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SAN FRANCISCO
PLANNING DEPARTMENT

1650 Mission St

January 16, 2018

Mark Loper

Reuben, Junius. &Rose, LLP

One Bush Street, Suite 600

San Francisco, CA 94104

Site Address:

Assessor's Block/Lot:

Zoning District:

Staff Contact:

Record No.:

Dear Mr. Loper,

2505 Mariposa Street

4015/006

PDR-1-G (Production, Distribution &Repair —1—General)

Michael Christensen, (415) 575-8742 or michael.christensen@sf  ~ov.or~

2017-013142ZAD

This letter is in response to your request for a Letter of Determination regarding the property at 2505
Mariposa Street. This parcel is located in the PDR-1-G (Production, Distribution &Repair — 1 —General)

Zoning District and the 68-X Height and Bulk District. The request is to determine if the second floor of

the subject property contains a legally established general office use of approximately 6,900 square feet in

size.

Prior to the 2008 Eastern Neighborhoods Plan rezonings, the subject property was located in the M-1

(Light Industrial) Zoning District, which allowed general office as a principally permitted use. In 1999,

the Department of Building Inspection (DBI) issued Building Permit Application (BPA) No. 9823794 (later

renewed under BPA No. 200006082155), which proposed interior modifications to the second floor of the

structure, including the construction of offices and other spaces accessory to an office use. The subject
permit was reviewed and approved by the Planning Department to authorize office use on the second

floor.

Based on the information available, the subject property has been found to contain a legally established

office use on the second floor. Therefore, the existing building currently contains 6,900 square feet of legal

office use on the second floor.

Please note that a Letter of Determination is a determination regarding the classification of uses and
interpretation and applicability of the provisions of the Planning Code. This Letter of Determination

is not a permit to commence any work or change occupancy. Permits from appropriate Departments

must be secured before work is started or occupancy is changed.

Letter of Determination S~~te4°°
San Francisco,

CA 94103-2479

Reception:

415.558.6378

Fax:

415.558.6409

Planning

Information:

415.558.6377
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Reuben, Junius &Rose, LLP January 16, 2018

One Bush Street, Suite 600

San Francisco, CA 94104

APPEAL: If you believe this determination represents an error in interpretation of the Planning Code or

abuse in discretion by the Zoning Administrator, an appeal may be filed with the Board of Appeals

within 15 days of the date of this letter. For information regarding the appeals process, please contact the

Board of Appeals located at 1650 Mission Street, Room 304, San Francisco, or call (415) 575-6880.

Sincerely,

Scott F. Sanchez

Zoning Administrator

cr. Property Owner

Neighborhood Groups

Michael Christensen, Planner

SAN FRANCISCO
PLYNMNG DEPARTMENT
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Delivered Via Messenger

Mr. Scott Sanchez
Zoning Administrator
San Francisco Planning Department
1650 Mission Street, Suite 400
San Francisco, CA 94103

RECEIVED

OCT w 4 2017
Re: 2505 Mariposa Street —Request for Letter of Determin~jq~ &COUNTY OF S.F.

Our File No.: 10145. 1 r ~~l~Q~~ PLANNIfVG DEPARTMENT
~ ZA OFFICE

Dear Mr. Sanchez:

Our office represents 2505 Mariposa St. LLC ("Owner"), the owner of the property located
at 2505 Mariposa Street, San Francisco (Block 4015, Lot 6) (the "Property"). The Property is
improved with atwo-story plus mezzanine building. We are submitting this request on Owner's
behalf to confirm the lawfully existing office use in 6,900 square ;feet on the second story of the
Property.

Pursuant to Section 307(a) of the San Francisco Planning Code, we respectfully request a
written determination stating that (1) the second floor has been used as office since at least 2000;
and (2) office use may continue on the second floor of the property under the current version of
the Planning Code as anon-conforming use, because:

• Prior to Eastern Neighborhoods rezoning in 2008, office use was principally
permitted at the Property.

• In 1999, the San Francisco Department of Building Inspection ("DBI") issued a
building permit converting the use of the Property from retail/office to
multimedia/office. The Planning Department signed off on the permit.

• The work performed under the permit is consistent with office use (i.e. internal
partitions; code-complaint stairs; and accessible building entrance, restrooms, and
kitchen.)

• At completion of the work in 2000, DBI issued a final inspection and approval
indicating the building use as office.

• The City's permit tracking system has categorized the building's occupancy and
use as office since the 1999 permit was issued, including subsequent permits
obtained for the Property.
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• The lease history establishes continuous and existing office use in 6,900 square feet 
of the Property since 1999. 

 
A. Applicable Zoning Controls at the Property  
 
 Prior to the Eastern Neighborhoods (“EN”) Area Plan rezoning, effective January 19, 2009, 
the Property was zoned M-1 (Light Industrial). The EN Area Plan rezoning changed the Property’s 
zoning map designation to PDR-1-G (Production, Distribution, and Repair – General). (See EN 
Zoning Map Amendments, Ord. 299-08, page 474, attached as Exhibit A.) 
 
 Under the previous M-1 zoning, applicable to the Property until January 2009, office use 
was principally permitted on all floors. (See EN Planning Ord. 298-08, page 309-312, attached as 
Exhibit B.) Under the current Planning Code, new office use is not permitted in a PDR-1-G 
building, unless the building is a designated landmark. (San Francisco Planning Code § 210.3.)  
 
 A nonconforming use is defined as “a use which existed lawfully at the effective date of 
this Code, or of amendments thereto . . . and which fails to conform to one or more of the use 
limitations under Article 2, 6, 7, and 8 of this Code that then became applicable for the district in 
which the property is located.” (San Francisco Planning Code § 180(a)(1).) Non-conforming uses 
may be continued in their existing state. (San Francisco Planning Code § 180(c); 182(a).)  
 
 As discussed in greater detail below, the second floor of the Property has been used as 
office since 2000 and has continued uninterrupted. When the Property was rezoned in 2009 to a 
PDR-1-G district, the office use became a non-permitted use under the current Planning Code. 
Because office use at the Property was permitted under the Planning Code at the time it was 
established, and is no longer permitted under the Code, it is a valid nonconforming use and is 
permitted to continue on the Property in its current state.  
 
B. Evidence Shows a Legally-Created Office Use Which Has Been Continuous Since 

2000  
 
 1. Building Permit History Establishes Office Use in 2000. 
 
 City records and lease history of the Property show that office use was established in 1999 
and has continued uninterrupted since being occupied in 2000 to the present. In 1999, a Building 
Permit for office use was issued by DBI and approved by the Planning Department for work 
consistent with office use. (See Permit App. No. 9823794, issued February 19, 1999, attached as 
Exhibit C.) 
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 Although the Planning Department’s approval applied to the specified work and did not 
constitute an approval of the use, office use was principally permitted in 1998 when the 
Department signed off on the permit, making approval or disapproval of the use itself unnecessary.  
 
 Further, the permitted improvements make it clear that office was the intended use. 
Specifically, the permit shows new interior partitions; new accessible restrooms, kitchen, and 
entrance; and code-compliant stairs, all of which are consistent with more intensive office use. The 
corresponding plans further confirm these improvements as facilitating office use, most notably 
by explicitly identifying the partitions as creating offices on the second and mezzanine levels.1  
 
 Additionally, as demonstrated on DBI’s Permit Tracking System, after the conversion work 
was completed, DBI issued its final certificate confirming the building use as office:  

 
 

 
 

                                                 
1 Due to the difficulty of receiving copies of plan sets, we do not have a copy of the plan set. This information is 
based on our office’s review of the building permit plans on file at the Department of Building Inspection. 
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2. Lease History Confirms Continuous Office Use Since 2000. 
 
Current and continuous office use is demonstrated by leases from 1999 to present. 

Beginning in December 1999, Socratic Technologies (“Socratic”) leased the building, 
approximately 14,000 square feet, as office space. (See 1999 Lease Agreement attached as Exhibit 
D.) In March 2008, Socratic Technologies signed a new lease that decreased the amount of space 
it would lease in the building from 14,000 square feet to 6,900 square feet, the area of the second 
floor. (See 2008 Lease Agreement attached as Exhibit E.) Each of Socratic’s leases has 
specifically restricted its use to office: “Tenant may use Premises only for general office 
activities.” From April 2015 through the present, Checkr, Inc. (“Checkr”) has occupied the second 
floor of the Property as an office.  

 
This lease history establishes that the second floor of the Property from 1999 through the 

present has been continuously and exclusively used as an office, creating a legal non-conforming 
office use.  
  

C. Conclusion 
 

We respectfully request a written determination letter confirming that the second floor of the 
Property has been used as office space since before the Eastern Neighborhoods rezoning, and the 
office use may continue as a legal non-conforming grandfathered office use on the Property under 
the current version of the Planning Code. I have enclosed a check in the amount of $678.50 for the 
required fee. Please call me if you have any questions or need additional information.  
 

Very truly yours, 
 
REUBEN, JUNIUS & ROSE, LLP 
 

 
 

___________________ 
Mark Loper 
 

 
Enclosure: LOD Fee Check 
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Exhibit List 

 
A - EN Zoning Map Amendments, Ord. 299-08, page 474 
B - EN Planning Ord. 298-08, page 309-312 
C - Permit App. No. 9823794 
D  -  1999 Lease Agreement 
E -  2008 Lease Agreement 
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