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Case No.: 2014.0161U Reception 

Project Address: 2201 Market Street 415.558.6378 

Block/Lot: 3559/001 Fax: 

Zoning: Upper Market NCT (Neighborhood Commercial Transit) 415.558.6409 

60/65-X Height and Bulk District Planning 

Area Plan: Market and Octavia Area Plan Information: 

Project Sponsor: Robert Edmonds 415.558.6377 

(415) 285-1300 
Staff Contact: Doug Vu - (415) 575-9120 

Doug.Vu@sfgov.org  

DISCLAIMERS: 

Please be advised that this determination does not constitute an application for development with the 
Planning Department. It also does not represent a complete review of the proposed project, a project 

approval of any kind, or in any way supersede any required Planning Department approvals listed 

below. The Planning Department may provide additional comments regarding the proposed project once 

the required applications listed below are submitted. While some approvals are granted by the Planning 
Department, some are at the discretion of other bodies, such as the Planning Commission or Historic 

Preservation Commission. Additionally, it is likely that the project will require approvals from other City 
agencies such as the Department of Building Inspection, Department of Public Works, Department of 

Public Health, and others. The information included herein is based on plans and information provided 

for this assessment and the Planning Code, General Plan, Planning Department policies, and 
local/state/federal regulations as of the date of this document, all of which are subject to change. 

PROJECT DESCRIPTION: 

The subject property at 2201 Market Street, also known as Lot 001 in Assessor’s Block 3559, is an 

approximately 4,082 square foot, triangular shaped corner parcel that primarily fronts Market Street 

between Noe and Sanchez Streets, and has secondary frontage along Sanchez Street. The property is 

located approximately in the geographic center of the Upper Market Neighborhood Commercial Transit 
(NCT) District, and is across the street from properties that are in a Residential, Transit-Oriented (RTO) 

District. 

The proposal is to demolish the existing 3,788 square foot commercial building on the lot that was built in 

1956 and construct a six-story, 63.5-foot tall mixed use building that will nearly cover the entire lot. The 

proposed mixed use building will include one floor of underground parking that will provide seven 
parking spaces and ten bicycle spaces, which will be accessed from a new curb cut along Sanchez Street. 
The first floor of the building will include approximately 3,095 gross square feet of primarily commercial 

space, and the second through sixth floors will include a total of nine dwelling units, which include four 
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one-bedroom, four two-bedroom, and one three-bedroom units. An approximately 720 square foot roof 

deck above the sixth floor would function as common open space for the proposed dwelling units. 

ENVIRONMENTAL REVIEW: 

The project initially requires the following environmental review. This review may be done in 
conjunction with the required approvals listed below, but must be completed before any project approval 

may be granted: 

Section 15183 of the California Environmental Quality Act (CEQA) Guidelines states that projects that are 
consistent with the development density established by a community plan for which an environmental 

impact report (EIR) was certified do not require additional environmental review, except as necessary to 

determine the presence of project-specific significant effects not identified in the programmatic plan area 
EIR. 

The proposed project is located within Castro/Upper Market neighborhood and within the Market and 
Octavia Neighborhood Plan Area. Since the proposed project is consistent with the development density 

identified in the area plan, it is eligible for a community plan exemption (CPE). Within the CPE process, 

there can be three different outcomes as follows: 

CPE Only. All potentially significant project-specific and cumulatively considerable environmental 

impacts are fully consistent with significant impacts identified in Market and Octavia Neighborhood 
Plan programmatic EIR (Market and Octavia PEIR), and there would be no new significant impacts 
peculiar to the proposed project or the project site. In these situations, all pertinent mitigation 

measures and CEQA findings from the Market and Octavia PEIR are applied to the proposed project, 

and a CPE checklist and certificate is prepared. With this outcome, the applicable fees are: (a) the CPE 
determination fee (currently $13,339); (b) the CPE certificate fee (currently $7,402); and (c) a 

proportionate share fee for recovery for costs incurred by the Planning Department for preparation of 

the Market and Octavia PEIR. 

� CPE + Focused Initial Study/Mitigated Negative Declaration. If new site- or project-specific 

significant impacts are identified for the proposed project that were not identified in the Market and 
Octavia PEIR, and if these new significant impacts can be mitigated to a less-than-significant level, 

then a focused mitigated negative declaration is prepared to address these impacts, and a supporting 
CPE certificate is prepared to address all other impacts that were encompassed by Market and Octavia 
PEIR, with all pertinent mitigation measures and CEQA findings from the Market and Octavia PEIR 
also applied to the proposed project. With this outcome, the applicable fees are: (a) the CPE 

determination fee (currently $13,339); (b) the standard environmental evaluation fee (which is based 
on construction value); and (c) a proportionate share fee for recovery for costs incurred by the 

Planning Department for preparation of the Market and Octavia PEIR. 

� CPE + Focused EIR. If any new site- or project-specific significant impacts cannot be mitigated to a 

less-than-significant level, then a focused EIR is prepared to address these impacts, and a supporting 

CPE certificate is prepared to address all other impacts that were encompassed by the Market and 
Octavia PEIR, with all pertinent mitigation measures and CEQA findings from the Market and Octavia 
PEIR also applied to the proposed project. With this outcome, the applicable fees are: (a) the CPE 

determination fee (currently $13,339); (b) the standard environmental evaluation fee (which is based 
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on construction value); (c) one-half of the standard EIR fee (which is also based on construction 

value); and (d) a proportionate share fee for recovery for costs incurred by the Planning Department 

for preparation of Market and Octavia PEIR. 

In order to begin formal environmental review, please submit an Environmental Evaluation Application. See 

Page 2 of the Fee Schedule for calculation of environmental application fees. 

**Note:  Until an entitlement application is submitted to the Current Planning Division, only the 
proposed Project Description will be reviewed by the Assigned Environmental C oordinator** 

Below is a list of topic areas that would require additional study based on our preliminary review of the 
project as it is proposed in the Preliminary Project Assessment (PPA) Submittal. 

Results of the studies below will determine which of the three different CPE outcomes described above 
are necessary for completion of CEQA review. 

1. Historical Resources: The proposed project includes the demolition of an existing two-story 
commercial building that was designated as Category C - Not a Historic Resource. However, the 
project site is located within the Upper Market Street Commercial Historic District, and therefore, the 
project would be subject to review by the Department’s Historic Preservation staff to evaluate the 
project’s compatibility with the historic district. To assist in analysis of the proposed project, the 
Department requires the preparation of a Historic Resource Evaluation (HRE), focused on evaluating 
impacts of the proposed project on identified historical resource(s), to be prepared by a qualified 
professional who meets the Secretary of the Interior’s Professional Qualification Standards in Historic 
Architecture or Architectural History. The FIRE should focus on evaluation of the proposed project 
for compatibility with the historic district, and assess potential impacts to historical resources. 

In evaluating the proposed project, the architecture, massing, height, materials, and articulation of the 
proposed building should be considered. Additional design comments will be provided upon 
submittal of the Environmental Evaluation Application and FIRE. 

As the proposed project will create six or more dwelling units, and/or, construct an addition of 10,000 
square feet or more, use of the Historic Resource consultant pool for identification of a preservation 
consultant to prepare the HRER is required. The Department will provide the project sponsor with a 
list of three consultants from the Historic Preservation Consultant Pool upon submittal of the 
Environmental Evaluation Application. 

Instructions on completing this report are included in "San Francisco Preservation Bulletin No. 16: 

City and County of San Francisco Planning Department CEQA Review Procedures for Historic 

Resources." The preservation bulletin is available at www.sfplanning.org  under: "Plans & Programs" 

"Historic Preservation" "Preservation Bulletins." Prior to initiating this report, please consult with 

Department Preservation Staff on the scope of work for this report. 

2. Transportation/ Circulation. Based on the PPA submittal, a transportation study is not anticipated. 

However, an official determination will be made subsequent to submittal of the environmental 

evaluation application. The Planning Department’s Transportation subgroup has reviewed the 
proposed development plan and made the following comments! suggestions: 
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- Project sponsor should consider less parking since the site is located on Market Street, near 
Church Street, which is a transit-rich area. 

Consider bike parking at ground level. Also, plans are not clear on how bike parking in the 
basement is accessed. Plans need to show/note whether bikes would use automobile or 

regular elevator or stairs. 

Project sponsor must provide specifications and dimensions for car elevator, as well as 
stacked parking systems. 

3. Archeological Resources. The Market and Octavia FEIR anticipated that development on the project 
site would have the potential to disturb archeological deposits and Mitigation Measure C2: General Soil 
Disturbing Activities was determined to be applicable for any project involving any soils-disturbing 
activities beyond a depth of four feet for sites located within the Plan Area for which no archeological 
assessment report has been prepared. 

This mitigation measure requires the project to complete either a Preliminary Archeological Review 
(PAR), conducted in-house by the Planning Department Archeologist, or a Preliminary Archeological 
Sensitivity Assessment (PASS) prepared by a Department Qualified Archeological Consultant and 
subject to review and approval by the Department’s Archeologist. 

The PAR would: (1) determine what type of soils disturbance/modifications would result from the 
proposed project, such as excavation, installation of foundations, soils improvements, site 
remediation, etc.; (2) determine whether or not the project site is located in an area of archeological 
sensitivity; and (3) determine what additional steps are necessary to identify and evaluate any 
potential archeological resources that may be affected by the project. Helpful to the PAR process is 
the availability of geotechnical or soils characterization studies prepared for the project along with 
the proposed foundation type and maximum depth of excavation. 

Alternatively, preparation of a PASS requires the project sponsor to retain the services of a qualified 
archeological consultant from the Planning Department’s rotational Qualified Archeological 
Consultants List (QACL). The project sponsor must contact the Department Archeologist to obtain 
the names and contact information for the next three archeological consultants on the QACL. The 
QACL is available at: 

http://www.sf-planning.org/ftp/files/MEA/Archeological_Review_consultant_pool.pdf.  

Based on the results of either the PAR or the PASS, the Environmental Review Officer would 
determine if an Archeological Research Design/Treatment Plan is required to more definitively 
identify the potential for California Register of Historic Resources eligible archeological resources to 
be present within the project site and determine the appropriate action necessary to reduce the 
potential effect of the project on archeological resources. 

4. Air Quality (AQ) Analysis. The proposed nine residential units and 2,500 square feet of retail space 

is below the Bay Area Air Quality Management District’s (BAAQMD) construction and operational 

screening levels for criteria air pollutants. Therefore an analysis of the project’s criteria air pollutant 

emissions is not likely to be required. 

Project-related demolition, excavation, grading and other construction activities may cause wind- 

blown dust that could contribute particulate matter into the local atmosphere. To reduce construction 

dust impacts, the San Francisco Board of Supervisors approved the Construction Dust Control 
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Ordinance (Ordinance 176-08, effective July 30, 2008) with the intent of reducing the quantity of dust 

generated during site preparation, demolition, and construction work in order to protect the health of 

the general public and of onsite workers, minimize public nuisance complaints, and to avoid orders 
to stop work by the Department of Building Inspection (DBI). Pursuant to the Construction Dust 

Ordinance, the proposed project would be required to comply with applicable dust control 

requirements outlined in the ordinance. 

In addition to construction dust, excavation and construction activities would require the use of 

heavy-duty diesel equipment which emit diesel particulate matter (DPM). DPM is a designated toxic 

air contaminant, which may affect sensitive receptors located up to and perhaps beyond 300 feet from 

the project site. Additional measures may be required to reduce DPM emissions from construction 
vehicles and equipment, though the project site is not within an identified Air Pollution Exposure 

Zone. 

The proposed project includes sensitive land uses (nine residential dwelling units) that may be 
affected by nearby roadway-related pollutants and other stationary sources that may emit toxic air 

contaminants. Air filtration and ventilation measures may be required. During the environmental 

review process the proposed project will be reviewed to determine whether mitigation measures in 
the form of either construction emissions minimization measures or air filtration and ventilation 

mitigation measures will be required. While the project site is currently not located within an area 

requiring special ventilation systems for sensitive receptors (Article 38 of the SF Health Code), 
changes to areas subject to these special ventilation system requirements are currently under 

consideration. 

5. Hazardous Materials. The proposed project would include up to 150 cubic yards of excavation on the 
project site. The project site is not within the City’s mapped Maher Ordinance area (Article 22A of the 
SF Health Code). A Phase I Environmental Site Assessment should be prepared and submitted with 
the environmental review application that determines the potential for site contamination from 
historic uses of the site and the level of exposure risk. The Phase I will determine whether any 
additional analysis (e.g., a Phase II soil sampling) is necessary. Review of the Phase I and any 
additional studies recommended by the Phase I would require oversight from the San Francisco 
Department of Public Health (DPH), which may recommend that the project sponsor enroll in its 
Maher Ordinance program. More information on DPH’s Maher Ordinance application and oversight 
process may be found at: http:!/www.sfdph.org/dph/EH/HazWaste/hazWasteSiteMitigation.asp.  

6. Geology, Soils, and Seismicity. The project involves excavation of approximately twelve feet below 
grade for the installation of a basement-level garage, a mat foundation, and elevator pit. A 
geotechnical study prepared by a qualified consultant should be submitted with the EEA. The study 
should address whether the site is subject to liquefaction and other seismic and geological hazards, 
and should provide recommendations for addressing any geotechnical concerns identified in the 
study. 

7. Shadow. Planning Code Section (’Section) 295 generally prohibits new buildings that would cast 
new shadow on open space that is under the jurisdiction of the San Francisco Recreation and Park 
Commission between one hour after sunrise and one hour before sunset, at any time of the year, 
unless that shadow would not result in a significant adverse effect on the use of the open space. 
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As indicated below in the "Planning Department Approvals" section of this document, Department 
staff has prepared a preliminary shadow fan analysis to determine whether the proposed 63.5-foot 
tall building could potentially cast shadow on Recreation and Park Department public open space. It 
does not appear that the project would cast shadow on public open space. However, should the 
project conditions change, resulting in a shadow fan analysis that indicates that the project would 
cast shadow on public open space, further shadow analysis would need to be prepared that includes 
intervening buildings in order to determine whether the project would create new shadow in a 
manner that substantially affects outdoor recreation facilities or other public areas pursuant to CEQA, 
or whether the project would result in an adverse impact to public open space pursuant to Planning 
Code Section 295. 

The Planning Department Environmental Planning Staff would also review project’s shadow on non-
Rec/Park privately owned public open space. This is in accordance with the Planning Code Section 
147 and the Department’s initial study checklist question regarding whether the project would create 
new shadow that would substantially affect the usability of outdoor recreation facilities and other 
public areas. Additionally, Planning Code Section 146 requires that buildings be shaped such that 
they minimize shadow on public sidewalks, if this can be done without creating an unattractive 
design and without unduly restricting the development potential of the site. 

8. Noise. The proposed project site is located at the corner of Market Street and Sanchez Street. The 
Planning Department’s noise maps indicate that existing ambient noise levels on surrounding streets 
are at, or exceed 70 decibels. The project involves the siting of new noise-sensitive uses (e.g., 
residential uses) and therefore requires an acoustical analysis demonstrating that the building will 
meet Title 24 noise insulation standards. This analysis shall include at least one 24- hour noise 
measurement (with maximum noise level readings taken at least every 15 minutes). The analysis 
must be prepared by persons qualified in acoustical analysis and/or engineering and shall 
demonstrate with reasonable certainty that Title 24 noise insulation standards, where applicable, can 
be met, and that there are no particular circumstances about the project site that warrant heightened 
concern about noise levels in the vicinity. To the maximum extent feasible open space provided as 
per the Planning Code should be protected from existing ambient noise levels that could prove 
annoying or disruptive to users of the open space. 

9. Greenhouse Gases. The 2010 CEQA Air Quality Guidelines provide CEQA thresholds of significance 
for greenhouse gas (GHG) emissions. On August 12, 2010, the San Francisco Planning Department 

submitted to the BAAQMD a draft of the City and County of San Francisco’s Strategies to Address 
Greenhouse Gas Emissions. This document presents a comprehensive assessment of policies, 
programs and ordinances that collectively represent San Francisco’s Qualified Greenhouse Gas 

Reduction Strategy. The BAAQMD reviewed San Francisco’s GHG reduction strategy and concluded 

that the strategy meets the criteria for a Qualified GHG Reduction Strategy as outlined in BAAQMD’s 
CEQA Guidelines (2010).’ Therefore, projects that are consistent with San Francisco’s GHG reduction 

strategy would result in less-than-significant GHG emissions. 

1 San Francisco’s Strategies to Address Greenhouse Gas Emissions and BAAQMD’s letter are available online at: 
http://www.sfplanning.org/index.aspx?page1570 . Accessed February 5, 2014. 

SAN FRANCISCO 	 6 PLANNING DEPARTMENT 



Preliminary Project Assessment 
	

Case No. 2014.0161U 
2201 Market Street 

In order to facilitate a determination of compliance with San Francisco’s GHG reduction strategy, the 
Planning Department has prepared a Greenhouse Gas Analysis Compliance Checklist. The project 
sponsor will be required to submit a completed checklist as part of the environmental review process. 

A copy of the checklist can be downloaded at: 

http://sfmea.sfplanning.org/Table%201_Private%2oDevelopment%20projects_Revised_09042013.doc  

10. Tree Planting and Protection Checklist. The project site does not contain any existing trees, 
however, there are two existing trees adjacent to the project site on Market Street. The Department of 
Public Works Code Section 8.02-8.11 requires disclosure and protection of "landmark, significant, and 
street trees" located on private and public property. Please submit a Tree Planting and Protection 
Checklist with the EEA. Any trees identified in the Tree Planting and Protection Checklist must be 
shown on the project site plans with size of the trunk diameter, tree height, and accurate canopy 
dripline. 

11. Stormwater. If the project results in a ground surface disturbance of 5,000 ft’ or greater, it is subject 
to San Francisco’s stormwater management requirements as outlined in the Stormwater Management 
Ordinance and the corresponding SFPUC Stormwater Design Guidelines (Guidelines). Projects that 
trigger the stormwater management requirements must prepare a Stormwater Control Plan 
demonstrating project adherence to the performance measures outlined in the Guidelines including: 
(a) reduction in total volume and peak flow rate of stormwater for areas in combined sewer systems 
OR (b) stormwater treatment for areas in separate sewer systems. Responsibility for review and 
approval of the Stormwater Control Plan is with the SFPUC, Wastewater Enterprise, Urban 
Watershed Management Program. Without SFPUC approval of a Stormwater Control Plan, no site or 
building permits can be issued. The Guidelines also require a signed maintenance agreement to 
ensure proper care of the necessary stormwater controls. The project’s environmental evaluation 
should generally assess how and where the implementation of necessary stormwater controls would 
reduce the potential negative impacts of stormwater runoff. To view the Stormwater Management 
Ordinance, the Stormwater Design Guidelines, or download instructions for the Stormwater Control 
Plan, go to http://sfwater.org/sdg.  

12. Wind Study. The proposed project would not involve construction of a building over 80 feet in 
height. Therefore, a wind study is not required to be prepared for the project. 

If any of the additional analyses determine that mitigation measures not identified in the Area Plan EIR 
are required to address significant impacts that were not identified in the Market and Octavia Plan FEIR, 

the environmental document will be a Community Plan Exemption plus a Focused Initial 

Study/Mitigated Negative Declaration. 

If the additional analyses identify impacts that cannot be mitigated, the environmental document will be 

a community plan exemption with a Focused Initial Study/EIR. A Community Plan Exemption and a 

Community Plan Exemption plus a Focused Initial Study/Mitigated Negative Declaration can be 

prepared by Planning Department staff, but a Community Plan Exemption with a Focused Initial 

Study/EIR would need to be prepared by a consultant on the Planning Department’s environmental 
consultant pool: http://www.sf-planning.org/ftp/files/MEA/Environmental  consultant pool.pdf 
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Please see "Studies for Project inside of Adopted Plan Areas - Community Plan Fees" in the Planning 

Department’s current Fee Schedule for Applications. Environmental evaluation applications are available at 

the Planning Information Center at 1660 Mission Street, and online at www.sfplanning.org . 

PLANNING DEPARTMENT APPROVALS: 

The project requires the following Planning Department approvals. These approvals may be reviewed in 

conjunction with the required environmental review, but may not be granted until after the required 

environmental review is completed. 

1. Variance. As discussed under ’Preliminary Project Comments’ below, the proposed project requires 
the approval of a Variance from Planning Code Section 134 (Rear Yard). Variance applications are 
available in the Planning Department lobby at 1650 Mission Street Suite 400, at the Planning 
Information Center at 1660 Mission Street, and online at www.sfplanning.org . 

2. A Demolition Permit Application is required for the demolition of the existing structure and 
improvements. Demolition permit applications are available at the Department of Building 
Inspection at 1660 Mission Street. 

3. A Building Permit Application is required for the preparation of the site and for construction of the 
proposed building and improvements. Building permit applications are available at the Department 
of Building Inspection at 1660 Mission Street. 

NEIGHBORHOOD NOTIFICATIONS AND PUBLIC OUTREACH: 

Project Sponsors are encouraged to conduct public outreach with the surrounding community and 

neighborhood groups early in the development process. Additionally, many approvals require a public 

hearing with an associated neighborhood notification. Differing levels of neighborhood notification are 

mandatory for some or all of the reviews and approvals listed above. 

Pre-Application. This project is required to conduct a Pre-Application meeting with surrounding 
neighbors and registered neighborhood groups before a development application may be filed with 

the Planning Department. The Pre-Application packet, which includes instructions and template 

forms, is available at www.sfplanning.org  under the "Permits & Zoning" tab. All registered 

neighborhood group mailing lists are available online at www.sfplanning.org  under the "Resource 

Center" tab. 

2. Neighborhood Notification. Since the project proposes new construction, owners and occupants 
within 150 feet of the project site must also be notified, in accordance with Planning Code Section 312. 

PRELIMINARY PROJECT COMMENTS: 

The following comments address specific Planning Code and other general issues that may significantly 

impact the proposed project: 
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1. Tree Planting and Protection Checklist. A Tree Planting and Protection Checklist must be filled out 
and submitted with the Building Permit Application. 

2. Rear Yard. Planning Code (PC) Section 134 requires that a rear yard equal to 25% of the depth of the 
lot to be provided at the second story and above and at all residential levels. In Neighborhood 
Commercial Districts, a modification of the rear yard requirements of this Section may be allowed, 
upon approval by the Zoning Administrator at a duly noticed public hearing and in accordance with 
the provisions of Section 134(e), provided that the following criteria are met: 

Residential uses are included in the new or expanding development and a comparable amount of 
usable open space is provided elsewhere on the lot or within the development where it is more 
accessible to the residents of the development; and, 
The proposed new or expanding structure will not significantly impede the access of light and air 
to and views from adjacent properties; and, 
The proposed new or expanding structure will not adversely affect the interior block open space 
formed by the rear yards of adjacent properties. 

Development of the proposed rear yard would require a rear yard exception in accordance with the 
provisions of Section 134(e). 

3. Permitted Obstructions. PC Section 136(c)(2) permits obstructions into .streets and alleys only when 
limited as specified in this Section. The proposed obstructions (i.e. staggered floor plates) at the 
second through sixth stories of the building do not meet all of the following requirements: 

. The minimum headroom shall be 7 1/2 feet; and, 
The projection into the required open area shall be limited to three feet, provided that projection 
over streets and alleys shall be further limited to two feet where the sidewalk width is nine feet or 
less, and the projection shall in no case be closer than eight feet to the centerline of any alley; 
The glass areas of each bay window, and the open portions of each balcony, shall be not less than 
50 percent of the sum of the areas of the vertical surfaces of such bay window or balcony above 
the required open area. At least 1/3 of such required glass area of such bay window, and open 
portions of such balcony, shall be on one or more vertical surfaces situated at an angle of not less 
than 30 degrees to the line establishing the required open area. In addition, at least 1/3 of such 
required glass area or open portions shall be on the vertical surface parallel to, or most nearly 
parallel to, the line establishing each open area over which the bay window or balcony projects; 
The maximum length of each bay window or balcony shall be 15 feet at the line establishing the 
required open area, and shall be reduced in proportion to the distance from such line by means of 
45 degree angles drawn inward from the ends of such 15-foot dimension, reaching a maximum of 
nine feet along a line parallel to and at a distance of three feet from the line establishing the 
required open area; and, 
Where a bay window and a balcony are located immediately adjacent to one another, and the 
floor of such balcony in its entirety has a minimum horizontal dimension of six feet, the 
limitations of Subparagraph (c)(2)(D) above shall be increased to a maximum length of 18 feet at 
the line establishing the required open area, and a maximum of 12 feet along a line parallel to and 
at a distance of three feet from the line establishing the required open area; and, 
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� The minimum horizontal separation between bay windows, between balconies, and between bay 
windows and balconies (except where a bay window and a balcony are located immediately 
adjacent to one another, as provided for in Subparagraph (c)(2)(E) above), shall be two feet at the 
line establishing the required open area, and shall be increased in proportion to the distance from 
such line by means of 135-degree angles drawn outward from the ends of such two-foot 
dimension, reaching a minimum of eight feet along a line parallel to and at a distance of three feet 
from the line establishing the required open area; and, 

� bay window or balcony over a street or alley, setback or rear yard shall also be horizontally 
separated from interior lot lines (except where the wall of a building on the adjoining lot is flush 
to the interior lot line immediately adjacent to the projecting portions of such bay window or 
balcony) by not less than one foot at the line establishing the required open area, with such 
separation increased in proportion to the distance from such line by means of a 135-degree angle 
drawn outward from such one-foot dimension, reaching a minimum of four feet along a line 
parallel to and at a distance of three feet from the line establishing the required open area. 

4. Streetscape and Pedestrian Improvements. Planning Code Section 138.1(c)(1) requires street trees at 
a ratio of one tree per every twenty feet of street frontage along both Market Street and Sanchez 
Street, with credit provided for existing trees. This project would be required to plant nine new street 
trees along Market and Sanchez Streets. 

5. Ground Floor Uses. To support active, pedestrian-oriented commercial uses on important 
commercial streets, PC Section 145.4 requires "active commercial uses" which are permitted by the 
specific district in which they are located on the ground floor of all street frontages. The proposed 
residential lobby along Market Street does not meet the definition of "active commercial use" 
pursuant to Table 145.4. 

6. Parking Arrangement. The proposed basement level garage includes two designated parking spaces 
for persons with disabilities, although none are required. Please be advised that pursuant to PC 
Section 151.1(c), "any off-street surface area accessible to motor vehicles with a width of 7.5 feet and a 
length of 17 feet (127.5 square feet) not otherwise designated on plans as a parking space may be 
considered and counted as an off-street parking space at the discretion of the Zoning Administrator if 
the Zoning Administrator, in considering the possibility for tandem and valet arrangements, 
determines that such area is likely to be used for parking a vehicle on a regular basis and that such 
area is not necessary for the exclusive purpose of vehicular circulation to the parking or loading 
facilities otherwise permitted." 

7. Bicycle Parking. In addition to one Class 1 bicycle space per dwelling unit, the project will require a 
minimum of two Class 2 spaces for retail uses, pursuant to PC Section 155.2.15. In addition, bicycle 
parking spaces should preferably be located at the ground floor of the building. 

8. Shadow Analysis. Planning Code Section 295 limits the construction of any structure that would cast 
any new shade or shadow upon any property under the jurisdiction of, or designated for acquisition 
by, the Recreation and Park Commission. The project does not appear to have the potential to cast 
new shadow on property under the jurisdiction of the Recreation and Park Commission. 

SAN FRANCISCO 	 10 PLANNING DEPARTMENT 



Preliminary Project Assessment 
	

Case No. 2014.0161U 
2201 Market Street 

9. Formula Retail. Planning Code Section 303(i) requires Conditional Use Authorization for Formula 
Retail uses defined as a type of retail sales activity or retail sales establishment, which has eleven or 
more other retail sales establishments located in the United States. In addition to the eleven 
establishments, the business maintains two or more of the following features: a standardized array of 
merchandise, a standardized facade, a standardized decor and color scheme, uniform apparel, 
standardized signage, a trademark or a servicemark. Conditional Use authorization would be 
required for any future tenant of the proposed retail spaces meeting the definition of formula retail. 

10. Use Size Limits. PC Sections 121.2 and 733.21 require each nonresidential use that is equal to or 
greater than 3,000 gross square feet be permitted only as a Conditional Use by the Planning 
Commission, subject to the provisions set forth in Sections 316 through 316.8 of this Code. 

11. Transit Impact Development Fee. Planning Code Section 411 requires the payment of a Transit 
Impact Development Fee for the new development in San Francisco. The fee is not required for 
residential uses but a fee of $13.30/square foot is required for the proposed ground-floor retail uses. 

12. Impact Fees. The Market and Octavia Community Improvements Fund is implemented in part 
through the Market and Octavia Impact Fee that is applicable to the proposed project, pursuant to 
Planning Code Section 421. Fees shall be charged to any development project in the Balboa Park 
Program Area which results in at least one net new residential unit, additional space in an existing 
residential unit of more than 800 gross square feet, at least one net new group housing facility or 
residential care facility, additional space in an existing group housing or residential care facility of 
more than 800 gross square feet, new construction of a non-residential use, or additional non-
residential space in excess of 800 gross square feet in an existing structure. The fee schedule requires 
$9.00 per gross square foot of residential space and $3.40 per gross square foot of net new non-
residential space. 

The Market and Octavia Impact Fee is due and payable to the Development Fee Collection Unit at 
DBI prior to issuance of the first construction document, with an option for the project sponsor to 
defer payment prior to issuance of the first certificate of occupancy pursuant to Section 107A.13.3.1 of 

the San Francisco Building Code. 

13. First Source Hiring. Chapter 83 of the San Francisco Administrative Code, passed in 1998, 
established the First Source Hiring Program to identify available entry-level jobs in San Francisco and 
match them with unemployed and underemployed job seekers. The intent is to provide a resource 
for local employers seeking qualified, job ready applicants for vacant positions while helping 
economically disadvantaged residents who have successfully completed training programs and job-
readiness classes. 

The ordinance applies to (1) any permit application for commercial development exceeding 25,000 
square feet in floor area involving new construction, an addition or a substantial alteration which 
results in the addition of entry level positions for a commercial activity; or (2) any application which 
requires discretionary action by the Planning Commission relating to a commercial activity over 
25,000 square feet, but not limited to conditional use; or (3) any permit application for a residential 
development of ten units or more involving new construction, an addition, a conversion or 
substantial rehabilitation. 
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If the proposed project exceeds 25,000 gross sq. ft. in floor area, it will be subject to the requirement. 
For further information, or to receive a sample First Source Hiring Agreement, please see contact 
information below: 

Ken Nim, Workforce Compliance Officer 
CityBuild, Office of Economic and Workforce Development 
City and County of San Francisco 
50 Van Ness, San Francisco, CA 94102 
Direct: 415.581.2303 
Fax: 415.581.2368 

PRELIMINARY POLICY COMMENTS: 

The proposed project is covered by the Market and Octavia Area Plan, which was adopted by the Board 
of Supervisors in 2008, and the Upper Market Community Vision and Development Design Guidelines, 
which was endorsed by the Planning Commission in 2008. The project is generally consistent with these 
plans, taking into consideration many of the principles outlined in both documents, including the active 
ground floor use and urban form that is generally appropriate for Market Street, as the city’s cultural, 
ceremonial and commercial spine. 

The area encompassed by these plans has a diverse pattern of land uses that integrate various housing 
types, commercial activities, institutions, and open spaces. The Market and Octavia Area Plan imagines a 
mixed use transit oriented neighborhood, especially in the highly transit accessible upper Market area. 
New development should add to the rich mixture of uses in the area, and provide more housing, 
especially affordable units. New development should improve livability and be well designed, 
compatible with the scale of surrounding development, and consistent with neighborhood character. The 
project, as submitted, and the proposed uses are consistent with the plan’s vision for the area, specifically 
with the principles below: 

Require infill development to enhance the area’s established land use pattern and character. This 
kind of development should be integrated into the prevailing pattern of uses, taking cues from 
existing development in the area. 
Concentrate new uses where access to transit and services best enables people to be less reliant on 
automobiles. To this end, the most intense new development should be linked directly to existing 
and proposed transit services, and concentrated where the area’s mix of uses supports a lifestyle 
less dependent on cars. 

As currently drafted, the project is generally consistent with the objectives and policies in the Plan. Please 
refer to the Market and Octavia Area Plan for more guidance and to ensure general conformity with the 
policies of the Plan. Information on the Plan can be found on the Planning Department’s website at: 
http://www.sf-planning.org/ftp/General  Plan/Market Octavia.htm 

Please refer to the Upper Market Design Guidelines for additional guidance and to ensure general 
conformity. Information on the Guidelines can be found on the Planning Department’s website at: 
http://uppermarket.sfplanning.org  
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The following comments relate to policy issues in the Market and Octavia Area Plan and the Upper 
Market Development Design Guidelines as they affect the proposed project: 

1. Land Use. The Market and Octavia Area Plan promotes a mixed-use, urban neighborhood in which 
new and current residents enjoy a vibrant pedestrian realm and rich transit connections. The 
proposed project’s ground floor retail spaces on Market Street and residential units above are 
appropriate for the project site and for the neighborhood. 
(Market and Octavia Area Plan Policy 1.1.3, Policy 1.1.8, Policy 2.2.4) 

2. Parking and Transportation. The General Plan calls for sustainable development integrating housing 
with transportation in ways that increases travel by foot, bicycle and transit. Moreover, the Market 
and Octavia Area Plan expressly supports the choice to live without a car and encourages travel by 
public transit and alternative transportation modes. The project site, located a short distance from a 
MUNI metro stop, the F-line streetcar, several bus lines, and major bicycling routes, is exceptionally 
well-positioned for residents who choose to live without a car; indeed, the spirit of the Plan suggests 
that a project with no parking would be appropriate for this location. Given the project’s central 
location with a high availability of transit service, the project sponsor should consider maximizing 
the number of bicycle parking spaces for residents, visitors, merchants, and customers. 
(Housing Element Policy 13.3, Transportation Element Pol. 28.1 Market and Octavia Area Plan Objective 5.2, 
Policy 5.2.1, Policy 5.2.4) 

3. Public Realm. Market Street is the symbolic spine of the San Francisco. Its wide sidewalks provide 
the opportunity for landscaping, seating, bike racks, and other public amenities that enhance the 
quality of the streetscape and reinforce its role as one of the City’s most vibrant and significant 
streets. The Market and Octavia Plan identifies Market Street as a first priority street for increased 
tree plantings, and identifies Market and Sanchez as a priority intersection for pedestrian 
improvements. 

PRELIMINARY DESIGN COMMENTS: 

1. General. The project proposes a six-story mixed-use building at the corner of Market and Sanchez 

Streets in the Upper Market area. Adjacent properties on Sanchez Street consist of fine grain three-

story residential buildings with a two-bay vertical pattern. The Market Street context is similar in 

scale and massing but with ground floor commercial use. The site is within the Upper Market Street 

Community Plan area. 

2. Site Design, Open Space, and Massing. Overall, the Planning Department supports the height, bulk, 

and site design of the project on its corner site in Upper Market. In large project sites, both the Market 

and Octavia Area Plan and the Upper Market Design Guidelines promote using setbacks or other 

architectural techniques that reduce the overall massing where a building would differ by one or 

more stories from the prevailing height of adjacent buildings. The proposed project specifies an open 

space and setback at the sixth story, where the prevailing building height on this stretch of Market 

Street is four stories. Consideration should be given to having a fifth floor setback to better match 
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surrounding conditions. The second floor back "non-occupied roof deck" could have greater 

potential as useable open space or at minimum offer light to interior spaces. (Market and Octavia Area 

Plan Fundamental Design Principles for Building massing and Articulation Principle 3, Upper Market 

Development Design Guidelines Al) 

3. Street Frontage. The Planning Department appreciates the development of an interesting corner and 

setback along the ground floor that provides for a significant street overhang. However this is 

established on the residential side of the building instead of its commercial one. Both the lobby and 

retail entrances should be highlighted with prominent entry features; this also helps to also de-

emphasize garage doors and parking. The Planning Department also would prefer a more interesting 

retail level façade that offers inviting transparency punctuated with opaque elements. The scale of the 

commercial and residential level glazing is very similar and the Planning Department prefers a 

clearer articulation of this programmatic difference. (Market Octavia Area Plan Fundamental Design 

Principles for the Ground Floor 8, Upper Market Development Design Guidelines B6) 

The proposed building includes extensive glazing along its Market Street frontage. Attention should 
be given to natural systems in the building design including adjustable windows, sun shades, 

wind/rain protection and patio elements that allow residents to use outdoor space comfortably, while 

also discouraging excessive storage on balconies. (Upper Market Development Design Guidelines E3) 

The proposed ground floor retail spaces provide a ceiling height of 14’-0". Retail spaces along Market 

Street should have at minimum a 15-foot clear ceiling height in order to allow ample light and air to 
penetrate the ground floor, thereby increasing the transparency of the building façade. 

(Market Octavia Area Plan Fundamental Design Principles for Special Streets - Market Street Principle I) 

4. Architecture. The Upper Market Street Community Plan stipulates that projects should "incorporate 

vertical and horizontal architectural elements to mitigate long unbroken building facades" and 

"break up large expanses of wall surface by varying building planes and grouping windows." The 

Planning Department appreciates the design intention to vary the horizontal layers in the project, 

however, we would like the designer to introduce a significant-- although it could be secondary--

vertical articulation system that would synchronize with the local vertical pattern. For example, the 

project could introduce an iterative strategy of aligning projections or intentionally express existing 

components such as stairs or multi-level spaces. 

The Upper Market Street guidelines also suggest that "building roofs should respect the dynamic 

roofline in the Upper Market area and maintain the dynamic rhythm of the area’s different building 
heights and roof styles." The Planning Department recommends that the proposed project use this 
above described vertical articulation system or other appropriate logic to vary the roof level to be 

more compatible with the sensibility of adjacent properties. 

The high level of glass and reflective materials in the proposal is not in line with the character of 
either the adjacent commercial or residential neighborhoods. While the Planning Department 
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appreciates the contemporary nature of the project’s design expression, we believe that it can be 
better in alignment with its context. 

PRELIMINARY PROJECT ASSESSMENT EXPIRATION: 

This Preliminary Project Assessment is valid for a period of 18 months. An Environmental Evaluation, 

Conditional Use Authorization, or Building Permit Application, as listed above, must be submitted no 
later than September 24, 2015. Otherwise, this determination is considered expired and a new 

Preliminary Project Assessment is required. Such applications and plans must be generally consistent 
with those found in this Preliminary Project Assessment. 

Enclosure: 	Neighborhood Group Mailing List 

cc: Donald St. Sure, Property Owner 

Doug Vu, Current Planning 

Christopher Espiritu, Environmental Planning 

Lisa Chen, Citywide Planning and Analysis 

Jerry Robbins, MTA 

Jerry Sanguinetti, DPW 

SAN FRANCISCO 
PLANNING DEPARTMENT 





FIRST LAST TITLE ORGANIZATION ADDRESS CITY STATE ZIP 
Alan Beach-Nelson President Castro/Eureka Valley Neighborhood Association P.O Box 14137 San Francisco CA 94114-2827 

Andrea Aiello Administrator Castro Upper Market Community Benefit District 584 Castro Street #336 San Francisco CA 94114 

Bill Tannenbaum S Sharon Street Neighborhood Association 46 Sharon Street San Francisco CA 94114 

Bruce Murphy President Eureka Valley Trails/Ad Network 170 Yukon Street San Francisco CA 94114-2306 

Carol Glanville President Mt Olympus Neighbors Association 290 Upper Terrace San Francisco CA 94117 

David Villa-Lobos Executive Head of the Triangle P 	. Box 642201 San Francisco CA 94164 
Director 

Edward Scruggs S Eureka/17th Street Neighbors 4134 17th Street San Francisco CA 94114 

Gary Weiss President Corbett Heights Neighbors 78 Mars Street San Francisco CA 94114 

Jason Henderson Vice Chariman Market/Octavia Community Advisory Comm. 300 Buchanan Street, Apt 503 San Francisco CA 94102 

Jeff Parker Steering Friends of Upper Douglass Dog Park 750 27th Street San Francisco CA 94131 
Committee 
Member 

Joe Curtis President Castro Area Planning � Action 584 Castro Street, Suite 169 San Francisco CA 94114 

Lucia Bagatay Board Member Mission Dolores Neighborhood Association 3676 20th Street San Francisco CA 94110 

Pam Hemphill Co-Chair Dolores Heights Improvement Club-DRC P.O. Box 14426 San Francisco CA 94114 

Pat Tura Board President Duboce Triangle Neighborhood Association 2261 Market Street PMB #301 San Francisco CA 94114 

Peter Cohen 0 Noe Street Neighbors 33 Non Street San Francisco CA 94114 

Peter Heinecke President Liberty Hill Neighborhood Associaton 30 Hptt Street San Francisco CA 94110 

Priscilla Botsford President Eureka Heights Neighborhood Association 382 Eureka Street San Francisco CA 94114 

Richard Magary Administrator Merchants of Upper Market & Castro (MUMC) 584 Castro Street #333 San Francisco CA 94114 
Soon Wiener Supervisor, Board of Supervisors I Dr. Carlton B GoodieS Place, San Francisco CA 94102-4689 

District 8 Room 6244 

Sean Quigley President Valencia Corridor Merchant Association 1038 Valencia Street San Francisco CA 94110 

TELEPHONE EMAIL 	 NEIGHBORHOOD OF INTEREST 
415-244-5152 alao.beach'exna org; 	Castro/Upper Market 

ihovemrksbcoiobal.net  
415-500-1151 	EoecDirectorCastrnCBD.org  Castro/Upper Market, Height Ashbury, Noe Valley 

925-890-8841 	Btannenbaum'arws cam 	Castro/Upper Market 
415-863-0207 	luckylaowai sf0tqmail.cvm 	Bayvrew, Castro/Upper Market 
415-564-6516 cg2906Weaifhliok net 	Castro/Upper Market, Haight Ashbury 
415-921-4192 admin'communityleadership Castro/Upper Market 

alliance.net  
415-431-4551 	jteamiWcomcast.nel 	Castro/Upper Market 
415-279-5570 gary'cnrbeoheights.org 	Castro/Upper Market, Noe Valley, West of Twin Peaks 

415-722-0617 jhenders'sbcgtobat.net 	Castro/Upper Market, Downtown/Civic Center, Mission, 
South of Market, Western Addition 

415-215-1711 	timehousel O@gmaii.com 	Castro/Upper Market, Diamond Heights, Glen Park, 
Mission, Non Valley 

415-621-0120 	 0 Castro/Upper Market 
415-863-3950 	missiondsaiearthlink.net , 	Castro/Upper Market, Mission 

peterWmiusiondna.oro 
415-824-2346 	parn.hemptrittWgmail.com 	Castro/Upper Market, Mission, Noe Valley 
415-267-1821 	patriciaturame.com 	Castro/Upper Market, Western Addition 

415-722-0617 	pcohensfWgmail com 	Castro/Upper Market, Mission, Western Addition 
IiberIyhillneighborhoodgmail. Castro/Upper Market, Mission, Noe Valley 
cam 

415-643-4414 	prbotsfvrdWyahoo.cam 	Castro/Upper Market 
415-431-2359 	MUMC-SFWearthlink.net 	Castro/Upper Market, Noe Valley 
415-554-6968 	scott wiener'sfgov org. 	Castro/Upper Market, Diamond Heights, Glen Park, Noe 

Adam Taylorsfgov.org , 	Valley, Twin Peeks 
AndresPower'sfgax.org , 
Jeft CretanWsfoov org 

S seasqWpaotongate.cnm 	Castro/Upper Market, Mission, Potrero Hill 




