Code.

The Project triggers the requirement contained in the Public Works Code, as it proposes to add at least
500 square feet to the existing building. The subject property has 28 feet of linear frontage and would

PLANNING DEPARTMENT 5
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therefore require one (1) street tree. There is an existing street tree proposed to-vemain, therefore the
requirement is met,

Bird Safety (Section 139). Planning Code Section 139 requires that feature-related hazards,

such as free standing glass deck railings, either be treated with bird-friendly glazing or

lirhited in size such that no unbroken glazed segment is 24 square feet or larger in size. .

The Project proposes free-standing glass deck railings at the rear deck on the third floor level, however
the area of unbroken glazing is only approximately 8 square feet, therefore the requirement is met.

Off-Street Parking (Section 151). Planning Code Section 151 requires one off-street parking
space per dwelling unit, and the maximum parking permitted as accessory may not exceed

three spaces, where one is required by Code,

The Project proposes fo maintain the existing 1-car garage. The Project with the addition of one unit,

. does not constitute a major addition pursuant to Planning Code Section 150. No addzhonal parking is
- therefore required by Code.

Bicycle Parking (Section 155.2). Planning Code Section 155.2 requires one (1) Class 1 Bicycle
Parking space per dwelling unit, when there is an addition of a dwelling unit.

The Project proposes two (2) Class 1 Bicycle Parking spaces within the garage, therefore the
requirerent is mef.

Density (Section 209.1). Planning Code Section 209.1 permits up to two (2) dwelling units
per lot in an RH-2 District.

The Project proposes to increase the existing legal unit count from one (1) to twe (2) units, therefore
the permitted density is nof exceeded.

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

A. The proposed use or feature, at the size and intensity contemplated and at the proposed

SAN FRANCISCG

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

The proposed Project — a horizontal and vertical expansion of the E.fisting single-family home — is
consistent with development patterns in this residential neighborhood and with the requirements of the

- Planning Code. The additions have been designed such that a large amount of the increase in square

footage is achieved through excavation into the upsloping lot — approximately 1,558 square feet of the
total expansion, or 65% of the added square footage is below grade — and will therefore be hidden from
the public right-of-way, and with minimal impact to the adjocent neighbors. Much of the existing
structure will be retained. Material changes are proposed for the front facade consistent with common
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residential materials that can be found elsewhere in the neighborhood and g new entry for the second
unit will be crented at street level. The other existing openings and proportions of the front facade will
be retained, and the third floor addition will be set back from the main front building wall by 10" and
from the front property line by approximately 17', so as to be minimally visible from the street.

The vertical addition at the third floor raises the building height of the subject home, however, it will be
approximately two inches taller than the height of the adjacent neighbor at 30 Ord Street, so that no
shadowing of'the adjacent solar panels will occur. The proposed vertical addition will also be 10 feet
lower than the ridge of the adjacent neighbor at 36-38 Ord Street, At the rear, setbacks along the side
property lines have been provided for both adjacent neighbors. Along the northern side, the second floor
(at rear yard grade) will maintain the existing setback of the popout at approximately 4°, and the new
third floor will be further set back, at 7’ from the side property line. In conjunction with the neighbor’s

 setback, total building separation is 166", which helps minimize shadowing of the adjacent property.

Along the southern side property line, the Project maintains the existing building separation of 1°-7”
at the front of the building. At the rear, the second floor and the new third floor will provide
approximatély' 6 feet of separation between the buildings and help maintain light and air for the
adjacent property’s bedroom windows. The third floor also has a 6’ side setback from the southern
property line at the front portion of the building.

Although the Project does result in an increase of 138% to the existing squate footage, it will create a
higher-quality two-family house, one unit with three bedrooms, the other with fwo. The resulting
depth and height of the Project is comparable and consistent with the immediately adjacent buildings
and others in the surrounding neighborhood, and has been sensitively designed with regard to site-
specific constraints. For these reasons, the Project has been found to be desirable for and compatible
with the neighborhood.

The 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:

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

The Subject Property, similar to many lots within the surrounding neighborhood, is characterized
by a steep slope, with a rear property line that is at least 50 feet higher than the front property line.
The proposed additions will not exceed 55% lot coverdge, as stipulated by Code, and is similar in
coverage to both adjacent neighbors. The third floor level is set back from the front fagade to be
“minimally visible, is in scale with the adjacent building heights, and due to the upsloping nature
of the site, is only one story above grade at the rear of the building. At the rear portion, setbacks
have been provided on both sides of the building relative to the adjacent buildings” own extent of
setbacks. The result is approximately 16'-6” separation from 30 Ord Street, and approximately 6
feet of setback for much of the building at 36-38 Ord Street, which has a number of windows near
the property line. To facilitate privacy, the Project is not proposing any windows at the rear along
the northern or southern walls which would look directly onto either of the adjacent properties.
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il.  The accessibility and traffic patterns for persons and vehicles, the type and volume of
such traffic, and the adequacy of proposed off-street parking and loading;

The Project does propose to increase the unit count by one (1) unit, however will remain. within
the permitted density in the zoning district. This should have minimal impacts to overall traffic
patterns in the neighborhood as the additional unit is a studio, which would likely only have a
single vehicle. Furthermore, the existing house has a single curb cut and off-street parking for one
vehicle; the Project proposes to maintain the existing curb cut and one off street parking space.
Within the garage are also two (2) Class 1 Bicycle Parking spaces.

The subject property is also in close proximity to several transit lines, located only approximately
a 10-minute walk away from the Castro Street Muni Station, and within a quarter-mile of the 24,
33, 35, and 37 Muni bus lines.

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

The Project will not prodisce noxious or offensive emissions related to noise, glare, and dust.

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

The proposal does not include loading or services areas, nor will it include atypical lighting or
signage. The existing front setback is occupied by the entry stair and garage structure, however
‘the Project proposes an additional small planter at the base of the stair, and will retain the
existing, healthy street tree in front of the property. Additional planters are proposed at the rear,
second and third floor levels, and existing trees in the rear yard will be retained to contribute to an
enjoyable rear yard and open space area. A planter and wood trellis along the northern side of the
front deck at the third floor will help to screen the area and provide privacy to the adjacent
building at 30 Ord Street. The rear deck at the third floor creates level, usable open space within
the steep site conditions, and is located such that it will minimally impact the neighboring
properties and their own enjoyment of their space. b

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

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

D. That the use or. fea%ure as proposed would provide development that is in conformity with
the stated purpose of the applicable Use District.

SAN ERANCISCO ‘ 8
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The proposed project is consistent with the stated purpose of the RF-2 District. The building structure
is compatible to the height and size of development expected in this District, and within the permitted
density. ‘

8. Interim Zoning Controls (Resolution 76-15). On March 9, 2015, the Board of Supervisors passed
interim legislation to impose:interim zoning cortrols for an 18-month period for parcels in RH-1,
RH-2, and RH-3 zoning districts within neighborhoods known as Corbett Heights and Corona’
Heights, requiring Conditional Use Authorization for any residential development on a vacant
parcel that would result in fotal residential square footage exceeding 3,000 square feet;
Conditional Use Authorization for any new residential developnﬁent on a developed parcel that
will increase the existing gross square footage in excess of 3,000 square feet by more than 75%
without increasing the existing legal unit count, or more than 100% if increasing the existing legal
unit count; and requiring Conditional Use authorization for residential development that results
in greater than 55% lot coverage.

“The proposed Project proposes residential development on’ a developed pareel that will increase the

existing gross square footage in excess of 3,000 square feet and by more than 100% while also
increasing the existing legal unit count, therefore Conditional Use Authorization pursuant to.
Planning Code Section 303 is required, An application was submitted to that end, and findings were
made in accordance with the requirements of Section 303.

The Planning Commission shall only grant a Conditional Use Authorization allowing
residential development fo result in greater than 55% lot coverage upon finding unique or
exceptional lot comstraints that would make development on the lot infeasible without
exceeding 55% total lot coverage, or in the case of the addition of a residential unit, that such -
addition would be infeasible without exceeding 55% total lot coverage.

The Project would not result in greater than 55% lot coverage, therefore additional findings are not
required, however the lot.is exceptional and unigue due to the steep upsloping grade at the site. A deck
at the third floor and stairs which lead to the second floor below exceed the 55% lot coverage threshold,
but are considered as permitted obstructions ynder Section 136 of the Code; it would be difficult to
otherwise create usable open space at the rear of the property without these permitted obstructions
exceeding the coverage threshold.

The Planning Commission, in considering a Conditional Use Authorization in a situation
where an additional residential unit is proposed on a through lot on which there is already
an existing building on the opposite street frontage, shall only grant such authorization upon
finding that it would be infeasible to add a unit to the already developed street frontage of
the lot. '

The Project is not a throﬁgh lot, nor does it propose to add an additional residential unit, therefore
additional findings are not required, '

9. General Plan Compliance. The Project is, on balance, consistent with the following Objectives
and Polidies of the General Plar:

SAN FRANGISCO

PLANNING DEPARTMENT 9

1469




Motion No. 19609 _ CASE NO, 2014-000174CUA
Hearing Date: April 7 2016 ' 32 Ord Street

HOUSING ELEMENT
Objectives and Policies

OBJECTIVE 1: .
IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET THE -
CITY'S HOUSING NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING, )

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

Policy 1.6

Consider, greater flexibility in number and size of units within established building envelopes in
comumunity based planning processes, especially if it can increase the number of affordable units
in multi-family structures. '

The Project advances this policy by creating a quality family-sized home that could accommodate a family
with multiple children o a multi:generational family, while additionally adding one net new unit to the
City's housing stock through the creation of a two-bedroom unit at the existing structure’s basement and

first floots,

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

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

The Project advances this policy by creating a quality family-sized home that could accommodate a family
with multiple children or a multi-generational family. Families with children typically seek more bedrooms
and larger shared living areas, which this homie directly provides, and also maintains all bedrooms on the
same living level.

OBJECTIVE 11:
SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN
FRANCISCO'S NEIGHBORHOODS., :

Policy 11.1:

Promote the construction and rehabilitation of. well-de51gned housing that emphasizes beauty,
flexibility, and innovative design, and respects existing neighborhood character.

Policy 11.2:

i"ﬁi"nﬁ‘&‘ﬁﬁ% DEPARTMENT ' 10
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Ensure implementation of accepted design standards in project approvals.

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

The Project supports these policies in that it is an addition that utilizes a large portion of the existz‘ng
structure, is sensitively designed within existing site constraints and conforms to the prevailing
neighborhood character. The Project is consistent with all accepted design standards, including those
relaied to site design, building scale and form, architectural features and building details. The resulling
height and depth is compatible with the existing building scale on the adjacent properties. The building’s
form, fagade materials, proportions, and third floor addition are also compatible with the surrounding
buildings and consistent with the character of the neighborhood.

TRANSPORTATION ELEMENT

Objectives and Policies

OBJECTIVE 1:

MERT THE NEEDS OF ALL RESIDENTS AND VISITORS FOR SAFE, CONVENIENT AND
INEXPENSIVE TRAVEL WITHIN SAN FRANCISCO AND BETWEEN THE CITY AND OTHER
PARTS OF THE REGION WHILE MAINTAINING THE HIGH QUALITY LIVING
ENVIRONMENT OF THE BAY AREA.

Palicy 1.3:
Give priority fo public transit and other alternatives to the private automobile as thie means of
meeting San Francisco’s fransportation needs, particularly those of commuters,

The Project furthers this policy by creating a quality two—family house in-an area well-served by the City’s
public transit system. The Castro Street Muni Station is less than a 10-minute walk from the project site,
and several Muni bus lines (24, 33, 35, and 37) all have stops within a quarter-mile of the site.

URBAN DESIGN ELEMENT

Objectives and Policies

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

Policy 4.15: :
Protect the livability and character of residential properﬁes from the intrusion of mcompatlble
new buildings.

The Project furthers this policy by ensuring that the proposed addition is not incompatible with the
surrounding properties and neighborhood. The height and depth of the resulting building is compatible

SAN FRANCISCO 1"
PLANNING DEPARTVMIENT . :
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10.

with the adjacent buildings’ scale in terms of bulk and lot coverage. Setbacks have been providéd at the rear
to allow for increased light, air, and privacy to the adjacent buildings; a front setback minimizes the impact
of the addition as seen from the street, and a side setback at the front and planter and privacy trellis
minimize privacy concerns to the neighbors at the front deck area. '

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

A,

SAN FRANGISCO 12
PLANMNING DEPARTMENT

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

This policy does not apply to the proposed project, as the project is residential and will not affect or
displace any existing neighborhood-serving retail uses. .

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

The Project is consistent with this policy, as the proposed additions are designed to be consistent with

' the height and size typical of the existing neighborhood. The openings and proportions of the existing

fagade and entry stair will be retained, and a large portion of the increase in square footage is achieved
below grade through excavation, which will not be perceived from the street or adjacent properties.

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

The Project does not propose to remove or add any affordable housing units, nor are any required
under the Planning Code. The Project does help to create a high-quality two-family house. The Project
contributes one net new family-sized unit to the City’s housing stock.

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

The Project is located in an area well-served by the City’s public transit systems, maintains, the
existing off-street parking space and provides two bicycle parking spaces. The Castro Muni Rail
Station and several Muni bus lines are in close proximity to the subject property, therefore the Project
will not overburden streets or neighborhood parking. Muni transit service will not be overburdened as
the existing unit count is only incrensing by one unit. ’

That a diverse economic base be maintained by protecting our industrial and service sectors
from displacement due to commercial office development, and that future opportunities for

resident employment and ownership in these sectors be enhanced.

This policy does not apply to the proposed project, as the project does not include commercial office
development and will not displace industrial or service sector uses.
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E. That the City achieve the greatest possible preparedness to protect against injury and loss of

life in an earthquake.

The existing building is substandard relative to earthquake preparedness with removal of some interior
walls, dry rot and foundations that were built in 1927. The Project will meet or exceed all current
California Building Code requirements for earthquake preparedness, and is therefore consistent with
this policy. :

That landmarks and historic buildings be preserved.

The Project will not adversely affect any landmarks or historic buildings.

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

The Project will not affect any parks or open space, through development upon such lands or impeding
their access to sunlight. No vistas will be blocked or otherwise affected by the proposed project.

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

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

SAN FRANGISCO
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DECISION

That based upon the Record, the submissions by the Applicarit, the staff of the Department and other
interested parties, the oral testimony presented to this Commission at the public hearings, and all other
written materials submitted by all- parties, the Commission hereby APPROVES Conditional Use
Application No. 2014-000174CUA pursuant to Planning Code Sections 303 and 306.7 establishing interim
zoning controls imposed by Resolution No. 76-15 on March 9, 2015 to peiritit expansion of a single-family
home and an increase in the existing gross square footage in excess of 3,000 square feet and by more than
100%, while also increasing the existing legal unit count from one- to two-unifs, within an RH-2
(Residential House, Two-Family) Zoning District and a 40-X Height and Bulk District, subject to the
conditions subject to the following conditions attached hereto as “EXHIBIT A” in general conformance
with plans on file, dated March 16, 2016, and stamped “EXHIBIT B”, which is incorporated herein by
reference as though fully set forth,

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved persan may appeal this Conditional
Use Authorization to the Board of Supervisors within thirty (30) days after the date of this Motion No.
19609. The effective date of this Motion shall be the date of this Motion if not appealed (After the 30-
day period has expired) OR the date of the decision of the Board of Supervisors if appealed to the
Board of Supervisors. For further information, please contact the Board of Supervisors at (415) 554-
5184, City Hélli Room 244, 1 Dr. Carlton B. Goodlett Place, San Francisco, CA 94102.

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

If the City has not previously given Notice of an earlier discreﬁonary approval of the project, the
Plannirig Commission’s adoption of this Motion, Resolution, Discretionary Review Action or the Zoning
Administrator’s Variance Decision Letter constitutes the approval or conditional approval of the

"development and the City hereby gives NOTICE that the 90-day protest period under Government Code
Section 66020 has begun. If the City has already given Notice that the 90-day approval period has begun
for the subject development, then this document does not re-commence the 90-day approval period.

I hereby, certify that the Planning Commission ADOPTED the foregoing Motion on April 7, 2016.

hY

e

AYES: . Antonini, Fong, Hillis, Johnson, Moore, Richards, Wu

SAN FRANOISCO 14
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NAYS: None
ABSENT: None

ADOPTED: April 7, 2016

SAN FRANGISTD
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EXHIBIT A
AUTHORIZATION

This authorization is for a conditional use to to permit expansion of a single-family home and an increase
in the existing gross square footage in excess of 3,000 square feet and by more than 100%, while also
increasing the existing legal unit count from ome- to two-units, at 32 Ord Street, Block 2626, Lot 005
pursuant to Planming Code Sections 303 and 306.7 within an RH-2 (Residential. House, Two-Family)
District and a 40-X Height and Bulk District; in general ‘conformance - with plans, dated March 16, 2016,
.and stamped “EXHIBIT B” induded in the docket for Case No. 2014-000174CUA and subject to
conditions of approval reviewed and approved by the Commission on April 7, 2016 under Motion No
19609. This authotization and the conditions contained herein run with the property and not with a
particular Project Sponsor, business, or operator. '

RECORDATION OF CONDITIONS OF APPROVAL

Prior to the issuance. of the building permit or commencement of use for the Project the Zoning
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder
of the City and County of San Francisco for the subject property. This Notice shall state that the pioject is
subject to the conditions of approval contained herein and reviewed and approved by the Planmng
Commission on April 7, 2016 under Motion No 19609,

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

The conditions of approval under the "Exhibit A' of this Planning Commission Motion No. 19609 shall be
reproduced on the Index Sheet of construction plans submitted with the Site or Building permit
application for the Project. The Index Sheet of the construction plans shall reference to the Condltxonal
Use authorization and any subséquent amendments or modifications.

SEVERABILITY

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

responsible party.

.CHANGES AND MODIFICATIONS

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

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

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

For information about compliance, contact Code Enforcement, Planmng Depoartment at 415-575-6863,

wanw.sf-planning.org

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

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

www.si—zzlmmmg.org

3. Diligent putsuit. Once a site or Building Permit has been issued, construction must commence
within the timeframe required by the Department of Building Inspection and be continued
diligently to.completion. Failure to do so shall be grounds for the Commission to consider

_ revoking the approval if more than three (3) years have passed since this Authorization was
approved.
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

www.sf-planning.or

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

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

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

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

wuw.sf-planning.org -

SAN FRANCISCO ' 17
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DESIGN — COMPLIANCE AT PLAN STAGE

6.

Final Mateérials. The Project Sponsor shall confinue to work with Planning Departinent on the
building design. Final materials, glazing, color, texture, landscaping, and detailing shall be
subject to Department staff review and approval. The architectural addenda shall be reviewed
and approved by. the Planning Department prior to issuance. Finished materials and selected
paint color shall be a light color shade, per Commission coriments and approval. '
For information about compliance, contact the Case Planner, Planning Department at 415-575-9017,
www.sf-planning.org

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

For information about compliance, contact the Case Plannet, Planning Department at 415-575-9017,
www.sf-planning.org : '

PARKING AND TRAFFIC

8.

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

For information about complignce, contact Code Enforcement, Planmng Depariment at 415-575-6863,
www.sf-planning.org

PARKING AND TRAFFIC

9.

10.

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

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

SAN FRANCISCO 1 8
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For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,

. www.sf-planning.org
OPERATION

11, Garbage, Recycling, and Composting Receptacles. Garbage, recycling, and compost containers
shall be kept within the premises and hidden from public view, and placed outside only when
being serviced by the disposal company. Trash shall be contained and disposed of pursuant to
garbage and recycling receptacles guidelines set forth by the Department of Public Works.

For information about compliance, contact Bureau of Street Use and Mapping, Department of Public
Works af 415-554-.5810, http://sfdpw.org '

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

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

13, Lighting. All Project lighting shall be directed onto the Project site and immediately surrounding
sidewalk area only, and designed and managed so as not to be a nuisance to adjacent residents.
Nighttime lighting shall be the minimum necessary to ensure safety, but shall in no case be
directed so as to constitute a nuisance to any surrounding property. :

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

SAN FRANGISCO ‘ 19
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NOTICE TO BOARD OF SUPERVISORS OF APEE, .

FROM ACTION OF THE CITY PLANNING conansé%’N“ -5 AMI0: 53
G e

8y 27

Notice is hereby given of an appeal fo the Board of Supsrvisors from the following action of the City
Planning Gommission.

The property is located at 3&' 0"\0(/ 5‘“‘@* (ﬁ }@[( ”26”267/&0#005}) |

Date of City Planning Commission Action
(Attach a Copy of Planning Commission’s Decision)

Appeal Filing Date

The Planning Commission disapproved in whole or in part an application for reclassification of
property, Case No. .

The Planning Commission disapproved in whole or in part an applicafion for establishment,
‘abolition or modification of a sei-back line, Case No.

_ <" The Planning Commission approved in whole or in part an application for conditional use
authorization, Case No. X014 -000 174 COA )

The Planmng Commission disapproved in whole or in part an application for conditional use
authorization, Case No.

V:A\Clerk's Office\Appeals Information\Condition Use Appsal Process5
August 2011
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Statement of Appeal:

a). Set forth the part(s) of the decision the appeal Is taken from:

Seg aterbongaf

b) Set forth the reasons in support of your appeal:

e gltdamnl~

Person o Whom

Notices Shall Be Mailed ' Name and Address of Person Filing Appeal:
' : G»my Weias
Dirk Aguilar Presidtut of Corbal- Hmﬂ%) AN ghbﬁy@
Name Name
20 ol Sheedt 78 Mars Dhgt-
' San Fravcisco, CA a4 L Ban Francisco ; CA ghuh
Address Address
(415) B47-5 15 (41%) 279 -557
‘ Telephone Number . Telephone Number

Ewail iBA@U”CN @%wvm il.com Ewai] gmy@COPbQ#bQ)gMig eg

Sig ; re of Appellant or
thorized Ageht

VAClerk's Office\Appeals Information\Condition Use Appeal Processé
August 2011
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Statement of Appeal:

a)’

b)

The set forth pari(s) of the decision the appeal is taken from:

The approval of Conditional Use Authorizétion No. 2014-000174CUA,
including, among other things, to permit an increase to the existing

- square footage by more than 100%.

Set forth the reason in support of your appeal:

Among other things, the project fails to meet the criteria of the Interim
Zoning Controls Legislation and it fails to meet the City's Conditional
Use requirements. Specifically the project is undersirable for the
neighborhood and it is detrimental to its neighbors. Further, the permit
application is based on factually incorrect claims.

We incorporate by reference materials submitted and presented at the
Planning Commission Conditional Use Hearings. We will provide further
explanation, testimony and materials in our brief and at the Board of:
Supervisors Hearing. '
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CORBETT H'EIGHTS NEIGHBORS

www.corhettheights.org

May 2, 2016

San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103

Re: Conditional Use Appeal: 32 Ord St. Board of Supervisors Appeal Fee Waiver
To Whom It May Concetn,

My name is Gary Weiss. | am the President of Corbett Helghts Neighbors, a
neighborhood association that is registered with the City and County of San
. Francisco and the Secretary of State of California.

Corbett Heights Neighbors supported Supervisor Scott Wiener's Interim Zoning
Controls legislation that were passed in 2015.

This project, as currently designed, does not comply with the intent of the
legislation. We feel that there are alternative solutions that would allow for an
equally good design and that would respect the Interim Zoning Controls. We
previously requested that the Planning Commission deny the Conditional Use
authorlzatron We are appeahng their decision (Case Number 2014 000174CUA)
for the same reasons.

Sincerely,

Gary Weiss, President
Corbett Heights Neighbors

cc: Supervisor Scott Wiener -
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Gary Weiss

President of Corbett Heights Neighbors
78 Mars Street

San Francisco, CA 84114

May 5, 2016

San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 84103-9425

32 Ord Street Appeal: Letter of Authorization

To whom it may concern

I am the Appellant of the 32 Ord Streef Conditional Use Authorization Case No
2014-000174CUA. | authorize Dirle. Aanldr to act as my agent and
on my behalf for all purposes of this appeal.

P ease communicate directly with:

“ Aguilar

’2)0 Ovol. 6»1»@@ San Fraucsco, CA Gl
DAgui a\\@gmm com / (415) D47 -5415

Sincerel

Gary Wei
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Gary Weiss S
President of Corbett Heights Neighbors
78 Mars Street

San Francisco, CA 84114

May 5, 2016

Office of the Clerk of the Board
San-Francisco Board of Supervisors
1 Dr. Carlton B. Goodlett Place

City Hall, Room 244 .
San Francisco, CA 94102-4689

32 Ord Street Appeal: Letter of Authorization

To whom it may concern

| am the Appellant of the 32 Ord Street Conditional Use Authorization Case No
2014-000174CUA. | authorize Dirfe Aoy lgl to act as my agentand
on my behalf for all purposes of this appeal.

Please communicate directly with:

“D}V‘k /ﬁ%[u:ldT ~

0 Ol S8 Dy Faucisw, CAT4UY
Dlguilar@gquunl-com / (415) 37545
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SAN FRANCISCO
PLANNING DEPARTMENT

Subject fo: (Select-only if appiicable}

TE50 WiSsioR St

0 Affordable Housing (Sec. 415) I First Source Qiring (Admin. Code) Suite 400

D . Jobs Housing Linlfage‘Program {Sea. 413) {1 .Child Care Requirement, (Sec 414) . gz“girigg‘s;; N
{1 Downtown Park Fee (Sec. 412) 1 Other

‘ Receptiom:

415.558.6378
[ = » i " 3 . Fax:
Planning Commission Motion No. 19609 415.558.6409
HEARING DATE: APRIL 7, 2016 . Planning
CONTINUED FROM JANUARY 7, 2016:AND MARCH 3, 2016 Information:
415.558.6377
Case No.: 2014-000174CUA

Project Address: 32 ORD.STREET
Permit Application: 2014:10:17.9274

Zoning: RH-2:(Residential House, Two-Bamily) District
' 40-X-Height and Bulk Distiict
Block/Lot: 2626/005
Project Sponsor:  Jonathan Pearlman
Elevation Architects
1159 Green.Street, Siite 4
. San Frandisco, CA- 94109 _
i Staff Contact: Andrew Perry — (415) 575-9017 : !

Andrew. Perry@sfeov.org

ADOFTING FINDINGS RELATING TO THE APPROVAL OF CONDITIONAL USE
AUTHORIZATION PURSUANT TO PLANNING CODE SECTIONS 303 AND 306.7 ESTABLISHING
INTERIM ZONING CONTROLS IMPOSED BY RESOLUTION NO. 76-15-ON MARCH 9, 2015 TO
PERMIT :A HORIZONTAL AND VERTICAL ADDITION TO A SINGLE-FAMILY HOME THAT
WOULD INCREASE THE EXISTING SQUARE FOOTAGE BY MORE THAN 100% AND RESULT IN
EXCESS ‘OF 3,000 SQUARE FEET WHILE ALSO INCREASING THE LEGAL UNIT COUNT FROM
ONE- TO TWO ZUNITS, WITHIN AN RH-2 (RESIDENTIAL HOUSE, TWO-PAM]LY) ZONING
DISTRICT AND A 40-X HEIGHT AND BULK DISTRICT.

PREAMBLE

On October 17, 2014, Jonathan Pearlman (hereinafter “Project Sponsor™), on behalf of Sunae Chon, filed
‘Building -Permit Application Number 2014.10.17.9274 for the horizontal and vertical expansion to an
existing single-family dwelling at 32 Ord Street. On February 20, 2015, the property ‘was sold to John
Harty, and on March 5, 2015 an Environmental Evaluation application was filed with the Plannmg
Department.(hereinafter “Department”).

www.sfplanning.org
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Motion No, 18609 i CASE NO, 2014-000174CUA
.Hearing Date: April 7, 2016 32 Ord Street

On Maxch 9,2015, the Board of Supervisors passed interim Jegislation-to impose interim zoning contrdls
for an, 18-month period for parcels in RE%-1, RH-2, and RH-3 zoning districts within neighborhoods
Imown as Corbett Heights and Corona Heights, requiring -Conditional Use Authorization for amy
residential development on a vacant parcel that would result in total residlential square footage exceeding
3,000 square feef; Conditional Use Authorization for any new residential development on a developed
‘parcel that will increase the existing gross square footage in-excess of 3,000 square feet by more than 75%
“‘without inc:réasing the existing legal umit count, or more than 100% if increasing the existing legal it
count; and requu'mg Conditional Use authorization for residential development that results in greater
than 55% lot.coverage. The project site was affected” by the interim legislation, quun:mg Conditional Use
Authorization. :

On August 18,2015, Jonathan Pearlman, on behalf of John Harty, filed Application No. 2014-000174CUA
(hereinafter “Application”) with the Départment seéking Conditional Use. Authorization for horizontal
and vertical additions to the existing single-family dwelling that would increase the-existing gross square
footage in excess of 3,000 square feet and more than 75% without an increase fo the legal unit count,
" within an RH-2-(Residential House, Two-Family) Zoning District and a 40-X Height and Bulk District.
‘The proposal-will convert the two-bedroom single-family home with one off-street parking space, into a
four-bedroom single-family home with two off-street parking spaces, and is an addition of approximately
2,985 squate feet, bringing; the total square footage of the home to approximately 4,750, The addition will
excavate info the-upsloping lot at the basemerit garage and first floor Jevels, expand the building at the
rear of the second floor, and add a new thixd: story. The upper floor will be set back from the main front
building wall by approximately 10 feet and by appro:amately 17 feet from fhe front property line.

On January 4, 2016, the Project Sponsor submitted a.vevised ‘proposal with the Dep.artment that would
provide an additional residential dwelling vmit at the first floor. The revised proposal also .eliminated
some of the excavation that ‘was proposed at the rear of the first floor, so that the total square footage for
the building was reduced to 4,336 square feet. The previously proposed brilding envelope at the second
- and.third storiesremained unchanged. :

On January 7, 2016, the San Frandisco Plarming :Commission (hereinafter “Commission”) conducted a
duly noticed public hearing at a regulary scheduled meeting-on Conditional Use Application No. 2014-
000174CUA. After receipt of public testimony, the Commission voted 6-0 to confinue the item until March
3, 2016. At the hearing, the Commission directed the Project Sponsor-to continue to work with neighbors
Tegarding the Project: des1gn .and the creaftion of a viable second unit. The Commission also asked the
Project Sponsor o continue to work with neighbors to resolve any perceived discrepancies between the

- surveyed heights shown on the plans and the corresponding 3D massing and shadow studies. To allow
nore time in order to resolve these concerns, the Project Sponsor réquested a confinuance until the Apnl
7, 2016 Commission hearing,

The project is exempt from the California Environmental Quality Act (“CEQA”) as a Class 1 categorical
-exemption under CEQA.

The Commission has heard and considered the testimony presented to it at the public hearing and has .

further considered written materidls and oral festimony presented on behalf of the applicant, Department
staff, and other interested parties. . :

SAN mnmsco . 2
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MOVED, that the Commission hereby authorizes the Conditional Use requested.in Application No. 2014~
000174CUA, pursuant to Planning Code Sections 303 and 306.7 -establishing interim zoning controls:
jmposed by Resohition No. 76-15.on March 9,.2015 to permit expansion of a single-family home and an
increase in.the existing gross square foofage in excess of 3,000 square feet and by more than 100% while
also.increasing the existing legal it dount. from one- to two-umits, subject to the conditions containéd in.
“EXHIBIT A” of this motion, based on the following findings:

FlNDIN‘GS

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

1

2

Thie above recitals are accurate and constitute findings of this Commission.

Site Description and Present Use. The project is located on the west side of Ord Street, between
Ord Courtand the Vulcan Stairway to the-north and 17% Street and the Saturn StreétSteps to the
South, Block 2626, Lot 005. The subject property is located within a RH-2 (Residential House,
Two-Family) District and the 40-X Height and. Bulk District, within the Castro/Upper Market
neighborhood. The property is developed with an existing two-story over basemert, +- 1,765
square-feet, single-family structure on.a 3,808 square-foot lot, originally constructed in 1913 and
without substantial 'subsequgnt alterations. Based on review conducted by Planning Department
staff,-the existing building'is not eligible for listing in the California Register under any criteria
individually er as part of a historic district, and is therefore not an eligible historic resource under
CEQA.

Swrrounding Properties and Neighborhood. The surrounding neighborhood consists of a
mixture of one- two-, and three-story buildings, containing mostly one- or two-residential
dwelling units. Ord Street slopes up slightly to the north, but the neighborhood as a whole is
characterized hy very steep slopes; all .of the lots along the western side-of Ord Sireet are steeply
upsloping, in.excess of 20 percent. The adjacent building to the north is a two-story over garage,
single-family home, and is two stories in height-at the rear yard grade. The adjacent building fo
the south.is:a three-story over garage, two-family dWe]]mg, and is also fwo stories in height at the
rear yard grade; there is additionally a two-story cottage at the rear of the lof.

The subject property is within the Castro/Upper Market neighborhood, and is located
approximately one-quarter mile west of the Castro and Market Street intersection. The
immediately surrounding area is characterized by residential zoning districis, predominantly
RE:-2, RH-3, and RM-1, and then trapsitions around the aforementioned intersection, containing
the Upper Market Street NCD and NCT Districts as-well as the Casiro Sireet NCD. These latter
zoning districts are mulfi-purpose commercial districts, well served by fransit including the
Castro Street MUNI station and the historic F-Market streetcar line, and which provide limited
convenienice goods to the adjacent neighborhoods, but also provide shopping opportunities for a
broader area,

SAN FRANCISCO
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4. Project Desciption. The proposal is to expand the -existing approximately 1,765 square foot
single-family home fhrough horizontal and vertical additions, which will bring the total area of
the home ‘to'approximately - 4,208 square feet, an.addition of approximately 2,413 square feet,
including the basement garage level. The proposal will convert the two-bedroom single-family
home with.one offstreet parking space, info a two-tmit home, comprised of a.two-bedroom unit
with 1,374 square feet at the basement and first floor levels, and a three—bedroom unit with 2,834
square feet at the second and third fleor levels. The one existing.off-street parlqng space will
remain, and two bicyde parking spaces will be provided within the garage.. The addition will
-excavate inio the upsloping lot at- the basement and first floor levels, expand the building. at the
rear of the setond floor, and add a-new third story. The upper floot will be set back from the
main front building wall by appronmately 10 feet and by apprommately 17 feet from the front
property line. The proposal utilizes much of the existing building, with minor material changes to
the front facade, and iz not tantamount to demolition under Plarming Code Section 317. The
proposed additions have been sensifively designed within the context of the adjacent buildings
by providing ample setbacks, and the vextical addition is consistent with the height and massing

. of other briildings along the west side of Ord Street, ‘being two stories af the rear yard grade.

5. Public-Comment/CommunityOiitreach. The Depariment has received numerous emails with
regard to the Project from both adjacent neighbors at 30 and 36-38 Ord Steef, The first
commumnication was received on January 8, 2015 with concerns about the accuracy pf the plans
and the representation .of the subject and adjacent properties. Addifionally, the neighbor at 30
Ord Street presented- concems that the Project height and vertical addition would result in
shadowing and loss of fimction to their rooftop solar panels; also, that the addition. at the rear
(including the new third story) would cause significant impacts o light, air, and privacy to their
property, particularly fo their living room located at grade in the rear-yard, with windows facing
the Subject Property. The neighbor at.36-38 Oxd Street-was concerned that the Project would have |
significant impacts to several windows located in proximity tothe shared property line and that
face ontothe Subject Property. :

The Planner has conveyed these communications to. the Project Sponsor, and subsequent
revisions addressed the discrepancies and plan deficiencies that were identified in the public
comments. The Planner has also met with the neighbors in person on two occasions, including
- one at the-project site, 5o that conditions could be understood from inside both adjacent homes,
The Project Sporisor has revised the plans-based on the comments received inordex to allevidte
some of the concerns. Specifically, the Project height has been lowered toward the rear of the
proposed structure, so that it does not exceed the height-of the solar panels and shadowing does
not occur; additional setbacks and lightwells have been provided to give more protection to the
windows along36-38 Ord Street; at the rear of the proposed Project, the new building mass will
have a setback of 8-9” from the shared side property Iine with 30 Ord Street, resultmg inafofal °
setback of 18"-3” from the adjacent neighbor’s living room wall,

Additiondlly, the Department recéived an inquiry “from I ack Keating of the Eureka Valley

. Neighborhood Association on December 9%, 2015 requesting information about the Project and
the Department’s internal review procedures more gerierally for proposals subject to the interim
zaning controls under Ordinance 76-15.
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Following the original Commiission heafing on Jarwary 7, 2016, the Project Sponsor and
neighbors were in communication regarding the modified Project design. During this time, a
meefing occurred at the Plannning Department, attended by the Project Sponsor, subject property
owner, neighbors -and representatives of the Eureka Heights Neigtiborhood .Association and
Corbett Heights Neighborhood Association. The Project Sponsor has submitted ‘three sets of
Tevisions during this time. Withregard to the shadow modéls‘:for.ﬂlel’foject, the Project Sponsor
'has revised the parameters of the model and adjusted the sun angle, 1o more accurately represent
the existing conditions as documented in phofographs supplied by the adjacent property owner.

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

A. Rear Yard (Section 134). Plarming Code Section 134 requires a.minimum rear yard depth
equal to 45% of the total depth of the:lot on which fhe building is situated, except that rear
yard requirements can be reduced to a line on the Iot, paralle] to'the rear lotline, which is the
average between the depths of the rear building walls of both adjacent properties.

The subject property has a.lot depth of 136 feet, and a reguiired rear yard depth of 61-2%". The rear
building walls of the adincent properties would not allow for mry reduction of the rear yard
requiremnent. The Project muintains a rear yard setback of approximately 762", with the rear wdll of
the third floor 15° from the vear yard line. An elevated walkway connects the third floor with a patio
area and stairs that lead fo the second floor bélow, which o encrouch into the required rear yaril
setback. However, these features qualify as permitted obstructions pursuant to Planviing Code Sections
136(c)(14) and 136(cK24), as they will be built into the upsloping topography of the site and will not
exceed ¢ height that is 3 feet above grade within the required rear yard areq.

B. Open Space (Section 135). Planning Code Section 135 requires a minimum of 125 square feet
. of usable open.space for each dwelling unit if-all private.

The Project-proposes to add one (1) additional duwelling unit for a fotal of two (2).dwelling units on fhe
property. The upper unit af the second and third floors meets the usable open space requirement
through the provision of aprivate front deck aren at the third floor with agproximately 224 square feet
of deck area,-exceeding the 125 square feet that-is vequired for the unit as private usable open space.
‘The lower unit has access to the rearyard through a passage dlong the northern side of the building. At
the rear, there is.a shared common patio with approximately 216 :.équare feet of aren; this exceeds the
166.25 square feet common usable open space requirement for.the second urit.

C. Steetscape and Pedesirian Improvements (Section 138.1). Plarining Code Section 1381
requires orie new street free for every 20 feet of frontage for projects that meet the conditions
contained in Section 806(d):of the Public Works Code.

The Project triggers the requirement contained in the Public Works Code, as it proposes to add o least
500 square feet to the existing building. The subject property has 28 feet of linear frontage and would

SAN FRANGISLO . 5
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© therefore require one (1) street iree. There is an existing street tree proposed o remain, therefore the
" requirement is met.

Bird Safety (Section 139). Planning Code Section 139 requires that feature-related hazards,
such as free standing glass deck railings, either be freated with bird-fidendly glazing or
limited in size such that no unbroken glazed segment is 24 square feet or larger in.size.

The Praject proposes.free-standing glass deck railings at the rear-deck on-the third floor level, however
the-area of unbroken glazing is only approximately 8 square feet, therefore the requirement is met.

Off-Street Parking (Section 151), Planning Code Section 151 requires one off-street parking
space per dwelling unit, and the maximum parking permitled as accessory may not exceed
three spaces, whete one is required by Code.

The Project proposes to maintain the existing 1-car garage, The Project with the addition of one unit,
does not constitute a major addition pursuant to Planning Code Section 150. No additional parking is
therefore required by Code.

Bicydle Parking (Section 155.2). Planning Code Secﬁon’“lSS.ﬁ requires one (1) Class 1 Bicyde
Parking space per dwelling unit, when there'is.an addition of a dwelling unit.

The Project. proposes two «2) Class 1 Bicycle Parking spaces within the garage, therefore the
requirement is mef,

Densxty {Section 209.1). Plaming Code Section 2091 permlts up to two (2) dwelling umts
per lotin an RH-2 District.

The Project proposes o increase the existing legal unit caurgtﬁ‘omvon‘e (1) to-fwo (2) units, therefore
the permitted.density is not-exceeded,

7. Planning Code Section 303 establishes criteria for the Planning Commission to cons1der when
reviewing apphcatmns for Conditional Use approva.L Onvbalance, the project does comply -with
said criferia in that:

'A: The proposed. use .or feature, at.the size and intensity contemplated and at the proposed

SAN ERANGISCO
PLANNING

location, will provide a development that is necessary or desirable for, and c0mpaﬁb1e with,
the nelghboﬂlood or the community.

The pro;aosed Project — a horizontal end wertical expansion of the existing singlefamily home — is
consistent with development patterns in this residential neighborhood and with the requirements of the

- Planning Code. The alditions have been. designed such that a large minount of the increase in square

footage is achizved through excavation into the upsloping lot — approximately 1,558 sguare feet of the
total expansion, or 65% of the added square footage is below grade — and will therefore be hidden from
the public right-of-way, and with minimal impact to the adjacent neighbors. Much of ‘the existing
structure will be retpined. Material changes are proposed for the froni fagade consistent with common
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residential muaterials that can be found elsewhere in the neighborhood and & new enity for the.second

- unit will be created at street level. The other existing-openings and proportions of the front fagade will

be retained, and fhe third floor addition will be set back from the main front buildinig wall by 10" and
from the front property lirie by approximately 17°, so asto-be-minimally visible from the.street.

The vertical adifition at the third flooy taises the building height of the subiject-home, hoiever, it will be
approximately fuwo inches taller than the héight of the adjacent neighbor at 30 Ord Street, so that no
shadowing of the adjacent solay panels will occuy. The proposed vertical addition will also be 10 feet
Tower than. the ridge of the adjiicent neighbor at 36-38 Ord Street. At the rear, setbacks along the side
property Jines have beert provided forboth adjacent neighbors. Ahmg the northern side, the second floor
(at resr yard grade) will maintain the existing setback of the popout at approximately 4, and the new
thiri floor will be further set back, at 7* from the side property linte. In confunction. with the weighbot's
setback, total building separation s 16*-67, which helps minitize shadowing of the adjacent property
Along the southern side property lirie, the Project tunintains the existing building separation of 1'-
4t the front of the building., At the rear, the second floor and the new third floor will provide
approximately 6 feet of sepatation between the buildings and help maintain Tight aud dir for the
adjacent properfy’s “bedrootn windows. The third floor also has a &' side setback from the southern

. property line at.the front portion of the building.

Although the Project does result in an Increase of 138% to the existing square footage, it-will create a
higher-quality two-family house, ong init with Hhree bedrooms, the other with two. The resulting
depth and height of fhe Project is cormparable and consistent with the immediately adjncent buildings
and -others in the surrounding neighbothood, and has been sensitively designed with regard to site-
specific constraints. For these reasons, the Project has been ﬁ)umi to be desirable for and compatible
with the neighborhood. ,

The use or feature as propos.ed&vill not be deirimentdl to the health, safety, convenience or
general welfare of persons residing or working in thé vicinity, .or injutious to property, .
improverments, or potential development in the wamty, with respect to aspects including,
Pbut not liniited to the following?

i, Nature of proposed site, including its size and shape, and the proposed size, shape and

arrangement of strisctures;

The Subject Property, similar to many lots within the syrrounding neighborhood, is characterized
by a steep slope, with & rear property line that-is af lenst 50 feet higher than the front property line,
The proposed additions will not exceed 55% Iot coverage, us-stipulated by Code, and is similar in
covernge to both adjacent neighbors. The third floor level is set back from-the front fagade to be
mirnimally visible, is in scale with the adjacent building heights, and due to the upsloping nature
of the site, is ouly one story above grade at the rear of the building. At the rear portion, sethacks
have been provided on both sides of the building relative fo the adjacent buildings’ own extent of
setbacks. The resulf is approximately 16'-6” separation from 30 Ord Street, and approximately 6
feet of setback for much of the building at 36-38 Ord Street, which has a number of windows near
the property line. To facilitate privacy, the Profect is not proposing any windows at the rear along
the northern or southern walls which would look directly onto eithet of the adjacent properties.
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ii.  The accessibility .and traffic 'iaatterns for persons and vehicles, the type and volume of
such traffic, and the adequacy of proposed off-street paxking and Joading;

The Pro]ect does propose to increase the unit count by one (1) unit, however will remain within
the: pzrmztted density in the zoning district, This should have minimal impacts-fo overall traffic
patterns in the. neighborhood .us the additional unit is a studio, which would lkely only have.a
single vekicle, Furthermore, the existing house-has a single curb cuf and off-street parking for one
vehicle; the Project proposes to maintain the existing curb cut and one off-street parking space.
Within the garage are also two'(2) Class 1 Bicycle Parking spaces.

The subject property is also in clo§e~praxémiiy to several transit lines, located only approximately
a 10-minute walk away from the Castro Street Muni Station, and within.a quarter-mile of the 24,
33,35, and 37 Muni buslines. )

ifi. The safeguards afforded to prevent noxious or offensive emissions such as:moise, glare,
dust and odox;

The Project will not produce noxious or offensive emissions related to noise, glare, and dust.

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

The proposal does not include loading or services areas, nor will it include atypical lighting or
signage. The existing front setback is occupied by the entry stair and garage structure, however

* the Project proposes .an additional small planter at the base of the stair, and will retsin the
existing, healthy street tree in front of the property.- Additional planters.are proposed at the reat,
second and third floor levels, and existing trees in therear yard will be retained to contribute to an
enjoyable rear yard and open space areq. A planter and wood trellis along the northern side of the
front deck at the third floor will help to screen the area and provide privacy to the adjacent
building at 30 Ord Street. The rear deck at the third floor creates level, usable open space within
the steep site conditions, and is Iocated such that it will minimally impact the nezghbormg
propeﬂtes and their own enjoyment ufthar space.

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

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

D. That the use or feature as proposed would provide development that is in conformity with
the stated purpose of the applicable Use District.
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' The proposed project is consistent with the stated puzpose of the RH-2 District. The building structure

is compatible to the height and size of developmennt expected in this District, and within the permitied

density.

8. Interim Zoning Controls (Resolution 76<15). On March 9, 2015, the Board of Supervisoré passed
interim legisiation to impose-interim zoning controls for an 18-month period for parcels in RH:1,
RH 2, and RH-3 :zoning districts within neighborhoods known as Corbett:Heighis. and ‘Corona

Heights, requiring Conditiondl Use Authorization for any residenitial development on a'vacant

parcel that would resiilt in total residential square footage exceeding 3,000 square feet;
‘Conditional Tse Authorization for any new residential development on a developed. parcel fhat
‘will increase the existing gross square footage in excess of 3,000 square feet by more than 75%
withotit increasing the existing Jegal unif count, oxrmore than 100% if increasing the existing legal
undt count; and requiring Conditiondl Use authorization for residential development that results
ini greatexthan 55% lot-coverage.

The proposed -Project propuses tesidential development on a developed parcel that will increase the
existing gross square footage in excess of 3,000 square feet and by more than 100% while also

. increasing the existing legal unit courd, therefore Conditional Use Authorization pursugnt to

Planning Code Section 303 is vequired, An application was submitted fo that end, and findings were
made in accordance with the tequirements of Section 303.

The .Plannin_g ‘Commission. shall only 'g:rant a Conditional Use Anthorization allowing
residential development fo xeSult in greater than 55% lot coverage upon finding unique or

exceptional lot constraints that world make development on the lot infeasible without

exceeding 55% total lot coverage, or in the case-of fhe addition of a residential unit, that such
addition would be infeasible without exceeding:55% total Jot coverage.

The: Project would not esult iz_zvgreater thant 55% lot coverage, therefore additiondl findings are not

* required, however the Jot is exceptional and unique due to the sfeep upsloping grade at the site. A.deck

at the-third flooy and stairs which lead to the second floor below exceed the 55% lot covernge threshold,
but are considered as permitted obstructions under Section 136 of the-Code; it would be- difficult fo
otherwise create usable open space at the rear of the property without these permitied obsfructions

exceeding the coverage threshold.,

The Plarming- Commission, in considering a Conditional Use Authorization in-a situafion
where an additional residential unit is proposed on a through lot on which there is already
an existing building on the opposite street frontage, shall oxily grait such authorization-upon
finding that it would be infeasible to add a vnit to the already developed sizeet frontage of
the lot. .

The 'Praject is 1ot a through lot, nor does it propose to add an-adiitional residential unit, therefore
additional findings are not required. A

9. Geueral Plan Compliance, The Project is, on balance, consistent with the following Objecﬁve:s
and Policies of the General Plan:

SAN FRANCISCD
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HOUSING ELEMENT
 Objectives and Policies

OBJECTIVE L:
IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MERY THE
CITY’S HOUSING NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING.

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

Policy 1.6:

Consider greater flexibility in number and size of units within es{abhshed building envelopes in
* community based planning processes,.espedally" if it can increase the number of affordable units

in multi-family structures.

The Project.advances this policy by creating.a quality family-sized home that could accommodate a family
with multiple children or a multi-genérational family, while additionally adding one net new unit to the
City's housing stock through. the creation of n two-bedroom unit at the existing structure’s basement and
first floots.

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

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

The Project advances this policy by creating a quality family-sized horie that could accommodate a family
with-nuultiple children or amulti-generational fmily. Families with children typically seck more bedrooms
and larger shared lwmg areas, which this home dzrectly ‘provides, and also maintains all:bedrooms on the
same living level.

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

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

Policy 11.2:

BAN FRANGISCD 10
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Ensure implementafion of accepted design standards irt project'ap:provals.

Policy 11.3:
Ensure growth is accommodated withouit substantially- and adversely impacting e>ctstmg
residential neIgI'nho_t_houd <character.

The Project supports these policies in that-it is an addzimn that ufilizes a large portion.of the existing
structure, is sensitively designed within existing site constraints .and conforms to the prevailing
neighborhood character. The Project is consistent with all accepted design standards, including those
related to site design, building scdle and form, architectural features and building. detafls. The resulting
height and deptl is compatible with the existing building scale on the adjacent properties. The building’s
form, fagaile materials, proportions, and third floor addition are also compatible with the surrounding
buildings and consistent with the character of the neighborkood.

TRANSPORTATION ELEMENT
Objectives and Policies

OBJECTIVE L:

MEET THE NEEDS OF ALL RESIDENTS AND VISITORS FOR SAFE, CONVENIENT AND-
INEXPENSIVE TRAVEL WITHIN SAN FRANCISCO AND BETWEEN THE-CITY.AND OTHER
PARTS OF THE REGION WHILE MAINTAINING THE HIGH QUALITY LIVING
ENVIRONMENT OF THE BAY AREA.

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

The Project furthers this policy by creating a quality two-family house in.an arex well-served by the City's
pubhc transit ‘systent. The Castro Street Muni Station is less than a 10-minute walk from the project site,
and several Muni bus lines (24, 33, 35, and 37) all have stops within s quarter-mile of the site,

URBAN DESIGN ELEMENT

Objectives and Policies

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

Policy 4.15:
Protect the livability and character of residential properties from the intrusion of incompatible
new buildings.

The Project furthers this policy by ensuring thet the proposed addition is nof incompatible with the
surrounding properties and neighborhood. The height and depih of the resulting building is compatible
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with the adjacent buildings” scale in terms of bulk and lot coverage. Setbacks have been provided at the rear
to-allow for ncreased light, air, and privacy to the adjacent buildings; a front setback minimizes. the fmpact
of the addition as seen from the street, and a side setback at the front and planter and privacy trellis
minimize privacy concerns o the nezghbars ak the  front deck area,

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

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

This policy does not apply to the proposed ‘project, as the project is residential-anid will not affect-or
displace any existing nezghborhood—servmg retail uses.

B, That existing housing and neighborhood ¢haracter be conserved .and protected in order to
preserve the crilfural and economic diversity of our neighborhoods.

The-Prdject is consistent with this policy, as the proposed additions are designed to be consistent with
the height and size typical of the existing neighborhood. The openings and proportions of the existing
fagade and entry stair will be retained, and a lnrge portion of the increase in square footage is achieved
below grade through excavation, which will not be perceived from the sireet or adjacent properties.

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

The Project does not propose to remove or aidd any affordable housing units, nor are any required
undér the Planning Code. The Project does help- fa create a high-quality-two-family house. The Pro]ect
contributes onenet new family-sized ynit to the Ctify 's housing stock. .

D. That'commuter fraffic not 1mpede MUNI transxt service or overburden our streets o
naghborhoodpaﬂcmg

The Project is located in an aren well-served by the City's public transit systems, maintains the -
existing off-street parking space and provides two bicycle parking spaces. The Castro Muni Rail
Station and several Muni bus lnes are in close.proximity fo the stlbject property, therefore the Project
will not overburden streets or neighborhood parking, Muni fransit service will not be overburdened as
the existing unit count is-only increasing by one unif,

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

This policy does not apply to the proposed project, as the project does not include commercial office
development and will not displace industrial or service sectot uses.

SAN FRANCISCO : . 12
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Motion No. 19609 ' CASE'NO. ‘20{14—'000fi TACUA
Hearing Date: April 7, 2016 ’ 32.0rd Street

E,

That the City achieve the greatest possible'prepareariess to protect against injury and loss of
life inan earthquake. :

The existing building is stibstandard relative to earthquake preparedness with temoval of some interior
walls, dry rot and foundations thet weve built in 1927. The Project will wmeet or exceed all current
Californin Building Code requirements for earthquake preparedness, and is therefore consistent with
this policy.

That landmarks and historic buildings be preserved.

The Project will not adversely affect any landmatks or historic buildings.

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

The Project will not affect ary parks-of oper space, through development upon such Jands or impeding
their access to sunlight. No vistas will be blocked or otherwise affected by the proposed project.

11. The Project is.consistent with and wotld promote the gerieral and.spedific purposes-0f the Code
provided under Section 101.1(b):in that, as designed, the Project would contribute to the character
and stability of the neighborhood and would constituite a beneficial development.

: 12. The Conumission hereby finds that approval of the Conditionsl Use authorization would promote
the health, safety and welfare of the City.

SAN FRANGISCO : 13
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Motion No. 19609 CASE NO. 2014-000174CUA
Hearing Date:. April 7, 2016 32 Ord Street

DECISION

That based uport the Record, the submissions by the Applicant, the Staff of the Depariment and other
interested parties, the oral: ‘testimony :presented to. this' Commission at fhe pnblic hearings, and all other
written. materials submitted by all parties, the Commission hereby APPROVES Conditional Use
Application No. 2014-000174CUA pursuant fo Planning Code Sections 303 and 306.7 establishing intefim
zoning controls impased by Reschition No. 76-15 on March 9, 2015 to.permit expansion of 2 single-family
home and an increase in fhe existing gross square footage in excess of 3,000 square feet and by more than
'100%, while also increasing the existing legal unit count from one- to two-units, within an RE2
(Residential House, Two-Family) Zoning District and a 40-X Height and Bulk District, subject to the
conditions -subject to the following conditions attached. hereto as “EXHIBIT A” in general conformance
with plans on file, dated March 16, 2016, and stamped “EXHIBIT B, which is incorporated herein by
reference asthough fully set forth.

APPEAL AND EFFECTIVE DATE OF MOTION: .Any aggrieved pexson may appeal this Conditionsl
Use Authorization o the Baard of Supervisorsiﬂithin thirty-(30).days after the date of this Motion No.
19609. The effective date of fhis Motion shall be the date of this Motion if not appeiled (Aftet the 30~
day period has expized) OR the date of the decision of #he Board of Supervisors if appealed to the
Board of Supervisors. For further information, please contact the Board of Supervisors at-(415) 554-
5184, City Hall, Koom 244, 1 Dr. Carlton’B. Goodlett.Place, San Francisce, CA 94102,

Protest of Fee.or Exaction: You may protest any fee or exaction subject to Government Code Section
66000 that is imposed as a condition of approval by following the procedures set forth in Government
Code Section:66020, The protest must satisfy the requirements of Government Code Section 66020(2) and
must be filed within 90 days-of the date of the. fixst-approval or-conditional approval of the development
referencing the challenged fee or-exaction. For purposes of Government Code Section-66020, the date of
tmposition. of the fee shall be the date of the earliest discretionary approval by the City of the subject
development. :

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

I hereby, certify that the Platining Commission ADOPTED the foregoing Motion on April 7, 2016.
¢

“-
o
A ]
-t 1 ~,
- e N

(| Joudn

Joras P.. hvmn L

Commission Secretary.
AYES: Antonini, Fong, Hillis, Johnson, Moore, Richards, W
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Motion Na. 19609
Hearing Date:-April 7, 2016

NAYS: None
ABSENT: None.

ADOPTED:  April7,2016

SAN FRANCISCO
FLAMNING DEPARTMENT
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Motion No. 19608 CASE NO. 2014-000174CUA
‘Hearing Date: April 7, 2018 : o 32 0rd Street

EXHIBIT A
AUTHORIZATION

‘This authorization is for a conditional use to o permit expansion of a single-family home and an increase
in the existing gross square footage in excess of 3,000 square féet.and by more than 100%, while also
Increasing the existing legal unit count from one- to-two-units, at 32 Ord Street, Block 2626, Lot 005
pursuant to Planning Code Sections 303 and 306.7 ‘within an RE-2 (Residential House, Two-Family)
District and a 40-X Height and Bulk District; in general conformance with plans, dated March 16, 2016,

_and stamped “EXHIBIT B” included ir the docket for Case No. 2014-000174CUA .and subject to
conditions of approval reviewed and approved by ‘the Commission.on April 7, 2016 under Motion No
19609. This authorization and.the conditions contained herein run with the property and not with a
particular Project Sponsor, business, or:operator.

" REGORDATION OF CONDITIONS OF APPROVAL

Prdor to the .issuance of the building permit or commencement of use for the Project the Zoning
‘Admiriistrator shadll approve and order the recordation of a Nofice inthe Official Records of the Recorder
of the City and County of San Frandisco for the subject property. This Notice shall state that the project is
subject to the: condifions of approval contained herein and reviewed and approved by the Planning
Commission ‘on April 7, 2016 1mder Motion No 19609,

PRINTING OF CONDITIONS OF APPROVAL ON PLANS -

The conditions of approval under the "Exhibit A' of this Planning Commission Motion No. 19609 shall be_
. reproduced on the Index Sheet of construction plans stbmitted with the Site or Building permit
application for the Project. The Index Sheet of the constrtiction plans shall reference to the-Conditional
Use authorization and any subsequent amendments ormodifications.

SEVERABILITY

The Project shall cbmply with all applicablé City codes:and requirements. If any clause, sentence, section
or.any part of these-conditions of approval is for .any veason held to be invalid, such invalidity shall not
affect.or impair- other: remaining clauses, sentences, or sections of these condifions. This decision conveys
no.right to construct, or'to receive a building permit. “Project Sponsor” shall mclude any subsequent

résponsibleparty.

(CHANGES AND MODIFICATIONS

Changes to the. approved plans may be approved administratively by the Zoning Administrator.
Significant changes and modifications of conditions shall :reqmre Planning Commission approval of a
new-Conditional Use authorization,

SAN FRANGISCO 16
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Motion No. 19603 ‘CASE NO, 2014-D00174CUA
Hearihg Date: April.7, 2016 . 32 0rd Street

Conditions of Approval, Compliance, Monitoring, and Reporting
PERFORMANCE ‘ o

1.

Validity: The authorization and right vested by virtue of this action. is valid for three (3) years.
from the effettive dafe of the Motion, The Depattment of Building Tnspection shall have issued a
Building Permit or Site Permit-to-constmct the- ‘project and/ox commence the approved use within
this three-year period.

For information abouf compliance, contact Code Enforcemmf Planring Department df 415-575-6863,

www.sfplanning.org .

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

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

wow sf-planning.org

Diligent pursuit. Once 2 site or Building Permit has been.issued, construction must commence
within the timeframe required by the Department of Building Inspection and be continued
diligently to compleﬁon Failure to do so shall be grounds for the Commission to consider
Tevoking the approval if more than three (3) years have passed since this Authorization was
approved,

For information about compliance, contact Code Enforcement, Planning Department at 415~575-6863
waww.sfplanning.org .

Extension. All fime limifs in fhe preceding three paragraphs may be extended at the discretion of
the Zoning Adminisirator where nnpiementaﬁon of the project is delayed by a public agency, an

-appeal or a legal challenge and only by the length of time for which.such Pubhc agency, appeal or

challengehas caused delay.
For zr;formaﬁon about compliance, contact -Code Enforcement, Planning Department at 415-575-6863,
wwwisfplanningorg 4

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

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

www.skplanming.ory

SAN FRANGISCD ' 17
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Motion No. 19609 CASE NO. 2014-000174CUA
Hearing:Date; April 7, 2016 _ . 32 Ord Street

DESIGN ~ COMPLIANCE AT PLAN'STAGE

6.

Final Materials. The Project Sponsor shall confinue to work with Planning Department on the
building design. Final matedals, glazing, colox, texture, landscaping, and detailing shall be
subject to Department staff review and approval. The architectural addenda shall be reviewed
and approved by the Planning Department prior to issuance. Finished materidls and selected
paint color shall be a light color shade, per Commission comments gnd approval.

For information about .compliance, contact the Case Planner, Planning Department at 415-575-9017,

www.sf-planhing.org

Garbage, Camposting, and Recycling Storage. Space for the collection and storage of garbage,
composting,.and recydling shall be provided within enclosed areas on the properiy and dearly
labeled and illustrated on the building permit plans. Space for the collection and storage of
recyclable and compostable materials that meets the size, Jocation, .accessibility and ofher
standards specified by the San Francisco Recyding Program shall be provided.at the ground level
-of the buildings. o

Eor mﬁzmtatlm about compliance, contact #he Case Plannet, Planning Department at 415-575-9017,
www.sf-planning.org :

PARKING AND TRAFFIC

8.

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

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

‘wuww.sf-planning.org

PARKING AND TRAFFIC

9.

10.

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

For information about compliance, contact Code Enforcement, Planning Depariment at 415-575-6863,
www.sfplamming.org .

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

SAN FRANGISCO 1 8-
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Motion No. 19609 . CASE Nd. 2014-000174CUA
Hearing Date: April 7,.2016- 32 Ord Street

For information sbout compliance, cordact Code Enforcement, Plunning Department dt 415-575-6863,

oww.sfyleming.org

OPERATION

"

Garbage, Recydling, and Composiing Receptacles. Garbage, recycling,.and compost contairiers

shall be kept within the premises and hidden from public view, and placed outside only when

being serviced by.the disposal-company. Trash shall be contained and disposed .of pursuant to
garbage and recycling receptacles guidelines set forth by the Department of Public Works.

For. information dbout compliance, contact Bureay of Street Usé .and Map;amg, Department of Public
Works at 415-554-.5810, hitp./isfdpw.org

Bidewalk Maintenance. The Project Sponsor shall maintain the main entrance to the building
and all sidewalks abutting the sub}ect property in a clean and sanitary condltmon in compliance
with the Department of Public Works Streets and Sidewalk Maintenance Standards.

For information about .compliance, contact Bureay of Streét Use and Mapping, Pepartment of Public
Works, 415-695-2017, htipsllsfipw.org

Lighting. All Project lighting shall be directed onto the Project site and immediately surrounding
sidewdlk.area only, and designed and managed so as net fo be a nuisance 16 adjacent residents,
Nighttime lighting shall be the minimum necessary {0 ensure safety, but shdll in no case be
directed so.as to constitute a nuisance to any surrounding property.

For information about complignce, contact Code Enforcement, Planning Department at 415-575-6863,
weww.sfplanning.org '

SAN FAANCISLO 1a
PLANNING OECARTMENT )

1504




32 ORD STREET IS A RENOVATION AND ADD\TION TO A 1913 ECLECTIC STYLE
HOME INTHE CORONA HEIGHTS NEIGHBORHOOD. THE PROJECT INCLUDES;

* Creation of a 3 bedroom / 3 1/2 bath family-sized unit

* Creation of a new 2 bedroom /.2:1/2 bath family-sized unit
«Vertical addition of a new 3rd floor: - i ¥

* Retaining of the existing home

ELEVAT

N:

RESIDENCE

D  SAN FRANCISCO, CA + 94114
. PLANNING COMMISSION HEARING: APRIL 7.2016 :




HARTY RESIDENCE
'32'0RD STREET » SANLFRANCISCO, CA 94114
ANNIN Mmuﬁ;mN HEARING: APRIL 7,2015

CUFINDING I: : ~ -

 THAT THE PROPOSED USE OR FEATL FEATURE ATTHE SIZE

 PROPOSED LOCATIONWILL PROVIDEA
EVELOPMENT THAT IS NECESSARY OR DESIRABLE

1159 Gicen Street; Sujte 4.8 San Francisco, CA 24109
rehitects.com g




HARTY RESIDENCE

32 ORD STREET » SAN FRANCISCO, CA » 94114
PLANNING COMMISSION HEARING: APRIL 7,2016

The Interim' Zoning. Controls for Corona Heights are based in the concern that new and renovated
over-scaled homes are destroying the small-scale character of the neighborhood. From ' the legislation:

WHEREAS, The Planning Cade encourages development that preserves existing neighborhood character yet
recent residential development proposals within the boundaries established by this Resolution have been

significantly larger and bulldier than existing res ia), buildings

The legislation calls for a Conditional Use heaving for a project with a greater than 100% increase
over: 3,000 square feet (with an additional dwelling unit). The legislation does NOT limit the building
size 10 3,000 square feer, At 4,208 square feet, the project exceeds the 100% increase by 678 square
feet.

THE FORMAND SCALE

+ 647 (1,558 square feet) of the expansion is below grade and unseen from Ord Street or from the
immediate neighbor's homes

»The 3rd floor addition is 893 square feet

+The 3vd floor addition is set back from th existing facade to not block the north facing windows of
36-38 Ord. The addition can be barely seen from the street. -

» The 3rd floor addition is virtually the same height as 30 Ord and is significantly lower than 36-38
Ord Street

»The rear of the 3rd floor has a setback away from 30 Ord creating a separation of 16'-6" at the
north side property line :

«The rear of the 3rd floor is setback 6-2" from 36-38 Ord Street to allow light into their property
line windows

«The massing of the new 3rd floor is smaller than the 3rd floor of 30 Ord and substantially smaller
than the 3rd floor of 36-38 Ord

SENSITIVITY TO THHE INEIGHBORHOOD

« Much of the existing house is retained to preserve the character of the street

“The new materials of the facade and addition are all common materials found throughout Corona
Heights and in all residential neighborhoods of San Francisco

*The existing single-car curb cut and street tree will be retained in the same lacation

ELEVATIONarchitects « [159.Green Street; Suite 4 « San Francisco, CA 94109
v:415.537. 1125« weelevationarchiteces,com




,CU FINDING 2 e
 THAT SUCH USE OR FEATURE PROPOS W LI NOT BE
ETRIMENTAL TO THE HEALTH, SAFETY, CONVENIENCE

GENERAL WELFARE OF PERSONS'IN THE VICINITY, ORINJUR 10US

TO PROPERTY OR POTENTIAL DEVELOPM T INTHEVICIN!TY ,
WITH RESPECTT : ' :

Existing house

DEQJACY OF PROPOSED OFF-STREET




32 ORD STREET + SAN FRANCISCO, CA . THE 3RD FLOORA S A MINIMAL EFFECT ON THE NEIGHBORING PROPERTIES
. F,LANN‘ING gomMiSSlgN HEARING: AERIL7.20|6V , nd 6-0" from ifhé ’f?’f"f of 3 438 On d o '

10R  than the existing h:‘o“use‘ from 30 Ord for atotal of 2 7-0" setback

sThe sokt.\‘t’h"side WNCREASES the setback b ! ycreasikrjg;the‘ light and air to property fine Win‘dO\’NS of 36-38 Ord

less than the rear yard setback line
lower. han the ridge of 36-38 Ord’
FOOTPRINT 6,, EXISTING HOLSE | ‘ =Th ! il be n adowing of the solar panels on the roof of 30 Ord

OUTLINE OF 3RD FLOOR ADDITION proposed building is only 31 sqﬁare feet larger than the existing house




ngained.by protectin,
ties pLgsldent ;Amplnyment
- Therc is na existing | industrial oy semcc Sector use on'this sil

PBL“L?ELR’%EW&CQMGJEEJQELS&_LSU_MIELLRMQs_bﬁ.l’_.e_ﬂgﬁ_ﬁ_Ld.eleLopmﬁm,f .
arlesor open space in the vicinity of the proposed project There will be no effect o1 parlss and open space.




The neighbor to the north at 30 Ord Street has expressed concern that the 3rd floor
addition to 32 Ord Street.would throw additional shadow on his home.These diagrams
represent the worst case scenario on the first day of winter, December: 21, There is a
smallincrease of shadow during the mid-day hours.

3835 0RD SYAZET A 36 ORD ETREET

HARTY RESIDENCE

32 ORD STREET » SAN FRANCISCO, CA » 941 14
PLANNING COMMISSION HEARING: APRIL 7,206

EX[STING

PRDPQSED.

12.PM. December 21

3 PM, Decembei- 21

ELEVATIONarchisacts » 4159 Green Street . Suite 4 + San Francisco, CA 941§
v:415:537:1125 » weelavationarchitacts.com ;




. PRSI R I

At 'the Spring and Fall equinox; there is no change to the shadowing on 30 Ord.
These diagrams are based on surveyed.heights ‘and:locations.

0 0RD STREET

HARTY RESIDENCE

32 ORD STREET « SAN FRANCISCO, CA » 94114
PLANNING COMMISSION HEARING: APRIL 7,2016

30 ORG STREET I2ORDITREET|| 3598 0RDSTAEET

EXISTING

PROPOSED

9 AM, March 21 dnd September 21 12°PM, March 21 arild September 21
: !

ELEVATIONarchitects - 1159 Green Streel |, Suile 4 » San Francisco, CA 94109 «v: 415,537.1125 - wielevationarchitects.com ;

12:00 PM

3'PM, March 2§ and September 21




HARTY RESIDENCE

32 ORD STREET = SAN FRANCISCO,CA » 94114

PLANNING COMMISSION HEARING: APRIL. 7,2016

RESPONDING TO COMMISSION CONCERNS

REVISIONS TOTHE PROPOSED PROJECT SINCETHE CU
HEARING ON |JANUARY 7.2016

* The project sponsor has revised the project 3 tlmes in response to the
neighbor's concerns

« The project sponsor met with the neighbors and representatives of the
neighborhood association and provided all drawmgs o them for their
review

» The project sponsor acknowledges that the sun path study was not
accurate. It has been updated to reflect actual light conditions with 2
revision of 1.75°

~The project size has been reduced by.|25 square feet while increasing the
2nd unit by 885 square feet

= The 2nd unit has been increased from 490 square foot studio'to a 1,374
square foot 2-bedroom/ 2 1/2 bath unit with its own street level entry

*The upper, unit has been reduced to a 3 bedroom /.3'1/2 bath unit

= The parapet has been lowered so it is lower than the solar panels-on 30
Ord::

* The rear extension into the rear yard has been reduced by 9'-6 to.be
15'-0" from the rear. yard setback line

+The side setback of 6'-2" to 36-38 Ord has been extended by.13"-0"
impacting only one property fine window

« The design; of the rear of the 3rd floor has increased the privacy between
the neighboring houses

ELEVATIONarchiteets #1159 Green Sweet, Sl.;ite 4 « San Francisco, CA 4
v:415.537.1 125 w:elevationarchitects.com
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NOTICE TO BOARD OF SUPERVISORS OF APPﬁ Y N ,
FROM ACTION OF THE CITY PLANNING COMMISS%“N“ -5 AHI0: 53

Notice is hereby given of an appeal to the Board of Supervisors from the following action of the City
Planning Commission.

The property is located at ) qu O “\0(7 S%VQQ]L ({& }@Q 726% ,/AO)LOO Sf) .‘

April 7, X014

Date of City Planning Gommission Action
(Attach a Copy of Planning Commission’s Decision)

Appeal Filing Date

The Planning Commission disapproved in whole or in part an application for reclassification of
property, Case No. .

The Planning Commission disapproved in whole or in part an application for establishment,
abolition or modification of a set-back line, Case No.

X _ =X _ The Planning Commission apptoved in whole or in part an application for conditional use
authorization, Case No._ X014 —000574 COA .

The Planning Commission disapproved in whole or in part an application for conditional use
authorization, Case No. .

V\Clerk's Office\Appeals Information\Condition Use Appeal Processs
August 2011
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Statement of Appeal:

a) Set forth the pari(s) of the decision the appeal is taken from:

Sag attbamnin

b) Set forth the reasons in support of your appeal:

See gffadamint

Person to Whom
Notices Shall Be Mailed Name and Address of Person Filing Appeal:
; ‘ Grary welos ,
dirk Agquilar Presidtut o€ Corbef- Wit Mz
‘ ¥ Name . Name v

2,0 oul Sieeat 7% hars, Dl

‘Say Fravcisco, CA 411k Ban Fravciscs  CA T4
Address Address :
(415)D47-55Y (51%) 279 -5%70
_Telephone Number - Telephone Number

Fwael = 8 Aguilas @%lvwox?l .com Euwaiil : gay @ cme‘f}bQ’gl/n[s : O%VL

7

Sigrigire of Appelant or
Authorized Ageht

V\Clerk’s Office\Appeals InformatiomCondltion Use Appeal Process6
August 2011




Statement of Appeal:

a)

The set forth pari(s) of the decision the appeal is taken from:

The approval of Conditional Use Authorization No. 2014-000174CUA,
including, among other things, to permit an increase to the existing

- square footage by more than 100%.

Set forth the reason in support of your appeal:

Among other things, the project fails to meet the criteria of the Interim
Zoning Controls Legislation and it fails to meet the City's Conditional
Use requirements. Specifically the project is undersirable for the
neighborhood and it is detrimental to its neighbors. Further, the permit
application is based on factually incorrect claims.

We incorporate by reference materials submitted and presented at the
Planning Commission Conditional Use Hearings. We will provide further
explanation, testimony and materials in our brief and at the Board of
Supervisors Hearing. : '

1534
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CORBETT HEIGHTS NEIGHli YRS

www.corbettheights.org

May 2, 2016

San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103

Re: Conditional Use Appeal: 32 Ord St. Board of Supervisors Appeal Fee Waiver
To Whom It May Concern,

My name is Gary Weiss. 1 am the President of Corbett Heights Neighbors, a
neighborhood association that is registered with the City and County of San
Francisco and the Secretary of State of California.

Corbett Heights Neighbors supported Supervisor Scott Wiener's Interim Zoning
Controls legislation that were passed in 2015.

- This project, as currently designed, does not comply with the intent of the
legislation. We feel that there are alternative solutions that would allow for an
equally good design and that would respect the Interim Zoning Controls. We
previously requested that the Planning Commission deny the Conditional Use
authorization. We are appealing their decision (Case Number 2014-000174CUA)
for the same reasons.

"~ Sincerely,

Gary Weiss, President
Corbett Heights Neighbors

cG: Supervisor Scott Wiener

1535




Gary Weiss

President of Corbett Heights Neighbors
78 Mars Street

San Francisco, CA 94114

May 5, 2016

San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103-9425

32 Ord Street Appeal: Letter of Authorizaﬁon

To whom it may concern

I am the Appellant of the 32 Ord Street Conditional Use Authorization Case No
2014-000174CUA. | authorize Divle Agqurlar to act as my agent and
on my behalf for all purposes of this appeal.

Please communicate directly with:

Dk om

20 Ovol " o¥ea)}, Gan Fraucisco, CA 4G
‘DA%LUIIW@@VW&L&GVW / (115)%7-545

1536




Gary Weiss

President of Corbett Heights Neighbors
78 Mars Street ,

San Francisco, CA 94114

May 5, 2016

Office of the Clerk of the Board

San Francisco Board of Supervisors
1 Dr. Carlton B. Goodlett Place

City Hall, Room 244 _
San Francisco, CA 94102-4689

32 Ord Street Appeal: Leﬁer of Authorization

To whom it may concemn

[ am the Appellant of the 32 Ord Street Conditional Use Authorization Case No
2014-000174CUA. | authorize Dinde Aoy lgt to act as my agent and
on my behalf for all purposes of this appeal.

Please communicate directly with:
- Dirk velay |
20 O 5% D Fraucise, CAZ4uh

Dlgpllar@gwail-com /[ (415) 357545
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SAN FRANCGISGO
PLANNING DEPARTMENT

Subject fo: (Select-only if appﬂcable)

. TE50 WSsan St
[0 Affordable Housing (Sec. 415) I First Source Hiring (Admin, Code) Suite 400
D.Jébs Housing Linkage Program iSec. 413) T1.Chid Care Reguirement (Sec. 414) . gf\“gi?"ugi_sz"% .
0 Downtown Park Fee (Sec. 412) O Other
' Reception:
‘415.5?38’.6373
" - e \ - ; \ ) Fax:
Planning Commission Motion No. 19609 .  #ssssue
HEARING DATE: APRIL 7, 2016 Planning
CONTINUED FROM JANUARY 7, 2016 AND MARCH 3, 2016 : Information:
415.558.6377
Case No.: 2014-000174CUA

Project Address: 32 ORD.STREET
Permit Application: 2014:10217. 9274

Zoning: RH-2: (Resxdenﬁal House, Two-Family) District
' _ 40-XHeight and Bulk District
BlockfLot: 2626/005
Project Sponsor:  Jonathan Peariman
" Blevation Architects
1159 Green Street, Suite 4
. San Frandisco, CA 94109
) Staff Contact: . Andrew Perry — (415) 5759017 S : ?

Andrew. Perry@sfeovore

ADOPTING FINDINGS RELATING TO THE APPROVAL OF -CONDITIONAL USE
AUTHORIZATION PURSUANT TO PLANNING CODE SECTIONS 303 AND 306.7 ESTABLISHING
INTERIM ZONING CONTROLS IMPOSED BY RESOLUTION NO. 76-15-ON MARCH 9, 2015 TO
TERMIT A HORIZONTAL AND VERTICAL ADDITION TO A SINGLE-FAMILY HOME THAT
WOULD INCREASE THE EXISTING SQUARE FOOTAGE BY MORE THAN 100% AND RESULT IN
EXCESS OF 3,000 SQUARE FEET WHILE ALSO INCREASING THE LEGAL UNIT COUNT FROM
ONE- TO TWO JUNITS, WITHIN AN RH-2 (RESIDENTIAL HOUSE, TWO-FAMILY) ZONING
DISTRICT AND A 40-X HEIGHT AND BULK DISTRICT.

PREAMBLE

On October 17, 2014, Jonathan Peartman (hereinafter “Project Sponsor”), on behalf of Sunae Chon, filed
‘Building -Permit Application Number 2014.10.17.9274 for the horizontal and vertical expansion to an
existing single-family dwelling at 32 Ord Street. On February 20, 2015, the property ‘was sold to John
Harty, and on March 5, 2015 an Environmental Evaluation application was filed with the Planning
Department (hereinafter “Department”). '

www .sfplanning.org
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Motion No. 19608 4 -CASE NO. 2014-000174CUA
Hearing Date: April 7, 2016 320rd Street

On March 9, 2015, the Board of Supetvisors passed interim legislation-to impose Interim zoning controls .

for an 18-month period for parcels in RFE-1, RH-2, and RH-3 zoning districts within neighborhoods
known as Corbett Heights and Corona Heights, requiring -Conditional Use Authorization for any
residential development on a vacant parcel that would resultin fotal residlential square footage exceeding
3,000 square feet; Conditional Use Authorization for any new residential development on a developed
patcel that will increase the exxshng gross square footage in-excess of 3,000 square feet by more than 75%
-without incréasing the existing legal 1mit count, or more than 100% if increasing the existing legal umit
count; and requiring Conditional Use authorization for residential development that results in greater
than 55% lot.coverage. Thie:project site was affected” by the interim legislation, requmng Conditional Use
Authorization.

On August 18,2015, Jonathan. Peariman, on behalf of John Haxty, filed Application No. 2014-000174CUA
hereinafter “Application”) with the Deépartment seeking Conditional Use.Authorization for horizontal
and vertical additions to the existing single-family dwelling that would increase the-existing gross square
footage in excess of 3,000 square feet and more than 75% without an increase to the legal unit cound,
within an RH-2-(Residential House, Two-Family) Zoning District and a-40-X Height and Bulk District.
The proposal will convert the two-bedroom single-family home with one off-street parking space, into a
four-bedroom single-family home with two off-street-parking spaces, and is an addition of approximately
2,985 squate feet, bringing the total square footage of the home to approximately 4,750. The addition will
excavate into the upsloping Iot at the basement garage and first floor Jevels, expand the building at the

xear of the second floor, and add a new thixd story. The upper floor will be set back from the main front

building wall by approximately 10 feef and by approximately 17 feet from the front property line.

On Jamuary 4, 2016, the Project Sponsor submitted a.tevised proposal with the Department that would
provide an additional residential dwelling unit at the first floor. The revised proposal also .eliminated
some of the excavation that was proposed at the reax of the first floor, so that the total square footage for
the building was reduced to 4,336 square feet. The previously proposed building envelope at the second
and thixd storiesremained unchangei

On January 7, 2016, the San Francisco Plamﬁng :Commission (heteinafter “Commission™) conducted a
duly noticed public hearing at a xregularly scheduled meeting-on Conditional Use Application No. 2014-
000174CUA. After receipt of public testimony, the Commission voted 6-0 to continue the ifem until March

3, 2016..At the hearing, the Commission directed the Project Sponsor-to continue fo work with neighbors -

Tegarding the Froject: design and the creation of a viable second imit. The Commission -also asked the
Project Sponsor to continue to work with neighbors to résolve any perceived -discrepancies between the
surveyed heights shown on the plans and the corresponding 3D massing and shadow studies. To allow

more time in order to resolve these concems, the Project Sponsor requested a continuance until the April -

7, 2016 Commission hearing,

The project is exempt from the California Fnvironmental Quality Act (“CEQA”) as a Class 1 categorical
exemption under CEQA.

The Commission has heard and considered the testimony presented to it at the public hearing and has .

further considered written materials and oral testimony presented on behalf of the applicant, Department
staff, and otherinterested parties.

‘SAN FRANCISCO 2
PLANNING DEPARTVENT
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Motion No. 19609 , CASE NO. 2014-000174CUA
Hearing Date: April 7,.2016 32 Ord Street

MOVED, that the'Commission hereby authorizes the Conditiondl Use requested in Application No. 2014-

000174CUA, pursuant to Planning Code Sections 303 and 306.7 -establishing interim zoning controls:

imposed by Resclution No. 76-15.on. March 9,.2015 to pexmit expansion of a single-family home and an

increase in the existing gross square footage in excess of 3,000 square feet and by more than 100% while

also.increasing the exisfing legal 1mit €6unt. from oneé- to two-units, subject fo the conditions contamed in.
“EXHIBIT A" of this motion, based on the following findings:

FINDINGS

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

1. Thie above recitals ave-accurate and constittite findings of this Commission.

2. Site Description and Present Use. The pro]ect is located on the west side of Ord Street, between
Ord Courtand the Vulcan Stairway to thenorth and 17% Street and the Saturn Street. Steps to-the
South, Blodk 2626, Lot 005. The subject property is located within a RH-2 (Residential House,
Two-Family) District and the 40-X Height and: Bulk District, within the Castro/Upper Market
neighborhood. The property is developed with an existing two-story over basement, +- 1,765
square-feet, single-family structure on & 3,808 square foot lot, originally constructed in 1913 and
withorit substantial subsequent alterations. Based on review conducted by Planning Department -
staff, -the existing building isnot eligible for listing in the California Register under any criteria
individually or as part of a historic district, and is therefore not.an eligible historic resource under
CEQA, :

3. Surrounding Properties and Neighborhood. The surrounding neighborhood consists of a
mixtire of one-, two-, and three-story Jbuildings, containing mosfly one- or two-residential
dwelling units. Ord Street slopes up slightly to the north, but the neighborhood as a whole is
characterized by very steep slopes; all-of the lots along the western side-of Ord Street are steeply
upsloping, in excess of 20 percent. The adjacent building to the north is a two-story over garage,
single-family home, and is two stories in height-at the rear yard grade. The adjacent building to,
the south is:a three-story over garage, two-family dwélling, and is also.two stories in height.af the
rear yard grade; there is additionally a fwo-story cotiage at the rear of the lof.

|

The subject property is within the Castro/Upper Market neighborhood, and is located
approximately ome-quarter mile west of the Castro and Market Sireet infersection. The
immediately surronnding atea is characterized by residential zoning districts, predomimantly
RH-2, RH-3, and RM-1, and then transitions around the aforementioned intersection, containing
the Upper Market Street NCD and NCT Districts as well as the Castro Sireet NCD. These Iatter
Zoning districts are mulfi-purpose commercial districts, well served by transit including the
Castro Street MUNI station and the historic B-Market streetcar line, and which provite limited
convenience goods to the adjacent neighborhoods, but also provide shopping opportunities for a
broader area.

SAN FRANGISCO . . . . 3
FLANMNG DEPARTIVMENT
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Notion No, 19809 CASE NO, 2014-000174CHA
‘Hearing Date: April 7, 2016 32 Ord Street

4. Project Description. The proposal is to expand the existing approximately 1,765 square foot
single-family home through horizontal and vertical additions, which will bring the total area of
the home to’ approximately- 4,208 square feet, an.addition of approximately 2,413 square feet,
including the ‘basement garage level. The proposal will convert the two-] ‘bedroom single-family
home with.one off-street parking space, info a two-unit home, comprised of a two-bedroom unit
with 1,374 square feet at the basement and first floor levels, and a three-bedzoom unit with 2,834
square feet at the second and third fleor levels. The one existing .off-street parlang space will
remain, and two bicydle parking spaces will be provided within the garage.. The addition will
excavate into the upsloping lot at the basernent and fixst floor levels, expand the building at the
rear of the second floor, and .add a-new third story. The upper: floor will be set back from the
main.front building wall by appxoxunately 10 feet and by approxxmately 17 feet from the front
property line, The proposal utilizes much of the existing building, with minor material changes to
the front facade, and is not tantamount to demolition ‘under Planming Code Section 317. The
proposed additions have been sensitively designed within the context of the adjacent buildings
by providing ample setbacks, and the vertical addition is consistent with the height and massing
of other biiildings along the west side of Ord Street, being two stories at.the rear yard grade.

5. Public:Comment/CommunityQiftreach. The Depariment has received numerous emails with
regard to fhe Project from both adjacent meighbors at 30 and 36-38 Oxd Street. The first
communication was received on January 8, 2015 with. concemns about the accuracy of the plans
and the representation .of the subject and adjacent properties. Addifionally, the neighbor at 30
Ord Street presented. concemns that the Project height and vertical addition would result in
shadowing and loss of function to their rooftop solar panels; also, that the addition. at the rear
(including fhe new third story) would cause significant impacts to lght, air, and privacy to their
property, particularly fo their living room located at grade in the rear-yard, with windows facing
the Subject Property. The neighbor at.36-38 Ord Street-was concerned that the Project would have
significant impacts to several windows located in proximity to the shared property line and that
face onfo the Subject Property.

The Planner has .conveyed fhese communications to. the onjeét Sponsor, and subsequent
revisions addressed the discrepancies and plan deficiencies that were identified in the public
comments. The Planner has also met with the neighbors in person on two occasions, induding

- one at the-project site, so that conditions could be understood from inside both adjacent homes.
The Project Sponisor has revised the plans-based on the comments Teceived in-order to allevidte -
some of the concerns, Specifically, the Project height has been lowered toward the rear of the
proposed structure, so that it does not exceed the height-of the solar panels and shadowing does
not oceur; additional sefbacks and lightwells have been provided to give more protection fo the
windows along 36-38 Ord Street; at the rear of the proposed Project, the new building mass will
have a setback of 8"-9” from the shared-side property line with 30 Ord Sireet, resulting in a fotal
setback of 18’-3" from the adjacent neighbor’s living room wall.

Additionally, the Department recéived an inquiry from Jack Keating of the Bureka Villey
Neighborhood Association on December 9%, 2015 requesting information about the Project and
- the Department’s internal xeview procedures more generally for proposals subject to the interim
zoning conirols under Ordinance 76-15.
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Following the original Commiission hearing on January 7, 2016, the I;roject Sponsor and
neighbors were in communicgtion regarding the modified Project design, During his time, a

meeting-occurred at the Plarmmng Department, attended by the Project Sponsor, subject property
owner, neighbors and representatives of the Euréka Hejghts Neighiborhood .Assodation and
Corbeit Heights Neighborhood Association. The Project Spomsot has submitted three sets of
revisions during this time, Withregard fo the shadow models:for.the Prolect the Project Sponsor
'has revised the parameters of the model and- adjusted the sun angle, to more accurately represent
the existing conditions as documented in phofographs supplied by the adjacent property owner.

6. Planning Code Compliance: The Commission finds fhat the. Pro]ect is consistent with the
relevant provisions of the Plamung Code in the following marmer:

A. Rear Yard (Section 134). Plarming Code Section. 134 requirw a.minimum rear yard depth
equal to 45% of the total depth of the:lot on which the building.i situated, except that rear
yard requirements can be reduced to a line on the Iot, paralle] to:the rear lot line, which is the
average between the depths of the rear building walls of both adjacent properties.

The subject property has a.lot depth of 136 feet, and a requiired rear yerd depth of 61°-2%". The rear
building walls of the adjucent properties would hof allow for amy reduction of the rear yard
requirement. The Profect muintains g rear yord setback of approximately 762", with the rear wall of
the third floor 15” from the vear yard line. An eleoated walkway connects the third floor with & petio
area and stairs fhat lead to the second floor bilow, whick do encroack into the required rear yard
setback. However, these features qualify-as permitted obstructions pursuant to. Plansiing Code Sections
136(c)(14) and 136(c)24), as they will be built into the upsloping topography of the site and will 1ot
exceed & height that is 3 feet above grade within the required rear yard areq.

B. Open Space{S ection 135). Planriing Code Section 135 requires a minimum of 125 square feet
. of nsable opern space for each dweélling unit if-dll private,

‘The Project-proposes to add one-(1) additional dwelling unit for a total of two (2).dwelling units on the

property. The vpper unit ot the second wrd third floors meets the usable open space requirement -
through the provision-of a private front deck area at the Hhird floor with approXimately 224 square feet

of deck area,-exceeding the 125 square feet that-is required for the unit as private usable open space.

Thelower unit has access to the rear yard fhrough ¢ passage dlong the northern side of the building. At

the rear, there is.a shared common patio with approximately 216 :s};uare Jeet of arex; ihis exceeds the

166.25 square feet common usable open space requirement for.the second uriit.

C. Streetscape and Pedestrian Improvements (Section 138.1). Plarming Code Section 138.1
requires orie new street free for every 20 feet of frontage for projects that meet the conditions
contained in-Section 806(d)-of the Public Works Code.

The.Project triggers the requitement contained in the Public Works Code, as it proposes to add at least
500 squpre feet to the existing building. The subject property has 28 feet of Hnear fronfage and would
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therefore require one (1) street tree. There is an existing street free proposed to remain, therefore the
requirement is met. ’

Bird Safety (Section 139). Planning Code Secfion 139 requires that feature-related hazards,
such as free standing glass deck rdilings, either be treated with bird-fiiendly glazing or
limited in sizesuch fhat no unbroken glazed segment is 24 square feet or larger in.size.

The Praject proposes.free-standing glass deck railings at the rear deck on the third floor level, however
the area.of unbroken glazing is-only approximately 8-squate feet, therefore the requirement isef.

Off-Street Parldng (Section 151). Planning Code Section 151 requires one off-street parking
space per dwelling unit, and the maximum parking permitted -as accessory may not exceed

three spaces, where one is required by Code.

The _Projeci proposes to maintuin the existing 1-car garage. The Project with the addition of one unit,
does not constitute a major addition pursuant to Planning Code Section 150. No additional parking is
therefore required by Code.

Bicytle Parking (Section 155.2). Planning Code Section’ 1552 requires one (1) Class 1 Bicyde
Parking space per dwelling unit, -when thereds.an additien of a dwelling unit.

The Project. proposes two (2} Class 1 Bicycle Parking spaces within the garage, therefore the
requirement is mef.

Density (Section 209.1). Planning Code Section 2091 -permits up to two (2) dwelling umits
pex lot in an RE-2 District. '

The Project proposes to increase the existing legal unit count from. one (1) to.two (2) units, therefare
the permitted densify is not exceeded.

7. FPlanning Code Section 303 estabhshes criteria for the Planning Commission fo consider when
reviewing apphcatmns for Conditional Use approval. Or-balance, the project does comnply ‘with
said criteria in that:

A Thﬂ proposed. use or feature, at.the size and mtenszty contemnplated and at the proposed

SAN FRANGISCO
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location, will provide a development that is necessary-or desirable for, and compatible with,
the neighbothood or the community.

The proposed Project — a horizontal and vertical expansion of the existing singlefamily home — is
consistent with development patterns in this residential neighborhood and with the requirements of the

. Planning Code. The additions have been designed such that a large mmount of the increase in square

footage is achieved through excavation into the upsloping lot — approximately 1,558 squure feet of the
total expansion, or 65% of the added square footage is below grade — and will therefore be hidden from
the public right-of-way, and with minimal impact to the adjacent neighbors. Much of the existing
structure will be retained. Material changes are proposed for the frant facade consistent with common
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residenttial matefials that can be found elsewhere in the neighborhood and 4 new eniry for the second

- unit will be created at street level. The other existing. openings and proporiions of the front fecade will
be retained, and the third floor addition will be set back-from the main front building wall by 10 ani
from the front property line by approximately 17/, so as-to-be minimally vistble from the.siveet,

The vertical addition at the third floor raises the building height of the subiject-hoine, hotever, it will be
approximately two inches faller than the height of the adjacent neighbor af 30 Ord Street, so that o
shudowing of the adjacent solay panels will occur. The proposed vertical addition will also be 10 feet
Tower than the ridge of the adjdcent neighbor at 36-38 Ord Street. At the rear, sethacks dlong the side
praperty lineshave beent provided for both adjacent neighbors. Along the northern side, the second: floor
(ot rear'yard grade) will maintain the existing setback of the popout at approximately 4, and the new
third floor will be further setback, at 7' from the side property line. I confunction. with the neighbor's
setback, total building separation is 16™-67, which helps mininiize shadowiing of the aijacent property.
Along the southern side property lsie, the Project tmaintains the existing building separation of 1'-7"
at the front of the building. At the reat, the second floor and the new .third floor will provide
' appraxzmately 6 feet of sepatation . ‘between the butldmgs and help maintain light and dir for the
aijacent property’s bedrooin wiridows. The third floor also has a 6' sie sethack from the southern
. property line at the front portion of the building.

Alfhough the Project does result in an increase of 138% to the existing square footage, ib-will create g

- higher-guality two-family house, one vinit with three bedrooms, the other with two. The resulfing
depth gnd height of the Project is comparable and consistent with the immediately adjacent buildings
and -others in the surroundma neighborhood, and has been sensitively designed with regard to site-
speczﬁc constraints. For these repsons, the Project has been found fo be desirable for and compatible
with the neighborhood.

B. The use or feature as proposed will not be detrimentzl to the health, safety, convenience or
general welfare of persons residing or working in thé vidnity, .or injurious ‘to property, .
improvements, or potential development in the vicinity, with respect to aspects including,
but not Yiniited to the following:

i Nature of proposed sife, including its size and shape, and the proposed size, shape and
arrangement of structitres;

The Subject Property, similat to many lots within the surrounding 