
~~P~Q COUNl,~,O(l+

W z
x '~N ,b

a~~~3s.,. '0'S~}

SAN FRANCISCO
PLANNING DEPARTMENT ~

1650 Mission St.
Suite 400

DATE: Apri1,19, 2016 san Francisco,
CA 94103-2479

TO: Russ Naylor — Nc2 Architects, Primary Project Contact Recepc~o~:
415.558.6378

FROM: Wade Wietgrefe, Planning Department
Fax:

RE: PPA Case No. 2016-001059PPA for 465 Grove Street
415.558.6409

Planning
Information:
415.558.6377

Please find the attached Preliminary Project Assessment (PPA) for the address listed

above. You may contact the staff contact, Alana Callagy, at (415) 575-8734 or

alana.callagy@sf  ~ov.or~ to answer any questions you may have, or to schedule a
follow-up meeting.

Wade Wietgrefe, Senior Planner
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SAN FRANCISCO
PLANNING DEPARTMENT

Preliminary Project Assessment
1650 Mission St.
s~~teaoo
San Francisco,

Date: April 19, 2016
CA 94103-2479

Case No.: 2016-001059PPA Reception:

Project Address: 465 Grove Street 415.558.6378

Block/Lot: 0808/022 and 043 Fax:

Zoning: NCT —Hayes-Gough Neighborhood Commercial Transit 415.558.6409

40-X Planning
Area Plan: Market and Octavia Information:

Project Sponsor: Russ Naylor — Nc2 Architects 415.558.6377

415-749-6500

Staff Contact: Alana Callagy — 415-575-8734

alana.callag~@sfgov.org

DISCLAIMERS:

This Preliminary Project Assessment (PPA) letter provides feedback to the project sponsor from the
Planning Department regarding the proposed project described in the PPA application submitted on

January 22, 2016, as summarized below. This PPA letter identifies Planning Department review

requirements for the proposed project, including those related to environmental review, approvals,

neighborhood notification and public outreach, the Planning Code, project design, and other general

issues of concern for the project. Please be advised that the PPA application does not constitute an

application for development with the Planning Department. T'he PPA letter also does not represent a

complete review of the proposed project, does not grant a project approval of any kind, and does not 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 (DBI), San Francisco Public Works, the San

Francisco Municipal Transportation Agency (SFMTA), Department of Public Health (DPH), San Francisco

Public Utilities Commission (SFPUC), and others. The information included herein is based on the PPA

application and plans, 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 project site is within block 0808 bounded by Grove Street to the north, Gough Street to the east,

Hayes Street to the south, and Octavia Boulevard to the west. Ivy Street is an east-west roadway that

bisects the block. The project site consists of two separate lots: lot 022, a 1,750 square foot (s~ lot with

access along Grove Street; and lot 043, a 14,731 sf lot with access along both Ivy and Grove streets. Lot 022

consists of an existing 2-story building containing two dwelling units (1,375 gross sf (gs fl) ("477 Grove
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Street"). T'he existing building was constructed in 1936. Lot 042 consists of an existing 4-story, 40-foot-tall

building containing 12,953 gsf hotel use (47 hotel rooms) ("Days Inn Hotel") and 500 gf retail use. In

addition, Lot 042 contains 9,800 sf of surface vehicular parking for 33 parking spaces, with ingress and

egress from two curb cuts along Grove Street, and a continuous curb cut along Ivy Street.

The proposed project would demolish the two existing buildings and surface parking, merge lots 022 and

043, and construct a new four-story, 45-foot-tall hotel, which would contain 52,500 gsf hotel use (143 hotel

rooms) and 1,500 gsf retail use. In addition, the new building would include a below grade vehicular

parking garage for 33 parking spaces, accessed off of Grove Street. The basement level would also contain

housekeeping/laundry, a fitness room, and storage. Soil would be excavated to approximately 15 feet

below grade. A mat slab foundation would be used.

BACKGROUND:

The project site is located within the Market and Octavia Area Plan, which was evaluated in the Market

and Octavia Area Plan Programmatic Final Environmental Impact Report (Market and Octavia PEIR). On April

5, 2007, the Planning Commission certified the Market and Octavio PEIR for the Market and Octavio Area

Plan by Motion 17406.1 The certification of the PEIR was upheld on appeal to the Board of Supervisors at

a public hearing on June 19, 2007. Subsequent to the certification of the PEIR, on May 30, 2008, the Board

of Supervisors approved, and the Mayor signed into law, amendments to the Planning Code, Zoning

Maps, and General Plan.

ENVIRONMENTAL REVIEW:

Community Plan Exemption
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.

As discussed above, the proposed project is located within the Market and Octavio Area Plan, which was

evaluated in the Market and Octavio PEIR, which was certified in 2007. If the proposed project is consistent

with the development density identified in the area plan, it would be eligible for a community plan

exemption (CPE). Please note that a CPE is a type of exemption from environmental review, and cannot

be modified to reflect changes to a project after approval. Proposed increases beyond the CPE project

description in project size or intensity after project approval will require reconsideration of

environmental impacts and issuance of a new CEQA determination.

Within the CPE process, there can be three different outcomes as follows:

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

impacts are fully consistent with significant impacts identified in the Market and Octavio PEIR, and

' San Francisco Planning Department. San Francisco Planning Commission Motion 17406, Apri15, 2007. Available online at:

http://www.sf-planning.org/Modules/ShowDocument.aspx?documentid=568, accessed February 19, 2016.
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there would be no new "peculiar" significant impacts unique to the proposed project. 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 $14,017) and (b) the CPE certificate

fee (currently $7,779).

2. 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 aless-than-significant level, then a focused mitigated negative

declaration is prepared to address these impacts, and a supporting CPE checklist 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

$14,017) and (b) the standard environmental evaluation fee (which is based on construction value).

3. 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

checklist 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 $14,017); (b) the standard environmental evaluation fee (which is based

on construction value); and (c) one-half of the standard EIR fee (which is also based on construction

value). An EIR must be prepared by an environmental consultant from the Planning Department's

environmental consultant pool (htt~://www.sfplanning.org~~/files/MEA/Environmental

consultant pool.pd fl. T'he Planning Department will provide more detail to the project sponsor

regarding the EIR process should this level of environmental review be required.

Formal environmental review begins with Planning Department review of the Environmental Evaluation

Application (EEA) filed by the project sponsor. The EEA can be submitted at the same time as the PPA

application or subsequent to issuance of the PPA letter.

The environmental review may be done in conjunction with the required approvals listed below, but

must be completed before any project approval may be granted. Note that until an entitlement

application is submitted to the Current Planning Division, only the proposed Project Description will

be reviewed by the assigned Environmental Coordinator. EEAs 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.sf~lanning.org under the "Publications" tab. See "Environmental

Applications" on page 2 of the current Fee Schedule for a calculation of environmental application fees?

A detailed and accurate description of the proposed project is essential for adequate environmental

review. Please update the EEA project description as necessary to reflect feedback provided in this PPA

letter, and include any additional documents requested herein. Furthermore, include the following

2 San Francisco Planning Department. Schedule for Application Fees. Available online at:

http://www sf-planning.org/Modules/ShowDocument.aspx?documentid=513.
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information regarding the proposed project: clarify/label transformer vault location, passenger and

freight loading, sidewalk width, existing and proposed curb cuts (including length); whether pile driving

or other particularly noisy construction methods. are required; and proposed stationary sources of air

contaminants (e.g., diesel generators or boilers). If you have already filed your EEA, you may provide the

required information and documents as supplements to your application.

Below is a list of topic areas addressed through the environmental review process. Some of these would

require additional study based on the preliminary review of the project as it is proposed in the PPA

application.

1. Historic Resources. T'he project site was previously evaluated in the Market & Octavia Historical

Resource Survey.3 The project site does not contain any buildings considered individually eligible for

national, state, or local listing as a historic resource. However, the 477 Grove Street building was

identified as anon-contributor within the adopted Hayes Valley Residential Historic District

(District). T'he Days Inn Hotel building, at 465 Grove Street, is outside and adjacent to the District.

Given the proposed project would construct a new building within and adjacent to the District, the

proposed project is subject to review by the Planning Department's Historic Preservation staff for

compatibility with the district. To assist in this review, the project sponsor must hire a qualified

.professional to prepare a Historic Resource Evaluation (HRE) report. The professional must be

selected from the Planning Department's Historic Resource Consultant Pool. Please contact Tina

Tam, Senior Preservation Planner, via email (tina.tam@sfgov.org) for a list of three consultants from

which to choose. Please contact the HRE scoping team at HRE@sf~ov.or~ to arrange the HRE scoping.

Following an approved scope, the historic resource consultant may submit the draft HRE report for

review to Environmental Planning after the project sponsor has filed the EEA and updated it as

necessary to reflect feedback received in the PPA letter. The HRE should be submitted directly to the

Planning Department and copied to the project sponsor. Project sponsors should not receive and/or

review advance drafts of consultant reports per the Environmental Review Guidelines. Historic

Preservation staff will not begin reviewing your project until a complete draft HRE is received.

2. Archeological Resources. Project implementation would entail soil-disturbing activities associated

with building construction, including excavation that would reach a depth of approximately 15 feet

below grade. The proposed project would be subject to the Market and Octavia PEIR Mitigation

Measure C2 General Soils Disturbing Activities, which applies to any project involving any soils-

disturbing activities including excavation, installation of foundations, or utilities or soils remediation

beyond a depth of four feet and located within those properties for which no archaeological

assessment report has been prepared.

Pursuant to Mitigation Measure C2, the proposed project will require Preliminary Archeological

Review (PAR) by a Planning Department archeologist. To aid this review the Department

archeologist may request a Preliminary Archeological Sensitivity Assessment (PASS) by a Planning

Department Qualified Archeological Consultant, subject to the review and approval by the

Department archeologist. The Planning Department archeologist will provide three names from the

Qualified Archeological Consultant list if the PASS is required. T'he PAR will assess the archeological

3 This document is available at http://208.121.200.84/ftp/files/Citywide/Market Octavia/MO Survey Report.pdf

SAN FRANCISCO 4
PLANNING ~EPARTMEFfT



Preliminary Project Assessment Case No. 2016-001059PPA

465 Grove Street

sensitivity of the project site based on in-house source material and will consider the potential for

archeological impacts resulting from proposed soils disturbance. Please provide detailed information,

including sections, proposed soils-disturbing activities, such as grading, excavation, installation of

foundations, soils improvement, and site remediation in the EEA, and submit any available

geotechnical/soils or Phase II hazardous materials reports prepared for the project to assist in this

review. If the Planning Department archeologist determines that the project has a potential to

adversely affect archeological resources, the PAR will identify additional measures needed to address

the potential effect. These measures may include preparation of an archeological research design and

treatment plan, implementation of project mitigation measures (such as archeological testing,

monitoring, or accidental discovery), or other appropriate measures.

3. Transportation. Based on the Planning Department's Transportation Impact Analysis Guidelines for

Environmental Review,4 the project would require additional transportation analysis to determine

whether the project may result in a significant impact. Therefore, the Planning Department requires

that a consultant listed in the Planning Department's Transportation Consultant Pool prepare a

Transportation Circulation Technical Memorandum. You may be required to pay additional fees for

the Memorandum; please contact Virnaliza Byrd at (415) 575-9025 to arrange payment. Once you pay

the fees, please contact Manoj Madhavan at (415) 575-9095 or manoj.madhavan@sfgov.org so that he

can provide you with a list of three consultants from the pre-qualified Transportation Consultant

Pool. Upon selection of a transportation consultant, the Department will assign a transportation

planner who will direct the scope of the consultant-prepared memorandum.

In order to the prepare the Transportation Circulation Technical Memorandum, at a minimum, the

following information will need to be provided/clarified for the project description: the location of

passenger loading, the location of freight loading, existing and proposed sidewalk widths, and the

location and length of existing and proposed curb cuts. Refer to "Streetscape Plan" heading within

the "Preliminary Project Comments" section for additional information.

4. Noise. Construction noise would be subject to the San Francisco Noise Ordinance (Article 29 of the

San Francisco Police Code), which includes restrictions on noise levels of construction equipment and

hours of construction. If pile driving is to be used during the construction, measures to reduce

construction noise may be required as part of the proposed project. The EEA application should

indicate whether pile driving or other particularly noisy construction methods are required.

5. Air Quality. The proposed 143 hotel rooms do not exceed the Bay Area Air Quality Management

District's (BAAQMD) construction screening levels for criteria air pollutants 5 However, should

project result in a substantial amount of excavation, an analysis for the project's criteria air pollutant

emissions would likely be required. Detailed information related to construction equipment, phasing

and duration of each phase (including demolition), and cubic yards of both exiting building material

to be demolished and sub-surface material to be excavated for the proposed garage and foundation

shall be provided as part of the EEA.

¢This document is available at: http://www.sf-planning.org index.aspx?page=1886.

5 BAAQMD, CEQA Air Quality Guidelines, May 2011, Chapter 3.
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In addition, 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 proposed project will be required to adhere to the dust control

requirements set. forth in the Construction Dust Control Ordinance contained in San Francisco Health

Code Article 22B and San Francisco Building Code Section 106.A.3.2.6. T'he proposed project is also

required to prepare a Construction Dust Control Plan for review and approval by DPH.

The project site is not located within an Air Pollutant Exposure Zone, as mapped and defined by

Health Code Article 38. The Air Pollutant Exposure Zone identifies areas with poor air quality based

on modeling of air pollution, exposures, and health vulnerability from mobile, stationary, and area

source emissions within San Francisco. Given that the project site is not within an Air Pollutant

Exposure Zone, additional measures or analysis related to local health risks are not likely to be

required. However, if the project would include new sources of toxic air contaminants including, but

not limited to, emissions from diesel generators or boilers, or any other stationary sources, the project

would result in toxic air contaminants that may affect both on-site and off-site sensitive receptors.

Please provide detailed information related to any proposed stationary sources with the EEA.

In addition, equipment exhaust measures during construction, such as those listed in Market and

Octavia PEIR Mitigation Measure E2 Construction Mitigation Measure for Short-Term Exhaust

Emissions will likely be required.

6. Greenhouse Gases. The City and County of San Francisco's Strategies to Address Greenhouse Gas

Emissions presents a comprehensive assessment of policies, programs, and ordinances that represents

San Francisco's Qualified Greenhouse Gas (GHG) Reduction Strategy. Projects that are consistent

with San Francisco's Qualified GHG Reduction Strategy would result in less-than-significant impacts

from GHG emissions. In order to facilitate a determination of compliance with San Francisco's

Qualified GHG Reduction Strategy, the Planning Department has prepared a Greenhouse Gas

Analysis Compliance Checklist 6 The project sponsor is required to submit the completed table

regarding project compliance with the identified regulations and provide project-level details in the

discussion column. This information will be reviewed by the environmental planner during the

environmental review process to determine if the project would comply with San Francisco's

Greenhouse Gas Reduction Strategy. Projects that do not comply. with an ordinance or regulation

may be determined to be inconsistent with the Greenhouse Gas Reduction Strategy.

7. Wind. T'he proposed project would not involve construction of a building over 80 feet in height.

Therefore, aconsultant-prepared wind analysis is not required. However, the proposed project

would be subject to Market and Octavia PEIR Mitigation Measure B2 All New Construction, which

applies to all new construction and requires shaping or using wind baffling measures such that the

development does not cause year-round ground-level wind currents to exceed more than 10 percent

of the time, between lam and 6pm, the comfort levels of 7 or 11 miles per hour equivalent wind

speeds in public seating or pedestrian use areas, respectively.

6 Refer to httu://sf-plannin$.or index.aspx?pae~1886 for latest "Greenhouse Gas Compliance Checklist for Private Development

Projects."
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8. Shadow. A preliminary shadow fan analysis prepared by Planning Department staff indicates that

the proposed project would not cast shadows on any San Francisco Rec Park property subject to

Section 295, or other non-rec park outdoor recreational facilities (see attached). Therefore, a detailed

shadow study is not required.

9. Geology. The project site is not located within a Seismic Hazard Zone or on a site with a slope of

more than 20 percent. Therefore, a geotechnical report is not likely to be required. In general,

compliance with the building codes would avoid the potential for significant impacts related to

structural damage, ground subsidence, liquefaction, landslides, and surface settlement. To assist

Planning Department staff in determining whether the project would result in environmental impacts

related to geological hazards, it is recommended that you provide a copy of any geotechnical

information you may have, along with any boring logs for the proposed project. This study will also

help inform the Planning Department Archeologist of the project site's subsurface geological

conditions.

10. Hazardous Materials. The proposed project would result in more than 50 cubic yards of excavation.

Therefore, the project may be subject to Article 22A of the Health Code, also known as the Maher

Ordinance. T'he Maher Ordinance, which is administered and overseen by DPH, requires the project

sponsor to retain the services of a qualified professional to prepare a Phase I Environmental Site

Assessment (ESA) that meets the requirements of Health Code Section 22.A.6. T'he Phase I ESA

would determine the potential for site contamination and level of exposure risk associated with the

project. Based on that information, soil and/or groundwater sampling and analysis, as well as

remediation of any site contamination, may be required. These steps are required to be completed

prior to the issuance of any building permit.

DPH requires that projects subject to the Maher Ordinance complete a Maher Application, available

at: http://www.sfdph.org/doh/EH/HazWaste/hazWasteSiteMitigation.as~. Fees for DPH review and

oversight of projects subject to the ordinance would apply. Please refer to DPH's fee schedule,

available at: http://www.sfd~h.argLph/EH/Fees.asp#haz.

Because the existing buildings were constructed prior to 1980, asbestos-containing materials, such as

floor and wall coverings, may be found in the building. The BAAQMD is responsible for regulating

airborne pollutants including asbestos. Please contact BAAQMD for the requirements related to

demolition of buildings with asbestos-containing materials. In addition, because of the age of the

existing buildings (constructed prior to 1978), lead paint may be found. Please contact DBI for

requirements related to the demolition of buildings that may contain lead paint.

Additionally, as mentioned above under Air Quality, the project will be required to adhere to the

dust control requirements in the Construction Dust Control Ordinance, which would ensure that

construction dust impacts would not be significant through the reduction in the quantity of fugitive

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

health of the general public and of on-site workers.

11. Disclosure Report for Developers of Major City Projects. The San Francisco Ethics Commission S.F.

Camp. &Govt. Conduct Code ~ 3.520 et seq. requires developers to provide the public with

SAN FRANCISCO 7
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information about donations that developers make to nonprofit organizations that may communicate

with the City and County regarding major development projects. This report must be completed and

filed by the developer of any "major project." A major project is a real estate development project

located in the City and County of San Francisco with estimated construction costs exceeding

$1,000,000 where either: (1) The Planning Commission or any~other local lead agency certifies an EIR

for the project; or (2) The project relies on a program EIR and the Planning Department, Planning

Commission, or any other local lead agency adopts any final environmental determination under

CEQA. A final environmental determination includes: the issuance of a CPE; certification of a

CPE/EIR; adoption of a CPE/Final Mitigated Negative Declaration; or a project approval by the

Planning Commission that adopts CEQA Findings. (In instances where more than one of the

preceding determinations occurs, the filing requirement shall be triggered by the earliest such

determination.) Amajor project does not include a residential development project with four or fewer

dwelling units. The first (or initial) report must be filed within 30 days of the date the Planning

Commission (or any other local lead agency) certifies the EIR for that project or, for a major project

relying on a program EIR, within 30 days of the date that the Planning Department, Planning

Commission, or any other local lead agency adopts a final environmental determination under

CEQA. Please submit a Disclosure Report for Developers of Major City Projects to the San Francisco

Ethics Commission. This form can be found at the Planning Department or online at

http://www.sfethics.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. Conditional Use Authorization is required for the construction of a Tourist Hotel in the Hayes-

Gough Neighborhood Commercial Transit (NCT) zoning district (Planning Code Sections 720.55;

303(g)).

2. Conditional Use Authorization is required for the development of large lots in the Hayes-Gough

NCT zoning district (Planning Code Sections 121.1; 303(c)).

3. Conditional Use Authorization is required is required Eor non-residential uses that exceed Use Size

Limits in the Hayes-Gough NCT zoning district (Planning Code Section 121.2).

4. Conditional Use Authorization is required for the exceedance of basic floor area ratio in the Hayes-

Gough NCT zoning district (Planning Code Section 124).

5. Conditional Use Authorization is required for the demolition of a residential building in the Hayes-

Gough NCT zoning district (Planning Code Sections 720.37; 317).

6. Lot Line Adjus#ment (Lot Merger) is required because the project proposes development on two

separate lots (Block/lots 0808/022 and 0808/043).

SAN FRANCISCO
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7. A Building Permit Application is required for the demolition of all existing buildings on the subject

lots (Block/lots 0808/022 and 0808/043).

8. A Building Permit Application is required for the proposed new construction on the subject lots

(Block/lots 0808/022 and 0808/043).

Conditional Use Authorization 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.or~. Building Permit applications are available at the Department of Building Inspection

at 1660 Mission Street.

NEIGHBORHOOD NOTIFICATIONS AND PUBLIC OUTREACH:

Project sponsors are encouraged, and in some cases required, 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.

This project is required to conduct aPre-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.or~ under the "Permits &Zoning" tab. All registered neighborhood group mailing lists

are available online at www.sfplannin~org under the "Resource Center" tab.

Neighborhood Notification. Planning Code Section 312 requires Neighborhood Notification for all

building permit applications for new construction.

Notification of a Project Receiving Environmental Review. Notice may be required to be sent to

occupants of the project site and properties adjacent to the project site, as well as to owners and, to the

extent feasible, occupants of properties within 300 feet of the project site at the initiation of the

environmental review process. Please be prepared to provide mailing addresses on a CD upon request

during the environmental review process.

PRELIMINARY PROJECT COMMENTS:

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

impact the proposed project.

Market and Octavia Area Plan

Market and Octavia Area Plan. The subject property falls within the area covered by the Market and

Octavia Area Plan in the General Plan. As proposed, the project is generally consistent with the

overarching objectives of the Plan, though the project and design comments below discuss any items

where more information is needed to assess conformity with either specific policies or Code

standards, or where the project requires minor modification to achieve consistency. The project

sponsor is encouraged to read the full plan, which can be viewed at htt~://sf-~lanning.or~/market-

octavia-area-flan.

SAN FRANCISCO 9
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2. First Floor Residential. The Market and Octavia Area Plan encourages first-floor residential units to

be at least three feet above sidewalk level such that the windowsills of these units are above

pedestrian eye level in order to maintain the units' privacy. While this design guideline specifically

addresses permanent residential uses, its intent can be logically extended to include hotel uses as

well. As currently proposed, the project includes hotel rooms on the ground floor with virtually no

vertical and horizontal separation from the sidewalk or visual screening. T'he project sponsor is

encouraged to provide vertical and/or horizontal separation and screening between first floor hotel

rooms and the sidewalk.

3. Building Design and Neighborhood Context. The Market and Octavia Area Plan encourages new

building design that respects the character of nearby older development. The proposed project

should be designed to complement the character and scale of its environs through successful

transition in scale, building form and proportion, detail, and materials, particularly in relation to

adjacent historic structures.

4. Living Alleys. T'he Market and Octavia Area Plan encourages the creation of "Living Alleys' on

residential alleys in order to provide shared, multi-purpose space for the use of residents. When

designing the Ivy Street streetscape frontage, the project sponsor is encouraged to consider

treatments that incorporate living alley improvements and complement the improvements that

already exist (i.e., living alley improvements just east of the proposed project). For additional

information on Living Alleys and design strategies, see the Living Alleys Toolkit, which can be found

here: htt~://sf-planning.ar living-alleys-toolkit.

5. Loss of Dwelling Units. ̀The Market and Octavia Area Plan strongly discourages the demolition of

existing residential units unless they are replaced in sufficient number to at least offset the loss of the

existing units. Even when replacement housing is provided, demolitions would be permitted only

through conditional use in the event the project serves the public interest by giving consideration to

each of the following: (1) affordability, (2) soundness, (3) maintenance history, (4) historic resource

assessment, (5) number of units, (6) superb architectural and urban design, (7) rental housing

opportunities, (8) number of family-sized units, (9) supportive housing or serves a special or

underserved population, and (10) a public interest or public use that cannot be met without the

proposed demolition. As currently proposed, the project would demolish 1,375 sf of existing

residential uses without providing any replacement units.

Conditional Use Authorization

6. Loss of Dwelling Units through Demolition, Merger, and Conversion. Planning Code Section 317

requires a public hearing to be held prior to approval of any permit that would remove existing

housing. In the Hayes-Gough NCT zoning district, a Conditional Use Authorization is required for

the demolition of a residential building.

7. Development of Large Lots in NC Districts. Planning Code Section 121.1 establishes lot size limits

for new construction on lots larger than 10,000 sf in the Hayes-Gough NCT zoning district. Of the two

proposed development lots, the larger of the two (at 14,731 s~ exceeds the lot size limits. Conditional

Use Authorization is required.
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8. Use Size Limits (Non-Residential) in NC Districts. Planning Code Section 121.2 establishes use size

limits for non-residential uses in the Hayes-Gough NCT zoning district at 3,000 sf. With 54,000 gsf of

proposed uses (52,500 gsf of hotel and 1,500 gsf of retail), the use size limits in the Hayes-Gough NCT

zoning district are exceeded. Conditional Use Authorization is required.

Floor Area Ratio (FAR). Planning Code Section 124 establishes FAR limits for development lots

located within the Hayes-Gough NCT zoning district. The base FAR limit in the Hayes-Gough NCT

zoning district is 3:1. Per the plans submitted with the PPA, the maximum allowable FAR appears to

have been exceeded. With 54,000 gsf of proposed uses (52,500 gsf hotel and 1,500 gsf retail) on a

16,481 sf lot (Block lots 0808/022 and 0808/043) the proposed FAR calculates to 3.28:1. Conditional Use

Authorization is required.

Streetscape
10. Streetscape Plan. The project contains more than 250 feet of total lot frontage on one or more

publically-accessible rights-of-way and includes new construction, and as such, requires the

submittal of a Streetscape Plan to the Planning Department to ensure that the new streetscape and

pedestrian elements are in conformance with the Planning Departments Better Street Plan. This

Streetscape Plan shall be submitted to the Planning Department no later than 60 days prior to any

Planning Commission action, and shall be considered for approval at the time of other project

approval actions. The Streetscape Plan should show the location, design, and dimensions of all

existing and proposed streetscape elements in the public right-of-way directly adjacent to the fronting

property, including street trees, sidewalk landscaping, street lighting, site furnishings, utilities,

driveways and curb lines, and the relation of such elements to proposed new construction and site

work on the property. Please see the Planning Department's Better Streets Plan and Section

138.1(c)(2)(ii) for the additional elements that may be required as part of the project's streetscape

plan.

Projects that are required to submit Streetscape Plans pursuant to the Better Streets Plan are reviewed

by the City's Interdepartmental Street Design Advisory Team (SDAT). SDAT is composed of

representatives from the Planning Department, Public Works, and SFMTA. SDAT provides design

review and guidance to private developments working within the Cites public right-of-way.

Under the Better Streets Plan, Grove Street is classified as a Neighborhood Commercial Street, with a

recommended sidewalk width of 15 feet, and Ivy Street is classified as an Alley, with a recommended

sidewalk width of 9 feet or greater.

11. Street Trees. Planning Code Section 138.1(c)(1) requires one street tree for every 20 feet of street

frontage for new construction. With approximately 271 feet of street frontage (approximately 183 and

88 feet of frontage along Grove and Ivy streets, respectively), approximately 14 street trees would be

required. Additionally, per SFMTA standards, trees shall not be placed within 25 feet of intersections,

to enhance pedestrian visibility and safety. All landscaping, street trees, site furniture, and special

paving should be consistent with guidelines in the Better Streets Plan.
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Other Code Considerations
12. Lot Merger. This project proposes development on two separate lots (Block/lots 0808/022 and

0808/043); therefore a lot merger is required. The lead agency for lot merger applications is Public

Works. Map applications are filed with Public Works who then refers them to DBI and the Planning

Department for review and approval. Review of the maps by DBI and the Planning Department is

concurrent. Approvals by both DBI and the Planning Department are required in order for Public

Works to continue to review the map. T'he role of the Planning Department, with regard to

subdivision cases, is to review the referral from Public Works for consistency with the General Plan,

and for compliance with the Planning Code, including Planning Code Sections 121 and 121.1.

13. Street Frontages in Commercial Districts. Planning Code Section 145.1 outlines requirements for

development lots to promote street frontages that are pedestrian-oriented, fine-grained, and which

are appropriate and compatible with the buildings and uses in NC Districts. T'he following controls

apply to the proposed project:

o Active Use. Active uses shall be provided within the first 25 feet of building depth on the

ground floor and 15 feet on floors above from any facade facing a street at least 30 feet in

width. Building lobbies are considered active uses so long as they do not exceed 40 feet or 25

percent of building frontage, whichever is larger.

o Ground Floor Ceiling Height. Ground floor non-residential uses in all NC districts that are

also located within a 40-foot height district shall have a minimum floor-to-floor height of

10 feet, as measured from grade.

o Street-Facing Ground Level Spaces. The floors of street-fronting interior spaces housing

non-residential active uses and lobbies shall be as close as possible to the level of the adjacent

sidewalk at the principal entrance to these spaces. Street-facing ground-level spaces housing

non-residential active uses in hotels shall open directly onto the street, rather than solely into

lobbies and interior spaces of the buildings. Such required street-facing entrances shall

remain open to the public during business hours.

o Transparency and Fenestration. Frontages with active uses that are not residential or

production, distribution, and repair must be fenestrated with transparent windows and

doorways for no less than 60 percent of the street frontage at the ground level and allow

visibility to the inside of the building.

o Parking and Loading Entrances. No more than one-third of the width or 20 feet, whichever

is less, of any given street frontage of a new or altered structure parallel to and facing a street

shall be devoted to parking and loading ingress or egress.

14. Off-Street Parking and Loading Requirements. The Hayes-Gough NCT zoning district does not

establish off-street parking requirements for non-residential uses. Within NC districts, hotel uses

under 100,001 gsf are not required to provide off-street freight loading. Therefore, no off-street

parking or off-street loading is required for the proposed project. See Preliminary Design Comments

for further discussion of off-street parking.
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15. Bicycle Parking. Planning Code Section 155.5 requires the proposed project to provide Class I and II

bicycle parking spaces in the following amounts:

o Retail Use: Zero (0) Class I bicycle spaces (1:7,500 sfl; Two (2) Class II bicycle spaces (a

minimum of 2, then 1:2,500 s~.

o Hotel Use: Five (5) Class I bicycle spaces (1:30 hotel rooms); At least five (5) or more Class II

bicycle spaces, depending on the amount of ancillary hotel use (a minimum of 2, 1:30 rooms +

2 for every 5,000 sf of ancillary hotel use (e.g., conference, meeting, or function rooms)).

16. Car sharing. Given the project includes greater than 25 parking spaces, Planning Code Section 166

requires this project to provide at least one (1) car share space. T'he Market and Octavia Area Plan

encourages the installation of car sharing locations in the plan area in order to reduce the need for

local car ownership and to free up on-street parking spaces. As currently proposed, the project

includes 33 parking spaces in a subterranean garage. The project sponsor is encouraged to dedicate a

portion of its proposed parking spaces (at least one space required per Planning Code Section 166) to

car sharing services, which could serve as an amenity both to local residents and to hotel guests in the

proposed project.

17. Baby Diaper-Changing Accommodations. Planning Code Section 168 requires that each New Public-

Serving Establishment shall be required to install and maintain, at each floor level containing

restrooms accessible to the public, at least one Baby Diaper-Changing Accommodation that is

accessible to women and one that is accessible to men, or a single Diaper-Changing Accommodation

that is accessible to both.

18. Additional Height Limits for Narrow Streets and Alleys in NC Districts. Planning Code Section

261.1 requires setbacks on Narrow Streets, as defined by the Code. Ivy Street constitutes as a Narrow

Street; as such, all subject frontages shall have upper stories set back at least 10 feet at the property

line above a height equivalent to 1.25 times the width of the abutting Narrow Street. The width of Ivy

Street is 35 feet; therefore, a 10 foot setback from the property line is required at approximately 43'-9".

19. Special Height Exception. Planning Code Section 263.20 allows for an additional five feet of height

for active ground floor uses in NCT districts. One additional foot of height, up to a total of five feet,

shall be permitted above the designated height limit for each additional foot of ground floor clear

ceiling height in excess of 10 feet from sidewalk grade.

20. Hotel Use. Planning Code Section 303(g) states that with respect to applications for development of

tourist hotels and motels, the Planning Commission shall consider, in addition to other criteria listed

in Section 303, the following:

(1) T'he impact of the employees of the hotel or motel on the demand in the City for housing,

public transit, child-care, and other social services. To the extent relevant, the Planning

Commission shall also consider the seasonal and part-time nature of employment in the hotel

or motel;
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